
INSTR # 201318640, Book 1866, Page 438 
Pages222 
Doc Type UNK. Recorded 07/05/2013 at 03:56PM, 
John A Crawford, Nassau County Clerk of Circuit Court 

Rec. Fee $1888.50 
#1 

ORDINANCE NO. 2013- 11 

AN ORDINANCE OF THE NASSAU COUNTY BOARD OF COUNTY COMMISSIONERS 

ADOPTING A DEVELOPMENT ORDER FOR THE EAST NASSAU EMPLOYMENT 

CENTER DETAILED SPECIFIC AREA PLAN OF THE EAST NASSAU COMMUNITY 

PLANNING AREA, ESTABLISHED BY ORDINANCE 2011-04, UNDER CHAPTER 163, 

FLORIDA STATUTES; PROVIDING FOR SEVERABILITY; PROVIDING FOR 

CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE. 

LET IT BE KNOWN that, pursuant to Section 163.3245 of the Florida Statutes, the Nassau 

County Board of County Commissioners heard at a duly noticed public hearing convened on June 24, 

2013, an Application for the East Nassau Employment Center Detailed Specific Area Plan ("DSAP") 

for the East Nassau Community Planning Area ("ENCPA") to be developed in the manner described 

in the DSAP filed by TERRAPOINTE LLC ("TerraPointe") and other owners of record for said 

development; and 

RECITALS 

WHEREAS, on May 23, 2011, Nassau County Board of County Commissioners adopted the 

Nassau County 2030 Comprehensive Plan by Ordinance 2011-04; and 

WHEREAS, the Comprehensive Plan includes provision for the EN CPA; and 

WHEREAS, on July 25, 2011, the State of Florida, Department of Community Affairs, and 

the Board of County Commissioners of Nassau County, Florida, entered into a Long Term Master 

Plan Conversion Agreement for East Nassau Comprehensive Planning Area pursuant to Florida 

Statutes, Section 163.3245(10); and 

WHEREAS, the ENCPA is a proposed mixed use development on approximately 24,000 

acres located near Yulee in Nassau County, Florida (the "ENCPA Property"); and 

WHEREAS, the East Nassau Employment Center DSAP consists of approximately 4,202 

acres of land divided amount three (3) distinct planning areas henceforth referred to as the Northern, 

Southern, and Central Planning Areas, further described in Exhibit "A" and as depicted in Exhibit 

"B"; and 
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WHEREAS, TERRAPOINTE LLC and the following entities are the Owners of Record for 

the ENCPA Property: Rayonier East Nassau Timber Properties I, LLC, Rayonier East Nassau 

Timber Properties II, LLC, Rayonier East Nassau Timber Properties V, LLC, Rayonier East 

Nassau Timber Properties VI, LLC, Rayonier East Nassau Timber Properties VII, LLC, all 

which are wholly-owned subsidiaries of TerraPointe, and Rayonier East Nassau Timber 

Properties Ill, LLC, and Rayonier East Nassau Timber Properties IV, LLC, which are wholly 

owned subsidiaries of Timberlands Holding Company No. 1, Inc., and 

WHEREAS, the authorized agents for the Owners are Rogers Towers, P.A., 960185 

Gateway Boulevard, Suite 203, Amelia Island, Florida 32034 and VHB/MillerSellen, 225 E. 

Robinson Street, Suite 300, Orlando, FL 32801; and 

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 or more detailed specific 

area plans that implement the long-term master plan; and 

WHEREAS, the Nassau County Board of County Commissioners considered the report and 

recommendations of the Nassau County staff and the documents and comments made before the 

Nassau County Board of County Commissioners and finds that the DSAP plan attached to and 

incorporated in this ordinance is consistent with the Nassau County 2030 Comprehensive Plan; and, 

WHEREAS on December 17, 2012, Nassau County Board of County Commissioners 

adopted Ordinance 2012-39, rezoning the ENCPA as "Planned Development for East Nassau 

Community Planning Area (PD-ENCPA)"; and, 

WHEREAS, the Planning and Zoning Board conducted a public hearing on May 7, 2013, 

and found that the East Nassau Employment Center DSAP is consistent with the Nassau County 

Comprehensive Plan and Florida Statutes, Section 163.3245, and recommended approval of this 

Development Order to the Board of County Commissioners; and 

WHEREAS, on June 24, 2013, Nassau County Board of County Commissioners adopted a 

development agreement between Nassau County and TerraPointe LLC, and the above referenced 

Owners ofRecord, establishing a Mobility Fee Agreement for the ENCPA; and 
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WHEREAS, the terms and conditions herein and incorporated into the 

simultaneously approved Mobility Fee Agreement constitute an implemented funding 

mechanism under the established alternative mobility funding system adopted herein and in 

the Agreement; and 

WHEREAS, on June 24, 2013, Nassau County Board of County Commissioners 

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 ENCP A ("Ordinance 2013-1 0"). 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

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

2. The proposed DSAP is consistent with the Nassau County 2030 Comprehensive Plan, 

including the policies relating to the ENCPA, and Nassau County land development 

regulations, including the PD-ENCPA Ordinance. 

NOW, THEREFORE, BE IT ORDAINED by the Board of County Commissioners of 

Nassau County, Florida, in public hearing duly constituted and assembled on June 24, 2013, that the 

DSAP is hereby approved, subject to the following terms and conditions, restated in full: 

GENERAL CONDITIONS AND COMMITMENTS 

1. Application for Development Approval. The DSAP shall be developed on the Property in 

accordance with (1) Objective FL.13 and associated policies of the Future Land use Element 

of the Nassau County Comprehensive Plan, as amended, (2) the DSAP Land Use Map, which 

is attached hereto as Exhibit "B", and (3) the Application for East Nassau Employment 

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

which is attached hereto as Exhibit "C." The aforementioned items shall be made part of this 

Development Order. 

2. Environmental Conditions. Regionally significant natural resources have been identified 

and designated as part of a Conservation Habitat Network ("CHN"). The CHN is subject to 

the following general guidelines and standards: 
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a. Prior to the filing of the first application for Preliminary Development Plan (PDP) 

within the DSAP, a management plan shall be developed that promotes maintenance 

of native species and diversity in such areas and which may include provisions for 

controlled bums. 

b. New roadway crossings for 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 the filing of the first application for PDP within the DSAP, an environmental 

education program shall be developed for the CHN and implemented in conjunction 

with a property Owners association, environmental group, or other community 

association or governmental agency so as to encourage protection of the wildlife and 

natural habitats incorporated within the CHN. 

e. The boundaries ofthe CHN are identified on Map FLUMS-6. The boundaries of the 

CHN within the DSAP shall be formally established as conservation tracts or placed 

under conservation easements when a development parcel abutting portions of the 

CHN undergoes development permitting with the St. Johns River Water Management 

District ("SJR WMD") and pursuant to the following criteria: 
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i. As to wetland edges forming the CHN boundary, the final boundary shall be 

consistent with the limits ofthejurisdictional wetlands and associated buffers 

as established in the applicable SJRWMD permits; 

n. As to upland edges forming the CHN boundary, the final boundary shall be 

established generally consistent with Map FLUMS-6, recognizing that minor 

adjustments may be warranted based on additional or refined data, and any 

boundary adjustments in the upland area shall (a) continue to provide for an 

appropriate width given the functions of the CHN in that particular location 

(i.e., wetlands species or habitat protection), the specific site conditions along 
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such boundary, and the wildlife uses to be protected, and (b) ensure that the 

integrity of the CHN as a wildlife corridor and wetland and species habitat 

protection area is not materially and adversely affected by such boundary; 

and 

111. Boundary modifications meeting all of the criteria described in this 

subsection shall be incorporated into the CHN and ENCPA Master Land Use 

Plan upon issuance of the applicable SJRWMD permits and shall be effective 

without the requirement for an amendment to the Nassau County Future 

Land Use Map, ENCPA Future Land Use Element policies, or any other 

Nassau County Comprehensive Plan elements defined in Chapter 163, 

Florida Statutes. 

f. Silvicultural and agricultural activities allowed in the Agricultural classification of 

the Future Land Use Element of the Nassau County 2030 Comprehensive Plan, 

excluding residential land uses, shall continue to be allowed within the CHN. When 

the final boundaries of any portion of the CHN are established as described above, a 

silvicultural management plan will be developed in accordance with best 

management practices to protect the overall conservation objective of such portion of 

theCHN. 

g. A full natural resource analysis was completed by Breedlove, Dennis & Associates. 

The findings of this analysis are incorporated into the DSAP application as Appendix 

"A" and consistent with Policy FL.l3 .07(A)(1 )(e) have guided the refinement of the 

CHN boundaries. 

h. Wetland protection within the ENCPA Property is regulated by the SJRWMD and 

the Department of the Army, Corps of Engineers ("ACOE"). Prior to development, 

the extent of state jurisdictional wetlands and surface waters will be determined 

based on the Florida unified wetland delineation methodology (Chapter 62-340, 

Florida Administrative Code ("F.A.C.")). Dredge and fill activities and mitigation 

for these activities are regulated by the state through the Florida Department of 

Environmental Protection ("FDEP"), SJR WMD, and ACOE. In addition to state and 

JAX\ 1692744_25 -5-



federal regulations, wetland protection within the Central Planning Area is included 

with the CHN guidelines and standards outline in ENCPA Policy FL.l3.07. 

3. Transportation/Mobility Facilities. Set forth in the Mobility Fee Agreement and below are 

the transportation/mobility facilities needed to serve the future land uses in the DSAP and the 

funding mechanisms for those improvements: 

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

needs for the entire ENCPA have been assessed. Given the uses proposed in the 

ENCPA, the following improvements (followed by the projected cost of each) will 

serve the ENCP A, are further depicted and described in Exhibits B and E to this 

Development Order, and comprise the ENCPA Mobility Network. These 

improvements do not include improvements which are internal to a residential 

subdivision (such as subdivision streets) or non-residential development (such as 

driveways) or which are related to a subdivision or development entrance or exit 

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

EN CPA Mobility Network improvement. 

1) CR 108 Extension- $25,097,242.00 

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

3) Interchange Road - $22,890,267.00 

4) US 17 Widening- $7,216,927.00 

5) Employment Center (north/south road) - $34,855,360.00 

6) Employment Center (Collector Roads)- $8,061,994.00 

7) Traffic Signals at major intersections - $2,800,000.00 

8) Intersection left turn lane improvements - included with Traffic 
Signals at major intersections 

9) 1-95/SR AlA Interchange Improvements- $700,000.00 

10) SR AlA and William Burgess Boulevard Intersection Improvements-
$500,000 
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11) Internal trails - $8,166,050.00 

Total Cost of EN CPA Mobility Network- $134,012,840.00 

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

these are referred to as the "ENCPA Mobility Network". 

b. Funding of the EN CPA Mobility Network will be accomplished in part through the 

ENCPA Mobility Network Fund as defined in the development agreement between 

Nassau County and TerraPointe LLC, and the above referenced Owners of Record. 

c. As described in the DSAP, transportation/mobility improvements needed to serve the 

DSAP include long-term (2035) and short-term (five years) improvements within the 

ENCP A Mobility Network. 

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

depicted in Exhibit "B" consists of 250 multi-family residential units and 400,000 

square feet of non-residential uses, which uses are projected to generate a total of 

6,216 daily trips. The short-term (five-year) improvements needed to serve the 

Central Planning Area when uses which generate such total traffic are completed and 

open (and have received certificates of occupancy) consist of Mobility Network 

roadway segments to provide access to development parcels. A signal at SR A 1 A 

and the North-South Arterial Road may be needed and should be evaluated as 

development occurs. 

e. The long-term (build-out) development program for the Central Planning Area 

consists of 2,500 multi-family residential units and 7,000,000 square feet of non

residential uses (retail, office, and industrial), which uses are projected to generate a 

total of 91,480 daily trips. The long-term (build-out) improvements needed to serve 

the Central Planning Area when uses which generate such total traffic are completed 

and open are: 
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1. North - South Arterial Road ( 4 lanes, initially constructed as 2 lanes) - This 

roadway will extend through the Central Planning Area (the Employment 
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Center) from SR AlA to the East-West Interchange Road. A traffic signal is 

assumed at the intersection of this roadway and SR A 1 A. 

11 . East- West Interchange Road (4 lanes, initially constructed as 2 lanes)- This 

roadway will provide access to the Central Planning Area from US 17. 

111. Collector Roadways (2 lanes with tum lanes) - The collector roadways for 

the Central Planning Area provide a second access point to and from SR 

A 1 A, as well as connections to the TOO area near US 17. 

tv. Trail System - A system of multi-use trails is planned to provide non-auto 

travel choices within the Central Planning Area. The trail system will 

accommodate pedestrians, bicyclists and golf carts. Approximately 20 miles 

of trails are included as part of the Mobility Network for this area. 

v. Transit Oriented Development - The Central Planning Area provides 

opportunities for TOO around any future stations developed as part of a 

potential commuter rail system. 

f. No short-term (five-year) development is projected in the Northern Planning Area as 

depicted in Exhibit "B." The short-term (five-year) development program for the 

Southern Planning Area as depicted in Exhibit "B" consists of 100 single family 

residential units, which use is projected to generate a total of 957 daily trips. No 

short-term (five-year) Mobility Network improvements are needed to serve the 

Northern or Southern Planning Areas. 

g. The long-term (build-out) development program for the Northern Planning Area 

consists of 769 single-family residential units and 75,000 square feet of retail uses, 

which uses are projected to generate a total of 12,425 daily trips. The long-term 

(build-out) development program for the Southern Planning Area consists of 769 

single-family residential units and 25 ,000 square feet of retail uses, which uses are 

projected to generate a total of 9,550 daily trips. No long-term (build-out) Mobility 

Network improvements are needed to serve the Northern Planning Area. The long

term (build-out) Mobility Network Improvements needed to serve the Southern 

Planning Area when uses which generate the total traffic identified above are 
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completed and open (have received certificates of occupancy) consist of the SR AlA 

and William Burgess Boulevard intersection improvements described in Section 

3(a)( I 0) above. 

h. Consistent with the analysis in the Memorandum dated March 19, 2013 from 

Laurence Lewis to Nick Gillette and entitled "Revised SRA 1 A Interchange Analysis 

for the ENCPA DSAP Employment Center," attached hereto as Exhibit "D" (the 

"Lewis/Gillette Memorandum"), interchange monitoring and phased improvements 

shall be governed by the following: 
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1. When TerraPointe receives notice from the County that development within 

the DSAP for which building permits have been issued meets or exceeds 1.4 

million sf of non-residential development or, cumulatively, 405 residential 

units and 1.1 million sf of non-residential development, which uses are 

projected to generate a total of 14,834 daily trips, TerraPointe or its 

successors or assigns shall conduct and submit to the Planning Director 

annual traffic monitoring of the existing Interstate 95/SR AlA interchange. 

Traffic monitoring shall include (a) intersection turning movement counts at 

the two signalized intersections; and (b) intersection capacity analyses at 

each location for the AM peak and PM peak periods. The analysis shall be 

based on actual observed traffic levels. 

H. If the intersection capacity analyses in the traffic monitoring indicate that no 

failing (at or below Level of Service "F") movements exist during the AM or 

PM peak periods, development within the DSAP is authorized to continue 

per the conditions of the Development Order and TerraPointe or its 

successors or assigns shall continue to conduct annual traffic monitoring of 

the interchange. 

m. If the intersection capacity analyses in the traffic monitoring indicate that 

failing (at or below Level of Service "F") movements exist during either the 

AM or PM peak periods, TerraPointe or its successors or assigns shall 

identify intersection improvements necessary to improve failing (at or below 

Level of Service "F") movements at the existing interchange (bring those 
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movements above Level of Service "F"). Such improvements are described 

in the Lewis/Gillette Memorandum and may include the following: 

(a). Signal retiming 

(b). Additional right turn lanes on the northbound exit ramp 

(c). Additional lanes on the northbound entrance ramp, accompanied by 

a second westbound left turn lane on SR A 1 A 

(d). Additional left turn lanes on the southbound exit ramp 

(e). Other improvements as identified based on the analysis results 

IV. Construction of the improvements shall be implemented by TerraPointe or its 

successors and shall be phased as needed to improve failing (at or below 

Level of Service "F") movements at the existing interchange (bring those 

movements above Level of Service "F"), up to a total cost of $700,000, 

which already has been included in the total costs for ENCPA mobility 

improvements. As the analyses are prepared and reviewed and as the 

improvements described are being implemented, development within the 

DSAP is authorized to continue per the conditions of the Development 

Order. TerraPointe or its successors or assigns shall continue to conduct 

annual traffic monitoring of the existing interchange after the intersection 

improvements have been constructed. 

v. Upon completion and acceptance of the intersection improvements totaling 

$700,000 at the existing interchange, TerraPointe or its successors or assigns 

shall initiate with the County, at no cost to the County, and shall coordinate 

with FOOT and the TPO the planning process for preparing and submitting 

the Interchange Justification Report for the new I-95 interchange. Regardless 

of the timing of improvements at the existing interchange, the Interchange 

Justification Report shall be initiated prior to the build-out of the 

Employment Center DSAP. As the Interchange Justification Report is 

initiated and proceeds, development within the DSAP is authorized to 
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continue per the conditions of the Development Order. TerraPointe or its 

successors or assigns also shall continue to conduct annual traffic monitoring 

of the improved existing interchange. 

vt. Thereafter, if the Interchange Justification Report has not been approved for 

the new I-95 interchange and (a) TerraPointe receives notice from the County 

that development within the DSAP for which building permits have been 

issued meets or exceeds, cumulatively, I ,875 residential units and 5.25 

million sf of non-residential development, which uses are projected to 

generate a total of 68,61 0 daily trips, and (b) annual monitoring projects 

failures (at or below Level of Service "F") at the improved existing 

interchange within three (3) years of the monitoring, then, within three (3) 

months after TerraPointe's receipt of the notice in (a) and submittal of the 

monitoring in (b), TerraPointe or its successors or assigns shall initiate a 

proposed amendment to this DSAP Development Order. The application for 

the amendment shall include a study which identifies alternative and 

additional intersection improvements necessary to improve projected failing 

movements at the existing interchange (bring those movements above Level 

of Service "F") and shall propose necessary funding and phasing to construct 

such improvements. Nothing herein shall be construed to obligate the 

County to provide funding for such alternative and additional intersection 

improvements in any amount exceeding the amount which is available to be 

paid from the ENCPA Mobility Network Fund as defined in the development 

agreement between Nassau County and TerraPointe LLC, and the above 

referenced Owners of Record. 

VII . After build-out, annual monitoring of the existing interchange may be 

discontinued. 

1. Within this DSAP, any applicant for a PDP shall submit a Transportation Impact 

Analysis (TIA) to the Planning Director, using the same methodologies as set forth in 

Exhibit "£" to this DSAP, demonstrating which improvement(s) in the ENCPA 

Mobility Network set forth in Section 3(a) above, if any, are necessary as provided in 

this DSAP DO to serve development proposed in the PDP. The review procedures 
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for the TIA are established in the Mobility Fee Agreement. If the TIA concludes that 

any ENCPA Mobility Network improvements are necessary as provided in this 

DSAP DO to serve development proposed in the PDP, the applicant shall provide 

assurances to the Planning Director that (a) the improvements shall be commenced (a 

contract executed and bond posted) prior to or contemporaneous with 

commencement of the development, or portion of such development, which generates 

the need for the improvements as demonstrated in the TIA and as provided in Section 

3(c)-(g) herein, or (b) the improvements shall be commenced consistent with the 

monitoring and phasing or timing of improvements as provided in Section 3(h) 

herein. 

J. In order to promote alternative forms of transportation, a comprehensive system of 

bicycle paths and pedestrian walkways or multi-use trails shall be provided 

throughout the DSAP. 

4. Land Uses Summary/DSAP Land Uses. There are five distinct proposed land uses in the 

DSAP: Employment Center (EC), Regional Center (RC), Village Center (VC), Transit 

Oriented Development (TOO) and Residential Neighborhood (RN). A summary of each sub

category follows below. 

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

planned as a l ,441 acre employment center comprised primarily of office/research, 

light industrial, and commercial uses. The following are the general design 

guidelines for the EC category: 
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1. Development in the EC land use category shall be subject to the following 

land use mix percentage ranges and requirements (percentages are gross 

within the Central Planning Area): 

(a). Office, research park and business service- 15% to 90% 

(b). Industrial (manufacturing and warehousing distribution)- 0% to 60% 

(c). Support retail, hotel and services- 0% to l 0% 
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(d). Civic, public facilities and transit stations- 10% minimum; and 

(e). Residential- 0% to 10% 

11. Shared parking areas and garages shall be permitted for all EC uses, 

including any civic and public facilities. 

111. Development shall be designed to incorporate landscaping and pedestrian 

amenities such as benches and bicycle parking along sidewalks and multi-use 

paths and streets. 

1v. Development shall be designed to accommodate feeder bus, bus rapid transit, 

and other transit stops. 

b. Regional Center (RC): The Central Planning Area is planned as a 254+/- acre RC, 

which will include a broad mix of uses such as, but not limited to, residential, 

highway commerciaVinterchange-related uses, regional scale retail, commercial, 

hotel, office, business/research parks and light industrial. The RC is planned to 

provide access to multi-modal transportation facilities including US 17 and the CSX 

rail corridor. As such, a portion of the area has been designated as a TOO district, 

discussed in further detail below. The following are the general design guidelines for 

the RC category: 
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1. The RC shall be designed to incorporate the key elements of a Multi-Modal 

Transportation District, pursuant to ENCPA policy FL. l3.05 . 

11. Residential development shall be permitted as detached single family units, 

attached townhomes, multi-family units and live-work units; residential units 

may be located above ground floor commercial and professional office. 

Residential development within the RC is not subject to density bonuses 

found elsewhere in the Nassau County 2030 Comprehensive Plan. 

111. Subject to a binding agreement, shared parking areas shall be permitted for 

all RC uses, including any public and civic land uses. The County' s land 

development regulations may provide reduced minimum parking ratios for 
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development located within one-half mile of a rail transit stop or within one

quarter mile of a feeder transit line. 

1v. Development shall be designed to incorporate landscaping and pedestrian 

amenities such as benches and bicycle parking along neighborhood sidewalks 

and multi-use paths. 

v. Development shall be designed to incorporate high quality plazas and parks 

that serve residents, employees and visitors ofthe RC. 

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

c. Village Center (VC): The VC will be located on approximately 26 acres of the 

Northern Planning Area. The VC land use category is intended to serve higher 

density/intensity, mixed-use centers for surrounding residential neighborhoods. The 

general design guidelines for the VC are: 
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1. Residential development shall be permitted as single family, multi-family, or 

attached live-work units and shall be permitted above ground floor 

commercial and professional office. 

11. On-site parking for commercial and office land uses shall be located behind 

or beside buildings fronting on primary streets. 

111. Shared parking areas shall be encouraged for all VC uses, including any 

public and civic land uses. 

1v. Sites shall be designed to incorporate landscaping and pedestrian amenities 

such as benches and bicycle parking along neighborhood sidewalks and 

multi-use paths. 

v. Sites shall be designed to incorporate plazas and parks that serve the VC and 

surrounding neighborhoods. 

vi. Sites shall be designed to accommodate existing or future feeder bus/transit 

stops. 
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d. Transit Oriented Development (TOO): Approximately 50 acres of the RC has been 

designated as a TOO District. This area was chosen due to its proximity to the CSX 

rail corridor and the potential for future commuter rail service. The TOO District is 

intended to be developed as a multi-modal transportation center accommodating a 

full range of uses including residential, retail, office and civic and organized to 

encourage walking as the primary form of transportation. Since the TOO district is 

located in the RC, the general guidelines contained in EN CPA Policy Fl.13 .07(B)( 1) 

apply to the TOO District. In addition, the following characterizations also apply to 

the TOO District: 
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1. Compact building and site design; 

11. A walking and biking environment; 

111. A mix of transit-supportive uses; 

IV. Attention to pedestrian access; 

v. Highest concentration of population and employment will be located closest 

to transit stations; 

VI. Transit-supportive parking; 

v11. Development within an area designated as TOO shall contain the following 

percentage of block types (percentages are gross within the TOO District): 

(a). Mixed Use Blocks - 15% to 80% 

(b). Retail Blocks - 0% - 50% 

(c). Office Blocks- 0%- 60% 

(d). Residential Blocks- 15% - 60% 

(e). Civic Blocks - 5% - 30%; and 
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vm. On-site parking for commercial and office land uses shall be located behind 

or beside buildings fronting on primary streets (excluding internal access 

lanes). 

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

entirety of the South Planning Area have been designated as RN. The sub-category is 

divided into three tiers to create a hierarchical pattern of resident neighborhoods 

radiating outward from the VC. Tier 1 neighborhoods are mid-density residential 

areas adjacent to Village Centers. Tier 2 neighborhoods are lower density in 

character and generally located Y:z to 1 mile from Village Centers. Tier 3 represents 

the lowest density neighborhoods generally located beyond 1 mile from a designated 

Village Center. 

f. The general design guidelines for Tiers I and 2 of RN are found at ENCPA Policy 

Fl.13.07(E)(l). The general design guidelines for Tier 3 ofRN are found at ENCPA 

Policy Fl.13 .07(E)(2). 

g. Neighborhood Centers (NC): NCs are permitted within the RN subcategory. These 

centers can serve as a focal point for a neighborhood and provide limited, 

neighborhood-serving uses. The general design guidelines for NC within the RN are 

specified at ENCPA Policy Fl.13.07(E)(3). 

5. Master Planning Principles for each DSAP Planning Area. 

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

mixed- use, non-residential development, but some residential will be permitted. The 

Central Planning Area provides for four of the seven general land uses: CHN, EC, 

RC and TOO. The development program for the Central Planning Area is set for 

2,500 residential units and 7,000,000 square feet of non-residential square footage. 

The RC is oriented to the north of the Central Planning Area and the EC is located in 

the south. Consequently, the RC located in the Central Planning Area is only a small 

part of the overall RC for the EN CPA. The physical separation between the EC and 

RC areas is planned to be the large wetland slough (CHN) near the northern portion 
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of the Central Planning Area. The main access to the Central Planning Area is 

planned from SR 200 with additional access from US 17. 

b. Northern Planning Area: The development program for the Northern Planning Area 

includes 769 homes and 75,000 square feet in the Village Center. This area has RN 

and VC land use classifications. The overall density is planned at 2.0 dwelling units 

per acre. A variety of housing products and price points are intended since different 

densities are required in the RN land use category. The denser housing product is 

currently designed to be south of the slough and CHN and towards the west side of 

the parcel proximate to the VC. Lower density housing is currently designed to be in 

the east. The VC within the Northern Planning Area will be located on US 17 

frontage to improve the viability of the non-residential uses but maintain a local 

service base. 

c. Southern Planning Area: This Planning Area has a Residential Neighborhood land 

use classification. The development program calls for 769 homes and 25,000 square 

feet of non-residential ("NR"). The overall density is relatively low and thus is 

planned to be clustered primarily on the northern section of this Planning Area 

leaving the southern section with large lot development or as a possible extension of 

the CHN with more definitive development plans. The NR is intended to provide 

non-residential uses to serve the population of this area. To the extent practical, this 

NC should be co-located proximate to the government center thereby expanding the 

population available to take advantage of these neighborhood serving uses. 

Vehicular access to the Southern Planning Area is from a yet unidentified right of 

way from William Burgess Boulevard. 

d. Maximum Development Program for each of the DSAP Planning Areas: 

Planning Area Acres Residential Units Non-Residential 
Square Footage 

Northern 665 769 75,000 

Central 2,938 2,500 7,000,000 
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Southern 599 769 25,000 

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

e. Unless otherwise provided by the operation of the Nassau County 2030 

Comprehensive Plan policies relating to the ENCPA, the planned number of units 

and densities described above (i) may be transferred among the various planning 

areas of this DSAP or to other DSAPs within the ENCPA and (ii) are not intended to 

operate as minimum levels of development or commitments to develop. 

6. Public Facilities. 

a. Potable Water: Nassau County is located within the SJRWMD. Per the SJRWMD's 

2003 Water Supply Assessment, existing water supply sources and water supply 

development plans are considered reasonably adequate to meet Nassau County's 

projected needs. JEA provides potable water service to most ofNassau County. The 

DSAP is located within JEA's District 7- Nassau County Water Service Area. 

Potable Water demands for the proposed development program were analyzed at both 

the 5-year and build-out milestones. Adequate capacity exists to accommodate 

potential impacts under both scenarios. 

b. Wastewater: The DSAP is located within JEA's District 7- Nassau County Water 

Service Area. Adequate capacity exists to accommodate potential impacts under the 

projected 5-year development program. It appears that additional treatment capacity 

would be needed to accommodate demand by the 20 year build-out, if the DSAP

derived demand is assumed to be in addition to forecast service area demand. If the 

DSAP demand is within the forecasted growth, no additional facilities will be 

required. 

c. Solid Waste: Solid waste service is provided to the DSAP by a private provider 

pursuant to a non-exclusive franchise with Nassau County. Available facilities have 

a combined lifespan of 39 years. No improvements to solid waste facilities would to 

be necessary to accommodate the proposed DSAP development. 

JAX\1692744_25 -18-



d. Stormwater: Stormwater impacts and necessary improvements will be determined 

and permitted in accordance with the SJRWMD discharge design criteria. 

e. Schools: The DSAP is located within the Nassau County School District (School 

District). The School District and Nassau County have entered into an interlocal 

agreement (ILA) regarding the location and adequate capacity of public schools. 

Based upon existing methodologies of the School District and Nassau County, DSAP 

school demand and potential impacts were projected for both the 5 year and build-out 

development program scenarios. It was determined that adequate capacity exists 

within the current system to accommodate potential impacts under the projected 5-

year development program. As shown in the DSAP Application, Figure 4.8, DSAP 

Central Planning Area Overall Land Map, a school site of approximately 26 acres is 

reserved within the Central Planning Area for conveyance to the School District; its 

precise location and size shall be the subject of an agreement to be entered into 

between TerraPointe and the School District. 

Additional school capacity at the elementary, middle and high school levels is 

proposed to accommodate the projected DSAP demand at build-out. At this time, 

two elementary schools are programmed within the 10 year work program and 

another elementary school and middle school are programmed in the 20 year work 

program. If constructed, these facilities should be adequate to address projected 

needs at the elementary and middle school levels. Development of the DSAP beyond 

the 5-year milestone should be monitored to determine if the inclusion of new high 

school facilities within future School District work plans would be needed. 

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

open space facilities. The proposed DSAP 5 year and build-out programs are 

estimated to increase demand by approximately 12 acres and 141 acres, respectively. 

This demand is being met within the DSAP through the provision of significant open 

space and an extensive multi-use trail system which includes 1, 700 acres of open 

space in the form of interconnected wetlands, surface waters, and upland preserves 

forming a CHN. The significant open space system provided by the DSAP is capable 

of not only accommodating DSAP impacts but helping the County address a County

wide deficiency in regional parks through 2030. At build-out, the DSAP is planned 
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to contain over 20 miles of multi-use trails. As shown in the DSAP Application, 

Figure 4.8, DSAP Central Planning Area Overall Land Map, a community park of 

approximately 20 acres is reserved within the Central Planning Area for conveyance 

to the County; its precise location and size is subject to adjustment. 

g. Fire and Police: An approximately four (4) acre site shall be reserved for a Fire/EMS 

facility in an area generally depicted on the DSAP Application, Figure 4.8, DSAP 

Central Planning Area Overall Land Map, and its precise location shall be the subject 

of an agreement to be entered into between TerraPointe and the County. 

h. In addition to the CHN and multi-use trail system, the ENCPA policies require the 

inclusion of neighborhood parks, plazas and playfields. At build-out, these facilities 

are anticipated to exceed the projected demand created by the DSAP development 

program and assist significantly in addressing the County's overall deficiency in 

recreation and open space acreage. 

7. Impact Fee Credits. IfNassau County imposes or increases an impact fee or other exaction 

by ordinance after this DSAP Development Order, such ordinance shall include a procedure 

which provides credit against the impact fee or exaction for any and all land or public 

facilities required in this DSAP Development Order for the same need, including but not 

limited to those which may be required pursuant to Condition No. 6 above. 

8. Intergovernmental Coordination. Nassau County maintains a Regional Coordination 

Element as a component of the Nassau County 2030 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 Nassau County. This includes, but is not limited to, 

FOOT, the North Florida Transportation Planning Organization, FDEP, Florida Fish and 

Wildlife Conservation Commission, SJR WMD, the Northeast Florida Regional Planning 

Council and JEA. 

9. Projected Population for Planning Period. 

A long-term master plan adopted pursuant to Florida Statutes, Section 163.3245(3)(a), is not 

required to demonstrate need based upon projected population growth or on any other basis. 
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10. Monitoring Official. The Director of the Nassau County Growth Management Department 

or his/her designee shall be the local official responsible for monitoring the development for 

compliance with this Development Order. 

11. Build-out Date. The build-out date required by Section 163 .3245(5)( d), Florida Statutes, is 

December 31, 2035. Until that time, no development is subject to downzoning, unit density 

reduction, or intensity reduction. 

12. Agricultural and Silvicultural Uses. The adoption of this DSAP does not limit the right to 

continue existing agricultural or silvicultural uses or other natural resource-based operations 

or to establish similar new uses that are consistent with a DSAP approved pursuant to Section 

163.3242, Florida Statutes. 

13. Exhibits: Below is a listing of the Exhibits to this DSAP: 

Exhibit A: Legal Description of DSAP Property 

Exhibit B: DSAP Land Use Plan 

Exhibit C: DSAP Application, dated November 1, 2012 

Exhibit D: Lewis/Gillette Memorandum, dated March 19,2013 

Exhibit E: Transportation Impact Analysis (TIA) Methodology 

Section 1. Purpose and intent. 

The purpose and intent of this ordinance ts to adopt a detailed specific area plan m 

accordance with Section 163.3245, Florida Statutes. 

Section 2. Title ofDSAP. 

The DSAP included within this ordinance shall be entitled the East Nassau Employment 

Center Detailed Specific Area Plan. 

Section 3. Legislative findings. 
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1. The DSAP included in this ordinance is consistent with the goal, objectives, and policies and 

long-term master plan for the East Nassau Community Planning Area contained in the Nassau 

County 2030 Comprehensive Plan. 

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 4. Adoption of DSAP. 

The DSAP included within this ordinance is hereby adopted, and property Owners within the 

DSAP areas shall be entitled to apply for development orders for individual projects consistent with 

the DSAP. The build-out date required by Section 163.3245(5)(d), Florida Statutes, is December 31, 

2035. Until that time, no development is subject to downzoning, unit density reduction, or intensity 

reduction. 

Section 5. Severability. 

If any section, sentence, clause or phrase of this ordinance is held to be invalid or 

unconstitutional by any Court of competent jurisdiction, the holding shall in no way affect the validity 

of the remaining portions of this ordinance. 

Section 6. Inclusion in the Code. 

The Board of County Commissioners intends that the provisions of this ordinance will be 

codified as required by Section 125.68, Florida Statutes, and that the sections of this ordinance may 

be renumbered or relettered and the word "ordinance" may be changed to "section," "article," or such 

other appropriate word or phrase in order to accomplish its intentions. 

Section 7. Effective date. 

The effective date of this ordinance shall be the date of its adoption by the Nassau County 

Board of County Commissioners. However, if a petition is filed alleging that the DSAP is not 

consistent with the Comprehensive Plan or with the long-term master plan, this ordinance shall not be 

effective until completion ofthe appeal process provided in Section 163.3245(3)(e), Florida Statutes. 
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RENDITION 

Within ten (1 0) days of the adoption of this Development Order, Nassau County shall 

render a copy of this Development Order with all attachments, certified as complete and 

accurate, by certified mail, return receipt requested, to the Florida Department of Economic 

Opportunity, Bureau of Local Planning, Northeast Florida Regional Council, and the Owners 

of record. 

PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF 

NASSAU COUNTY, FLORIDA, THIS 24th DAY OF _J_u_n_e ____ ,, 2013 . 

Attest as to Chairman's signature: 

JAX\1692744_25 

BOARD OF COUNTY COMMISSIONERS 
NASSAU COUNTY, FLORIDA 

Its: Chairman 
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·. 
EXHIBIT "A" 

RENTPI 

Northern-Planning Area 

A parcel of land lying conjointly In Sections 25,26,34,35,36 and the John Frazier Grant 
(Section 39), Township 4 North, Range 26 East, all baing In Nassau County, Florida and 
being more partlqufarly described as foRows. 

BEGIN at the Northeast corner of Section 34, Township 4 North, Range 26 East. Nassau 
County, Aorlda said corner also being the Southwest comer of Section 26, Township 4 
North, Range 26, East, Nassau County, Florida; thence on the North line of said Section 
34, S 89°3.8'09" W, a distance of 352.39 feet to a point on the Easterly rfght·of-way line 
of U.S. Highway No. 17; thence departing said North line and on said Easterly Right of 
Way Une, S 32°54'29" E, a distance of 2004.18 feet; thence departing said Easterly 
Right of Way line, S 7S008'10'' E, a distance of 68.23 feet, thence N 6&'51'47" E, a 
distance of 214.00 feet: thence s 33U'08" E, a distance of 495:00 feel; thence S 
56061'65'' W, a distance of 214.00 feet; thence s 11°51'43" W, a distance of 70.71 feet to 
the Easterly Right of Way line of aforesaid U.S. HighWay No. 17; thence on said Easterly 
Right of way line, S 32056'22" E. a distance of 1677.67 feet; thence departing said 
Easterly Right of Way line, N 5700Q'03" E, a distance of 1263.89 feet; thence S 65°17'2r 
E, a distance of 3081.60 feet to a point on the Westerly Rlliht of Way line of Interstate 
No. 95; thence on said Westerly Right of Way line through the foflowlng courses; N 
2()4'45'44" E, a distance of 1899.29 feet; thence N 24°42'34° E, a distance of 1200.00 
feet; thence N 30046'08N E, a distance of 1307.30 feet; ~hence N 24°42'34• E, a distance 
of 356.57 feet to a point on the Northerly meander nne of Section 25; thence departing 
said Right of Way line and on the Northerly meander lines of Section ·25 and the John 
Frazier Grant (Section 39), Township 4 North, Range 26 East, Nassau County, Florida; 
Northwesterly a distance of 4107 raet more or less to the Southerly shores of the St. 
Mary's River; thence departing saki meander lines, Southerly and Westerly along lhe 
Southerly shores of said st. Mary's River, a distance of 5911 feet, more or less to a point 
on the West Dna of Section 26, Township 4 North, Range 26 East, Nassau County, 
Florida; thence on said Weet Nne, s 02'13' 62" W, a distance of 3200 feet more or tess 
to the POINT OF BEGINNING. 



RENTPVII 

Southern Planning .Area 

A parcel of land lying copjointly in Section 12, Township 2 North, Range 26 Bast, along 
with thoso lands lying within Section 7 and Section 18, Township 2 North, Range 27 
Bast, Nassau County, Florida, and being more particularly described as foJJows: 

Commence at tho Northeast oomer of Section 39, Township 2 North, Range 26 Bast, of 
said County, said comer also being the Southeast comer of Section 4l, Township 3 
North, Range 26 Bast, Nusau County, Florida; thence, along the Bast line of said Section 
39 a bearing of S 01 ~9'05" E, a distance of 5284.99 feet to its intersection with the North 
line of Section 7, Township 2 North, Range 27 Bast, said point also being the POINT OF 
BBGJNNINO; thence along tho South boundary line of the lands recorded in Official 
.ROcords 1128, Page 1599, of the public records of said Nassau County, Florida, N 
88°13'16" B, a distance of 1992.01 feet, to its intersection with the West boundary line of 
tho lands as recorded in Official Records 148, Page 233 of the public records of said 
Nassau County, Florida: thence departing the North line of Section 7 and along the 
Westerly most boundary lines of those lands as dusoribed in Official Records 148, Page 
233, Official Records 959, Page 126, Official Records 936, Page 891, a bearing of S 
01°59'21" B, a distance of 2240.59 feet; thence, N 88°09'13" E, a distance of 1643.54 
feet; thence, S 01°50'47" E, a distance of 800.00 teet; thence, N 88°09'13" B, a distance 
of 800.00 feet; thence, N 01 °50'47" W, a distance of 800.00 feet~ thence, N 88°09'13" B, 
a distance of 742.81 feet, to its intersection with the Bilsterly line of Section 7, Township 
2 North, Range 27 Bast; thence, S 00°31.51" B, a distance of 100.00 feet; thence 
departing said Easterly line of said Section 7, S 89on'09" W, a distance of200.00 feet; 
thence running parallel to said Easterly Jino of Section 7, S 00°37'51" E, ·a dista~ of 
200.00 foet; thence N 89°22'09" E, a distance of 200.00 feet, to its intersection with said 
Easterly of said Section 7; thence along said line, S 00°37'51" B, a distance of 1490.34 
feet, to ita intorsection with the Northerly line of Section 45, Township 2 North, Range 27 
Bast, said ·Une also being the Northerly boundary lino of tho lands as recorded in Official 
Records 1379, Page 1365 of the Public Records of said Nassau County; thence along said 
Northerly line, S 67"19'00" W, a distance of610.19 feet, to the Northwest comer of said 
Section 45> thence departing said Northwest comer and altmg the Westerly line of aaid 
Section 45 S 22°36'15" E, a distance of 1484.08 feet, to its intersection with 1he Westerly 
boundary Une of tho lands recorded in Official Records 853, page 848 of said Nassau 
County, Florida; said line also being tho Bast line of Section 18, Township 2 North, 
Range 27 Bast, NaBSau County, Florida; thence departing aaid Westerly line and along 
said Bastorly line S 00°31'31" B, a distance of 22SS.12 fec1, to its intersection with tho 
North line of the lands as rtcorded in Official Records 1110, Page 670 of tho public 
recorda of said Nassau County, Florida; thence departing said Easterly line and along &aid 
North line, S 89°43'13° W, a diatance of34.81 foot; theno.e departing the North line and 
along the Westerly Unc of the aforementioned lands recorded in Offioial Records 1110, 
Page 670 of the public records of said Nassau County, Florida, through the following 
courses; S OlOJ0'46" W, a distance of 326.16 feet; S 18°54'39'' W, a distance of 439.28 
feot; S 00056'20" W, a distance of579.16 feet; S 09°41JQ9'• B, a distance of216.59 foot; S 
11 ~0'42" E, a distance of 90 feet, more or Jess, to its intersection with the meandering of 
a wetlands line; thence departing said Westerly boundary line and along said meander 



line in a Westerly and Northerly direction. a distance of 7762 feet, more or less. to its 
intersection with a parallel offset of the centerline o.f a dirt timber road No. 145; said 
parallel offkCt being 25.00 feet south of the said centerline; thence dcpaa1ing said meander 
line and along said parallel offsot lino. N 62°42'26" W, a distance of 310 feet, more or 
Jess. to its intersection with a curved portion of tho Basterly Right of Way line of 
Intcratatc 95, said Right of Way having a variable width as now established; said curvo 
being concave Westerly and having a radius of 7769.44 feet; tbcmcc departing said 
parallel offset line and along the arc of said cwved Right of Way line a distance of 
1128.49 feet. through a oenhal angle of 08°18'03•, to ill intersection with the South line 
of the lands recorded in Official Records 364, Page 395 of the public recorda of said 
Nassau County. Florida; said line also being the North line of Section 18, Township 2 
North, Range 27 Bast, Nassau County, Florida; said curve being subtonded by a Chord 
bearing ofN 03°48'22• E, distance of 1127.51 foot; thenoe departing said Right of Way 
line of Interstate 95 and along said South line. N 89°14'10" B, a distance of2898.9S feet 
to its intersection with the East line of said lands recorded in Official Records 364, Page 
395; thence departing said South Jino and along said East line, N 00°31'301

' W, a distance 
of 1398.S7 feet, to its intersection with the North line of said Official Records 364, Page 
395; thence departing said Bast Une and along said North line, S 88~5'2911 W, a di8tance 
of 1360.78 foet. to its intersection with the Bast lino of Well Site No. S as described in 
Official Records 1376, Page 651 of the public records of said Nassau County, Florida; 
thence departing said North Jinu and along said Bast llne. N 01 °34'31 11 W, a distanco of 
200.00 foot, to its intersection with the North line of said Well Sito No. S; thence 
departing saki East ·uno and along said North line, S 88~5'29" W, a distance of 200.00 
feet, to its intersection with the Wost line of said Well Site No. S; thence departing said 
North lino and along said West line, S 01°34'31" B, a distance of 200.00 fcot, to its 
intersection with tbc aforementioned North line of the Ianda rccordod in Official Records 
364, Page 395; thence dopming said West line and along said North line. S 88~5~9" W, 
a distance of 1453.21 feot, to its intersection with the aforementioned Bastedy Right of 
Way line of Interstate 9S; said point boing in a curve conoavo southwostorly and having a 
radius of 7789.44 feet; thence departing said North line and along the arc of said. curved 
Easterly Right of Way Uno a distanco of 852.10 feet, through a oentral angle of 
06°16'04"; said curve being subtended by a Chord bearing of N 03°29'35" w. and a 
distanco of 851.68 feet; thence departing said curve and continuing along said Easterly 
Right of Way line, N 16°37'37" W, a distance 3196.48 feet; theooo N 11°32'32., W, a 
distance of89.79 feet; thoncc N 88°13116" B, a distance of73.32 feet, to tho POINT OF 
BEGINNING. 

LBSS AND BXCBPT that part of Official Records Book 1376, page 6S 1 as recorded in 
the public recorda of aaid Nassau Counly, Florida, being known as WeJl Sito No. 3 Jmd 
Well Sito No. 4. 



Parcel1 Central Planning Area 

A parcel of land, being a portion of Sections 6, 7 and the Heirs of E. Waterman Mill Grant, Section 
44, Township 2 North, Range 27 East, Nassau County, Florida, and being more particularly 
described as follows: 

Begin at the Southeast corner of Heirs of E. Waterman Mill Grant, Section 44, Township 2 North, 
Range 27 East, Nassau County, Florida; thence on the South line of said Section 44, S 88"51'21" 
W, a distance of 3142.74 feet to the Northeast corner of Section 6, Township 2 North, Range 27 
East, Nassau County, Florida; thence departing said South line and on the East line of said 
Section 6, S 00"39'07" W, a distance of 973.20 feet to the Southeast corner of said Section 6 said 
point also being the Northeast corner of Section 7, Township 2 North, Range 27 East, Nassau 
County, Florida; thence departing said East line and on the East line of said Section 7, S 
00"35'09" E, a distance of 574.38 feet to a point on the Northeasterly Right of Way line of William 
Burgess Boulevard (100 foot Right of Way) said point also being on a curve, concave Northeast, 
having a radius of 595.00 feet and a central angle of 4r07'13"; thence departing said East line 
and on said Northeasterly Right of Way line and on the arc of said curve for the next 8 courses a 
distance of 489.33 feet said arc being subtended by a chord which bears N 25"00'14" W, a 
distance of 475.66 feet to the curves end; thence N 01 °26'38" W, a distance of 887.57 feet to the 
beginning of a curve, concave Southwest, having a radius of 450.00 feet and a central angle of 
56"32'45"; thence on the arc of said curve a distance of 444.11 feet said arc being subtended by 
a chord which bears N 29°43'01" W, a distance of 426.30 feet to the curves end; thence N 
57"59'23" W, a distance of 655.42 feet to the beginning of a curve, concave Southwest, having a 
radius of 725.00 feet and a central angle of 13"30'21"; thence on the arc of said curve a distance 
of 170.90 feet said arc being subtended by a chord which bears N 64"44'34" W, a distance of 
170.50 feet to the curves end; thence N 71"29'44" W, a distance of 964.03 feet to the beginning 
of a curve, concave Northeast, having a radius of 255.32 feet and a central angle of 53"48'49"; 
thence on the arc of said curve a distance of 239.80 feet said arc being subtended by a chord 
which bears N 44 "35'20" W, a distance of 231.09 feet to the curves end; thence N 17"40'55" W, a 
distance of 229.95 feet to a point on the Southerly Right of way line of State Road No. 200 (A1A) 
(184 foot Right of Way); thence departing said Northeasterly Right of Way line and said Southerly 
Right of way line N 72°19'01" E, a distance of 629.04 feet to the Northeast corner of those lands 
described in Official Record Book 235, Page 514 of the Public Records of Nassau County, 
Florida; thence departing said Southerly Right of way line and on the Westerly line of said lands, 
S 17"40'59" E, a distance of 800.00 feet to the Southeast corner of said lands; thence departing 
said Westerly line and on the Southerly line of said lands, N 72°19'01" E, a distance of 800.00 
feet to the Southeast corner of said lands; thence departing said Southerly line and on the 
Easterly line of said lands, N 17"40'59" W, a distance of 800.00 feet to the Northeast corner of 
said lands said point being on the aforesaid Southerly Right of way line of state Road No. 200 
(A 1A}; thence departing said Easterly line and on said Southerly Right of way line for the next 3 
courses, N 72"19'01" E, a distance of 2916.75 feet to the beginning of a curve, concave 
Southeast, having a radius of 17128.73 feet; and a central angle of 03"46'00"; thence on the arc 
of said curve a distance of 1126.06 feet said arc being subtended by a chord which bears N 
74"12'01" E, a distance of 1125.85 feet to the curves end; thence N 76"05'01" E, a distance of 
2202.00 feet to the Northwest corner of those lands described in Official Record Book 739, Page 
1054 of the aforesaid Public Records; thence departing said Southerly Right of way line and on 
the West line of said lands and on the West line of Parcel No. 1 00-A as shown on Florida 
Department of Transportation Right of Way Map, Section No. 74060, State Road No. 200 (A 1A), 
S 17°40'59" E, a distance of 517.51 feet to the Southwest corner of said Parcei100-A; thence 
departing said West line and .on the South line of said Parcel 1 00-A, N 72" 11 '36" E, a distance of 
183.67 feet to the Northwest corner of Parcei100-B of said Florida Department of Transportation 
Right of Way Map, Section No. 7 4060; thence departing said South line and on the West line of 
said Parcei100-B, S 1 r48'24" E, a distance of 73.85 feet to the Southwest corner of said Parcel 
100-B; thence departing said West line and on the South line of said Parcel100-8, N 72"11'36" 
E, a distance of 50.00 feet to the Southeast corner of said Parcei100-B; thence departing said 
South line and on the East line of said Parcei100-B, N 17"48'24" W, a distance of 73.85 feet to 



the Northeast corner of said Parcei100-B said point also being on the aforesaid South line of 
Parcel 1 00-A; thence departing said East line and on said South line and on the Southerly and 
Easterly lines of said Parcei100-A for the next 4 courses, N 72°11'36" E, a distance of 52.03 feet; 
thence N 42°10'12" E, a distance of 531.94 feet; thence N 13°54'59" W, a distance of 160.22 feet; 
thence N 76°05'01" E, a distance of 675.00 feet; thence N 13°54'59" W, a distance of 40.00 feet 
to the aforesaid Southerly Right of way line of State Road No. 200 (A 1A); thence departing said 
Easterly line and on said Southerly Right of way line for the next 2 courses, N 76°05'01" E, a 
distance of 155.31 feet to the beginning of a curve, concave Northwest, having a radius of 
1969.86 feet and a central angle of 04°58'03"; thence on the arc of said curve a distance of 
170.79 feet said arc being subtended by a chord which bears N 73°36'00" E, a distance of 170.73 
feet to a point on the Westerly Right of way line of Oak Tree lane; thence departing said 
Southerly Right of way line and on said Westerly Right of way line, S 25°30'41" E, a distance of 
50.46 feet to a point on the Easterly line of the aforesaid Section 44, of Heirs of E. Waterman Mill 
Grant; thence departing said Westerly Right of way line and on said Easterly line of said Section 
44, S 44°24'05" W, a distance of 5220.19 feet to the Point of Beginning. 



Parcel2 Central Planning Area 

A parcel of land, being a portion of Sections 6, 7 and the Heirs of E. Waterman Mill Grant, Section 
44, Township 2 North, Range 27 East, Nassau County, Florida, and being more particularly 
described as follows: 

Begin at the intersection of the Southerly Right of way line of State Road No. 200 (A 1 A) ( 184 foot 
Right of Way) with the Southwesterly Right of Way line of William Burgess Boulevard (1 00 foot 
Right of Way); thence on said Southwesterly Right of Way line for the next 8 courses, S 17°40'55" 
E, a distance of 229.95 feet to the beginning of a curve, concave Northeast, having a radius of 
355.32 feet and a central angle of 53°48'49"; thence on the arc of said curve a distance of 333.73 
feet said arc being subtended by a chord which bearsS 44°35'19" E, a distance of 321.59 feet to 
the curves end; thence S 71 °29'44" E, a distance of 964.03 feet to the beginning of a curve, 
concave Southwest, having a radius of625.00 feet and a central angle of 13°30'21"; thence on 
the arc of said curve a distance of 147.33 feet said arc being subtended by a chord which bearsS 
64°44'34" E, a distance of 146.98 feet to the curves end; thence S 57°59'23" E, a distance of 
655.42 feet to the beginning of a curve, concave Southwest, having a radius of 350.00 feet and a 
central angle of 56°32'45"; thence on the arc of said curve a distance of 345.42 feet said arc 
being subtended by a chord which bearsS 29°43'01" E, a distance of 331.57 feet to the curves 
end; thence S 01°26'38" E, a distance of 887.57 feet to the beginning of a curve, concave 
Easterly, having a radius of 695.00 feet and a central angle of 3°24'42"; thence on the arc of said 
curve a distance of 41.38 feet said arc being subtended by a chord which bears S 03°08'59" E, a 
distance of 41.38 feet to a point on the Northeasterly line of those lands described in Official 
Record Book 936, Page 894 of the Public Records of Nassau County, Florida; thence departing 
said Southwesterly Right of Way line and on said Northeasterly line, N 6r35'28" W, a distance of 
479.97 feet to the most Northeasterly comer of said lands said point also being on the South line 
of Section 6, Township 2 North, Range 27 East, Nassau County, Florida; thence departing said 
Northeasterly line and on the North line of said lands and on said South line of Section 6, S 
89°40'42" W, a distance of 528.86 feet; thence departing said North line and said South line, N 
00°06'22" W, a distance of 965.41 feet to a point on the North line of said Section 6; thence on 
said North line, S 89°20'06" W, a distance of 1071.37 feet to the Southeast comer of those lands 
described in Deed Book 81, Page 359 of the aforesaid Public Records; thence departing said 
North line and on the East line of said lands, N 00°39'54" W, a distance of 208.70 feet to the 
Northeast corner of said lands; thence departing said East line and on the North line of said 
lands, S 89°20'06" W, a distance of 208.70 feet to the Northwest corner of said lands said point 
also being the Northeast corner of those lands described in Official Record Book 513, Page 91 of 
said Public Records; thence departing said North line and on the Northerly line of said lands, S 
69°45'17" W, a distance of 94.87 feet to the Northwest comer of said lands said point also being 
on the Easterly Right of Way line of Harper Chapel Road and being on a curve, concave 
Northeast, having a radius of 126.27 feet and a central angle of 10°58'25"; thence on the arc of 
said curve a distance of 24.18 feet said arc being subtended by a chord which bears N 23°10'12" 
W, a distance of 24.15 feet to the curves end; thence on said Easterly Right of Way line, N 
17°40'59" W a distance of, 921.12 feet to a point on the aforesaid Southerly Right of way line of 
State Road No. 200 (A1A); thence departing said Easterly Right otWay line and on said 
Southerly Right of way line, N 72°19'01" E, a distance of 574.73 feet to the Point of Beginning. 



Parcel3 Central Planning Area 

A parcel of land, being a portion of the Heirs of E. Waterman Mill Grant, Section 39, Township 2 
North, Range 26 East, and being a portion of the Heirs of E. Waterman Mill Grant, Section 44, 
Township 2 North, Range 27 East, and being a portion of the Heirs of E. Waterman Grant, 
Section 41, Township 3 North, Range 26 East, and being a portion of the Heirs of E. Waterman 
Mill Grant, Section 50, Township 3 North, Range 27 East, all in Nassau County, Florida, and 
being more particularly described as follows: 

Commence at the Southeast corner of the Heirs of E. Waterman Grant, Section 41, Township 3 
North, Range 26 East, Nassau County, Florida; thence on the South line of said Section 41, S 
89°11'37" W, a distance of 1545.14 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 South 
line and on said Easterly Limited Access Right of Way line, N 16°36'59" W, a distance of 6775.57 
feet; thence departing said Easterly Limited Access Right of Way line, N 76°21'30" E, a distance 
of 1570.45 feet; thence N 84°23'58" E, a distance of 1489.13 feet; thence S 83"23'13" E, a 
distance of 1379.20 feet; thence S 75°26'27" E, a distance of 2101.18 feet; thence N 83°17'38" E, 
a distance of 948.89 feet; thence N 54"57'55" E, a distance of 907.22 feet; thence N 50°01'24" E, 
a distance of 2463.02 feet to a point on the Southwesterly Right of Way line of CSX Railroad (200 
foot Right of Way); thence on said Southwesterly Right of Way line, S 38°45'39" E, a distance of 
9769.39 feet to the Northeast corner of those lands described in Official Record Book 715, Page 
1293 of the Public Records of Nassau County, Florida; thence departing said Southwesterly Right 
of Way line and on the North line of said lands, S 72°16'23" W, a distance of 1558.37 feet to the 
Northwest corner of said lands; thence departing said North line and on the Westerly of said 
lands the next 2 courses and on the Westerly line of those lands described in Official Record 
Book 1205, Page 1158 of said Public Records, S 13"25'59" W, a distance of 461.7 4 feet; thence 
S 11 "04'43" E, a distance of 85.85 feet to the Southwest corner of said lands; thence departing 
said Westerly line and on the Southerly line of said lands, N 72"19'49" E, a distance of 44.42 feet 
to a point on the Westerly line of those lands described in Official Record Book 826, Page 1117 of 
said Public Records; thence departing said Southerly line and on said Westerly line for the next 2 
courses, S 32"37'18" W, a distance of 48.23 feet; thence S 31"02'03" E, a distance of 30.01 feet 
to the Southwest corner of said lands; thence departing said Westerly line and on the Southerly 
line of said lands, N 72°18'45" E, a distance of 43.7 4 feet to the Northwest corner of those lands 
described in Official Record Book 1588, Page 1340 of said Public Records said point being on a 
curve, concave Northeast, having a radius of 457.48 feet and a central angle of 26°44'58"; thence 
on the Westerly line of said lands and the arc of said curve for the next 2 courses, a distance of 
213.58 feet said arc being subtended by a chord which bea~ S 50"22'02" E, a distance of 211.65 
feet to the curves end; thence S 69"51'30" E, a distance of 259.80 feet to the Southwest corner of 
said lands said point also being on the Northerly Right of way line of State Road No. 200 (A1A) 
(184 foot Right of Way); Thence departing said Westerly line and on said Northerly Right of way 
line, S 76"05'01" W, a distance of 511.09 feet to the Southeast corner of those lands described in 
Official Record Book 142, Page 441 of the aforesaid Public Records; thence departing said 
Northerly Right of way line and on the East line of said lands, N 17"43'59" W, a distance of 
206.66 feet to the Northeast corner of said lands; thence departing said East line and on the 
North line of said lands, S 72"16'01" W, a distance of 99.78 feet to the Northwest corner of said 
lands; thence departing said North line and on the West line of said lands, S 17"43'59" E, a 
distance of 200.00 feet to the Southwest corner of said lands said point also being on the 
aforesaid Northerly Right of Way line State Road No. 200 (A 1A); thence departing said West line 
and on said Northerly Right of Way line, S 76"05'01" W, a distance of 60.13 feet to the Southeast 
corner of Tax I. D. No. 44-2N-27-0000-0003-0080 of the Property Appraiser's Office of Nassau 
County, Florida; thence departing said Northerly Right of Way line and on the East line of Tax I. D. 
No. 44-2N-27-0000-0003-0080 and Tax I.D. No. 44-2N-27-0000-0003-0000 and Tax I.D. No. 44-
2N-27-0000-0003-0010, N 17"43'59" W, a distance of 256.00 feet to the Northeast corner of said 
Tax I. D. No. 44-2N-27-0000-0003-0000; thence departing said East line and on the North line of 
said Tax I. D. No. 44-2N-27-0000-0003-0000 and Tax I. D. No. 44-2N-27-0000-0003-0030 and Tax 
I.D. No. 44-2N-27-0000-0006-0000, S 70"03'50" W, a distance of 522.00 feet to the Northwest 



comer of said Tax 1.0 . No. 44-2N-27-0000-0006-0000; thence departing said North line and on 
the West line of said Tax 1.0. No. 44-2N-27-0000-0006-0000 and Tax 1.0. No. 44-2N-27-0000-
0008-0000, S 17"05'59" E, a distance of 201.00 feet to the Southeast comer of said Tax I. D. No. 
44-2N-27-0000-0008-0000; thence departing said West line and on the aforesaid Northerly Right 
of Way line, S 76"05'01" W, a distance of 2180.49 feet to the beginning of a curve, concave 
Southeast, having a radius of 17312.73 feet and a central angle of 3°46'00"; thence on the 
Westerly line of said lands and the arc of said curve a distance of 1138.15 feet said arc being 
subtended by a chord which bearsS 74°12'01" W, a distance of 1137.95 feet to the curves end; 
thence S 72"19'01" W, a distance of 5100.21 feet to the Southeast comer of those lands 
described in Qfficial Record Book 408, Page 695 of the aforesaid Public Records; thence 
departing said Northerly Right of way line and on the Easter1y line of said lands, N 17"40'5g' W, a 
distance of 598.05 feet to the Northeast corner of said lands; thence departing said Easterly line 
and on the Northerly line of said lands and the Northerly line of those lands described in Official 
Record Book 1782, Page 1450 and Official Record Book 1484, Page 1762 of the said Public 
Records for the next 2 courses, S 72"15'36" W, a distance of 818.28 feet; thence S 89"00'37" W, 
a distance of 840.96 feet to a Northeast corner of last said lands; thence departing said Northerly 
line and on the Easterly line of said lands, N 16°36'59" W, a distance of 1241.54 feet to the most 
Northeast comer of said lands; thence departing said Easterly line and on the most Northerly line 
of said lands, S 73°23'30" W, a distance of 1172.26 feet to the Northwest corner of said lands 
said point being on the aforesaid Easterly Limited Access Right of Way line of Interstate 95; 
thence departing said most Northerly line and on said Easterly limited Access Right of Way line, 
N 16°36'59" W, a distance of 1946.20 feet to the Point of Beginning. 



EXHIBIT "B" 



EXHIBIT ''C'' 

Go To Links Below 

DSAP Application 
http://www. nassaucountyfl.com/DocumentCenterNiew/1 0183 

Appendix A- Natural Resource Analysis 
http://www.nassaucountyfl.com/DocumentCenterNiew/1 0184 

Appendix B - Transportation Analysis 

http://www.nassaucountvtl.com/DocumentCenterNiew/1 0185 

Appendix C - Public Facilities Analysis 

http://www .nassaucountyfl.com/DocumentCenterNiew/1 0186 

Appendix D - Intergovernmental 
Coordination 

http://www.nassaucountyfl.com/DocumentCenterNiew/1 0187 
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Detailed Specific AIH Plan: East Nassau Employment Center 

Introduction 

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

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

beaches, scenic rivers and abundant resources have long attracted 

residents to the area. From early European settlers to modern 

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

a more prosperous future. 

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

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

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

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

CHAPTER 1 
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EN CPA 

Overview 

In 2007, Nassau County began working with Terra Pointe Services, Rayonler's real estate 
services company, to prepare a master plan for 24,000 acres of company owned timberland 
located within the eastern half of the County. Roughly bounded by the St. Mary's River to 
the north, S.R. 200 (A 1 A) to the south, Chester Road to the east and Interstate 95 to the west, 
this area would become known as the East Nassau Community Planning Area (ENCPA). The 
objective of the EN CPA was to comprehensively plan for the future growth of Nassau County 
In a manner whkh recognizes the integral relationships between economic development. 
transportation, land use and urban design. 

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

later that same year, significant changes were made to State legislation allowing the EN CPA 
master plan to be converted to a state approved Sector Plan. This conversion occurred in 
2011 and was intended to take advantage of the unique benefits of sector planning. More 
specifically, It allowed for a higher level of detail in planning for the area; therefore, providing 
greater certainty to both the property owner (TerraPointe) and Nassau County. 

Long-Term Master Plan 

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

The framework map or•Master Land Use Plan•(Figure 1.1)1s a graphkexhibit intended to 
Identify regionally significant natural resources, guide the placement and sizing of public 
facilities and direct the location of land uses. 

Accompanying the Master Land Use Plan are a single objective and seventeen (17) policies 
addressing such topics as green development practices. multknodal transportation distrkt 
design, transit oriented development (TOO) and the preservation of natural resources. Also 
included within the policies are specific land use sub-categories and their respective 
descriptions and general development guidelines. 

Detailed Specific Area Plan 

In late 2011, Terra Pointe Services engaged VHB MlllerSellen (VHB-MS) to Initiate the second 
step in the sector planning process. the preparation of a Detailed Specific Area Plan (DSAP). 
The purpose of the DSAP Is to provide detailed planning information for a specific portion of 
the 24,000 acre ENCPA; thereby, allowing property within that area to advance towards 
preservation or development. 

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

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

Table 1.1 Eut Nassau Employment Center DSAP Development Program 

2,500 7,GOQ,OOO 

Southern 169 2.\000 
TOTAL 4,202 4,038 7,100,000 

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

Detailed SpeclficAIH Plan: East Nassau Employment Center 
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Environmental Conditions 

ENCPA Environmental Summary 

Consistent with state statutes regarding the preparation of a Sector Plan, regionally 

signi~cant natural resources within the ENCPA planning areas were identi~ed and 

designated as part of a Conservation Habitat Network (CHN). The CHN was included as a 
land use sul>-category contained within the EN CPA policies and depicted on the Master 

Land Use Plan (see Figure 2.1 ). It was designed to include a mosaic of wetlands, surface 

waters and uplands to provide for landscape connectivity and protection of signiocant 

natural resources within the 24,000 acre planning area. Preserving this m ix of wetland and 
uplands within the proposed CHN will ensure the protection of a variety of wildlife habitats, 

retain corridors that connect major habitats allowing Indigenous wildlife to move across the 

property and contribute to the long-term sustainability of the natural communities. It also 

ensures that conserved wetlands and contiguous uplands are protected. 

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

following general guidelines and standards: 

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

b) 

c) 

d) 

New roadway crossings of wildlife corridors within the CHN for development 
activity shall be permitted in conjunction with the design of the internal 
rood network. but shall be minimized to the greatest extent practical. 

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

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

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

f) 

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

II. 

iii. 

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

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

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

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

As part of the DSAP process, a full natural resource analysis was completed by Breedlove, 
Dennis & Associates (BOA). This analysis Is Included as Appendix A of this document and 

contains specl~c information regarding ecological communities and protected species 

relative to the DSAP planning area. The findings of this analysis have been incorporated into 
the design of t he DSAP and, consistent w ith Policy FL.13.07(A)(1)(e), have guided the 

refinement of t he CHN boundaries. 
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Central Planning Area 

Wetlands 

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

Surface waters within the Central Planning Area are limited (<1 0 acres) and generally 
assodated with man-made drainage structures, borrow areas and reservoirs. Site wetlands 
total approximately 1,179 acres and consist of a variety of ecological communities. The most 
prevalent wetland communities found on the site are mixed forested wetlands (-867 acres), 
wet coniferous plantation (-1 00 acres) and hydric pine flatwoods (- 75 acres). 

Uplands 

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

Refined Conservation Habitat Network 

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

T-l.A: Centrol Ploonnlnt Aru Environmental Slto Data 

1 2,938 ,,,,88- j1,1so ,,,,6 ---Js33 1 m 1 

All acruge are estimated based on photo Interpretation. 
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Northern Planning Area 

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

Uplands 

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

Refined Conservation Habitat Network 

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

Table l.B: Northern Plonning Aru Environmental Site O.ta 

1665 1 257 1 408 1312 lm 1 61 1 
AI acreage are estimated based on photo Interpretation. 
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Figure 2.4: Southern Planning Area Revised Conservation Habitat Network 
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The East Nassau Employment Center DSAP's Southern Planning Area Is approximately 599 
acres in size and, like the DSAP's other Planning Areas, primarily consists of upland 
coniferous plantation. The approximate extent of wetlands and surface waters was 
determined through photo interpretation and selective groundtruthing. Surface waters 
within the Planning Area are total less than 2 acres. Site wetlands were determined to total 
approximately 216 acres and consist primarily of mixed forested wetlands (-146 acres), 
freshwater marsh (-31 acres) and wet coniferous plantation (-17 acres). 

Uplands 

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

Refined Conservation Habitat Network 

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

Table l.C: Southern Plonnlng Area Environmental Site Data 

1 s99 1 216 - 1 383 1 266 1 216 1 so [ 

AU acreage are estlmaced based on photo lnterpretotlon. 
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Summary 

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

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

Table 2.D summarizes the impacts of the proposed refinements to each of the DSAP's 
Planning Areas. Overall, the refinements to the CHN boundary are anticipated to result in a 
net increase of approximately 250 acres of conserved lands. Per ENCPA Policy FL 13.07(A)(1) 
(e), this acreage may be refined further during the Preliminary Development Plan and Site 
Planning process as better information becomes available. 

Table 2.0 : CHN Refinement Summary (actesl 

fentri.l 

Northern 

Southern 

TOTAL 1,444 1,694 250 

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

Detailed Specific Area Plan: East Nassau Employment Center 

Environmental Conditions 

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

Nassau County Transportation Mobility Approach 

The continued escalation of housing and transportation cosu in Northeast Florida is 
unsustainable and fostered by sprawling development patterns, separation of uses and a 
single focus on the use and movement of the automobile. In fact. Nassau County households 
spend over 4S% of the median income on cosu related to housing and transportation. The 
solution to this problem Is the Integration of land use and transportation programs, 
strategies and policies through the development of a mobility plan. A mobility plan is a long 
range plan promoting development that integrates land uses, maximizes mobility choices 
(bike, pedestrian, transit and auto/truck), fosters healthy sustainable communities and funds 
a range of lmprovemenu for all modes of transportation. 

The unsustainable pattern of development in Northeast Florida, and for that matter Florida 
In general, was further encouraged in response to provisions of Florida's Growth 
Management Act adopted by the state legislature in 198S. Specifically, the most problematic 
provisions required comprehensive plans Include a concurrency management system, that 
required transportation capacity be available concurrent with the impacu of development. 
While philosophically sound, the concurrency requirement carried unintended 
consequences that In the real world caused the further sprawl of development and forced 
new development to pay for the transportation problems created by past development 
practices that had already completed the entitlement process. Sole reliance on the 
expansion of roadway capacity and the lack of public and private investment in alternative 
modes of transportation have discouraged urban infill and redevelopment and contributed 
to the proliferation of urban sprawl. 

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

Sector Planning and Mobility 

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

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

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

(4)(a) •Any long-range transportation plan developed by a metropolitan 
planning organization pursuant to s.339.1751n must be consistent. to the 
maximum extent feasible, with the long-term master plan, Including, but not 
limited to, the projected population, and the approved uses and densities 
and Intensities of use and their distribution within the planning area. The 
transportation facilities identified in adopted plans pursuant to 
subparagraphs (3)(a) 3 and (b) 4 must be developed In coordination with the 
adopted MPO long-range transportation plan. 

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

ENCPA Transportation Mobility Approach 

The EN CPA Sector Plan provides an approach that will replace transportation concurrency 
requirements with a Mobility Plan. The purpose of the EN CPA Sector Mobility Plan Is to 
provide incentives for the development of projecu that. consistent with the long-term 
Sector Master Plan, will use alternative modes of transportation and locate in more 
concentrated, mixed use locations to reduce vehicle miles traveled (VMT) and greenhouse 
gas emissions. The Mobility Plan has been developed in conjunction with the Regional 
Transportation Plan prepared by the Metropolitan Planning Organization (MPO), as well as 
the recent update of the County's Comprehensive Plan. The horizon year for the Mobility 
Plan Is 203S and the modes addressed include car/truck. transit. bicycle and pedestrian 
facilities. 

Detailed Specific Area Plan: East Nassau Employment Center 



--

PlANNING AREA 

..... --

PLANNING AREA 

-- -- -- -- -- ----
SOUTHERN 

PLANNING AREA 

----
Detailed Specific Area Plan: East Nassau Employment Center 

.!··-,. . .. ...,.. ·., __ ,; 

Jl e 

Mobility 

L£<ifNO 

ENCPA llouNioly 

OSAI' 8aundlry 

Tronsk-<lllenled ~(TOO) 

Pwopoood IIIMd ~ 

Existing Hlghwoys ' llood• 
::: E.tsemtnH 

- WOld Line< 

Figure 3.1: EN CPA • Mobility 

21 



Mobility 

22 

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

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

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

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

Interstate 95 from Duval County Line to SR 200/A1A- over capacity as a 6-lane road 

SR 200/A1A from US 17 to Chester Road- overcapacity as a 6-lane road 

US 17 from Duval County Line to Harts Road- over capacity as a 2-lane road 

These volumes and deficiencies are used as a starting point for identifying transportation 
improvements associated with the ENCPA and DSAP. Per HB 7207, development cannot be 
held responsible for addressing existing backlogs. Since these roadway segments are 

projected to operate over capacity based on other development approved within Nassau 
County (prior to approval of the ENCPA development program), improvements to these 
segments are not included as part of the Mobility Network of funded improvements. 

The Mobility Network is based on the transportation demand for the approved total 
development program of 24,000 residential units and 11 million square feet of non
residential uses (retail, office and industrial). Based on trip generation calculations using ITE 
rates, this development program is expected to generate 379,721 daily trips, as detailed in 
Appendix B. 

The estimated ENCPA cost for infrastructure improvements in the Mobility Network is S 124.1 

million in Year 2012 dollars, consisting of t he following components: 

1. CR 1 08 Extension 

2. New 1-95 Interchange 

3. Interchange Road 

4. US 17 widening 

5. Employment Center north-south road 

6. Employment Center collector roads 

7. Traffic signals at major intersections 

8. Internal trails 

Next Steps 

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

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

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

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

Complete documentation of the transportation analysis assumptions and results is provided 
in Appendix 8, Transportation Analysis. 

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

options are viable. The transportation mobility approach accounts for the following 
elements: 

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

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

Interconnected network of local streets-The Sector Plan also provides guidelines 
for local streets to ensure that they form a connected system between and within 

neighborhoods. This reduces the need for internal traffic to use the primary street 

network. 

Internal trails network-The ENCPA is proposed to contain approximately 100 miles 
of multi-use trails that can accommodate pedestrians, bicyclists and golf carts. 
Within the DSAP area, 20 miles of trails are planned. 

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

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

Figure 3.1 shows the transportation network included in the previously adopted ENCPA 
Sector Plan 

Figure 3.2 shows the recommended Mobility Network to support the overall ENCPA. In 
comparison to Figure 3.1, this network reflects modifications and refinements to the 
roadway alignments as a result of further detailed planning and analysis, but maintains the 
intent of the approved ENCPA transportation system. As the d istribution of land uses within 
each DSAP is defined, TerraPointe may work with Nassau County to refine the mobility 
improvements associated with each phase of development. 

The estimated ENCPA cost for the Mobility Network is $124.1 million in Year 2012 dollars, 
consisting of the following components as shown on Figure 3.2: 

1. CR 108 Extension 

2. New 1-95 Interchange 

3. Interchange Road 

4 . Employment Center north-south road 

5. Employment Center collector roads 

6. Traffic signals at major intersections 

7. Internal trails (not shown on exhibit) 

These improvements w ill be funded and implemented over time based on the construction 
of development within the ENCPA and the trips generated by this development 

As noted on Figure 3.2, improvements to both SR A 1 A and Chester Road are funded through 
construction as part of the adopted FOOT Five-Year Work Program. Consequently, these 
projects were not Included in the calculation of total costs. With the inclusion of these 
improvements in the Work Program, they will be constructed sooner than if tied to 
development activity within the EN CPA as part of the Mobility Network. The inclusion of the 
two items in the Work Program also allows mobility fee funds received in the short term to 
go towards other improvements. 

Detailed Specific Area Plan: East Nassau Employment Center 



Figure 3.::t: Recommended ENCPA Mobility Network 
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Improvements 
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• Interchange 

Q Traffic Signal 

Notes 

Mobility 

1. All +lane roadways are assumed to be 
implemented in phases, with 21anes constructed 
internally. 

2. The cross-sections for all the Mobility Network 
roadways also include 12' multi-use trails. 

3. In addition to the roadways shown, the Mobility 
Network includes 2S miles of separate 
multi-use trails. 

4. Roadways shown in dashed lines have committed 
funding through FOOT for additional lanes. These 
roadways are not included in the costs for the 
recommended mobility plan. 
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DSAP Master Mobility Network 

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

Central Planning Area 

Figure 3-3 summarizes the mobility improvements associated with the Central Planning 
Area. These improvements were identified based on the development program of 2.500 
multi-family residential units and 7,000,000 square feet of non-residential uses (retail, office 
and Industrial). This program for the Central Planning Area generates an estimated 91,480 
dally trips at bulldout. The development program and Its assumptions are summarized In 
Appendix B and In the Land Use section of this document. 

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

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

2. East - West Interchange Road (41anes, Initially constructed as 21anes) 
This roadway will provide access to the Central Planning Area from US 17. 
An Interchange with Interstate 95 Is assumed at the buildout of the Central Planning 
Area. As areas of the ENCPA east of US 17 are developed, the Interchange Road will 
be extended to the east. 

3. Collector Roadways (21anes with tum lanes) - The collector roadways for 
the Central Planning Area provide a second access point to and from SR A 1A. as well 
as connections to the TOO area near US 17. 

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

s. Trail System -A system of multi-use trails is planned to provide non-auto travel 
choices within the Central Planning Area. The trail system will accommodate 

Detailed SP«<fic Area Plan: East Nassau Employment Center 



pedestrians, blcycllsu and golf carts. Approximately 20 miles of trails are lnduded as 
part of the Mobility Network for this area. 

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

For short-term {five-year) conditions, the total development program for the Central 
Planning Area consisu of 250 multi-family residential units and 400,000 square feet of office. 
This development Is expected to occur around along the north-south arterial road near SR 
AlA. Based on ITE trip generation calculations, this development program generates a total 
of 6,216daily trips. 

For short-term conditions, all access will be via SR A 1 A. As discussed earlier, SR A 1 A through 
the Central Planning Area Is funded for widening to six lanes as part of FOOT's adopted Five 
Year Work Program. This Improvement provides the additional capadty necessary to 
accommodate short-term development; therefore, no additional short-term regional 
lmprovemenu are necessary. In terms of internal Mobility Network needs, the short-term 
lmprovemenu are limited to roadway segmenu to provide access to development parcels. 
A signal at SR A 1 A and the North-South Arterial Road may be needed and should be 
evaluated as development occurs. This Intersection aligns with the existing Intersection of 
SR A 1 A and William Burgess Boulevard, where the County desires to add a traffic signal. Any 
consideration of the need for a traffic signal should also address traffic volumes from this 
southern leg. 

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

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

The total development program for the Northern Planning Area consists of 769 single-family 
residential units and 75,000 square feet of retail; this program produces an estimated 12A25 
dally trips. (The development program Is discussed In more detail in Appendix Band In the 
Land Use chapter). Access to the Northern Planning Area Is limited to a single roadway, US 
17, with two access points recommended. Environmental constraints to the north and 
Interstate 95 to the east restrict the opportunity for additional connectivity. 

For short-term (five-year) conditions, no development Is projected within the Northern 
Planning Area. Therefore, no short-term transportation Improvements have been identified 
fOT this area. 

Figure 3.5: ENCPA DSAP Southern Planning Area Mobility Plan 

Southern Planning Area 
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The transportation network to support the Southern Planning Area consists of local streets 
and internal trails as shown on Figure 3.5. 

The total development program for the Southern Planning Area consists of 769 single-family 
residential units and 25,000 square feet of retail; this program produces an estimated 9,550 
dally trips. (The development program Is discussed In more detail in Appendix Band In the 
Land Use chapter). Existing access to the Southern Planning Area is limited to a single 
roadway, William Burgess Boulevard, to the northeast Additional connections to the north to 
5R A 1 A have been identified as possible, but are not required to support development of this 
area. Environmental constraints to the south and Interstate 95 to the west restrict the 
opportunity for additional connectivity. 

For short-term (five-year) conditions, a development program of 100 single family units Is 
identified for the Southern Planning Area. This development program generates 
approximately 957 dally trips. Based on this low development Intensity and the available 
capacity on William Burgess Boulevard, no short-term transportation improvements have 
been Identified for this area. The analysis results are discussed In further detail in Appendix B. 

Detailed Specific Area Plan: East Nassau Employment Center 



Recommended Typical Cross-Sections 

Figure U shows recommended cross ~ctions for streets within the Employment Center 
DSAP. The~ sections may be modified In coordination with Nassau County. The Intent of 
the aoss sections Is to provide the basis for the final design Included In the Planned 
Development document for the Employment Center. These cross sections illustrate how 
mobility planning prlndples will be Integrated into the design of Complete Streets that 
provide safe and comfortable accommodations for pedestrians, bicyclists and motorists. The 
final design may be varied based on natural features or other operational considerations. 

Figure 3.6: Recommended Cross-Sections 

Employment C...ter Primary Road Cross-Section 

Mobility 

Residential Neighborhood Local Road Cross-Section 

Employment Center Secondary Road Cross-section 

TOO/Village Cente r Secondary Road Cro55-Section TOO Milage CEnter Alternative Typical Cross-section 
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Land Us~ 

ENCPA land Use Summary 

The ENCPA Master Plan includes specific land use sub-categories and their respective 
general development guidelines. Combined, these sub-categories comprise a full mixture of 
uses including industrial, commercial, residential, civic and conservation. This functional mix 
of land uses has been allocated in a manner which supports a long-term jobs-to-housing 
balance for both the ENCPA and the County as a whole {see Figure 4.1 ). A brief description 
of each land use sub-category is contained below. 

Conservation Habitat Network (CHN) 

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

Regional Center (RC) 

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

Transit Oriented Development (TOO) 

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

Employment Center (EC) 

The Employment Center (EC) land use sub-category identifies areas suitable for the location 
of employment generating uses intended to serve both Nassau County and the region. 
These may include industrial (manufacturing, warehousing and distribution), office, 
research/technology and business service related uses. In addition, secondary supporting 

uses such as multi-family residential, retail, lodging and civic/public facilities may be 
permitted. 

Village Center (VC) 

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

Residential Neighborhood (RN) 

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

Resort Development (RD) 

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

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

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

Central Planning Area 

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

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

The OSAP development program calls for 2,500 dwelling units and 7,000,000 square feet of 
non-residential development within the Central Planning Area. Two land use districts serve 
to organize this program In a compatible and sustainable manner. The -1,441 acre 
Employment Center (EC) district is specifically intended to encourage economic 
development and allows such uses as manufacturing, warehousing and distribution, 
technological and medical research, and business services. Secondary supportive uses, 
including retail, lodging and multi-family residential, are also permitted. The development 
standards for this district are broad and intended to allow for significant flexibility; thereby, 
further encouraging job-<:reatlng development 

Also Include within the Central Planning area Is a -300 Regional Center (RC) district and 
associated Transit Oriented Development (TOO) area. While the Regional Center allows for 
many of the same employment generating uses as the Employment Center, it is primarily 
intended to accommodate large-scale retail and residential uses. Approximately 50 acres of 
the district has been designated for Transit Oriented Development or "TOO: This TOO 
sub-area contains specific design principles intended to guide the development of the area 
In a compact, mixed-use and walkable manner. This development pattern both 
accommodates and encourages future transit service to the area. 

Figure 4.8: DSAP Central Planning Area Overall Land Map 
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As with the Central Planning Area, the primary component of the Northern Planning Area 
master pian is a Conservation Habitat Network (CHN). Comprised of regionally significant 
ecological communities and other open space, this network encompasses approximately 
312 acres of the 665 acre Planning Area and arranges development within the planning area 
Into compact nodes while preserving critical wildlife habitat and natural drainage systems. 

The ENCPA's multi-modal transportation theme carries through to the Northern Planning 
Area. The Planning Area's developable lands have been connected both internally and 
externally with a multi-modal transportation network Incorporating pedestrian, bicycle, and 
automobile facilities. 

The DSAP development program calls for 769 dwelling units and 75 ,000 square feet of 
no~resldential development within the Northern Planning Area. Two primary land use 
districts guide future development of this Area: Village Center and Residential 
Neighborhood. A -26 acre Village Center CVO district serves as a major organizing element 
and provides retail and service opportunities within dose proximity to the Planning Area's 
residential neighborhoods. The Area's Residential Neighborhood (RN) district is divided Into 
three tiers to ensure an appropriate transition of densities. Small, mixed-use Neighborhood 
Centers are also permitted within the Residential Neighborhood district and are Intended to 
serve as focal points for the neighborhoods and provide limited, neighborhood-serving 
retail and service uses. 

Table 4.8: Northorn Planning A1'11a O.Voiopmont Program 
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Figure 4.1 0: DSAP Southern 
Planning Area Overall Land 
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As with the other Planning Areas, the primary component of the Southern Planning Area 
master pian is a Conservation Habitat Network (CHN) comprised of regionally significant 
ecological communities and other open space. This network encompaSS6 approximately 
266 acres of the 599 acre Planning Area and arranges development within the planning area 
Into compact nodes while preserving critical wildlife habitat and natural drainage systems. 

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

The DSAP development program calls for 769 dwelling units and 25,000 square feet of 
non-residential development within the Southern Planning Area. This entire Planning Area 
Is comprised of a single primary land use district Residential Neighborhood (RN)-Tier 2. 
The Residential Neighborhood -Tier 2 classification allows for residential development at a 
minimum average net density of 25 dwelling units per acre. As with the Northern Planning 
Area, small, mixed-use Neighborhood Centers are also permitted within the Residential 
Neighborhood district and are Intended to serve as focal points for the neighborhoods and 
provide limited, nelghbomood-servlng retail and service uses. 

Table 4.C: Southern Planning AIN O.Velopment Prog,.m 
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Figure 4.2: Central Planning Area DSAP Employment Center 
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DSAP Land Uses 

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

Employment Center {EC) (Central Planning Areal 

The Central Planning Area's primary land use is a 1,441 acre Employment Center (EC). This EC 
is intended to provide significant economic development opportunities and Improve the 
overall jobs-to-housing ratio within Nassau County. The EC has immediate access to higher 
level transportation facilities (1-95, US 17, SR 200 and the CSX rail corridor) and is to be 
comprised primarily of office/researchJight industrial and commercial uses. A variety of 
secondary uses are also permitted and are Intended to augment and support the 
Employment Center's primary uses. 

Permitted Uses 

Multi-family residential dwellings (whether free standing or part of a mixed use structure), 
office, per10nal services, research park. high technology, high value business Industry and 
service uses, manufacturing, warehousing distribution, commercial, hotel and civic uses, 
public facilities, transit stations and other land uses that are similar and compatible. 
Employment Center's primary uses. 

DSAP Development Standards: Employment Center 

Non-Residential Standards 

Minimum Lot Requirements: 
Minimum lot width: 60 feet 

• Minimum lot area: 7,500 square feet 

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

Minimum Yard Requirements: 

· Front yard: 20 feet 

Side yard: 

Rear yard: 

10feet 

10feet 

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

Building Restrictions: 

• Maximum Building Height: 5 stories 

Detailed Specific Area Plan: East Nassau Employment Center 



• Minimum FAR: 

• Maximum FAR: 

None 

1.00 

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

Residential Standards 
Minimum lot Requirements: 

• Townhouses 

Minimum lot width: 

Interior lot: 

Exterior lot: 

Minimum lot area: 

20feet 

30feet 

Interior lot: 2,000 square feet 

Exterior lot 3,000 square feet 

Multiple-family dwellings and other permitted 
structures: 

Minimum lot width: 1 00 feet 

Minimum lot area: 1 0,000 square feet 

Minimum Yard Requirements: 

• Townhouses 

Front yard: 

Rear yard: 

Side yard: 

10feet 

10feet 

Interior units: 

Exterior units: 

Ofeet 

10feet 

• Multiple-family dwellings and other permitted 
structures: 

Front yard: 

Rear yard: 

Side yard: 

Building Restrictions: 

20feet 

20feet 

20feet 

• Maximum building height: 

Duplexes and townhouses: 

Multiple-family dwellings: 

Detailed Specific Area Plan: East NaSSIIu Employment Center 

3 stories 

5 stories 

• Minimum Average Net Density: 

Maximum Average Net Density: 

5 dulac 

20du/ac 

Policy FL 13.07(0(1)specifies the following general design 
guidelines for the Employment Center sub-category. 

a) Delll!lopment In the Employment Center lond use sub-<'Otegory 
shall be subject 10 the following land use mix percentage 
requirements (96 max Is based an d~lopable land area 
-Grass acreage less CHN, wetlonds, waterbodles, wetland 
buffrrs and public utility easements): 

/. Office, research park and business service - 1596 to 
90'16; 
/i./ndustrial (manufacturing and warehousing 
distribution) - 09610 6096; 
Iii. Support retail, hotel and services - 096 to 1 096; 
iv. Ovic. public fodlitles and transit stations - 1096 
minimum; and 
v. Residential- 09610 1096 

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

C) Delll!lopment shall be designed to incorporate landscaping 
and pedestrian amenities such as benches and bicycle porldng 
along sidewalks and multf'iJse paths and streets. 

d) Delll!lopment shall be designed 10 accommodate ke!kr bus, 
bus rapid transit and other transit stops. 

This policy are hereby Incorporated into the OSAP and shall apply to 
all future development within the EC district 

Employment Center (EC) Guidelines 

A Preliminary Development Plan (POP) shall be submitted for 
individual development parcels within the Employment Center of 
this OSAP. The POP shalllndude design and architectural standards 
as required for a Planned Development for East Nassau Community 
Planning Area (PD-ENCPA). Each POP within the Employment Center 
shall be consistent with the applicable polides, development 
prlndples. general guidelines and standards stipulated In Future 
Land Use Objective FL .13 of the Nassau County 2030 
Comprehensive plan and the Employment Center development 
standards and guidelines of this OSAP. The POP shall show how 
compatibility between land uses within the Employment Center will 
be achieved Including, but not limited to building massing, scale 
fenestration, landscape, hardscape, use of the CHN, recreation areas 
and open spaces to define land use areas and provide buffers. 
Where conflicts exist between OSAP standards ant the Nassau 

Land Use 

County Land Development code, the OSAP shall control. All POPs 
shall be subject to the SR200/A 1 A overlay regarding slgnage and 
landscape buffers adjacent to SR200. Multi modal pathway 
standards within this district shall be described in the POP and shall 
Include golf cart use. 

Employment Center Non Residential Guidelines 
a) Buildings should be designed 10 support their primary uses and 

Incorporate design elements of scale and massing to cnate an 
attmctilll! frontage to the primary public roadway network. 

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

C) A pedestrian sidewalk or passage way should connect 
employee and customer entrances 10 the primary street. 

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

e) Site and landscape design should prcwide for sa~ pedestrian 
access through parldng areas to a public right of way. 

f) Non- Residential d~lopment within theemploymentcentrr 
should be designed to permit connections of the CHN and 
open space networks. 

Employment Center Residential Guidelines 
a) Residential areas should be buffered from manufacturing and 

industrial areas 10 the extent practical by the CHN or office, 
Institutional, open space or recreational uses. 

b) Residential areas may be gated when pathway access Is 
prcwided and the project does not prelll!nt connectivity of the 
multi use pathway and open space networics. 

c) Residential development within the employment center should 
encourage connections 10 the CHN, open space and trail 
networks. 

d) Site and landscape design should provide for sa~ pedestrian 
access through parldng areas 10 a public right of way and a 
transit stop as applicable. 

e) Mulrifaml/y residential d~lopments within the Employment 
Center should be connected where feasible by both lll!hicular 
and non lll!hlcular tralll!l modes 10 retail or office uses. 

f) Residential projects may Incorporate retail and office as 
supporting uses and amenities In frH standing or lll!rtfcally 
integrated buildings. 
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Figure 4.3: Central Planning Area DSAP Regional Center 
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Regional Center (RC) (Central Planning Areal 

In addition to the Employment Center (EQ, the Central Planning Area also contains a 254 acre 
Regional Center {RC). The Regional Center Is Intended to identify areas suitable for locating a 
broad mix of useilncluding. residential, high way commerciaVinterchange-related uses, regional 
scale retail, commercial, hotel, office, business/research parks and light industrial. Uke the 
Employment Center, the Regional Center has Immediate access to higher level transportation 
facilities including, US 17 and the CSX rail corridor. To capitalize on the Center's proximity to the 
existing rail corridor and the potential for future passenger rail transit. a portion of the area has 
been designated as a Transit Oriented Development {TOO) district. Specifics regarding the TOO 
district are contained In a subsequent section. 

Permitted Uses 

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

DSAP Development Standards: Regional Center 

Non-Residential Standards 

Minimum Lot Requirements: 

· Minimum lot width: 60 feet 

Minimum lot area: 7,500 square feet 

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

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

Minimum Yard Requirements: 

· Front yard: 20 feet 

. Sldeyard: 

· Rearyard: 

10feet 

10feet 

Building Restrictions: 

· Maximum Building Height 

. Minimum FAR: 

Maximum FAR: 

5 stories 

0.25 

o.so 
· The minimum landscape area shall not be less than ten {1 0) percent of the total lot 

area and shall be In conformance with the standards In article 37. 

Detailed Specific Area Plan: East Nassau Employment Center 



Residential Standards 
Minimum Lot Requirements: 

· Single-family dwellings and duplexes 

Minimum lot width: 30 feet 

Minimum lot area: 

· Townhouses 

3,800 square feet 

Minimum lot width: 

Interior lot 

Exterior lot 

Minimum lot area: 

20feet 

30feet 

Interior lot 2,000 square feet 

Exterior lot: 3,000 square feet 

Multiple-family dwellings and other permitted 
structures: 

Minimum lot width: 1 00 feet 

Minimum lot area: 
feet 

Minimum Yard Requirements: 

· Single-family dwellings and duplexes 

Frontyard: lOfeet 

Rear yard: 10feet 

Side yard: Sfeet 

• Townhouses 

Front yard: 10feet 

Rear yard: 10feet 

Side yard: 

Interior units: 0 feet 

Exterior units: 1 0 feet 

1 0,000 square 

• Multiple-family dwellings and other permitted 
structures: 

Front yard: 10feet 

Rear yard: lOfeet 

Side yard: Sfeet 

Building Restrictions: 

· Maximum building height: 

SFR, duplexes. townhouses: 

Multiple-family dwellings: 

· Minimum Average Net Density: 

· Maximum Average Net Density: 

Detailed Specific Area Plan: East Nassau Employment Center 

3 stories 

S stories 

7 dulac 

20dulac 

Polley FL 13.07(8)(1 )specifies the following general design 
guidelines for the Regional Center sub-category. 

a) The Regional Center shall be designed to incorporate the key 
elements of a Multi-Modal Transportation District, pursuant to 
Polley Fl..' 3.05. 

b) Residential di!VI!Iopment shall be permitted as detached single 
family units, attached townhomes, multi-family unltJ; and 1/ve
worlc units; residential units may be located above ground floor 
commercial and professional offlce. Residential di!VI!Iopment 
within the Regional ~nter is not subject to density bonuses 
found elsewhere In the Comprehensive Plan. 

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

d) DI!VI!Iopment shall be designed to Incorporate landscaping 
and pedestrian amenities such as benches and bicycle parking 
along neighborhood sidewalks and multi-use paths. 

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

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

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

Regional Center (RC) Guidelines 

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

Land Use 

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

and Incorporate design elements of scale and massing scale, 
massing and fenestration with surrounding development, 
adaptive resuse and to create an attroctlw frontage to the 
primary public roadway network. 

b) To the extent possible, the primary emplo~ and customer 
entrances should be clearly articu/oted in the building design 
and face the primary street. 

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

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

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

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

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

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

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

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

and big bole retail to the extent practical by the CHN, offlce. 
institutional or recreational uses. 

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

c) Development should encourage conn«tions of the CHN and 
open space networlcs. 

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

e) Multifamily residential di!VI!Iopments should be connectrd 
by both vehicular and non vehicular travel modes to retail or 
offlce uses where practical. 

f) Residential projects may incorporate retail and offlce as 
supporting uses and amenities In free standing or vertically 
lntegtrlted buildings. · 
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Figure 4.5: Central Planning Area DSAP TOO 
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Transit Oriented Development TOO (Central Planning Areal 

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

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

Permitted Uses 
Residentia~ retail, office, restaurants, hotels/motels, personal services and business services, parks/ 
plazas and other civic uses, public facilities. transit stations and other land USIIS that are similar and 
compatible. 

DSAP Development Standards: Transit Oriented Development 
Minimum Lot Requirements: 

• Minimum lot width: None 

• Minimum lotarea: None 

Minimum Yard Requirements: 

Front yard: 

Side yard: 

0 feet. 1 5 ft maximum 

Ofeet 

Rear yard: Sfeet 

Building Restrictions: 

• Maximum Building Height: 6 stories 

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

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

stations; 
f) Transit-supportive porlclng; 
g) Development within on area designated as roo shall contain the following percentage 

of block types. 
I) Mixed Use Blocks - I 5'16 to 80'16 
2) Reta/18/ocks -0'16 to 50'16 

[)@tailed Sp«lfic Area Plan: East Nassau Employm.r1t Center 



3) Offlce Blocks - 096 to 6096 
4) Residential Blocks - 1596 to 6096 
5) Civic Blocks-596 to 3096; and 

h) On-site parking for commercial and offlce land uses shall be 
located behind or beside buildings fronting on primary streets 
(excluding Internal ace~ lanes). 

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

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

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

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

1--:J.=l===i ,. I I I =$: 

Detailed Specific Area Plan: East Nassau Employment Center 

Doorways and windows should be oriented toward a street 
or other public space to provide visual interest an 
increased security. 

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

Block and Street Design Guidelines 
The TOO sub-district should be designed around a 
connected grid or curvilinear grid street network with a 
typical block length of three hundred and fifty feet (350'). 
Block length Is be measured from intersection centerline to 
Intersection centerline. 

--
- .... 

' '--

Traffic calming measures should be incorporated into 
street design. These measures may include bulb-outs, 
raised crosswalks, textured paving materials, chicanes and 
round-a-bouts. Speed bumps shall not be permitted. 

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

Pedestrian and Bicycle Facilities Design 
Guidelines 

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

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

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

Land Use 

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

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

Off-street Parking and Circulation Design 
Guidelines 

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

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

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

Pedestrian paths through parking facilities should be 
clearly delineated. 

Civic, Recreation and Open Space Design 
Guidelines 

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

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

Signage 
• Poles signs are prohibited within the TOO sub-district. 
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Figure 4.4: Northern Planning Area DSAP Village Center 
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Deulled Specific Area Plan: East Nassau Employment Center 

Village Center (VC) (Northern Planning Area) 

Approximately 26 acres of the Northern Planning Area has been designated as a VIllage 
Center (VC). The VIllage Center (VC) land use sub-<:ategory is intended to identify areas 
whkh may serve as higher density/intensity, mixed-use centers for surrounding residential 
neighborhoods. The range of permitted uses Includes residential, commercial, office and 
civic. 

Permitted Uses 

Single-family, two-family, ancillary (accessory) dwelling units. multi-family residential (either 
free standing or In mixed-use structures), retail sales. personal services, business and 
professional offices, recreation and commerdal working waterfront uses. parks/plazas. 
recreation and open space, govern menu, other public uses and land uses that are similar 
and compatible. 

DSAP Development Standards: Village Center 

Non-residential Standards 
Minimum lot Requirements: 

• Minimum lot width: 60 feet 

• Minimum lot area: 7,500 square feet 

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

Minimum Yard Requirements: 

· Front yard: 20 feet 

· Side yard: 1 0 feet 

. Rearyard: 1 0 feet. No side yard shall be required where two (2) or more 
buildings adjoin side by side. 

Building Restrictions: 

. Maximum Building Height. 

Minimum FAR: 
. Maximum FAR: 

5 stories 

0.20 

1.00 

. The minimum landscape area shall not be less than ten (1 0) percent of the total 
lot area and shall be In conformance with the standards In article 37 (Ordinance 
2008-01). 

Land Use 
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Residential Standards 
Minimum Lot Requirements: 

• Slngle-family dwellings and duplexes 

• Minimum lot width: 30feet 

Minimum lot area: 

. Townhouses 
3,800 square feet 

Minimum lot width: 

Interior lot 

Exterior lot 

Minimum lot area: 

20feet 

30feet 

InteriOr lot 2,000 square feet 

• Exterior lot 3,000 square feet 

Multiple-family dwellings and other permitted 
structures: 

Minimum lot width: 

· Minimum lot area: 
feet 

Minimum Yard Requirements: 

· Slngle-famlly dwellings and duplexes 

Front yard: 10feet 

Rear yard: 10feet 

Side yard: Sfeet 

· Townhouses 

Front yard: 10feet 

Rear yard: 10feet 

Side yard: 

Interior units: 

Exterior units: 

Ofeet 

10feet 

100feet 

1 0,000 square 

· Multiple-family dwellings and other permitted 
structures: 

Front yard: 

Rear yard: 

Side yard: 

Building Restrictions: 

10feet 

10feet 

Sfeet 

• Maximum building height: 

SFR. duplexes, townhouses: 3 stories 

• Multiple-family dwellings: 5 stories 

· Minimum Average Net Density: 7 dulac 

• Maximum Average Net Density: 20 dulac 

Polley Fl.13.07(D)(1)speclfies the following general design 
guidelines fur the Village Center sub-category. 

a) R~denttal development shall be permitted as single family. 
multl.faml/y or attadled livr-worlc units and shall be permitted 
allow ground floor commercial and profnslonal offlcr. 

b) On-site parldng for commercial and offlce land uses shall be 
located behind or beside buildings fronting on primary streets. 

c) Shared parldng areas shall be encouraged for all VIllage Center 
uses,lndudlng any public and civic land uses. 

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

e) Sites shall be designed to Incorporate plazas and parks that 
serve the VIllage Center and surrounding neighborhoods. 
Sites shall be designed to accommodate existing or future 
keeler bus/rranslt stops. 

These policies are hereby Incorporated into the DSAP and shall 
apply to all future development within the VC district 

Village Center (VC) Guidelines 

A Preliminary Development Plan (PDP) shall be submitted fur 
Individual development parcels within the Village Center of this 
DSAP. The PDP shall include design and architectural standards as 
required fur a Planned Development for East Nassau Community 
Planning Area (PD-ENCPA). Each PDP within the Village Center shall 
be consistent with the applicable policies, development principles 
and general guidelines and standards stipulated In Future land Use 
Objective Fl.13 of the Nassau County 2030 Comprehensive plan 
and the Village Center development standards and guidelines of 
this DSAP. Where conflicts exist between OSAP standards ant the 
Nassau County Land Development code, the OSAP shall control. 
Multimodal pathway standards within this district shall be 
described In the PDP and shall include golf cart use. 

Building Design Guidelines 

a) Buildings should be designed to support mixed uses and 
incorporate design elements of scale. massing and fenestration 
to create an attractlw frontage to the primary public roadway 

b) 1M primary facades and entrances for buildings should be 

oriented to primary street frontages. 
cJ Loodlng and service areas should be screened and IOCDted 

at the rear or side of buildings away from the main building 
entrance. 

d) Trash and ~ing storage. mechanical equipment, 
transformers and similar allow ground utilities where practicDI 
should be scnened and located away from the primary 
building and stn!et frontages. 

e) Prrmanent outside storage areas should be screened and 
integrated within the overall building design. This should not 
preclude outside display of goods for marketing purposes such 
as associated with garden centers, formers marlc~ts etc. 

Block a. StrMt Design Guidelines 
a) Sttftt and block patterns should promote an Jntetronnected 

multi modal .stnet netwarlc which provides for SDk and 
comfortable pathways. 

b) Sidewalks or pathways should be lacated on both sides of 
streets where practical and lndude street trees. 

Pedestrian and Bkycle Circulation 
a) To the extent proctica/, pedestrian walkways should be loalted 

between non residenlial building frontages and vehicular u~ 
areas. A pedestrian netwarlc connecting public right of ways 
with private non residential building frontages should be 
encouraged 

b) Bicycle parldng should be provided adjacent to retail and office 
uses as well as bus/rranslt stops. 

Parking a. Circulation Design Guidelines 
a) Cross access should be provided behwen adjacent non 

residential parcels and parldng areas. 
b) Open space requirements may be achieved in the form of 

parks, squares or greens lacated to ~rve as focal points for 
community events and active or passivr recreational activities. 

c) Civic buildings. such as a community center, when lacated In a 
village center and where feasltw should be located odjacent to 
a parlc. square or green parlc. accessible to a transit stop. 

Detailed Sp«<fic Aru Plan: East Nassau Employment Center 



Figure 4.6: Northern Planning Area DSAP Residential Neighborhood 
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Figure 4.7: Southern Planning Area DSAP Residential Neighborhood 
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Detailed Specific ANa Pion: East Nassau Employm.nt Center 

Residential Neighborhood {RN) (Northern and Southern Planning 
Areas) 

A majority of the Northern Planning Area and the entirety of the Southern Planning Area 
have been designated as Residential Neighborhood (RN). The Residential Neighborhood 
(RN) land use sub-category is Intended is to create a hierarchical pattern of residential 
neighborhoods radiating outward from Village Centers. The sub-category is divided into 
three 'Tiers': r.er 1 neighborhoods are mld-<lenslty, residential areas adjacent to Village 
Centers. 11er 2 neighborhoods are lower density In chllracter and generally located ~to 1 
mile from Village Centers. 11er 3 represents the lowest density neighborhoods generally 
located beyond 1 mile from a designated Village Center. In addition, smal~ mixed-use 
Neighborhood Centers (NC) are also permitted within the RN. These centers can serve as a 
focal point for a neighborhood and provide limited, neighborhood-serving uses. 

Permitted Uses 

Residential Neighborhoods 

Slnglffimily detached, two-family, town homes and multi-family residential, andllary 
(accessory) dwelling units, clustered residential lots (In 11er 3), parks, schools and daycare 
centers. other public/civic facilities. and other land uses that are similar and compatible. 

Neighborhood Centers 

General retail, personal services, offices. attached residential and civk uses (Including 
religious Institutions), daycare facilities, parks/plazas, other neighborhood-serving uses, and 
other land uses that are similar and compatible. 

DSAP Development Standards: Residential Neighborhood 

Non-Residential Standards 

Minimum Lot Requirements: 

· Minimum lot width: 60feet 

. Minimum lot area: 7,500 square feet 

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

Minimum Yard Requirements: 

Front yard: 20 feet 

. Side yard: 1 0 feet 

• Rear yard: 10 feet No side yard shall be required where two (2) or more buildings 

Building Restrictions: 

· Maximum Building Height 3 stories 

Land Use 
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· Maximum lot Coverage: 

lot coverage by all buildings, including, 
accessory buildings and structures shall be not 
more than sixty-five (65) percent of the lot. 

Impervious surface land coverage of recreational 
and open space uses should not exceed fifty (50) 

percent for activity based recreational 
de111!1opment and ten (1 0) percent for resource 
based recreational development 

The minimum landscape area shall not be less 
than ten (1 0) percent of the total lot area and 
shall be in conformance with the standards in 
article37. 

Residential Standards 

Minimum lot Requirements: 

• Single-family dwellings and duplexes 

Minimum lot width: 30 feet 

Minimum lot area: 3,800 square feet 

· Townhouses 

Minimum lot width: 

Interior lot: 20 feet 

Exteriorlot 30 feet 

Minimum lot area: 

• Interior lot: 2,000 square feet 

Exterior lot: 3,000 square feet 

Multiple-family dweRings and other permitted 
structures: 

• Minimum lot width: 125 feet 

· Minimum lot area: 15,000 square feet 

Minimum Yard Requlremenu: 

· Single-family dwellings and duplexes 

Front yard: 1 0 feet 

Rear yard: 1 0 feet 

Side yard: 5 feet 

• Townhouses 

Front yard: 1 0 ft 

Rearyard: 10ft 

Side yard: 

Front yard: 1 0 feet 

Rear yard: 10 feet 

Side yard: 5 feet 

• Townhouses 

Front yard: 10ft 

Rear yard: 10ft 

Side yard: 

Interior uniU: 0 feet 

Exterior uniU: 1 0 feet 

· Multiple-family dwellings and other permitted 
structures: 

Front yard: 20 feet 

Rear yard: 20 feet 

Side yard: 20 feet 

Building Restrictions: 

• Maximum building height 

SFR. duplexes, townhouses: 3 stories 

Multiple-family dwellings: 4 stories 

• Maximum lot coverage: 

SFR. duplexes, townhouses: 35% 

Multiple-family dwellings: 25% 

• Minimum A~~erage Net Density: 

Tier 1: 5 dulac 

Tier 2: 25 dulac 

T~er3: N/A 

• Maximum Average Net Density: 

Tltl1: N/A 

Tier 2: N/A 

Tltl3: 50du/oc dumred, .lOdu/oc u~ 

Polley FL 1 3.07(E)(1)specifies the following general design 
guidelines for Tiers 1 and 2 of the Residential Neighborhood (RN) 
sub-category. 

a) Private neighborhood paries, plazas and civic areas shall 
provide an identity for individual neighborhoods. 

b) Community or regional paries and community fociJitles shall be 
located near or adjacent to planned and existing public school 

fadlltles. Jolnt'(lst recreational fadlltlts with a public school 
facility shall be encouraged. 

c) Private neighborhood paries are improved areas and shall 
provide recreational space and may Include such amenities as 
Informal play fields, play equipment seating areas and other 
such improvements. 

d) Private neighborhood paries shall be generally a minimum of 14 
ocre in s~ and publicly accessible. 

e) Public schools shall be loaned in accordance with Objective 
7 0.3 of the Publk Schools Facilities Element. 

f) Stormwater management areas shall be designed as a visual 
amenity and may count towards the minimum par/c and 
common open space requirements when publicly accessible. 

g) Transit stops, where public tronsit Is available. should be 
Incorporated as a focal paint and designed as a cMc feature In 
a visible and secure setting of the neighborhood. 

Policy FL 1 3.07(E)(2)speclfies the following general design 
guidelines for Tier 3 of the Residential Neighborhood (RN) sub
category. 

a) Development shall nor exceed an average maximum Mmityol 
one (1) dwelling unit per ten (I 0) gross ocres. However, where 
drwlopment is clustered to presefl/e open space. the County 
shall permit densities up to an average maximum net density 
of one (7) elM/ling unit per two (2} ocres. 

b) Clustl!red rievelopment areas shall contain a minimum of eight 
(B) lou and a mtl/Cimum of thirty (30) lots, with a maximum 
front Jot width of 7 SO feet. 

Policy Fl. 1 3.07(E)(3)spedfies the following general design 
guidelines for Neighborhood Centers within the Residential 
Neighborhood (RN) subcategory. 

a) The gross land area for ~ighborltood Centers shall include a 
mtl/Cimum of twelvl! (1 2) acres and shall include a parlc square 
or green of at least one (7) acre In area. 

b) Residential ckvelopment shall be pennitttd as attached livt
worlc units or located abo~ ground floor comml!rciol and 
professional office. 

c) Shared parlclng areas shall be permitted for all nl!lghborhood 
centl!r uses, including any public and civic land usl!s. 

These policies are hereby incorporated Into the DSAP and shall 
apply to all future development within the RN district and NC 
sub-district 

Detailed Specific Area Plan: East ~au Employment Centar 



Residential Neighborhood (RN) Guidelines 

A Preliminary Development Plan (POP) shall be submitted for 
individual development parcels within the Residential Districts T~ers 
1, 2&3 of this DSAP.The PDP shall include detailed design and 
architectural standards as required as a Planned Development for 
East Nassau Community Planning Area (PD-ENCPA). Each PDP for a 
Residential Neighborhood development shall be consistent with 
the applicable polkles, development prindples and general 
guidelines and standards stipulated in Future Land Use Objective FL 
. 13 of the Nassau County 2030 Comprehensive plan and the RN 
development standards and guidelines of this DSAP. Where conflicts 
exist between DSAP standards ant the Nassau County Land 
Development code, the DSAP shall control. Multlmodal pathway 
standards within this dlstrkt shall be described In the PDP and shall 
Include golf cart use. 

RN Tier 1 Guidelines: 
a) Primary entrances for single family and multifamily residential 

structures should be visible from the public right of way. 
b) To the extent feasible front loaded garages for detached, 

single-family units should be recessed from the primary facode 
of the primary stfi/Cture. 

c) Garages for detached or attached housing, on lotlless than 
40 feet wide. should generaUy be accessed by alley or side yard 
drlvrwoy. 

d) Lot sizes should be varied within ne/ghborfloods ro encourage 
o variety of housing sizes and types. 

e) Paries and open space should generally be distributed 
throughout a neighborflood within short walking distances 
for the majority of residential units. Paries and open spaces 
should serw as organizing design elements ond foCD/ po/ntl 
for ne/ghborflood activities. 

f) Residential streetl, where feasible. should be connected ro 
form a pottem of residential blacks that support a variety of 
housing types.. The typicol street pattern may generally be a 
grid ho_, curvilinear street and cui-<Je-SQCS may be used 
ro accommodate environmental and unique topographic 
conditions. 

g) Roadway connections or stub-outs should be encouraged 
between adjacent parcels ro enhana connectivity betwHn 
neighborhoods. 

h) Street trees should be planted where practical and spaced 
generally fifty (50) feet on centrr. 

Detailed Specific Area Plan: East Nassau Employment Center 

I) Srormwarrr management areas should be designed as 
amenities where practical and In accord with engineering best 
practices. 

RN Tier 2 Guidelines: 
a) Tier 2 neighborhoods are lntrnded ro provide a range of 

housing types. Housing types are typically single-family 
dwellings. 

b) Primary entrances for residential structures should be visible 
from the public street right of way. 

c) To the extent feasible front loaded garages should be recessed 
from the primary facode of the primary structure. 

d) Garages for houses on lotlless than 40 feet wide should 
generally be accessed by alley or side yard driveway. 

e) Paries and open space should generally be distributed 
throughout a nelghborflood within short wallclng distances 
for the ma)orlty of residential units. Paries and open spaces 
should serw as organizing design ekmentl and focal po/ntl 
for nelghborflood activfffa 

f) Residential blocks may be formed by a connected networlc of 
curvilinear streetl and cul-<le-sacs. Cul-<le-5acs should be used 
ro accommodate environmental and unique topographic 
conditions. 

g) Roadway connections or stub-outs should be encouraged 
betwHn adjacent parcels ro enhance connectivity between 
nelghborfloods. 

h) Street trees should be planted where practical and spaced 
generally fifty (50) feet. 

Q Srormwatrr management areas should be designed where 
practical as amenities In accord with engineering best 
practices. 

RN Tier 3 Guidelines: 
a) Tier 3 neighborhoods are lntrnded ro provide for single

family dwellings In a rural setting. They may be clusrrred or In 
located In individual acreages typically associated with rural 
development patterns. 

b) Roadway connections or stub-outs should be encouraged 
between adjacent neighborhoods ro promote a connected 
public rood nerworlc. 

Land Use 

Figure 4.5: Typical Rural Development Pattern 

Figure 4.6: Rural Cluster Development 
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Public Facilities Summary 

A detailed analysis of public facilities has been conducted utilizing the DSAP land use plan 
and associated development program, consistent with the requirements of 1 63.3245(3)(b)(S) 
F.S. Potential Impacts were analyzed for both short-term (5-yr) and long-term (build-out) 
conditions. The complete details of this analysis are contained in Appendix C. Andings have 
been summarized below. 

Potable Water 

Nassau County is located within the St Johns River Water Management District (SJRWMD). 
Per the District's 2003 Water Supply Assessment, existing water supply sources and water 
supply development plans are considered reasonably adequate to meet Nassau County's 
projected needs. 

JacksonviUe Electric Authority (JEA), provides potable water service to most of Nassau 
County. The East Nassau Employment Center DSAP is located within JEA's District 7- Nassau 
County Water Service Area. Potable Water demands for the proposed development program 
were analyzed at both the 5-yr and build-out milestones. It was determined that adequate 
capacity exists to accommodate potential impacts under both scenarios (see Table 5.A). 

Table 5.A: POblble Water Analysis (MGD) 

15-ysr I MO I 2.00 I 0.12 I HB I 
Build-out 10.20 5.00 1.65 355 

Wastewater 

The East Nassau Employment Center DSAP Is located within JEA's District 7- Nassau County 
Sewer Service Area. Wastewater treatment demands for the proposed development 
program were analyzed at both the 5-yr and build-out milestones. It was determined that 
adequate capacity exists to accommodate potential impacts under the projected 5-yr 
development program (see Table 5.8). It appears that additional treatment capacity would 
be needed to accommodate demand by the 20 year build-out The developer will work with 
JEA to identify locations and land area reservations needed to support water and wastewater 
facilities beyond the first five {5) years. The County will be able to evaluate these 
reservations and capacity in their review of each PDP within this DSAP. 

Table 5.8: W-ater Anolysls (MGD) 

••115--- I++ •s+ ldMI•rmaa.-

15~· 1 2.00 1 0.86 1 0.12 1 1.02 1 
Build-out 2.00 1.50 1.65 -1.15 

Solid Waste 

Solid waste service Is provided to the East Nassau Employment Center DSAP by Nassau 
County. Available facilities have a combined lifespan of 39 years. It was determined that no 
improvements to solid waste facilities would to be necessary to accommodate the proposed 
DSAP development program at either the 5-yr or build-out milestones. 

Stormwater 

Stormwater impacts and necessary improvements will be determined and permitted in 
accordance with the St Johns River Water Management District (SJRWMD) discharge design 
criteria. 

Schools 

The East Nassau Employment Center DSAP Is located within the Nassau County School 
District. The School District and Nassau County have entered Into an lnterlocal agreement 
{ILA) regarding the location and adequate capacity of public schools. Utilizing 
methodologies outlined by both the School District and Nassau County, DSAP school 
demand and potential impacts were projected for both the 5-yr and build-out development 
program scenarios. 

It was determined that adequate capacity exists within the current system to accommodate 
potential impacts under the projected 5-yr development program. Additional school 
capacity at the elementary, middle and high school levels will be needed to accommodate 
the projected DSAP demand at build-out At this time, two new elementary schools are 
programmed within the District's 10-yr work program. Another elementary school and a 
new middle school are programmed within the District's 20.yr work program. If constructed, 
these facilities would be adequate to address projected needs at the elementary and middle 
school levels. Development of the DSAP beyond the 5-yr milestone should be monitored to 
determine If the Inclusion of new high school facilities within future School District work 
plans would be needed. 

Recreation and Open Space 

Currently, Nassau County is deficient In all types of recreation and open space facilities. The 
proposed DSAP 5-yr and build-out programs are estimated to increase demand by 
approximately 1 2 acres and 141 acres, respectively. This demand Is being met within the 
DSAP through the provision of significant open space and an extensive multi-use trail 
system. 

The proposed DSAP land use plan lndudes approximately 1,700 acres of open space In the 
form of Interconnected wetlands, surface waters and upland preserves forming a 

Detailed Sp.dfic Area Plan: East Nassau Employment Center 



Conservation Habitat Network (CHN). Approximately 344 acres of uplands are lnduded 
within the DSAP CHN. This open space system exceeds the demand created by the DSAP. 
This will serve both the residents and employees of the East Nassau Employment Center 
DSAP and the County. The significant open space system provided by the DSAP is capable of 
not only accommodating DSAP Impacts but helping the County address the County wide 
deficiency In regional parks through 2030. 

At build-out, the East Nassau Employment Center DSAP will contain over 20 miles of multi
use trails. Assuming an aver.~ge width of twelve feet. this trail system would provide aver 30 
acres of recreational facilities and connect neighborhoods and employment centers to the 
extensive open space network. 

In addition to both the CHN and multi-use tr.~il system, ENCPA policies require the inclusion 
of neighborhood parks. plazas and play1\elds. At build-out. these facilities are anticipated to 
exceed the projected demand created by the DSAP development program and assist 
significantly in addressing the County's overall de1\ciency in recreation and open space 
acreage. 

Syr Capital Improvement Schedule 

Chapter 163.3245 requires public facilities necessary to serve the development In the DSAP 
Identify any developer contributions to be included In the S year capital improvement 
schedule of the affected local government. 

The proposed development program of the East Nassau Employment Center DSAP includes 
a mix of land uses projected to provide a fiscal surplus to Nassau County. This projection Is 
based on the ratio of nonresidential to residential development that Is higher for the County 
as a whole. 

The evaluation of the 5-year projections of development for the East Nassau Employment 
Center Detailed Specific Area Plan Indicate the following impacts to public facilities: 

Roads 

- S-year tr.lnsportation Impacts do not adversely impact existing State or County roads to 
a level requiring widening or other Improvements that are otherwise provided for In 
conjunction with the Mobility Plan and related Development Order for this DSAP. However 
intersection Improvements on SR 200/A 1 A with connecting road(s) within the DSAP are 
anticipated within the first five (S) years. The Intersection Improvements are estimated to be 
$700,000 which will be developer funded. 

Detailed Specl1\c Area Plan: Ea•t Nassau Employment Center 

Public Facilities Summary 

Utilities 

Based on the availability response letter from JEA sufficient water, wastewater(sewer) and 
reclaimed water service and capacity is available for the first five years of the DSAP's 
projected development progr.~m. System connections will be developer Improvements In 
accordance with JEA's policies and procedures. Extension of water, wastewater to serve the 
first 1\ve (5) years of development will be developer funded and the estimate cost will be 
addressed at the first PDP submittal. 

Schools 

Computations based on the Nassau County School Board (NCSB) 2012-2013 Work Plan, the 
Amended Inter-local Agreement for Public School Facility Planning and the Nassau County 
2030 Comprehensive Plan Public Schools Fadlitles Element Indicate there currently exists 
sufficient capacity or it Is already progr.~mmed in capacity improvements during first five 
years of the DSAP. Based on the DSAP and the NCSB School impact fee Study (dated 
November 7, 2011), the developer will enter Into a separate agreement with the NCSB to 
address impact fee credits for reservation of approximately 28 acres of usable land to 
facilitate construction of an elementary school site within the Centr.ll Planning Area. 

Parks 

Computations based on the Nassau County 2030 Comprehensive Plan recreation and open 
space level of service standards show residential units proposed to be built within DSAP 
during first five years create demand for 12.25 acres of land for community and regional park 
lands. The DSAP has planned over 340 acres of uplands In the CHN that may be used to meet 
the recreation land requirement. Subject to an agreement between the Developer and 
Nassau County addressing timing and other conditions for reservation. The Developer will 
reserve up to thirty four (34) usable acres of land for a regional recreation facility In an area 
as generally depleted on the Central Planning Area Overall Land Use Map. Any reservation 
will be consistent with the DSAP Development Order_ 

Fire & Police Stations 

The County has requested approximately four (4) acres within the DSAP be set aside for a 
Fire/EMS site to serve the overall Yulee area. Subject to an agreement between the 
Developer and Nassau County. The Developer will reserve approximately four (4) acres for 
the Fire/EMS facility in an area generally depicted on the Central Planning Area Overall Land 
Use Map. Any reservation will be consistent with the DSAP Development Order. 

The potential location for the elementary school, park and fire/EMS facility reservations are 
depicted on the DSAP Central Planning Area Over.~ll Land Uses Map (Figure 4.8) 

51 





"' "' 



54 

Implementation 

Implementation Strategies 

Several mechanisms have been created to assist with the Implementation of the East Nassau 
Employment Center Detailed Specific Area Plan (DSAP). These include a Planned 
Development ordinance intended to streamline the future entitlement process for the 
ENCPA as a whole and a Mobility Ordinance which implements the mobility fee system as 
outlined in Chapter 3 of this document. A more detailed description of each of the items Is 
contained below. Also included is a discussion regarding potential funding mechanisms 
Intended to address the financial feasibility of the plan. 

Planned Development Ordinance 

To provide consistency in the preparation and adoption of DSAPs within the ENCPA, an 
overall Planned Development rezoning ordinance has been prepared. The Intent of this 
ordinance Is to effectively rezone the entirety of the ENCPA; thereby, codifying specific 
submittal and processing procedures for both the East Nassau Employment Center DSAP 
and all future DSAPs. Included within the ordinance are sections addressing the intent and 
purpose of the PMNCPA zoning district and procedures for the approval and adjustment of 
OSAPs. Preliminary Development Plans and Final Development Plans. The adoption of this 
ordinance and its respective sections both clarifies and streamlines development review 
processes within the ENCPA and ensures compliance with the ENCPA Master Plan. 

Mobility Plan 

In 201 l,ln response to concerns regarding the unintended negative effects of Florida's 
concurrency management system, the legislature repealed state mandated transportation 
concurrency requirements. Later that same year, the Nassau County Board of County 
Commissioners followed suit by amending Article 2 of the Nassau County Land 
Development Code to eliminate the requirements for transportation concurrency at the 
local level. While the repeal of concurrency management addressed the ill effects of that 
system, It also left a void In regards to transportation planning for the County. 

The East Nassau Employment Center DSAP addresses the need for a sustainable. financially 
feasible approach to transportation planning through the implementation of a •Mobility 
Plan~ The Mobility Plan provides a system which encourages compact. mixe<k.lse and 
multi-modal development while greatly simplifying the funding mechanisms needed to 
ensure adequate public facilities. Chapter 3 of this document outlines both the 
methodology used to development the Mobility Plan as well as a recommended plan for 
Implementation. 

The Development Order Conditions for this DSAP shall require every new development or 
redevelopment that occurs In the ENCPA Sector to be assessed a mobility fee prior to approval of 
final construction and/or engineering plans or building permits. This system Is Intended to 
eliminate Inequities In the former transportation concurrency system In that all new development 
will pay the fft regardless of available capacity, or lack thereof, within the ENCPA Mobility Network 
established for the ENCPA Sector. This Mobility Fee approach shall, at a minimum, provide for: 
mobility fft calculation; mobility fee payment and, mobility fee credits. The establishment of the 
mobility fee will not preclude the use of other potential mechanisms to fund the ENCPA Mobility 
Network including but not limited to tax Increment financing. special assessment districts, or cost 
recoupment arrangements that may be approved by Nassau County or the use of Incentive 
mechanisms for community redevelopment or economic development 

Financial Feasibility 

During the course of preparing the Mobility Plan and related mobility fft system, it was 
determined that the proposed fee for non-residential development was exceptionally high In 
comparison to surrounding counties and cities and would lllcely Inhibit rather than encourage 
economic development within the ENCPA. This anomalous result was attributed to the fact that 
previous transportation facility funding mechanisms (such as Impact ffts and proportionate share 
payments) Inherently subsidized non-residential development Similar results have been found by 
other counties seeking to implement a mobility fee system, namely Pasco County. 

Non-residential development Is often subsidized for several reasons. Rrst. non-residential 
development such as office and industrial uses provide significant economic development 
potentiaL They create employment opponunitles, generating jobs for both current and future 
Nassau County residents. They also have the ability to amact outside Investment; thereby, 
Increasing jobs, earnings and output for the respective county. 

To address this issue and ensure the success of the East Nassau Employment District, alternative 
funding mechanisms will need to be employed to subsidize costs associated with development 
Impacts. One such mechanism Is Tax Increment Rnanclng (11F). Although typically associated 
with Community Redevelopment Areas (CRA), TIF funding may also be applied to address 
backlogged public facilities (see Section 163.3182, Rorida Statutes) or subsidize jolxreating 
•favored•land uses by paying all or a portion of that uses mobility fee. In the case of Pasco 
County, one-third of the ad valorem tax revenues resulting from the Increase In the County-wide 
property tax yield mfl were used to fund the gap between discounted and standard mobility fees 
for the favored land uses. 

Alternative funding mechanisms, such as TIF, special assessment districts, or cost recoupment 
arrangements, have the potential to not only subsidize transportation Improvements within the 
ENCPA, but also other public facility Improvements needed to encourage economic development 
within the Sector and lncentlvlze sustainable development patterns. 

Detailed Specific ArM ~n: East Nassau Employment Canter 



Statute Compliance Matrix 

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 I of chapter 380 

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. 

Ch. 163.324S(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. 

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. 

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

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 S-year capital improvement schedule of the af
fected local government. 

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, which easements shall beef
fective before or concurrent with the effective date of the detailed specific area plan and other important resources both within and outside the host jurisdiction. 

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 dean, 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. 

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

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

The cat. onalysis supporting this DSAP hu been Included In • separate appendix document ond submitted to Nossou County for their RCJUfotory - of this DSAP. 

Detailed Specific Area Plan: East Nassau Employment Center 

Implementation 

See Chapter 1 - Introduction. 

See Chapter 4- Land Use. 

See Appendices, Section C- Public Facilities. 

See Chapter 3 - Mobility and Appendices, 
Section B -Transportation Analysis. 

See Appendices, Section C - Public Facilities. 

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

See Chapter 2- Environmental Conditions 
and Appendices, Section A- Natural and 
Archeological Resources and Analysis. 

See Chapter 4 - Land Use. 

See Chapter 6 -Implementation and 
Appendices, Section D -Intergovernmental 
Conditions. 
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Appendix A 
Natural Resource Analysis 

A.1 Natural Resource Protection 

A.1.1 Sector Plan Requirements: F.S. § 163.3245 

Pursuant to F.S. § 163.3245, a sector plan must include the adoption of a 
long-term master plan (LTMP) and two or more detailed specific area plans 
(DSAP) whose purpose is implementation of the LTMP. According to the 
following sections of the rule, an approved LTMP must include the following 
components for the purposes of natural resource identification and 
protection: 163.3245(3)(a)(1) "a framework map that, at a minimum, 
generally depicts areas of urban, agricultural, rural and conservation land 
use"; 163.3245(3)(a)(5) "a general identification of regionally significant 
natural resources within the planning area based on the best available data 
and policies setting forth the procedures for protection or conservation of 
specific resources consistent with the overall conservation and development 
strategy for the planning area''; and 163.3245(3)(a)(6) "general principles and 
guidelines addressing ... the protection and, as appropriate, restoration and 
management of lands identified for permanent preservation through 
recordation of conservation easements ... which shall be phased or staged in 
coordination with detailed specific area plans to reflect phased or staged 
development with the planning area ... [and] general principles and guidelines 
addressing [the protection of] wildlife and natural areas." 

Pursuant to F.S. § 163.3245, a DSAP must be consistent with the adopted 
long-term master plan and must include conditions and commitments that 
provide for natural resource protection, including: 163.3245(3)(b)(7) 
"detailed analysis and identification of specific measures to ensure the 
protection and, as appropriate, restoration and management of lands within 
the boundary of the DSAP identified for permanent preservation through 
recordation of conservation easements consistent with s. 704.06, which 
easements shall be effective before or concurrent with the effective date of 
the DSAP and other important resources both within and outside the host 
jurisdiction."; and 163.3245(3)(b)(8) "detailed principles and guidelines ... ffor 
the purpose of] protecting wildlife and natural areas ... " 

A-1 Environmental Analysis 
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A.1.2 Nassau County Comprehensive Plan: East 
Nassau Community Planning Area (ENCPA) 

The ENCPA Master land Use Plan (Master Plan) was adopted as an 
amendment to the Nassau County (County) Comprehensive Plan (Comp Plan) 
on October 18, 2010. The EN CPA Master Plan meets the requirements for, 
and was adopted as a lTMP, pursuant to the Florida sector plan statute (F.S. 
163.3245). 

The primary goal of the ENCPA Master Plan is to promote sustainable and 
efficient regional land use. 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 
(±)acre ENCPA. The CHN within the overall ENCPA contains the majority 
("'80%) of large connected wetland strands and a majority ("'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. Preserving this mix of wetland and 
uplands within the proposed CHN conservation corridors will provide a 
variety of habitats needed by listed wildlife, provide corridors that 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. 

Consistent with F.S. 163.3245(3)(a)(1), the adopted Comp Plan Future land 
Use Map (HUM) includes the ENCPA boundary which "generally depicts 
areas of urban, agricultural, rural and conservation land us.". Consistent with 
F.S. 163.3245(3)(a)(S), the HUM depicts the adopted CHN which "[identifies] 
regionally significant natural resources within the planning area ... ". 
Consistent with F.S. 163.3245(3)(a)(6), and 163.3245(3)(b)(7) and (8), all 
lands within the CHN must comply with the following guidelines and 
standards adopted in the Comp Plan Future land Use Element (HUE; Policy 
Fl. 13.07): 

• 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. 

• 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. 
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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 species to the crossing and enhance effectiveness of such 
crossings. 

• Prior to commencement of development within the EN CPA, 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. 

• The boundaries of the CHN are identified on the County FLUM. The 
boundaries of the CHN shall be formally established as conservation 
tracts or placed under conservation easements when an abutting 
development parcel to portions of the CHN undergoes development 
permitting in accordance with the requirements of the St. John's River 
Water Management District (SJRWMD) and pursuant to the following 
criteria: 

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

o the final boundary of upland edges forming the CHN boundary 
shall be established generally consistent with the FLUM, 
recognizing that minor adjustments may be warranted based on 
more or refined data and any boundary adjustments in the upland 
area shalll) continue to provide for an appropriate width given 
the functions of the CHN in that particular location (i.e., wetlands 
species or habitat protection), the specific site conditions along 
such boundary and the wildlife uses to be protected and 2) ensure 
that the integrity of the CHN as a wildlife corridor and wetland 
and species habitat protection area is not materially and adversely 
affected by alteration of such boundary; and 

o boundary modifications meeting all of the criteria described in 
this policy shall be incorporated into the CHN and the EN CPA 
Master Plan upon issuance of the applicable SJRWMD permits and 
shall be effective without the requirement for an amendment to 
the FLUM, ENCPA FLUE policies or any other Comp Plan Elements 
defined in Chapter 163, F.S. 

• Silvicultural and agricultural activities allowed in the Agricultural classification 
of the FLUE of the Comp Plan, excluding residential land uses, shall continue 
to be allowed within the CHN. When the final boundaries of any portion of 
the CHN are established as described above, a silvicultural management plan 

A-3 Environmental Analysis 



I East Nassau Employment Center DSAP 

will be developed in accordance with best management practices to protect 
the overall conservation objective of such portion of the CHN. 

In addition to compliance with the guidelines listed above, all development 
within the ENCPA must also comply with all goals, objectives and policies 
within the Comp Plan Conservation Element (CS). 

A.1.3 Local, State and Federal Natural Resource 
Regulations 

A.1.3.1 Wetlands and Surface Waters 

The approximate extent of wetlands and surface waters within the DSAP 1 
Area (Property) was determined through photointerpretation and selective 
groundtruthing, during preliminary field studies. The Property includes 
approximately 1,653 acres of wetlands and approximately 11.3 acres of 
surface waters (Figure A1.1). Wetlands have not been flagged, mapped using 
a Global Positioning System (GPS) unit, surveyed or agency verified at this 
time. 

Wetland protection within the Property is regulated by the SJRWMD, the 
Department of the Army, Corps of Engineers (ACOE), and Nassau County. 
Prior to development, the extent of state jurisdictional wetlands and surface 
waters will be determined based on the Florida unified wetland delineation 
methodology (Chapter 62-340, Florida Administrative Code [F.A.C.]). Dredge 
and fill activities, and mitigation for these activities, are regulated by the 
state through the Environmental Resource Permit (ERP) program, and 
implemented jointly by the Florida Department of Environmental Protection 
(FDEP) and the five water management districts. The ACOE regulates the 
depositing of dredged or fill material within "waters of the United States, 
including wetlands" through the Clean Water Act § 404 permitting process. 
The ACOE will require that jurisdictional wetlands be determined pursuant to 
the 1987 Wetland Delineation Manual and the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Atlantic and Gulf Coastal 
Plain Region: (November 2010), and through application of the "Rapanos 
Guidance" of June 5, 2007. Further, issuance of an environmental resource 
permit from the Florida Department of Environmental Protection (FDEP) will 
serve as state water quality certification required under § 401 of the Clean 
Water Act. 

A-4 Environmental Analysis 
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In addition to state and federal regulations, wetland protection within the 
Property is also regulated by Nassau County. Field-verified jurisdictional 
wetlands are designated as Conservation I on the County FLUM. Proposed 
development must be directed away from wetlands '~ .. by clustering the 
development to maintain the largest contiguous wetland area practicable 
and to preserve the pre-development wetland conditions" in accordance with 
the Comp Plan. As described above, provisions for wetland protection are 
also included within the Conservation Habitat Network (CHN) guidelines and 
standards described in Policy Fl.13.07 of the Comp Plan. The CHN not only 
includes wetlands and surface waters but also a network of adjacent uplands 
depicted as Conservation on the ENCPA Master Plan. Uplands designated as 
Conservation areas in the CHN will serve as a buffer between jurisdictional 
wetlands and developable tracts. The final boundaries of wetlands and 
upland buffers will be formally determined when an abutting development 
parcel undergoes permitting in accordance with requirements of the 
SJRWMD. As described in Policy Fl.13.07, any modifications to the CHN 
boundary as depicted on the ENCPA Master Plan which result in a reduction 
in the upland Conservation area shall provide for an appropriate width, given 
the functions of the CHN in that particular location (i.e. wetland species or 
habitat protection), the specific site conditions along such boundary and the 
wildlife uses to be protected. This compensation will ensure that the integrity 
of the CHN as a wildlife corridor and habitat protection area is not materially 
or adversely affected by the alteration of the CHN boundary. 

Impacts to jurisdictional wetlands and conservation areas will be purposely 
avoided, except in cases where no other feasible or practical alternatives 
exist that will permit a reasonable use of the land or where there is an 
overriding public benefit. In such cases, final determination of impacts due 
to wetland encroachment, alteration, or removal will be coordinated, 
mitigated, and permitted through completion of state and federal regulatory 
authority approvals and permitting. Mitigation requirements for unavoidable 
impacts to wetlands must be determined using the UMAM functional 
analysis. Stormwater runoff generated on the Property will be treated by an 
extensive Surface Water Management System that will incorporate retention 
and detention ponds. Final impact and mitigation boundaries and acreages 
will be determined through state and federal permitting processes, and will 
be consistent with County goals, objectives and policies. 

A.1.3.2 Listed Species 

Based on preliminary field studies, a moderate to high likelihood of 
occurrence exists for several listed bird species due to the presence of 
potentially suitable nesting and/or foraging habitat within the Property (see 
section A.4.1.2 for details). Freshwater marsh and emergent vegetation 
associated with former borrow areas on the western side of the central 
parcel of the Property may provide potentially suitable foraging habitat for 
protected wading bird species such as wood stork. These borrow area 
marshes may also provide potentially suitable nesting habitat for Florida 
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sandhill cranes. Further, forested wetlands and marshes on the Property 
also have the potential to provide suitable habitat for limpkins. The 
likelihood of occurrence for the southeastern American kestrel is moderate 
due to the presence of potentially suitable foraging habitat in the form of 
open herbaceous cover within onsite utility easements. The wooden utility 
poles within the easements also potentially provide for suitable nesting sites. 
Although, no eagle nests have been documented by the FWC, or observed 
during preliminary field studies, the likelihood of an eagle nest occurring 
within the Property is moderate. This is due to the presence of large pine 
trees suitable for nesting, the presence of potential foraging habitat, and the 
proximity of the Property to potentially suitable off-site foraging habitat. The 
potential for occurrence of Worthington's marsh wren is considered high due 
to the presence of salt marsh habitat adjacent to the northern-most and 
southern-most parcels of the Property. 

Coordination will be initiated with the USFWS and/or FWC for guidance prior 
to undertaking any activity that may result in the disturbance of a listed 
species. We will comply with all appropriate state and federal wildlife 
regulations and guidelines to ensure that development activities within the 
Property do not jeopardize any listed species. 

·---- ----····························································-····---·-·········· ·- - --· 
A.1.3.3 Natural Resource Management 

F.S. 163.3245(3)(b)(7) requires the "identification of measures to ensure the 
protection, and as appropriate restoration and management of lands" within 
the DSAP. Consistent with this requirement, areas designated as 
conservation (CHN) within the approved LTMP will be included in a detailed 
conservation and land management plan that is developed specifically for 
the DSAP area. This DSAP-specific conservation and 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. In accordance with F.S. 163.3245 
and Camp Plan Policy FL. 13.07, wetlands within the Property that are 
located within the approved CHN will be placed under conservation 
easements or formally established as conservation tracts as adjacent areas 
within the DSAP are developed. 

A.2 Ecological Communities 

• 

Land use and vegetative cover types within the Property were classif ied 
based on FLUCFCS data obtained from the SJRWMD Geographic Information 
System (GIS) database, along with selective photointerpretation and 
groundtruthing (Figure A2.1). Botanical nomenclature is per Wunderlin and 
Hansen (Wunderlin, Richard P. and Bruce F. Hansen. 2003. Guide to the 
Vascular Plants of Florida, second edition. University Press of Florida. 787 
pp.) . 
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A.2.1 Wetlands and Surface Waters 

The Property (northern, central and southern parcels) contains 
approximately 1,653 acres of wetlands and approximately 11.3 acres of 
surface waters, based on photointerpretation and selective groundtruthing. 
Wetland communities are dominated by mixed forested wetlands 
(approximately 1,190.7 acres), wet planted pine (approximately 138.0 acres) 
and hydric pine flatwoods (approximately 80.1 acres). Other wetland 
communities within the Property include cypress swamps, scrub-shrub 
wetlands, mixed hardwood wetlands, coniferous wetlands, wet prairies, 
freshwater marsh and areas with emergent aquatic vegetation (Figure A1.1). 
All wetland acreages are preliminary and are subject to change based on field 
survey and agency review. 

Open Water (500) 
The southern parcel of the Property contains approximately 1.9 acres of 
open water associated with a man-made borrow area. 

Swales (510) 
Vegetated swales (approximately one acre), that transport flow during 
storms, generally have planted pine on their perimeter. They also include 
the following herbaceous groundcover species: velvet witchgrass 
(Dichanthe/ium scoparium), blackberry, manyflower marshpennywort 
(Hydrocotyle umbellata), sugarcane plumegrass (Saccharum giganteum), soft 
rush (Juncus effusus), clustered sedge (Carex glaucescens), scattered cypress 
(Taxodium sp.), red maple, and warty panicgrass (Panicum verrucosum). 

Ditches (516) 
Ditches (approximately 3.2 acres) within the Property include laurel oak, 
slash pine, red maple, wax myrtle, greenbrier, broomsedge bluestem, 
cinnamon fern, and Virginia chain fern. 

Reservoirs (530) 
A 5.2-acre reservoir that was formerly a borrow area is located on the 
southeastern side of the central parcel of the Property. Littoral vegetation 
and emergent aquatic vegetation are minimal. 

Mixed Wetland Hardwoods (617) 
Canopy vegetation within mixed wetland hardwoods (approximately 39.5 
acres) is comprised of cypress, slash pine, and red maple. The shrub layer is 
generally comprised of slash pine, wax myrtle, swamp bay, saw palmetto, 
and gallberry. Herbaceous groundcover species include velvet witchgrass, 
chalky bluestem (Andropogon virginicus var. glaucus), woodoats, sugarcane 
plumegrass, and Virginia chain fern, among others. 

Wetland Coniferous Forests (620) 
Approximately 43.8 acres of coniferous wetlands are located within the 
Property. The canopy stratum is comprised ofcypress, slash pine, sweetgum, 
and swamp tupelo (Nyssa sylvatica var. biflora). Sub-canopy species include 
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slash pine, cypress, red maple, swamp tupelo, and swamp bay. The shrub 
layer is comprised of slash pine, wax myrtle, swamp bay, saw palmetto, 
gallberry, cypress, and myrtle dahoon (/lex cassine var. myrtifolia}. The 
herbaceous groundcover generally includes velvet witchgrass, warty 
panicgrass, slash pine seedlings, beaksedge (Rhynchospora sp.}, bog white 
violet (Viola lanceo/ata}, slender flattop goldenrod (Euthamia caroliniana}, 
chalky bluestem, woodoats, sugarcane plumegrass, Virginia chain fern, 
woolly witchgrass (Dichanthelium scabriusculum}, sandweed (Hypericum 
fasciculatum), gallberry, blackberry, clustered sedge, club-moss (Lycopodiella 
sp.), swamp bay, dogfennel (Eupatorium capillifolium), purple bluestem 
(Andropogon glomeratus var. glaucopsis}, sweetgum, cinnamon fern, sedge 
(Carex sp.}, and camphorweed (Piuchea sp.}. 

Cypress (621} 
The canopy of cypress swamps (approximately 21.6 acres) is generally 
comprised of cypress, slash pine, red maple, swamp bay, and swamp tupelo. 
The sub-canopy includes slash pine, swamp bay, and cypress. The shrub 
stratum often includes groundsel tree (Baccharis halimifolia} and gallberry. 
Groundcover species often include sugarcane plumegrass, yellow jessamine, 
purple bluestem, spadeleaf (Centella asiatica}, and woolly witchgrass, among 
others. · 

Hydric Pine Flatwoods (625} 
The canopy stratum of hydric pine flatwoods (approximately 80.1 acres} on 
the Property is generally comprised of slash pine, with scattered cypress, red 
maple, laurel oak, swamp tupelo, and swamp bay. The sub-canopy often 
includes slash pine, laurel oak, swamp bay, loblolly bay, red maple, swamp 
tupelo, sweetgum, and dahoon. The shrub layer is comprised of loblolly bay, 
slash pine, wax myrtle, swamp bay, saw palmetto, gallberry, and fetterbush 
(Lyonia Iucida}. Herbaceous groundcover species often include velvet 
witchgrass, woodoats, maidencane (Panicum hemitomon), sugarcane 
plumegrass, bushy bluestem (Andropogon glomeratus), slash pine, purple 
bluestem, woolly witchgrass, Virginia chain fern, sandweed, blue maidencane 
(Amphicarpum muh/enbergianum}, spadeleaf, and laurel greenbrier (Smilax 
/aurifolia}, among others. 

Forested Wetland Mixed (630} 
The canopy stratum within mixed forested wetlands (approximately 1,190.7 
acres) is comprised of red maple, cypress, sweetgum, laurel oak, swamp 
tupelo, slash pine, dahoon, and myrtle dahoon. The subcanopy stratum is 
comprised of cabbage palm, red maple, sweetgum, laurel oak, loblolly bay, 
myrtle dahoon, slash pine, cypress, and swamp bay. The shrub stratum is 
comprised of wax myrtle, cabbage palm, saw palmetto, fetterbush, wax 
myrtle, and dwarf palmetto (Saba/ minor}. Herbaceous groundcover species 
often include greenbrier, woodoats, roundpod St. John's-wort (Hypericum 
cistifolium}, manyflower marshpennywort, cabbage palm, sweetgum, warty 
panicgrass, soft rush, blackberry, sedge, velvet witchgrass, camphorweed, 
purple bluestem, Virginia chain fern, netted chain fern (Woodwardia 
areolata}, sugarcane plumegrass, sawtooth blackberry (Rubus argutus}, 
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swamp bay, Virginia iris (Iris virginica), sandweed, blue maidencane, and 
maidencane. 

Freshwater Marshes (641) 
Approximately 45.2 acres of freshwater marsh exist on the Property within a 
series of former borrow areas in the central parcel, and within a large system 
in the southern parcel. Shrub vegetation on islands within the marshes 
includes swamp bay, gallberry, myrtle dahoon, red cedar, slash pine, and wax 
myrtle. Marsh groundcover vegetation includes sand cordgrass (Spartina 
bakeri), grassleaf rush (luncus marginatus), yelloweyed grass (Xyris sp.), 
sandweed, bushy bluestem, fireweed (Erechtites hieraciifolius), witchgrass 
(Dichanthe/ium sp.), slender flattop goldenrod, and lovegrass (Eragrostis sp.), 
among others. 

Wet Prairies (643) 
Wet prairies (approximately 12.1 acres) within the Property are characterized 
by maidencane, chalky bluestem, slender flattop goldenrod, velvet 
witchgrass, soft rush, sawtooth blackberry, bushy bluestem, spadeleaf, 
turkey tangle fogfruit (Phyla nodi/lora), and occasional slash pine. Rarely 
canopy-sized slash pine and shrub-sized groundsel tree are present. 

Within the utility easement (832) in the central parcel of the Property, wet 
prairies are comprised of chalky bluestem, velvet witchgrass, sugarcane 
plumegrass, sandweed, bushy bluestem, blackberry, slash pine saplings, 
swamp bay saplings, sweetgum saplings, yelloweyed grass, gallberry, 
witchgrass, blue maidencane, slender flattop goldenrod, and myrtle dahoon. 

Emergent Aquatic Vegetation (644) 
Approximately 36.8 acres of emergent aquatic vegetation is located on the 
west side of the central parcel of the Property within a series of former 
borrow areas. Vegetation within these areas is primarily comprised of 
American white waterlily (Nymphaea odorata) and bladderwort (Utricularia 
sp.). 

Mixed Scrub-Shrub Wetland (646) 
The shrub stratum within scrub-shrub wetlands on the Property 
(approximately 39.7 acres) is generally comprised of fetterbush, slash pine, 
myrtle dahoon, highbush blueberry (Vaccinium corymbosum), Carolina 
willow (Salix caro/iniana), groundsel tree, and wax myrtle, among others. 
Groundcover species generally include woodoats, beaksedge, sedge, redtop 
panicum (Panicum rigidulum), warty panicgrass, thistle (Cirsium sp.), purple 
bluestem, and woolly witchgrass, among others. 

Wet Coniferous Plantation (W441) 
Wet coniferous plantations (approximately 138.0 acres) are primarily 
comprised of planted slash pine (various stand ages), with rare occurrences 
of red maple, loblolly bay, sweetgum, dahoon, cabbage palm, and swamp 
bay, and very rare occurrences of cypress. The sub-canopy stratum is 
generally comprised of wax myrtle, swamp bay, groundsel tree, and red 
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cedar. Herbaceous groundcover vegetation is comprised of a variety of 
species including soft rush, sugarcane plumegrass, creeping primrosewillow 
(Ludwigia repens), other primrosewillow (Ludwigia sp.) species, sedge, 
Carolina redroot (Lachnanthes caroliana), sundew (Drosera sp.), 
camphorweed, spikerush (Eieocharis sp.), maidencane, yelloweyed grass, 
velvet witchgrass, slash pine seedlings, rush (Juncus sp.), beaksedge, bushy 
bluestem, purple bluestem, cudweed (Pseudognaphalium sp.), dogfennel, 
witchgrass, pipewort (Eriocau/on sp.), bogbutton (Lachnocau/on sp.), bog 
white violet, blue maidencane, maidencane, and sandweed. 

The Property contains"' 2,621.7 acres of upland communities("' 60.7%), 
based on preliminary photointerpretation and groundtruthing. Upland 
communities are dominated by Coniferous Plantations (441), which 
represent approximately 97.3% ("' 2,549.6 acres) of total upland acreage. 

Herbaceous Land (310} 
The Property contains "'1.1 acres of open herbaceous land characterized by 
witchgrass (Dichanthelium sp.), chalky bluestem (Andropogon virginicus var. 
glaucus), dogfennel (Eupatorium capil/ifo/ium), blackberry (Rubus sp.), 
scattered sand live oak (Quercus virginiana) saplings, laurel oak (Quercus 
/aurifo/ia) saplings, hickory (Carya sp.) saplings, everlasting (Gnapha/ium sp.), 
pawpaw (Asimina sp.), yellow jessamine (Ge/semium sempervirens), hairy 
indigo (lndigofera hirsute) and deerberry (Vaccinium stamineum). 

Live Oak (427} 
A small area of live oak (Quercus virginiana), (0.2 acres) is located on the 
western side of the central parcel of the Property. Canopy species are 
comprised of live oak, laurel oak (Quercus /aurifolia), water oak (Quercus 
nigra), red cedar (Juniperus virginiana), dahoon (/lex cassine), southern 
magnolia (Magnolia grandiflora), and cabbage palm (Saba/ palmetto). The 
shrub layer consists of saw palmetto (Serenoa repens), wax myrtle (Myrica 
cerifera), and sapling-sized canopy species. The herbaceous groundcover 
contains woodoats (Chasmanthium sp.), woodsgrass (Oplismenus hirtellus), 
crabgrass (Digitaria sp.), and panicgrass (Panicum sp.). 

Sand Live Oak (432} 
The 'Property contains "'5.3 acres of sand live oak. The canopy is dominated 
by sand live oak, laurel oak, hickory and red cedar. The groundcover is 
comprised of blackberry, blue huckleberry (Gaylussacia tomentosa), grape 
(Vitis sp.) vine, and netted nutrush (Scleria reticularis). 

Hardwood Conifer Mixed (434} 
Approximately 6.7 acres of upland within the Property is characterized as 
hardwood conifer mixed forest. The canopy stratum is comprised of slash 
pine (Pinus e/liottii), sweetgum (Liquidambar styraciflua), water oak, and 
laurel oak. The sub-canopy is comprised of cabbage palm, red cedar, 
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camphortree (Cinnamomum camphora), and sapling-sized canopy species. 
The groundcover is comprised of greenbrier (Smilax sp.), blackberry, cabbage 
palm seedlings, swamp bay (Persea palustris) seedlings, and yellow jessamine 
(Gelsemium sempervirens). 

Coniferous Plantation (441) 
The Property contains approximately 2,549.6 acres of planted pine (Pinus 
sp.). The canopy stratum within actively managed silvicultural areas is 
comprised primarily of planted slash pine with limited occurrences of 
naturally recruited sand live oak (Quercus geminata), cabbage palm, laurel 
oak, sweetgum, and red maple (Acer rubrum). Sub-canopy species include 
loblolly bay (Gordonia lasianthus), laurel oak, and swamp bay. The shrub 
layer is generally comprised of saw palmetto, wax myrtle, and gallberry (llex 
glabra). The herbaceous groundcover is generally sparse, but where present 
is comprised of gallberry, Virginia chain fern (Woodwardia virginica), and 
cinnamon fern (Osmunda cinnamomea). 

Disturbed Lands (740) 
The Property contains "'1.5 acres of land cleared for billboards. 

Borrow Area (742) 
The Property contains "'6.3 acres of man-made borrow areas within the 
southern parcel. This borrow area contains three deep linear channels with 
open water and minimal emergent vegetation. 

Roads and Highways (814) 
Over 9.5 acres of field roads are located throughout the Property. 

Electrical Power Transmission Lines (Utility Easement) (832) 
Upland vegetative communities within utility easements on the Property 
(approximately 41.5 acres) are regularly managed, maintaining a shrub layer 
comprised of live oak, wax myrtle, gallberry, and red cedar. The herbaceous 
stratum is comprised of gallberry, bracken fern (Pteridium aquilinum), 
blackberry, broomsedge bluestem (Andropogon virginicus), and grape (Vitis 
sp.) vine. 

A.3 Natural Resources Conservation 
Service Soils 

The U.S. Department of Agriculture Natural Resources Conservation Service 
(NRCS) Soil Survey Geographic database for Nassau County, Florida, identifies 
the following soil types within the Property (Figure A3.1): Hurricane
Pottsburg fine sands, 0 to 5 percent slopes (6), leon fine sand (9), Mandarin 
fine sand (10), Chaires fine sand (11), Goldhead fine sand (13), Rutledge 
mucky fine sand, frequently flooded (14), Buccaneer clay, frequently flooded 
(15), Ellabelle mucky fine sand, frequently flooded (16), Sapelo-leon fine 
sand (22), Kingsferry fine sand (24), Aqualfs, loamy (32), Goldhead-
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Meadowbrook fine sands, depressional (33), Boulogne fine sand (36), and 
Evergreen-leon mucks, depressional (39). 

A.4 Protected Wildlife and Plant Species 
Potential Occurrence 

• 

State and federal databases were reviewed to determine the likelihood of 
occurrence for protected and wildlife and species that occur or are likely to 
occur in 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 2012 to determine 
the occurrence or likelihood of occurrence for protected wildlife and plant 
species within the Property. 

Species of wildlife and plants protected under provisions of the ESA of 1973, 
16 United States Code 1531-1544, December 28, 1973, as amended 1976-
1982, 1984, and 1988 ESA and Florida rule (68A-27.0001- 27.007, F.A.C.) 
known to occur within the County are represented in Table A4.1. (Note: The 
FWC adopted new rules for listing imperiled wildlife species effective on 
November 15, 2010. Species previously classified as Endangered [E) or 
Threatened [T] were approved for reclassification as T in June 2011. Final 
reclassifications for sse toT or removal from the list and for E or T that were 
recommended for removal from the list are pending development and 
approval for implementation of management plans for each species.) The 
likelihood of occurrence, listed within this table, is based on a comparison of 
known general habitat requirements by these species with the habitats 
found on or near the Property, the quantity, quality, and adjacency of these 
habitats, as well as any observations of these species during preliminary field 
investigations. The likelihood of occurrence for protected species was rated 
as observed (i.e., species presence documented), high, moderate, low, 
unlikely, or not applicable based on knowledge of a species' habitat 
preference and site conditions. A likelihood of occurrence given as "unlikely'' 
indicates that no, or very limited, suitable habitat for this species exists on 
site, but the site is within the documented range of the species; "not 
applicable" indicates that the habitat for this species does not exist on or 
adjacent to the site and/or the site is not within the documented range of 
the species . 
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TableA4.1 Protected Plants and Animals with Potential for Occurrence on the East Nassau DSAP 1 Project Site, 
Nassau County, Florida. 

Likelihood Designated 

Species Habitat of Occurrence of Status1 

Occurrence USFWS1 FW~ 

AMPHIBIANS 

Ambystoma cingulatum Pine flatwoods, cypress swamp 
unlikely FT ST 

Frosted flatwoods salamander 

Lithobates capita Xeric oak scrub, sand pine scrub, sandhill, upland 
moderate sse hardwoods, pine flatwoods, freshwater marsh. -

gopher frog 

Notophthalmus perstriatus Principally longleaf pine-turkey oak sandhills, but also scrub; 
unlikely c occasionally pine flatwoods -

striped newt 

REPTILES 

Alligator mississippiensis Freshwater marsh, cypress swamp, mixed hardwood swamp, 

American alligator 
shrub swamp, bottomland hardwoods, lakes, ponds, rivers, low FT(S/A) -
streams. 

Caretta caretta Marine coastal and oceanic waters, beaches. not 
applicable 

FT -
loggerhead sea turtle 

Chelonia mydas Estuarine and marine coastal and oceanic waters, beaches. not 
applicable 

FE -
green sea turtle 

Dermoche/ys coriacea Oceanic waters, beaches. not 
applicable 

FE -
leatherback sea turtle 
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Table A4.1 Continued. 

Likelihood Designated 

Species Habitat of Occurrence of Status• 

Occurrence USFWS2 FWcJ4 

Drymarchon corais couperi Xeric oak scrub, sand pine scrub, sandhill, pine flatwoods, 

eastern indigo snake 
pine rocklands, tropical hardwood hammock, hydric low FT -
hammock, wet prairie, mangrove swamp. 

Gopherus polyphemus Sandhill, sand pine scrub, xeric oak scrub, coastal strand, 

gopher tortoise xeric hammock, dry prairie, pine flatwoods, mixed observed - ST 
hardwood-pine forests, ruderal. 

Lepidochelys kempii Marine coastal waters. not 
applicable 

FE -
Kemp's ridley sea turtle 

Pituophis melano/eucus mugitus Xeric oak scrub, sand pine scrub, sandhill, scrubby pine 
unlikely sse flatwoods, old fields on former sandhill and scrub sites. -

Florida pine snake 

BIRDS 

Aramus guarauna Freshwater marsh, mixed hardwood swamp, rivers, streams, 
moderate sse spring runs, lake margins, ruderal. -

limpkin 

Charadrius melodus Beaches, tidal mud flats. 
low FT -

piping plover 

Cistothorus palustris griseus Salt marsh. 

Worthington's marsh wren 
high - sse 

Egretta caeru/ea Freshwater marsh, various types of forested wetlands, lakes, 
high sse streams, salt marsh, mangrove swamp, tidal mud flats. -

little blue heron 
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TableA4.1 Continued. 

Likelihood Designated 

Species Habitat of Occurrence of Status1 

Occurrence USFWS1 FWcJ4 

Egretta thula Freshwater marsh. various types of forested wetlands, 

snowy egret 
streams, lakes, salt marsh, mangrove swamp, tidal mud flats, high - sse 
impoundments, ditches. 

Egretta tricolor Salt marsh, mangrove swamp, tidal mud flats, tidal creeks, 

tricolored heron 
tidal ditches, freshwater marsh. various types of forested moderate - sse 
wetlands, lakes and ponds. 

Eudocimus a/bus Freshwater marsh, various types of forested wetlands, salt 
marsh. mangrove swamp, tidal mud flats, ruderal. moderate - sse 

white ibis 

Falco sparverius paulus Sandhill, pine flatwoods, dry prairie, pasture, old field. 
moderate ST -

southeastern American kestrel 

Haematopus palliatus Beaches, sandbars, tidal mud flats, shellfish beds. 
low - sse 

American oystercatcher 

Mycteria americana Freshwater marsh. various types of forested wetlands, ponds, 

wood stork 
salt marsh, mangrove swamp, tidal mud flats, lagoons, high FE -
flooded pastures. 

Pe/ecanus occidentalis Beaches, mangrove swamp, tidal mud flats, estuarine and 
marine waters. low - sse 

brown pelican 

Picoides borealis Sandhill, pine flatwoods. 
unlikely FE -

red-cockaded woodpecker 
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TableA4.1 Continued. 

Likelihood Designated 

Spedes Habitat of Occurrence of Status1 

Occurrence USFWS1 FWcJ4 

Rhynchops niger Beaches, tidal mud flats, sandbars, tidal creeks, estuarine 
unlikely bays and lagoons. - sse 

black skimmer 

Sterna antil/arum Beaches, tidal mud flats, estuarine and marine waters, lakes. 
unlikely - ST 

least tern 

MAMMALS 

Sciurus niger shermani Sandhill, pine flatwoods, pastures. 
unlikely sse -

Sherman's fox squirrel 

Trichechus manatus /atirostris Estuarine bays and lagoons, seagrass beds, rivers, spring not 
runs. applicable 

FE -
Florida manatee 

Ursus americanus jloridanus Upland hardwood hammock, mixed hardwood-pine forest, 

Florida black bear 
pine flatwoods, cabbage palm-live oak hammock, cypress 

unlikely - ST 
swamp, bay swamp, shrub swamp, hydric hammock, 
bottomland hardwoods. 

1 FE= Federally-designated Endangered; FT =Federally-designated Threatened; FT(S/A) =Federally-designated Threatened Due to Similarity of Appearance; C=Candidate for Listing; ST =State-
designated Threatened; SSC =State Species of Special Concern. 

z U.S. Fish and Wildlife Service. 
3 Florida Fish and Wildlife Conservation Commission. 
4 These state classifications are pending reclassification in accordance with revisions to Rules 68A-27.003, 68A-27.00S, 68A-27.0012 and 68A-27.0021, Florida Administrative Code, for managing 

imperiled species as adopted by the Florida Fish and Wildlife Conservation Commission on September I, 20 I 0, effective November IS, 20 I 0. 
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A.4.1 Protected Wildlife Species 

A.4.1.1 Amphibians and Reptiles 

Gopher Tortoise: 
The gopher tortoise (Gopherus polyphemus) is listed as T by the FWC but is 
not listed as a T or E species by the USFWS. However, the USFWS recently 
determined in their 12-month finding published on July 27, 2011, that listing 
of the gopher tortoise as aT species in the eastern portion of its range is 
warranted under the ESA. Gopher tortoises were added to the candidate 
species list with the publication of the 12-month finding, but, for the time 
being, the USFWS is precluded from taking further action due to limited 
resources. Gopher tortoises occur in a variety of natural and disturbed 
habitats characterized by well-drained loose soils in which to burrow, low
growing herbaceous vegetation used for food, and open sunlit areas for 
nesting (Diemer 1992, Mushinsky et al. 2006). Gopher tortoises typically 
inhabit sites with soils that support sandhill, scrub, and pine flatwoods 
habitats (Enge et al. 2006). Reported annual average home range sizes vary 
from 1.2 to 4.7 acres for males and from 0.2 to 1.6 acres for females (Enge et 
al. 2006). Cox et al. (1987) indicate that patches of habitat must be at least 
25-50 acres in size to support a minimally viable population of gopher 
tortoises, but Eubanks et al. (2002) found that 47-101 acres were needed to 
support populations of this size. Mushinsky et al. (2006) considered 250 
acres to be the minimum area necessary to maintain a population of 
tortoises, and a buffer zone surrounding the 250-acre parcel would provide 
additional security. 

A 100% survey of all areas of suitable gopher tortoise habitat will be 
required, immediately prior to development, to conclusively determine the 
population size and distribution of gopher tortoises currently on the Property 
and evaluate available management options. The presence of gopher 
tortoises within the Property would generally require development of a 
management plan to accommodate the species if impacts are anticipated. 
The plan would then be submitted to the FWC as part of the permit 
authorization process, prior to development. 

The FWC manages and regulates the gopher tortoise under provisions of a 
Gopher Tortoise Management Plan (Management Plan) that includes Gopher 
Tortoise Permit Guidelines (Permit Guidelines) and permit provisions. 
Permits may be issued when authorization to "take" (i.e. excavate and 
relocate) gopher tortoises may be necessary. Permit applications may be 
requested by on-line application. All survey, capture, and relocation 
activities associated with permits must be conducted by an "Authorized 
Gopher Tortoise Agent". Land use planning that anticipates the need to 
accommodate the conservation needs of gopher tortoises should be 
designed consistent with the Permit Guidelines. 
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The FWC generally recommends the following options for avoiding, 
minimizing, and/or compensating the potential for take of gopher tortoises 
or their burrows to occur on lands that are proposed for development: 

1. Avoid developing in the area occupied by gopher tortoises; 
2. Develop so as to avoid gopher tortoise burrows by avoiding 

concentrations of burrows altogether and/or staying at least 25 feet 
from entrances of individual burrows; or 

3. Relocate gopher tortoises that would otherwise be "taken" to an 
approved recipient site that is either on or off the development site 
(a 10 or Fewer Burrows Permit or Conservation Permit will be 
required). 

FWC potential habitat models (Cox et al. 1994, McCoy et al. 2002, Endries et 
al. 2009) indicate that approximately 35 acres of the Property were mapped 
as potentially suitable gopher tortoise habitat. However, this acreage is 
spread out between numerous areas ("'10 acres in the northern parcel, "'20 
acres in the central parcel and "'5 acres in the southern parcel). 

FWC Gopher Tortoise Permitting Guidelines require that sites that meet the 
criteria for Acceptable long-term relocation sites for gopher tortoises must 
be >40 acres in size and have an annual minimum depth to water table of 
> 18 inches. The Property contains <12 acres of soils that meet the criteria 
for depth to water table, indicating that habitats within the Property are of 
relatively low quality for gopher tortoises. This information indicates that 
gopher tortoises and its commensals have a low likelihood of occurring 
within the Property. 

Despite the low potential for occurrence, active gopher tortoise burrows 
were observed within the northern parcel in an open sandy area 
characterized by sand live oak (Quercus geminata) saplings, pawpaw 
(Asimina sp.), and shiny blueberry (Vaccinium myrsinites). Burrows were also 
observed in adjacent areas of pine plantation. Gopher tortoise surveys will 
be conducted immediately prior to development of specific parcels, in 
accordance with Permit Guidelines. Gopher tortoises that occur within areas 
of the Property that are proposed for development will be relocated to 
approved on-site or off-site recipient areas, prior to development of adjacent 
parcels, in accordance with Permit Guidelines. 

Eastern Indigo Snake: 
The eastern indigo snake (Dyrmarchon couperi) is listed as a T species by 
USFWS. The primary reasons for this listing status are over-collection and 
habitat loss (Moler 1992). Indigo snakes occur in a variety of habitats 
throughout Florida, including pine flatwoods, scrubby flatwoods, sandhill, dry 
prairie, tropical hardwood hammocks, edges of freshwater marshes, 
agricultural fields, coastal dunes, and human-altered habitats (USFWS 2008). 
Indigo snakes often winter in the burrows of gopher tortoises in northern 
portions of the range, but they also may take shelter in hollowed root 
channels, hollow logs, stump holes, trash piles, or the burrows of rodents, 
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nine-banded armadillos (Dasypus novemcinctus), or land crabs (Cardisoma 
guanhumi) in wetter habitats (USFWS 2008, USFWS 2011). Eastern indigo 
snakes are capable of moving considerable distances in a short period of time 
as demonstrated by records of movements of 2.2 miles in 42 days and 2.4 
miles in 176 days (USFWS 2008). One individual was observed to have 
moved 13.8 miles over a two-year period in a mark-recapture study in 
southeastern Georgia (Stevenson and Hyslop 2010). Reported home range 
sizes of eastern indigo snakes in peninsular Florida range from 4 to 818 acres 
(USFWS 2011), and mean home range size reported from one Florida study 
was 292 acres (Dodd and Barichivich 2007). Radio-telemetry studies of 
indigo snakes in Georgia have revealed home ranges sizes of 87.5 to 8,885 
acres for females and 350 to 3,825 acres for males (Hyslop 2007). Indigo 
snakes apparently need a mosaic of habitats to complete their life cycle, 
often feeding along wetland edges (Moler 1992). Population viability 
modeling suggests that indigo snake populations are susceptible to habitat 
fragmentation resulting from construction of roads and intensive human 
developments in occupied habitats, and that large areas protected from 
roads and human developments are needed to maintain viable snake 
populations (Breininger et al. 2004). 

USFWS (2011) requires surveys to determine the presence of indigo snakes 
on sites in north and central Florida when impacts are projected for more 
than 25 acres of xeric habitat or for more than 25 active and inactive gopher 
tortoise burrows. Occurrence databases available from FWC and the FNAI 
contain no records of eastern indigo snakes within the Property, but the FNAI 
database contains a 1970 record of an indigo snake located 2.8 miles 
northeast of the Property. Older FWC habitat models (Cox et al. 1994) 
indicate that most of the Property was mapped as potentially suitable indigo 
snake habitat; however, recent FWC models (Endries et al. 2008; Endries and 
Enge, unpublished data) indicate that none of the Property was mapped as 
habitat potentially suitable for indigo snakes, although a large patch of 
potentially suitable habitat is located just to the northeast of the Property. 
Indigo snakes have the potential to occur based on several old records in the 
vicinity of the Property, but the likelihood of occurrence is low based on the 
rarity and large home range requirements of the species, and the relatively 
fragmented nature of the landscape surrounding the Property. No indigo 
snakes were observed during preliminary fieldwork within the Property. 

Florida Pine Snake: 
The Florida pine snake (Pituophis melanoleucus mugitus) is listed as a species 
of special concern by FWC but is not listed as a threatened or endangered 
species by USFWS. The Property is within the range of the Florida pine snake 
as mapped by Franz (1992). Florida pine snakes occur in open xeric habitats, 
including longleaf pine (Pinus palustris)- turkey oak (Quercus laevis) 
sandhills, sand pine (Pinus clausa) scrub, scrubby pine (Pinus spp.) flatwoods, 
and old fields on former sandhill sites (Franz 1992). Florida pine snakes are 
extremely fossorial, seeking out the tunnel systems of pocket gophers 
(Geomys pinetis), and, to a lesser extent, gopher tortoise (Gopherus 
polyphemus) burrows. Two radio-tracked females exhibited home ranges of 
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27.5 and 30 acres, and 3 males used areas 2-8 times larger in size (Franz 
1992). 

Available occurrence databases contain no records of Florida pine snakes on 
or near the Property. FWC habitat models (Cox et al. 1994, Endries et al. 
2008) indicate that the Property was not mapped as potentially suitable 
habitat for Florida pine snakes, nor were there areas of potentially suitable 
habitat in the landscape surrounding the Property. It is unlikely that Florida 
pine snakes occur on the Property based on the absence of the xeric 
vegetation types preferred by this species. 

Gopher Frog: 
The gopher frog (Rana capita) is listed as a species of special concern by FWC 
but is not listed as a threatened or endangered species by USFWS. The 
Property is within the range of the gopher frog as mapped by Godley (1992). 
The distribution of gopher frogs seems to be restricted to that of gopher 
tortoises (Gopherus polyphemus) (Godley 1992). Gopher frogs typically occur 
in native, xeric, upland habitats, particularly longleaf pine (Pinus palustris)
turkey oak (Quercus laevis) sandhills which often support the densest 
populations of gopher tortoises. However, gopher frogs are also known from 
pine (Pinus spp.) flatwoods, sand pine (Pinus clausa) scrub, xeric hammocks, 
and the early successional stages of these communities. Preferred breeding 
habitats include seasonally flooded, grassy ponds and cypress heads that lack 
fish populations (Godley 1992). Gopher frogs will disperse up to 1.0 mile 
from breeding ponds to occupy gopher tortoise burrows, but they may also 
occupy a variety of other retreats including the burrows of rodents and 
crayfish, stump holes, and other crevices (Godley 1992). 

There are no occurrence database records of gopher frogs on the Property, 
and FWC habitat models (Endries et al. 2008) indicate that it was not mapped 
as potentially suitable habitat for gopher frogs. However, there is a 
moderate likelihood that gopher frogs may occur on the Property based the 
observations of gopher tortoise burrows. 

Frosted Flatwoods Salamander: 
The frosted flatwoods salamander (Ambystoma cingulatum) is listed as aT 
species by the USFWS. The Property is near the eastern edge of the range of 
the frosted flatwoods salamander as mapped by Ashton (1992). The frosted 
flatwoods salamander inhabits fire-maintained, open-canopied longleaf pine 
(Pinus palustris) and slash pine savannas and flatwoods on the southeastern 
coastal plain (Ashton 1992, Means et al. 1996, Palis 1997). Breeding sites 
include pine flatwoods depressions such as cypress- or blackgum- (Nyssa 
sy/vatica var. biflora) dominated swamps, graminoid-dominated depressions, 
roadside ditches, and borrow pits that are generally devoid of large 
predatory fishes. Management of ephemeral wetlands for herbaceous cover 
and an open canopy may improve breeding habitat for flatwoods 
salamanders (Gorman et al. 2009). Adults migrate to breeding sites between 
October and December and Jay eggs on various substrates prior to wetlands 
filling with water in response to winter rains (Palis 1997). Breeding ponds 
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range in size from 0.05 - 23.5 acres and generally are <1.6 feet deep (Pal is 
1996). Post-larval flatwoods salamanders are fossorial, often occupying 
crayfish (Procambarus spp.) burrows, and inhabit mesic pine-wiregrass 
(Aristida stricto) flatwoods and savannas with little to no midstory and an 
open overstory in the uplands surrounding breeding ponds. Movements of 
1.1 miles have been recorded away from breeding ponds and into 
surrounding pine flatwoods (Ashton 1992), and movements of 985-1,640 feet 
away from breeding ponds have also been reported (Means et al. 1996). 
Home range sizes of 0.37 acre have been reported (Ashton 1992), and 
approximately 2,500 acres of terrestrial habitat surrounding a breeding site is 
probably needed to sustain a breeding population (Palis 1997). The principal 
threats to flatwoods salamander populations are habitat destruction as a 
result of agricultural and silvicultural practices (e.g., clearcutting, mechanical 
site preparation including bedding), hydrological alteration, fire suppression, 
and residential and commercial development (Means et al. 1996, Palis 1997). 

Available databases contain no records of frosted flatwoods salamanders 
occurring on or near the Property, which was not mapped as potentially 
suitable flatwoods salamander habitat by FWC (Endries et al. 2009). 
Moreover, the Property is outside the documented range of this species, and 
intensive silvicultural operations have likely eliminated preferred habitats for 
this species. Frosted flatwoods salamanders are unlikely to occur on the 
Property. 

Striped Newt: 
.Ihe striped newt (Notophthalmus perstriatus) is not listed as aT orE species 
or a sse by either the FWC or USFWS. However, the USFWS recently 
determined in their 12-month finding published on June 7, 2011, that listing 
of the striped newt as E or T is warranted under the ESA. Striped newts were 
added to the candidate species list with the publication of the 12-month 
finding, but for the time being USFWS is precluded from taking further action 
due to limited resources. The Property is within the range of the striped 
newt as mapped by Christman and Means (1992). The preferred habitat of 
striped newts is longleaf pine - turkey oak (Quercus laevis) sandhills with an 
intact ground cover containing wiregrass, but this species is also found in 
scrub and scrubby flatwoods habitats (Christman and Means 1992, USFWS 
2011). Striped newts have long life spans (approximately 12 - 15 years) and a 
complex life history. They breed exclusively in small (typically less than 12.4 
acres), isolated, ephemeral ponds that lack predaceous fish and are 
interspersed in and surrounded by xeric upland habitats (USFWS 2011). 
Maidencane has been found at ephemeral ponds where striped newts have 
been found, and seems to be a good indicator of previous extent of flooding 
in ponds (laCiaire and Franz 1990, laCiaire 1995). 

Striped newts occupy terrestrial habitats at considerable distances from 
breeding ponds. Striped newts have been observed to have moved up to 
2,330 feet from ponds into surrounding uplands (Dodd and Cade 1998), and 
Dodd (1996) found that only 28 percent of amphibians were captured >1,300 
feet from wetlands. Johnson (2003) recommended a protected area 
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extending 3,280 feet from breeding sites as upland "core habitat" 
surrounding breeding ponds. Striped newts form metapopulations that 
persist in isolated fragments of longleaf pine-wiregrass ecosystems, with 
ponds functioning as focal points for local breeding populations (Johnson 
2001, Johnson 2005). Maintaining connectivity between uplands and 
breeding ponds of diverse hydroperiods is essential for striped newts to 
recolonize local breeding ponds and maintain metapopulation viability 
(Johnson 2005, Dodd and Johnson 2007). The principal threats to striped 
newts have been identified as conversion of natural habitat s to intensively 
managed pine plantations; loss of habitat to urban development; and 
degradation of habitat due to fire suppression, off-road vehicle use, and road 
construction (USFWS 2011). 

Available databases contain no records of occurrence of striped newts within 
the Property, and FWC habitat models (Endries et al. 2009) did not map the 
property as potentially suitable habitat for striped newts. It is unlikely that 
striped newts occur within the Property based on the absence of 
documented occurrences, FWC models that indicate that the Property 
apparently does not support suitable habitats, and because intensive 
silvicultural operations have likely eliminated preferred habitats for this 
species. 

- -·--····-·----- - ·················-·-··--··· .. ·· .. ········ .. ········-··-··········-·-- ---
A.4.1.2 Birds 

Bald Eagle: 
The bald eagle (Haliaeetus leucocephalus) is protected by the USFWS under 
provisions of the Bald and Golden Eagle Protection Act (BGEPA) and the 
Migratory Bird Treaty Act (effective August 9, 2007). Recovery goals have 
been achieved for this species; therefore, the bald eagle is no longer listed or 
protected as aT species under the U.S. ESA of 1973, as amended. The 
USFWS has implemented National Bald Eagle Management Guidelines 
(National Guidelines) (May 2007) to assist private landowners and others 
plan land-use activities in proximity to active bald eagle nests by measures 
that will minimize the likelihood of causing "disturbance" to nesting bald 
eagles, as defined under the BGEPA. The FWC also removed the bald eagle 
from classification and protection as aT species under Florida Rule and 
implemented a Florida Bald Eagle Management Plan (Florida Plan) (effective 
May 9, 2008). The Florida Plan includes Florida Bald Eagle Management 
Guidelines (Florida Guidelines) and permit provisions. We will coordinate 
with both the USFWS and FWC for guidance prior to undertaking any activity 
that may result in "disturbance" of nesting bald eagles. 

The FWC Bald Eagle Nest Database was reviewed to determine the locations 
of all nests that occur on or in close proximity to the Property. The FWC 
database contains no records of bald eagle nests on or within 660 feet of the 
Property. The nearest recorded bald eagle nest is No. NA001, which is 
located approximately 5.1 miles southeast of the Property, was last surveyed 
in 2010 and was determined active at that time. 
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No bald eagle nests were observed during preliminary field studies. 
However, a juvenile bald eagle was observed near the large borrow area lake 
within the southeastern portion of the Property. Large pine trees suitable for 
nesting exist within several large areas of hydric pine flatwoods (625), and 
large strands of mixed forested wetlands (630). Due to the presence of large 
pine trees suitable for nesting, the presence of potential foraging habitat 
(i.e., large borrow area lakes), and the proximity of the Property to a large 
body of water (approximately2.5 miles from the Nassau River), the likelihood 
of a nest occurring on the Property is moderate. 

Wood Stork: 
The wood stork (Mycteria americana) is listed as an E species by USFWS. 
There are no records of a wood stork nesting colony on the Property based 
on the most recent FWC statewide survey in 1999 and based on data 
available from USFWS through 2009. Wood storks typically return to the 
same rookery sites each year to nest (Ogden 1996). Although wood storks in 
south Florida will travel up to 18.6 miles from rookeries to forage in wetlands 
and return food to incubating adults and nestlings during the nesting season 
(Cox et al. 1994), wetlands within 13 miles of known rookeries are 
considered by USFWS to comprise Core Foraging Areas for nesting wood 
storks within the area of north Florida where the Property is located. 

The UF database of wood stork nesting colonies through 2010 contains 
records of two colonies in Florida and one colony in southeast Georgia within 
13 miles of the Property (Figure A4.1). The Pumpkin Hill colony (number 
594105) is located"' 11.9 miles southeast of the central parcel of the 
Property. Wetlands in the southern third of the central parcel are within the 
USFWS-designated Core Foraging Area for this rookery. Numbers of wood 
stork nests in the Pumpkin Hill colony since 2002 were as follows: 2009- not 
active; 2008- 22 nests; 2007 - not active; 2006- not active; 2005- 42 nests; 
2004- not active; 2003- 120 nests; and 2002 - 45 nests. The following table 
summarizes nesting records for nesting colonies within 13 miles of the 
central and southern parcels, for the period from 2006 through 2010: 

Roobry Distance 

Number Name 2010 2009 2008 2007 2006 Miles Direction 

594105 Pumpkin 0 ND 75 0 0 10.7 SE 

Hill 

- Jacksonville 150 88 86 47 ND 12.6 s 
Zoo 

SNN 243 Gilman 310 220 230 80 110 10.7 NE 

Paper(GA) 

In addition, the UF database contains records of three colonies in southeast 
Georgia within 13 miles of the northern parcel of the Property(Figure A4.1). 
Nesting records in these colonies for the period from 2006 through 2010 are 
as follows: 
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Rookery Distance 

Number Name 2010 2009 2008 2007 2006 Miles Direction 

SNN245 Rayland 0 0 0 0 0 6.1 N 

(GA) 

SNN 246 Kings Bay 0 0 0 0 135 10.2 NE 

(GA) 

This information indicates that consultation with USFWS will be necessary if 
proposed activities affect wetlands on the Property. Wood storks also may 
forage in on-site wetlands outside of the breeding season if hydrologic 
conditions are suitable. This information indicates that there is a high 
likelihood that wood storks may occur on the Property during the nesting 
season. 

Wading Bird Rookeries (1999): 
The FWC wading bird rookery database from the 1999 statewide survey 
contains no records of rookeries used by other protected species of wading 
birds on the Property, but there are records of two wading bird rookeries 
within 9.3 miles of the Property. These rookeries were not active in the 1999 
statewide survey, but they were active during the 1987-1988 surveys when 
nests were recorded of snowy egrets (Egretta thula) and little blue herons 
(Egretta caerulea), both of which are protected as sse by FWC. Protected 
species of wading birds, other than wood storks, will fly up to 9.3 miles from 
the nesting site to forage in wetlands and return food to incubating adults 
and nestlings (Cox et al. 1994). Wetlands within 9.3 miles of the rookeries of 
protected species of wading birds are considered important to wading bird 
nesting success. 

The wetlands on the Property may be important to the nesting success of 
protected species of wading birds based on past records of nesting within 
normal foraging distances for wading birds and because wading birds have a 
tendency to establish new undocumented nesting sites in response to 
changing hydrologic conditions. Protected species of wading birds may be 
expected to forage in on-site wetlands during other times of the year if 
hydrologic conditions are suitable. No wading birds were observed during 
preliminary field studies within the Property. However, other waterfowl and 
wading birds (e.g., lesser scaup (Aythya a/finis), great blue heron (Ardea 
herodias), great egret (Ardea alba)) were observed within the borrow area 
lakes/marsh system on the western side of the Property. The freshwater 
marsh and emergent vegetation associated with the borrow lakes may 
provide potentially suitable foraging habitat for protected wading bird 
species. 

Limpkin: 
The limpkin (Aramus guarauna) is listed as a SSC by the FWC. The Property is 
within the range of limpkins as mapped by Bryan (1996). limpkins are found 
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along the wide and well-vegetated shallows of rivers and streams statewide; 
around lakes in peninsular Florida; and in marshes, broad swales, strand 
swamps, sloughs, and impoundments in south Florida. The range of the 
limpkin is almost identical with that of the Florida applesnail (Pomacea 
paludosa), the primary food item in the diet of limpkins (Bryan 1996). Nests 
are constructed in a wide variety of situations, including slowly sinking 
aquatic vegetation, among tall marsh grasses, between the knees of bald
cypress, in vine-covered shrubs, in the tops of cabbage palms, and on high 
cypress branches. limpkins typically occupy exclusive territories in riparian 
habitats that abut linearly along rivers and lake edges during nesting season 
(Bryan 1992). Territories average 1.93 acres in size during high population 
years and 9.39 acres in more normal years (Bryan 1992). 

The eastern third of the central parcel of the Property is within a Breeding 
Bird Atlas block (Kale et al. 1992) in which limpkins were confirmed to have 
nested in the late 1980s and early 1990s. FWC habitat models indicate that 
the forested wetlands within this parcel drain to the east to Lofton Creek 
were mapped as potentially suitable habitat for limpkins (Endries et al. 
2009). 

The northern parcel of the Property is ""4.4 miles northwest of a BBA block 
with a record of confirmed nesting. FWC habitat models indicate that the 
forested wetlands along the northern border of the Property were mapped 
as potentially suitable habitat for limpkins (Endries et al. 2009). The 
southern parcel is"" 1.2 miles southwest of a BBA block with a record of 
confirmed nesting. FWC habitat models indicate that the forested wetlands 
along a narrow stream draining the southwestern portion of the Property 
were mapped as potentially suitable habitat for limpkins (Endries et al. 
2009). There is a moderate likelihood that limpkins occur on the Property 
based the presence of potentially suitable wetlands habitats in relatively 
close proximity to an area with confirmed nesting records. 

Florida Sandhi/1 Crane: 
The Florida sandhill crane ( Grus canadensis pratensis) is listed as T by the 
FWC. The Florida sandhill crane is a resident, breeding, non-migratory 
subspecies of sandhill crane (Grus canadensis). The greater sandhill crane 
(Grus canadensis tabida) also occurs in Florida as a wintering migrant, 
arriving in Florida during October and November and beginning spring 
migration in late February (Stys 1997). Florida sandhill cranes nest in 
shallow, emergent palustrine wetlands, particularly those dominated by 
pickerelweed (Pontederia cordata) and maidencane. They feed in a variety 
of open, upland habitats, mostly prairies, but also human-manipulated 
habitats such as sod farms, ranchlands, pastures, golf courses, airports, and 
suburban subdivisions (Nesbitt 1996, Wood 2001). Home ranges of 
individual pairs overlap with those of adjacent pairs, and average 
approximately 1,100 acres. Core nesting territories within home ranges vary 
from approximately 300 acres to 625 acres and are aggressively defended 
from other cranes (Grus sp.) (Wood 2001). 
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No Florida sandhill cranes were observed during preliminary field studies. 
However, portions of the borrow area lakes on the eastern side of the 
Property contain freshwater marsh that may provide potentially suitable 
nesting habitat for sandhill cranes. Therefore, a moderate likelihood exists 
that Florida sandhill cranes may nest or forage within the Property. 

Red-cockaded Woodpecker: 
The red-cockaded woodpecker (Picoides borealis) is listed as an E species by 
USFWS. The Property is within the USFWS consultation area for red
cockaded woodpeckers, and it is within the range of the species as mapped 
by Wood {2001). Nesting habitat for this species consists of open old-growth 
pine forests >60-80 years old {USFWS 2003). Stands of pines >50 years of age 
comprise preferred foraging habitat, and red-cockaded woodpeckers usually 
forage within 0.5 mile of cavity trees {USFWS 2003). Average home range 
size of red-cockaded woodpeckers in central Florida has been reported as 
319 acres {Delotelle et al. 1995). Female red-cockaded woodpeckers usually 
disperse no further than two miles to establish territories of their own in 
areas where populations are dense, but in areas where populations are 
sparsely distributed females may disperse up to 15 miles {USFWS 2003}. 

FWC and FNAI databases contain no records of red-cockaded woodpecker 
groups on or near the Property, which was not mapped as potentially 
suitable habitat for this species by FWC {Endries et al. 2009). The nearest 
record of red-cockaded woodpecker cavity trees is on a private parcel of land 
13.5 miles northwest of the Property. Young pine plantations characterized 
by high stocking density dominate the uplands on the Property, and habitat 
conditions on the Property are unsuitable for red-cockaded woodpeckers. 
The Property is beyond normal foraging and dispersal distances from other 
known red-cockaded woodpecker cavity trees, and the landscape between 
known cavity trees and the Property is a mosaic of pine plantations and 
forested wetlands, making it unlikely that dispersing red-cockaded 
woodpeckers could reach the Property. It is unlikely that red-cockaded 
woodpeckers occur within the Property based on the lack of suitable habitat 
conditions, the disturbed nature of the surrounding landscape, and the 
distance between the Property and known red-cockaded woodpecker cavity 
trees. 

Southeastern American Kestrel: 
The southeastern American kestrel (Falco sparverius paulus) is listed as T by 
FWC. Two subspecies of American kestrels occur in Florida, the eastern 
American kestrel {F. s. sparverius) and the southeastern American kestrel. 
The eastern kestrel winters in Florida, arriving in September and leaving in 
the early spring months of March-April {Stys 1993). Southeastern and 
eastern kestrels co-occur in Florida during the winter, during which time they 
are virtually indistinguishable in the field. Surveys intended to determine the 
presence of resident kestrels should be conducted between April and August, 
and surveys for nesting kestrels ideally would be conducted in April or May 
{Stys 1993, Wood 2001). Southeastern kestrels are secondary cavity nesters, 
typically using cavities excavated by other species in trees or snags. 
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Southeastern kestrels occasionally nest in human structures such as utility 
poles (Wood 2001). Kestrels feed in open areas, such as croplands, pasture, 
and open pine woods that are adjacent to nest sites. Home ranges around 
nest sites range 125-800 acres (Stys 1993, Wood 2001). 

Available occurrence databases contain no records of southeastern kestrels 
on or near the Property, and FWC habitat models (Endries et al. 2009) 
indicate that the Property does not contain potentially suitable habitat for 
southeastern American kestrels. A record of nesting kestrels in the Florida 
Breeding Bird Atlas (BBA; Kale et al. 1992) block is located "'3.2 miles south of 
the northern parcel of the Property. Also, "'400 feet west of the southern 
parcel of the Property is a BBA block in which kestrels were confirmed to 
have nested in the late 1980s and early 1990s. The likelihood of occurrence 
is moderate for this species, based on the proximity of the Property to an 
area with a confirmed nesting record and the potential presence of wetland 
snags that could serve as nesting cavities in close proximity to open clearcut 
areas that could be used for foraging. Also supporting this designation is the 
presence of potentially suitable foraging habitat (i.e., open herbaceous cover 
adjacent to wooded areas) within on-site utility easements, and the presence 
of potentially suitable nesting sites (i.e., wooden utility poles) within the 
easements in the central parcel of the Property. 

Florida Black Bear: 
The Florida black bear (Ursus americanus floridanus) is a wide-ranging 
omnivore that is listed as T by the FWC. Florida black bears are dependent 
on forest vegetation, but are not limited to specific forest types (Eason 
2003). Forested wetlands provide optimal habitat, but any forested areas of 
large size with diverse foods and dispersed cover can support bears. Home 
range sizes vary but average approximately 9,200 acres for females and 
39,700 acres for males (Eason 2003). Male Florida black bears have been 
reported moving distances of 13.7-87.0 miles and females have been 
reported moving 8.7-47.9 miles (Maehr et al.1988, Wooding and Hardiskey 
1988, Wooding et al. 1992, Maehr 1997). Individuals tend to be solitary, 
except for females with young and groups at abundant food sites, but Florida 
black bears tolerate considerable range overlap (Eason 2003). Reserves 
ranging in size from 494,20Q-998,400 acres have been recommended as 
necessary to support viable populations of black bears (Cox et al. 1994, Kautz 
and Cox 2001). Although black bears historically ranged throughout Florida, 
the current range generally consists of the natural and semi-natural 
landscapes surrounding large parcels of public land throughout the state. 
Black bear habitat has been mapped as Primary Range and Secondary Range 
(Simek et al. 2005). Primary Range was defined as areas with evidence of 
females and reproduction, and factors such as habitat, general bear use, and 
roadkill records were used to refine range boundaries. Secondary Range was 
defined as areas outside of Primary Range where general bear use has been 
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documented by nuisance calls, sightings, and roadkill records, but evidence 
of females or reproduction has not been confirmed. 

FWC databases contain very few records of black bear presence in the 
landscape surrounding the Property. There is one record of a roadkilled 
black bear from 1988 on SR AlA approximately 0.35 miles west of the 
Property, and there is one undated record of a nuisance bear in Yulee 
approximately 0.25 miles east of the Property. The Property is 
approximately 34 miles east of the Primary Range of the Osceola black bear 
population and is approximately 33 miles northeast of the Secondary Range 
of the Ocala population as mapped by FWC (Simek et al. 2005). The entire 
Property and most of the surrounding landscape was mapped as potentially 
suitable habitat for black bears by FWC (Endries et al. 2009) because the area 
possesses land cover characteristics similar to areas where black bears are 
known to occur. Despite the two records of road killed and nuisance bears 
near the Property and the presence of potentially suitable habitat on and 
surrounding the Property, available data indicate that the Property is not in 
an area known to support a sustainable bear population. Therefore, it is 
unlikely that black bears regularly occur on the Property. 

Therefore, it is unlikely that black bears regularly occur on the Property, but 
the possibility exists that Florida black bears could occasionally reach the 
Property as they disperse from Primary and Secondary ranges to the west 
and southwest. 

Sherman's Fox Squirrel: 
Sherman's fox squirrel (Sciurus niger shermanii)is listed as a species of special 
concern by FWC but is not listed as a threatened or endangered species by 
USFWS. The Property is within the range of Sherman's fox squirrels as 
mapped by Kantola (1992) and Wood (2001). Optimal fox squirrel habitat 
has been characterized as mature, fire-maintained longleaf pine (Pinus 
palustris)- turkey oak (Quercus /aevis) sandhills and pine (Pinus spp.) 
flatwoods by Kantola (1992). Preferred habitat has also been described as 
mature and open pine and pine-hardwood associations by Edwards and 
Guynn (2003). Sherman's fox squirrels are diurnal, solitary animals whose 
home ranges may overlap, but separate core home range areas are 
maintained (Kantola 1992). Male and female home ranges average 196 acres 
and 82 acres, respectively (Wooding 1997). Due to relatively low population 
densities and large home range sizes, preserves of at least 5,000-10,000 
acres have been recommended as necessary to support viable populations 
(Kantola 1986, Cox et al. 1994). Available databases contain no occurrence 
records from the Property, and FWC habitat models (Endries et al. 2009) did 
not map the Property as potentially suitable for Sherman's fox squirrels. It is 
unlikely that Sherman's fox squirrels occur on the Property due to the 
absence of the open mature forest habitats required by this species. 
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A.4.2 Protected Plant Species 

No protected plant species were observed during preliminary field studies 
within the Property. The FWC WILDOBS database contains no records of rare 
and imperiled species of wildlife on or near the Property. The FNAI natural 
heritage database contains no records of rare or imperiled plants, animals, 
and natural communities on or near the Property. 
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Appendix B 
Transportation Analysis 

B.l Summary 

This report presents the transportation analysis completed for the East Nassau 
Community Planning Area {EN CPA). The ENCPA is defined as 24,000 acres in Nassau 
County, generally located east of Interstate 95 and north of State Road 200/AlA. 

The transportation analysis is intended to support the Detailed Special Area Plan 
(DSAP) submittal to Nassau County. The DSAP requires the following: 

• List of transportation improvements to support development 
• How those improvements will be funded 

A transportation mobility approach was used to integrate the land use planning for 
· the DSAP with the transportation system to support the area. The benefit of this 
approach is a more efficient transportation system. The mobility approach 
promotes the use of transportation options such as walking, bicycling and transit, 
and employs land use design standards to ensure that these options are viable. The 
transportation mobility approach accounts for the following elements: 

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

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

• Interconnected network of local streets- The Sector Plan also provides 
guidelines for local streets to ensure that they form a connected system 
between and within neighborhoods. This reduces the need for internal 
traffic to use the primary street network. 
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• Internal trails network- The ENCPA is proposed to contain approximately 
50 miles of multi-use trails that can accommodate pedestrians, bicyclists 
and golf carts. Within the DSAP area, 10 miles of trails are planned. 

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

The remainder of this Appendix addresses the following: 

• Existing Conditions and Level of Service 
• Future Conditions (2035) Baseline Analysis without Project 
• ENCPA Transportation Network and Development Program 
• ENCPA Analysis Results and Recommended Mobility Improvements 
• Employment Center DSAP Recommended Mobility Improvements 

8.2 Existing Conditions 

The following is a description of the existing primary roadways in the study area: 

Interstate 95 generally serves as the western boundary of the EN CPA and connects 
Nassau County to Duval County to the south and Georgia to the north. Interstate 95 
currently has two interchanges within Nassau County that bracket the ENCPA- one 
at US 17 to the south and the other at SR 200/AlA to the south. Interstate 95 
currently has six lanes through Nassau County and is under the jurisdiction of FDOT. 

SR 200/AlA is the primary east-west arterial roadway in Nassau County, connecting 
Interstate 95 to the population centers of Fernandina Beach and Amelia Island to 
the east. To the west of Interstate 95, SR AlA extends to the rural community of 
Callahan. SR AlA serves as the southern boundary for the of the Employment 
Center portion of the DSAP. SR 200 is currently a four-lane divided roadway and is 
under the jurisdiction of FDOT. 

US 17 is a rural arterial roadway that, similar to Interstate 95, connects Duval 
County to the south with Georgia to the north. US 17 serves as the eastern 
boundary for the Employment Center portion of the DSAP. US 17 currently has two 
lanes through the EN CPA and is under the jurisdiction of FDOT. A rail corridor 
borders US 17 on the east. 

Pages Dairy Road is a two-lane local roadway that parallels SR AlA between US 17 
and Chester Road. The roadway provides access to adjacent residential areas, with 
some portions of the overall ENCPA fronting directly onto it. Pages Dairy Road is 
currently a two-lane roadway with a rural cross section. The roadway is under the 
jurisdiction of Nassau County. 
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Chester Road is a local collector roadway that forms the eastern boundary for the 
overall ENCPA. The roadway extends from SR AlA north to Blackrock Road and 
intersects with Pages Dairy Road. Chester Road currently has two lanes and is under 
the jurisdiction of Nassau County. 

County Road 108 (CR 108) is a rural roadway that extends from US 17 west under 
Interstate 95 to the town of Hilliard. CR 108 currently has two lanes and is under 
the jurisdiction of Nassau County. 

William Burgess Boulevard is a local roadway south of SR AlA that connects US 17 
to SR AlA. The Nassau County Courthouse and Florida State College at Jacksonville 
complexes are located along the corridor. William Burgess Boulevard provides the 
primary access to the southern portion ofthe DSAP. William Burgess Boulevard 
currently has two lanes and is under the jurisdiction of Nassau County. 

In addition to these primary roadways, other roadway segments were included in 
the analysis for consistency with the Comprehensive Plan Amendment analysis 
completed by Nassau County for the ENCPA. 

Table 8-1 summarizes the existing conditions for the study area roadways, including 
number of lanes, daily volumes and level of Service (LOS). The traffic counts shown 
are from FOOT and Nassau County. Table 8-1 shows that two segments currently 
do not meet the County's adopted Level of Service standard for daily conditions: 

• SR AlA from US 17 to Chester Road 
• SR AlA from Chester Road 

As discussed in the next section, both segments are funded for widening to six lanes 
within the next five years. 

It should be noted that Nassau County updated its roadway LOS standards in 2011, 
utilizing the provisions of HB 7207. Although SR AlA is part of the FOOT Strategic 
lntermodal System, the County is now able to establish the LOS standard for the 
roadway. 

The analysis in Table 8-1 assumes an Urban Area Type for Interstate 95 and all roads 
to the east to account for the planned development and urbanization of the area 
through implementation of the ENCPA. The analysis presented is based on daily 
conditions instead of peak hour conditions, which is consistent with the mobility 
approach used by other jurisdictions such as Duval County and Alachua County. 
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Table B-1 
Existing Roadway Volumes and Level of Service 

NassiUCO. FOOT 
UnkiD Count Location [-.-, From/To AADT Count Year 

40 729923 1·95 Duval County Une to SR 200/AlA 59,913 2011 
41A 7401.58 1-95 SR 200/AlA to E-W lnterd~ange Rd. 47,500 2011 
418 740158 1·95 E-W Interchange Rd. to US 17 47,500 2011 
42 740132 1·95 US 17to GA State Une ss,on 2011 

43/43A 745022 SR200/A1A Griffen Rd. to 1-95 10,500 2011 
44 740182 SR 200/AlA 1·95 to Old Yulee Rd. 18,498 2011 

44A 7401.82 SR 20CVA1A Old Yulee Rd. to US 17 18,498 2011 
4S/4SA 740101 SR200/A1A US 17to Chester Rd. 38,500 2011 

46 740105 SR 200/AlA Chester Rd. to Blad<rod< Rd. 37,500 2011 
47/48 740103 SR 200/AlA Old Nassauville Rd. to Amelia Island Parkway 40,000 2011 

49 CR 200A/Pages Dal ry Rd. US 17to Chester Rd. 3,004 2009 
50 CR 101N/81ad<rod< Rd. Chester Rd. to SR 200/AlA 2,700 2009 
51 CR 107S/Oid Nassauville Rd. 5R 200/AlA to Amelia Concourse 6,403 2009 

51A CR 107S/Oid Nassauvllle Rd. Amelia Concourse to Santa Juana Rd. 6,730 2009 
518 Roses Bluff Rd. Chester Rd. to west 1,597 2009 
52 Chester Rd. SR 200/AlA to Pages Dairy Rd. 7,931 2009 

S3A OlesterRd. Pages Dairy Rd. to Goodbread Rd. Extension N/A N/A 
538 Chester Rd. Goodbread Rd. Extension to Blad<rodc Rd. 6,637 2009 
53A Amelia Concourse 5R 200/AlA to CR 107S (Nassauvllle Rd.) 7,211 2009 
54 Barnwell Rd. SR 200/AlA to Oyster Bay Dr. 3,251 2009 

S4A Miner Rd. Haddock Rd. to SR 200/AlA 7,070 2009 
55 740011 us 17 Duval County Uno to Harts Rd. 10,800 2011 
56 740011 US17 Sowell Rd. to SR 1!YJ/A1A 10,800 2011 
57 740104 . us 17 SR 200/AlA to Pages Dairy Rd. 12,800 2011 

S8A. 740104 us 17 Pages Dairy Rd. to E-W Interchange Rd. 12,800 2011 
588 745020 us 17 E-W Interchange Rd. to CR 1011/Goodbread Rd. 10,500 2011 
59 745020 US17 CR 1011/Goodbread Rd. to 1-95 10,500 2011 
60 740162 US17 l-95toGAState Uno 2,900 2011 

.f!J&60B Harts Rd US 17 to Haddock Rd. 3,785 2009 
62 William BurJess Blvd. ~R 200/ AlA to Harts Rd. 1.192 2006 

742001 I-95/5R AlA Interchange (2) NB 1-95 to SR AlA Off-ramp 6,500 2011 
742003 5R AlA to NB 1·950rwamp 2,600 2011 
742002 SB 1·95 to SR AlA Off-ramp 2,000 2011 
742000 SR AlA to SB 1-95 On-ramo 6,700 2011 
742004 I-95/U5 171nterchange (2) NB 1-95 to US 17 Off-ramp 700 2011 
742005 US 17 to NB 1-95 On-ramp 2,800 2011 
742007 58 1·95 to US 17 Off-ramp 2,600 2011 
742006 US 17 to 58 1-95 On-ramp 650 2011 

(1) C.padty volues from the FOOT Quolity/Level of Service Handbook. 
(2) Clpadty values for'"""'" estimated IS hllf the volue for 1 2-lane unlnterTUpted flow flldllty. 
Sources: FOOT Traffic Online for SR AlA, US 17 and lntersute 95; NISSOu County Local Roads Traffic Counts (2009) for all others 

4D ... 1~/U T,___.,. 

Number of Adopted 1.05 Service Meets 

Llne5 Standard Volumel21 Standard? 

60 D 110,300 Yes 
60 D 110,300 Yes 
60 D 110,300 Yes 
60 D 110300 Yes 

40 D 58,800 Yes 
40 D 64,300 Yes 
40 D 36,700 Yes 
40 D 36,700 NO 
40 D 36,700 NO 
4U D 64,300 Yes 

2U D 16,500 Yes I 
2U D 16,500 Yes 
2U D 16,500 Yes 
2U D 16,500 Yes 
2U D 16,500 Yes 

2U D 16,500 Yes 
2U D 16,500 N/A 
2U D 16,500 Yes 

40 D 16,500 Yes 
2U D 16,500 Yes 

2U D 16,500 Yes 

2U D 22,200 Yes 
40 D 36,700 Yes 
40 D 36,700 Yes 
2U D 16,SOC Yes 
2U D 16,500 Yes 
2U D 21,10C Yes 
2U D 21,100 Yes ' 
2U D 22.20C Yes 

2U D 16,500 Yes 

1L D 11,10C Yes 
1L D 11,10C Yes 
1L D 11,10C Yes 
1L D 11,10C Yes 
1L D 11,10C Yes 
1L D 11,100 Yes 
1L D 11,100 Yes 
1L D 11,100 Yes 
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8.2.1 Programmed (Short-Term) Roadway 
Improvements 

Improvements to SR AlA and Chester Road are currently in the adopted FOOT Five
Year Work Program. Table B-2 summarizes these improvements along with their 
funding commitments and implementation timeframe. The widening of SR AlA 
from four to six lanes between US 17 and Chester Road is funded for construction in 
FY 2016 (Item #210712-4 in the table). These limits include the two segments 
currently operating over capacity. 

The segment of SR AlA around the US 17 intersection (Item #210712-3) is 
programmed for construction in FY 2014. 

The segment of SR AlA immediately east of Interstate 95 adjacent to the DSAP 
(Item #210711-2) is programmed for construction in FY 2017. 

West of Interstate 95, the final phases of the SR AlA widening from two to four 
lanes are being completed this fiscal year (Item #210687-3 in the table). 

In addition to these segments of SR AlA, the widening of Chester Road from two to 
four lanes is also in the adopted Work Program (Item 426031-2). The northern limit 
for this improvement is Green Pine Road, which corresponds to the planned 
connection point for the CR 108 Extension. 

With the inclusion of these improvements in the Work Program, they will be 
constructed sooner than if tied to development activity within the ENCPA as part of 
the Mobility Network. The inclusion of the improvements to SR AlA and Chester 
Road in the Work Program also allows mobility fee funds received in the short term 
to go towards other improvements. 

8.2.2 Planned (Long-Term) Roadway 
Improvements 

• 

Table B-3 lists the long-term roadway improvements for Nassau County that are in 
the adopted North Florida TPO Long Range Plan. These improvements were 
identified in 2009 as cost feasible based on existing revenue sources at that time. 

Of the improvements included on the list, the widening of SR 200/ AlA and Chester 
Road have already received funding commitments, as shown in Table B-2 and 
discussed above. Additional improvements within the study area include commuter 
rail service between Yulee and downtown Jacksonville. 
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Table B-2 

Programmed Five-Year Roadway Improvements 

FOOT 

Item No. Roadway and Limits Description Phase 

210712-3 SR 200/AlA from W. of Still Add Lanes Preliminary Engineering 

Quarters Rd. toW. of Rubin Lane Right of Way 

Construction 

Construction Support 

210711-2 SR 200/ AlA from 1-95 toW. of Still Add Lanes Preliminary Engineering 

Quarters Rd Right of Way 

Railroad And Utilities 

Construction 

Environmental 

Construction Support 

210687-3 SR 200/AlA from Stratton Rd. to Add Lanes Design Build 

Griffin Rd . Construction Support 

210712-4 SR 200/AlA from W. of Rubin Rd. Add Lanes Preliminary Engineering 

to East of CR 107/Scott Rd. Right of Way 

Railroad And Utilities 

Construction 

Construction Support 

210712-1 SR 200/AlA from US 17to CR 107 Add Lanes Preliminary Engineering 

426031-2 Chester Rd from SR AlA to Green Add Lanes Preliminary Engineering 

Pine Road Right of Way 

Construction 

Construction Support 

Source: FOOT FY2012 - FY2016 Work Program 

• 8-6 

Year Funding 

20U $ 8,600 

2012-2013 $ 14,646,122 

2014 $ 14,681,614 

2014-2016 $ 1,997,425 

2012-2013 $ 368,236 

2012-2013 $ 3,351,033 

2017 $ 3,000,000 

2017 $ 35,280,000 

2017 $ 300,000 

2017 $ 6,767,880 

2012 $ 643,146 

2012 $ 122,030 

2013 $ 15,205 

2012-2015 $ 22,672,176 

2016 $ 3,000,000 

2016 $ 41,004,000 

2016-2017 $ 4,590,602 

2012-2013 $ 1,834,118 

2013 $ 601,000 

2014-2016 $ 6,967,081 

2016 $ 5,227,078 

2017 $ m,826 

May 1, 2012 
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To establish background roadway volumes in the study area, the Northeast Florida 
Regional Planning Model (NERPM) was run for baseline conditions without the 
ENCPA development. The NERPM is the adopted MPO model and is recommended 
by both FOOT and the Northeast Florida Regional Council. 

This model run reflects the 2035 Cost Feasible Model as adopted, with the long
term roadway improvements mentioned in the previous section. (The commuter 
rail system to Nassau County was not included in the model.) 

In terms of land use, the baseline model run includes no development activity within 
the ENCPA. To reflect a true baseline condition, any development activity for the 
ENCPA within the adopted model was removed. (The adopted model included 
some additional development in the area, but the total number of units was less 
than 1,000, far less than the overall ENCPA approvals of 24,000 units.) Figure B-1 
shows the baseline volumes associated with this model run. Table B-4 summarizes 
the roadway analysis based on the resulting daily volumes. This analysis concludes 
the following roadways are projected to operate over capacity without ENCPA 
development: 

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

• SR 200/AlA from US 17 to Chester Road- over capacity as a 6-lane road 
• US 17 from Duval County Line to Harts Road- over capacity as a 2-lane road 
• US 17 from Harts Road to Sowell Road- over capacity as a 2-lane road 
• Interstate 95 I SR AlA interchange ramps- over capacity in single-lane 

diamond configuration 

These volumes and deficiencies are used as a starting point for identifying 
transportation improvements associated with the ENCPA and DSAP. Per HB 7207, 
private development cannot be held responsible for addressing existing backlogs. 
Since these roadway segments are projected to operate over capacity based on 
other development approved within Nassau County (since the ENCPA development 
was removed), improvements to these segments are not included as part of the 
Mobility Network of funded improvements. Instead, the improvements needed to 
address these backlogs are assumed to be in place as part of the EN CPA analysis. 
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Figure B-1 
Year 2035 Baseline Roadway Volumes (without ENCPA) 
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Table B-3 
Adopted Year 2035 Cost Feasible Transportation Improvements 

Commuter Rail West !Downtown Jacksonville 

Source: Northeast Florida TPO Envision 2035 Long Range Transportation Plan 

B-7 

20.90 

125.00 

2.00 
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Table B-4 REVISED 
Year 2035 Baseline Roadway Analysis (without ENCPA) 

Roadway From/To 
i-95 Duval County Une to SR 200/AlA 

SR 200/AlA to E-W Interchange Rd. 

E-W Interchange Rd. to US 17 
US 17 to GA State Line 

SR200/AlA Griffen Rd. to 1-95 

1-95 to Old Yulee Rd. 
Old Yulee Rd. to US 17 

US 17 to Chester Rd. 

Chester Rd. to Blackrock Rd. 
Old Nassauville Rd. to Amelia Island Parkway 

CR 200A/Pages Dairy Rd. US 17 to Chester Rd. 

CR 107N/Biackrock Rd. Chester Rd. to SR 200/AlA 

CR 107S/Oid Nassauville Rd. SR 200/ AlA to Amelia Concourse 

Amelia Concourse to Santa Juana Rd. 

Chester Rd. SR 200/AlA to Pages Dairy Rd. 
Pages Dairy Rd. to CR 108 Extension 
CR 108 Extension to Blackrock Rd. 

Amelia Concourse SR 200/AlA to CR 107S (Nassauville Rd.) 

US17 Duval CountyUne to Harts Rd. 

Harts Rd. to Sowell Rd 
Sowell Rd. to SR 200/ AlA 
SR 200/ AlA to Pages Dairy Rd. 
Pages Dairy Rd. to Interchange Rd. 

Interchange Rd. to CR 108 
CR 108 to 1-95 
1-95 toGA State Une 

1-95/SR AlA Interchange NB 1-95 to SR AlA Off-ramp 

SR AlA to NB 1-95 On-ramp 
SB 1-95 to SR AlA Off-ramp 

SR AlA to SB 1-95 On-ramp 

1-95/US 171nterchange NB 1-95 to us 17 Off-ramp 
US 17to NB 1-95 On-ramp 

SB i-95 to US 17 Off-ramp 

US 17 to SB 1-95 On-ramp 

VHB 

8-10 

Maximum 
No. of Service 
Lanes Volume 

6D 110,300 

6D 110,300 
6D 110,300 
6D 110,300 

4D 58,800 
6D 55,300 
6D 55,3()() 

60 55,300 

60 55,300 
4U 64,300 

2U 16,500 

2U 16,500 

2U 16,500 

2U 16,500 

4D 36,70() 
4D 36700 

2U 16,500 

4D 36,700 

2U 22,200 

2U 22,200 

4D 36,700 
4D 36,700 

2U 21,100 

2U 21,100 
2U 21,100 

2U 21,100 

1L 11,100 

1L 11,100 
1L 11,100 

1L 11,100 

1L 11,100 
1L 11,100 

1L 11,100 

1L 11,100 

2035 Baseline without 
EN CPA 

Dally 
Volume 

119,960 

99,196 

99,196 
96,986 

46,483 

50,197 
48,364 
58,129 

49,122 
49,073 

10,122 

2,486 

9,634 
3,698 

5,015 
6,530 
2,898 

13,097 

25,655 

24,090 

12,967 
9,415 

9,623 

8,987 
6,899 
6,408 

23,188 
12,112 
12,106 

23,776 

4,192 
2,420 
2,420 

4,039 

capadty Improvement to 
Exceeded? Address Backlog 

YES 

YES 

YES 

YES 

YES 

YES 
YES 

YES 

Widen to 81anes 

Widen to 81anes 

Widen to 41anes 
Widen to 41anes 

Widen to 31anes 

Widen to 21anes 
Widen to 21anes 
Widen to 31anes 
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8.4 ENCPA Transportation Network and 
Development Program 

• 

The development program and transportation framework for the ENCPA were 
determined as part of the previous approvals for the EN CPA Sector Plan. Figure B-2 
shows the proposed transportation network and development areas. 

A general description of the overall EN CPA development program is as follows: 

• The area east of US 17 consists of several residential neighborhoods, each 
with a neighborhood center containing retail and other non-residential uses. 

• The area between US 17 and Interstate 95 contains the Employment Center 
and the Regional Center, which contains the majority of the regional 
employment and retail uses for the EN CPA. The Employment Center and 
Regional Center are also designed to accommodate residential units. 

• Two separate residential neighborhoods are located north and south ends 
of the EN CPA. The northern neighborhood (Neighborhood A) is west of 
Interstate 95 along US 17. The southern neighborhood (Neighborhood H) is 
south of SR AlA adjacent to Interstate 95. 

Table B-5 summarizes the overall EN CPA development program by neighborhood 
and presents the total trip generation based on ITE 8th Edition rates. As shown in 
the table, the entire ENCPA is estimated to have a gross trip generation of 379,721 
daily trips. Of this total, approximately half (193,000 trips, or 51% of the total) are 
generated by the Employment Center and Regional Center areas between US 17 and 
Interstate 95. The remaining trips are generated by the residential neighborhoods 
located east of US 17 and in the separate outparcels to the north and south. 

Figure B-3 shows the ENCPA transportation network as entered into the model 
(2035 NERPM) for analysis. The major components included in the model are as 
follows: 

• CR 108 Extension- The east-west spine of TerraPointe will be an extension 
of CR 108 east from US 17 to Chester Road. This roadway will provide 
access to neighborhood areas and also provide an alternate coastal 
evacuation route for eastern Nassau County. Due to the rail corridor 
adjacent to US 17, an overpass with interchange ramps is proposed where 
the CR 108 Extension crosses US 17. The CR 108 Extension is in the adopted 
Comprehensive Plan for Nassau County, but is not included in the adopted 
regional model, since it was not identified as a cost-feasible improvement at 
the time. 
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Figure B-2 
Previously Approved ENCPA Master Plan and Transportation Framework 
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Table B-5 
ENCPA Daily Trip Generation (pg 1 of 2) 

ITE 

Neighborhood Land Use Category 

A SF Residential 210 

Apartment 220 

Retail 820 
1-

Subtotal 
B SF Residential 210 

Apartment 220 

Retail 820 

Subtotal 

c SF Residential 210 

Apartment 220 

Retail 820 

Subtotal 

D SF Residential 210 

Apartment 220 

Retail 820 

Subtotal 

E SF Residential 210 

Apartment 220 

Retail 820 

Subtotal 

F SF Residential 210 

Apartment 220 

Retail 820 

Subtotal 

I East Nassau Employment Center DSAP 

Intensity 

769 du 

0 du 

75,000 sf 

1,624 du 

250du 

165,000 sf 

1,481 du 

250 du 

140,000 sf 

1,936 du 

250 du 

170,000 sf 

1,170 du 

0 du 

75,000 sf 

2,433 du 

250du 

140,000 sf 

Daily 

Trips 

6,792 

0 

5,633 

12,425 

13,511 

1,639 

9,404 

24,554 

12,412 

1,639 

8,451 

22,502 

15,881 

1,639 

9,588 

27,108 

9,992 

0 

5,633 

15,625 

19,597 

1,639 

8,451 

29,687 
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Table B-5 
ENCPA Daily Trip Generation (pg 1 of 2) 

ITE Daily 

Neighborhood Land Use Category Intensity Trips 

G SF Residential 210 1,439 du 12,088 

Apartment 220 0 du 0 

Retail 820 95,000 sf 6,568 

Subtotal 18,656 

H SF Residential 210 769 du 6,792 

Apartment 220 0 du 0 
Retail 820 25,000 sf 2,758 

Subtotal 9,550 

Resort Condominium 230 1,513 units 6,836 

District Timeshare (1) 265 1,513 units 7,588 

Apartment 220 157 du 1,075 

Retail 820 125,000 sf 7,851 

Hotel 310 400 rooms 3,2~ 

Subtotal 26,618 

Employment Apartment 220 2,500 du 16,625 

Center and TOO Retail 820 700,000 sf 24,058 

Office Park 750 1,890,000 sf 20,103 

Industrial Park 130 4,410,000 sf 30,694 

Subtotal 91,480 

Regional Center SF Residential 210 5,696 du 54,511 

Apartment 220 0 du 0 

Office 710 500,000 sf 4,607 

Office Park 750 490,000 sf 5,515 

Retail 820 1,200,000 sf 34,151 

Industrial Park 130 400,000 sf 2,732 

Subtotal 101,516 

TOTAL GROSS TRIP GENERATION 379,721 

Source: ITE Trip Generation, 8th Edition 
I 

4/28/12 

(1) Trip generation for Timeshare is based on 50% occupancy. 
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Figure B-3 
ENCPA Network and TAZs Added to Model 
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• North-South Regional Center Arteria 1-The north-south spine of the 
Regional Center and Employment Center will be a road connection between 
SR AlA and US 17. This roadway will also parallel Interstate 95 and is 
intended to provide capacity relief for local trips while minimizing the 
amount of project traffic that uses Interstate 95. 

• New 1-95 Interchange and Connector Road- Within the Employment Center 
and Regional Center, a new interchange with Interstate 95 is proposed 
between SR AlA and US 17. The interchange will provide capacity for 
ENCPA traffic and minimize the traffic impacts to the existing interchanges 
to the north and south. Access to the interchange will be through a new 
east-west roadway that will cross US 17 (with an overpass and ramps) and 
connect to the CR 108 Extension. 

• Employment Center Collector Roads- As part of the development of the 
Employment Center north of SR AlA, collector roadways are proposed to 
support internal circulation between parcels. 

The following Mobility Network components are proposed but were not included in 
the model: 

• local Roadways (2 lanes) -In addition to the arterial and collector roadways 
included in the Mobility Network, a supporting network of local streets will 
be completed to provide access to parcels within the Central Planning Area. 
Connectivity standards for the network of arterial, collector and local streets 
are defined as part of the EN CPA Sector Plan. 

• Trail System- A system of multi-use trails is planned to provide non-auto 
travel choices within the ENCPA. The trail system will accommodate 
pedestrians, bicyclists and golf carts. Approximately 100 miles of trails are 
included as part ofthe Mobility Network. 

The development program and roadway network were added to the Year 2035 
model to identify long-term conditions with the development of ENCPA. Each 
neighborhood as shown in the trip generation table (Table 8-5) was assigned its 
own TAZ in the model. Given the geographic size of the Employment Center and 
Regional Center, these areas were divided into multiple TAZs, with the development 
program distributed evenly among them. Four TAZs were used for the Employment 
Center and three TAZs were used for the Regional Center. 
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8.5 ENCPA Analysis Results and 
Recommended Improvements 

I East Nassau Employment Center DSAP 

Based on the addition of the overall EN CPA development program and roadway 
network to the Year 2035 model, the future year volumes were developed. As 
initial steps in developing the total roadway volumes, the following components 
were reviewed: 

• Background traffic- The background (non-ENCPA} traffic was based on the 
baseline Year 2035 model run described earlier in this section. 

• ENCPA project traffic from model-In evaluating the model results, the total 
volumes presented include both internally captured trips and regional 
external trips. This is because trips remaining within the EN CPA may still 
use roadways such as US 17 and the CR 108 extension for travel within the 
community. 

• EN CPA trip distribution- The distribution of ENCPA trips was reviewed 
based on aggregate areas within Nassau County and the region, rather than 
on a segment by segment basis. Figure 8-4 shows the aggregate areas used 
to compare the trip distribution calculations. Table 8-6 shows the trip 
distribution produced by the model. The analysis showed that almost 71% 
of the trips associated with the ENCPA are expected to remain within 
Nassau County. This is consistent with one of the goals of the ENCPA Sector 
Plan to provide employment opportunities to support new and existing 
County residents. This trip distribution is also consistent with the project 
goals of maximizing internal capture through a balanced mix of uses. 

• Total roadway volumes - The future conditions traffic volumes represent 
the total volumes projected by the model with the addition of the ENCPA 
development. In some instances, background trips from the baseline no
build scenario are expected to become project trips, as the employment 
base created within the ENCPA allows Nassau County residents to stay 
within the County for work trips. This approach of using total traffic 
volumes directly from the model is based on guidance from the NCHRP 
report Evaluating and Communicating Model Results: Guidebook for 
Planners. 

• Impacts of local street connectivity- As mentioned earlier, the EN CPA 
Sector Plan provides guidelines for local streets to ensure that they form a 
connected system between and within neighborhoods. This reduces the 
need for internal traffic to use the primary street network. However, local 
streets generally are not included in travel demand models. To account for 
this extra capacity, project traffic estimates for internal streets were 
reduced by 15 percent. This factor accounts for the share of trips within 
ENCPA that are shorter distance (less than two miles) and can occur through 
biking, walking, and/or local streets. The need for adjustment for these 
factors is also acknowledged in the NCHRP report mentioned above. 

• Internal trails network - As mentioned earlier, the EN CPA is proposed to 
contain approximately 50 miles of multi-use trails that can accommodate 
pedestrians, bicyclists and golf carts. Similar to local streets, however, these 
trails are not included in the travel demand model. To estimate the benefit 
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of this connectivity and extra capacity, project traffic estimates for internal 
streets were reduced by 5 percent. 

Table 8-7 presents the Year 2035 roadway volumes with the addition of ENCPA 
development. This analysis shows the following roadways are projected to operate 
over capacity with ENCPA development: 

• Interstate 95 from Duval County line to US 17 
• SR 200/AlA from Old Yulee Road to US 17 
• SR 200/ AlA from Chester Road to Blackrock Road 
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Figure B-4 
Aggregate Areas for Trip Distribution Evaluation 
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Table B-6 
Trip Distribution Summary from Model 

Trip 

Area (from Fiaure B-4) Distribution 

1 and 2 (EN CPA) 46.54% 

3 and 4 (Eastern Nassau County) 18.45% 

5 (Western Nassau County) 5.92% 

6 (Duval County and points south) 27.14% 

71Georgia and points norths) 1.95% 

TOTAL 100.00% 

Within Nassau County 
1-

70.91% ,.. 
Outside Nassau County 29.09"~ 

I East Na~u Employment Center DSAP 
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Table B-7 REVISED (1 of 3) 
Year 2035 Roadway Analysis with ENCPA 

Roadway From/To 

1-95 Duval County Line to SR 200/AIA 
SR 200/AIA to E-W Interchange Rd. 
E-W Interchange Rd. to US 17 

US 17 toGA State Line 

SR 200/AIA Griffen Rd. to 1-95 
1-95 to Old Yulee Rd. 

Old Yulee Rd. to US17 
US 17 to Chester Rd. 

Chester Rd. to Blackrock Rd. 
Old Nassauville Rd. to Amelia Island Partway 

CR 200A/Pages Dairy Rd. US17to Chester Rd. 

CR 107N/Biackrock Rd. Chester Rd. to SR 200/AIA 

CR 1075/0id Nassauville Rd. SR 200/AIA to Amelia Concourse 
Amelia Concourse to Santa Juana Rd. 

Chester Rd. SR 200/AIA to Pages Dairy Rd. 

Pages Dairy Rd. to CR 108 Extension 

CR 108 Extension to Blackrock Rd. 

Amelia Concourse SR 200/AIA to CR 1075 (Nassauville Rd.) 

US17 Duval County Line to Harts Rd. 

Harts Rd. to Sowell Rd 

Sowell Rd. to SR 200/AIA 
SR 200/AIA to Pages Dairy Rd. 

Pages Dairy Rd. to Interchange Rd. 

lnterchang_e Rd. to CR 108 

CR 108 to 1-95 

1-95 to GA State Line 

1-95/SR AlA Interchange NBI-95 to SR AlA Off-ramp 

SR AlA to NBI-95 On-ramp 

SB 1-95 to SR AlA Off-ramp 

SR AlA to SB 1-95 On-ramp 

I-95/US171nterchange NB 1-95 to US17 Off·ra"'P 
US 17 to NB 1·95 On-ramp 

58 1-95 to US 17 Off-ramp 

US17toSBI·950n-ramp 

0 IJ.Z1 

2035 -line without 
EN CPA 

o.lly tapadty 

Volume Exceeded? 

119,960 YES 
99196 

99196 

96,986 

46483 
50,197 

48,364 

58129 YES 

49,122 
49,073 

10122 

2486 

9634 
3,698 

5015 

6 530 

2,898 

13,097 

25655 YES 

24,090 YES 
12,901 
9415 

9623 

8,987 

6 899 
6,408 

23188 YES 
12,112 YES 

12106 YES 
23,n6 YES 

4192 

2420 
2420 

4,039 

lmprowment to No. of 

AddNSI Bacldos 
Widen to 8 lanes 

Widen to 8 lanes 

Widen to 41anes 

Wldento41anes 

Widen to 31anes 

Widen to 21anes 

Wldento21anes 
Widen to 31anes 

11/D/U 

r.----AMiyslo 

Lanes 

80 
60 
60 
60 

40 
60 
60 
80 

60 
4U 

2U 

2U 

2U 
2U 

40 
40 
2U 

40 

4U 
4U 
40 
40 

2U 
2U 

2U 
2U 

3l 
2l 
21. 
3l 
1l 

1l 
1l 

1l 

Reduttlons 2035 
Moxlmum Net New lntemal Dally Roadway 

Service ENCPA LouiStNet Trolls Roadway capadty capadty 

Volume Trips Connettlons System Volume Used Exceeded? Mobility Recommendotlon 

146500 30,940 150,90C 103% YES Additional capacity through N-5 Re1ional Center 
110,300 39.1S4 135,691 123% YES Arterial and regional commuter rail 

110300 11085 109 01 99% 

110,300 4,481 96,98E 88% 
58,800 5584 5206 89% 

55,300 8,051 58,24.! 105% YES Additional capacity through Interchange Rd 
55,300 5,306 53,67( 97% 

73100 5,811! 6394 87% 
Additional capadty through intel'liection 

55,300 7,901 57,023 103% YES improvements 
64,300 6,087 55,16( 86% 
16,500 2,680 -402 ·13<1 12,26E 74% 

16,500 0 2,1lA 13% 

16500 0 947! 57% 
16,500 0 337( 20% 

36700 15206 20221 55% 
36,700 7,062 13,59 37% 
16,500 1,892 4,79( 29% 
36,700 954 14,05 38% 

64300 1,448 27103 42% 

64300 2,682 26,m 42% 

36700 3151 1611! 44% 

36700 6486 15 90 43% 

21100 6991 16 61 79% 

21100 7,324 1631 77% 
21100 11,668 1856 88% 
21,100 4,142 10,55C 50% 
33300 0 23,W 70% 
22,200 1,029 13,14 59% 

22,200 995 13,10 59% 

33300 _() 23,~ 71% 

11,100 6,758 10,~5C 99% 

11,100 1290 3,71( 33% 

11100 1269 3,685 33% 
11,100 6,an 10,91E 98% 
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Table B-7 REVISED, cont. (2 of 3) 
Year 2035 RoadWIIY Analysis with ENCPA 

Roldw.., From/To 

CR 108 Extension Chester Rd. to Interchange Rd. 

Interchange Rd. to US 17 
US 17to 1-95 Overpass 

SRAlA to Interchange Rd. 

N-S Re&lonal Center Arterial OSAP Collector Loop Rd. to Interchange Rd. 

Interchange Rd. to CR 108 

CR 108 to US 17 

Interchange Rd. I-9Sto N-S Regional Center Arterial 

N-5 Regional Center Arterial to US 17 

US 17 to CR 108 

N-5 Regional Center Arterial to Interchange 

OSAP Collector Loop Rd. Rd. 

OSAP Collector (AlA 

(<)nnectorL_ SR AlA to DSAP Collector loop Rd. 

VHB 

0 1-21 

2035 Baseline without 

ENCPA 

Dolly Clpadty 
Volume Exr::eeded? 

lm.....,.mentto No. of 

Address bdd01 

11/D{U 

T,__ Anolvoio 

Lanes 

2U 

2U 
2U 

40 

40 
40 
40 

6012 

40 
40 

2U 

2U 

Maximum 
Servl .. 

Volume 

16,500 

16,500 
16,500 

36,700 

36,700 

36,700 
36,700 

55300 
36700 

36,700 

16,500 

16,500 

Reductions 2035 

Net!Mw Internal Dolly Roadw.., 
ENCPA Local Street Trillo Roadw.., tapadty tapadty 

Trios Connections System Volume UMd E.xr::eeded? Mobility Recommendation 

17,809 -2,671 -890 14,24 86% 

10,571l -1,587 -529 8,462 51% 
14,10E -2,116 -705 11,285 68% 

12,996 -1,949 -~ 10,39 28% 

6 392 -959 -32C 5,11 14% 

266n -4,001 -1.334 21,33B 58% 
2,728 -409 -13E 2.18:2 6% 

30065 30,()1;5 54% 

2S 203 -3 780 -1,26C 2016 55% 

22,547 -3,382 -1,12 18,0311 49% 

10,381 -1,557 -51!1 8,305 SO% 

14,01 -2,102 -701 11,211 68% 
l l/26/2012 
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Table 8·7 REVISED, cont. (3 of 3) 
Ye1r 2035 ROidway Analysis with ENCPA 

••v• ... ,- ... _, .... --... ~. ............... ...................... ~ .... ~ 

North-South Roadway From/ro 
1-95 SR 'Jflj/AlA to E-W lnterchanae Rd. 

N-S Regional Center Arterial SR AlA to Interchange Rd. 
DSAP Collector (AlA 
Connector) SR AlA to DSAP Collector Loop Rd. 

US17 Pages Dairy Rd. to lnterchan1e Rd. 
ChesterRd Pages Dairy Rd. to CR 1C6 Extension 
Tot.!· Ill North-South Routes 

tast·West coraon une Mal ls(toraon une IOCMed -st or o:nester ROad) 

East-West Rolllway Frot'll[To 

CR 1C6 Extension Chester Rd. to Interchange Rd 

CR 200A/Paaes Dairv Rd. US 17to Chester Rd. 
SR200/AlA US 17 to Chester Rd. 

Total· Ill Ellt·West -· 

e 11-D 

M•lmum 
Service 
Volume 

110300 

36700 

16500 
21,100 
36700 

221,300 

M•lmum 
Service 
Volume 

16 500 
16500 
73800 

106,800 

2035 
o.Jiy 

Roadway 
Volume 

135 691 

10,397 

11.211 
16614 
13,592 
W,505 

:1035 
o.Jiy 

Roadway 
Volume 

14,247 
12266 
63,947 
90,460 

Roadway 
Cllpadty 

Used 

12.3% 

28% 

68'K 

79!! 
37% 
~ 

Rolllway 

tapadty 
Used 

116% 
74% 
87% 
~ 

11/"8/U 

T_..-ANiyolo 
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An important component of the mobility approach is the provision of transportation 
capacity through network connectivity and alternate routes. Table 8-7 also 
summarizes the recommended mobility solution to address the capacity issues 
identified. In most cases, the recommended approach provides for additional 
capacity on parallel routes. In the case of SR AlA between 1-95 and Old Yulee Road, 
it is proposed that parallel capacity be provided through the CR 108 Extension. For 
the section of SR AlA between Chester Road and Blackrock Road, intersection 
improvements are proposed in the form of additional left turn lanes at the Chester 
Road and Blackrock Road intersections. In the case of Interstate 95, it is proposed 
that parallel capacity be provided through the north-south arterial roadway through 
the Regional Center and Employment Center. Similarly, ENCPA impacts at the 
existing 1-95 interchanges at SR AlA and US 17 will be addressed through the 
construction of a new interchange. This interchange has been assumed in the 
transportation analysis and the costs are included in the Mobility Network discussed 
below. 

Figure 8-5 shows the recommended Mobility Network to support the buildout of 
the ENCPA. The numbers below correspond to the Figure. 

1) CR 108 Extension 
2) New 1-95 Interchange 
3) Interchange Road 
4) US 17 widening 
5) Employment Center north-south road 
6) Employment Center collector roads 
7) Traffic signals at major intersections 
8) Intersection left turn lane improvements 
9) Internal trails (not shown on exhibit) 

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

Table 8-8 summarizes the estimated ENCPA costs for the Mobility Network in Year 
2012. As shown in the table, the total estimated cost is $124.63 million. 

Key assumptions regarding the ENCPA costs are as follows: 

• All costs are in Year 2012 Dollars. 
• Transportation costs per mile are based on costs from improvements within 

the adopted FOOT Work Program within Nassau County and District 2. 
• Right of way costs are estimated as $15,000 per acre, with corridor widths 

consistent with the illustrative cross sections in the Mobility chapter. 

For corridors such as CR 108 where excess capacity is provided, the ENCPA share of 
the cost is calculated as the capacity used (plus overages on parallel corridors) 
divided by the total roadway capacity. In the case of CR 108, the ENCPA volumes at 
buildout plus the capacity overage from SR AlA equate to 77% of the total roadway 
capacity . 
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Figure B-5 (REVISED 4/12/13) 
Recommended ENCPA Mobility Network 

PlANNIN< , AREA 

Mobility Network Cost 
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'61 Employmtnt Cenmr (collector roack) 
aJ Traffic Signals at major lntarsect'!on5 
• lntarsectlon left tum lane Improvements 
e 1-95/SR A 1 A lnterchlnge Improvements 
8 s.R. A 1A and William Burg.u Blvd. 

Intersection lmprowments 

~t~Umal traMs are Included In 
th4! Mobility Nlltwollt bur •• 
not shown on th4! 1111p 

SOUTHERN 
Pl i~'IININ 

I East Nassau Employment Center DSAP 

llllDI'Owments 
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~ lnttrMCtlons 

I I I Comrriued Funding lloldMy 
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roadw¥.,. not Included In 1M costs for 1M 
..commended mobility plan. 

~ 
._ ~ (i) SR A~atlllackrodc Rd. 

8-25 

11/29/U 

Transportation Analysis 



Table B-8 REVISED 
Mobility Improvements S4.1mmary 

Roadway/Sesment 

CR 108 Extension 

US 17to Interchange Rd 

Interchange Rd to Resort Area 

Resort Area to Chester Rd 

Interchange Road 

Interstate 95 toN-S Regional Center Arterial 

East Frontage Rd to US 17 

US 17to CR 108 

Interchange Road at 1-95 

Employment Center Collector Roads 

N-S Regional Center Arterial 

US 17to CR 108 

CR 108 to Interchange Road 

Interchange Road to SR 200/AlA 

US17 

N-S Regional Center Arterial to 1-95 

Traffic Signals 

II at 10 new major intersections) 

SR A1A Intersection Improvements 

Dual left tum lanes at SR AlA/Chester Rd 

Dual left tum lanes at SR AlA/Biackrock Rd 

Internal multi-use trail system 

off-street) 

,TOTAL 
-

VHB 

0 

I East Nassau Employment Center DSAP 

Lencth 
(miles) Improvement 

1.7 New 2-iane road 

3.7 New 2-lane road 

1.6 New 2-lane road 

1.1 New 4-lane road 

1.2 New 4-lane road 

2.1 New 4-lane road 

New interchange 

2.3 New 2-lane road 

1.2 New 4-lane road 

3.6 New 4-lane road 

1.9 New 4-lane road 

1.2 Widen to 41anes 

Install new signal 

New left tum lanE 

New left tum lanE 

50 

--

.. 26 

Design and Construction Cost per Mile 

TerraPointe 
Share 

77% 

77% 
77% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

50')6 

100% 

100% 

100% 

100% 

Roadway 

$3,027,000 

$3,027,000 

$3 027 000 

$4,644,000 

$4,644,000 

$4,644,000 

$3027,000 

$4,644,000 

$4,644,000 

$4,644,000 

$5,676 000 

11/29/U 

Tro--Anolyolo 

Multi-Use 
Path 112') Sidewalk 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 
$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 $102,285 

$163,321 

Deslsnand 
Construction ROW TOTAL TERRAPOINTE 

Subtotal Subtotal COST SHARE 

$5,597,430 $498,000 $6,095,430 $4,693,481 

$12,182,642 $1,083,000 $13,265,642 $10,214,544 

$5,268,170 $468,000 $5,736170 $4,416,851 

$5,400,567 $322,000 $5,722,567 $5,722,567 

$5,891,527 $351,000 $6,242,527 $6.242,527 
$10,310,173 $615,000 $10,925,173 $10,925,173 

$23,650,000 $75,000 $23,725,000 $23,725,000 

$7 572,994 $489 000 $8,061,994 $8.061.994 

$5,891,527 $351,000 $6,242,527 $6.242,527 
$17,674,582 $1,054,000 $18,728,582 $18,728,582 

$9 328 251 $556 000 $9,884,251 $9 884251 

$7,129,927 $87,000.00 $7,216 927 $3,608,464 

$3,500,000 $3,500,000 

$250,000 $250,000 

$250,000 $250,000 

$8,166,050 $8,166,050 $8.166,050 

J 

$124,063,840 $ 5,949,000 $134,012,840 $124,632,011 I 



8.6 Recommended Improvements
Employment Center DSAP 

I East Nassau Employment Center DSAP 

This section summarizes the Mobility Network improvements associated with the 
buildout ofthe DSAP. As stated earlier, these improvements were identified based 
on the components needed to support development ofthis portion of the ENCPA. 
The improvements are discussed for each of the three Planning Areas (Central, 
Northern and Southern) associated with the DSAP. 

8.6.1 Central Planning Area 

Figure 8-6 summarizes the mobility improvements associated with the Central 
Planning Area. These improvements were identified based on the development 
program of 2,500 multi-family residential units and 7,000,000 square feet of non
residential uses (retail, office and industrial). This program for the Central Planning 
Area generates an estimated 91,480 daily trips at buildout. Table B-9 summarizes 
the development program and its trip generation. 

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

• North- South Arterial Roadway (4 lanes)- This roadway will extend 
through the Central Planning Area (the Employment Center) and continue 
north through the Regional Center and connect to US 17. This roadway will 
serve as the spine ofthe ENCPA for areas between US 17 and Interstate 95. 
A traffic signal is assumed at the intersection of this roadway and SR AlA. 

• East- West Interchange Road (41anes) -This roadway will provide access 
to the Central Planning Area from US 17. An interchange with Interstate 95 
is assumed at the buildout of the Central Planning Area. As areas of the 
ENCPA east of US 17 are developed, the Interchange Road will be extended 
to the east. 

• Collector Roadways (2 lanes with tum lanes) - The collector roadways for 
the Central Planning Area provide a second access point to and from SR 
AlA, as well as connections to the TOO area near US 17. 

• Local Roadways (2 lanes)- In addition to the arterial and collector 
roadways included in the Mobility Network, a supporting network of local 
streets will be completed to provide access to parcels within the Central 
Planning Area. Connectivity standards for the network of arterial, collector 
and local streets are defined as part of the EN CPA Sector Plan. 
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Table B-9 
DSAP Trip Generation 

h hb h d Nort Area- Neigl or oo A 

ITE 

Land Use Category 

SF Residential 210 
Apartment 220 
Retail 820 

Gross Total- North Area 

c entra lA rea- E c mp oyment enter 

ITE 

Land Use Category 

Apartment 220 

Retail 820 

Office Park 750 
Industrial Park 130 

Gross Total - Central Area 

South Area- Neighborhood H 

ITE 

Land Use Category 

SF Residential 210 
Apartment 220 

Retail 820 

Gross Total - South Area 

Source: ITE Tri p Generation, 8th Edition 

• 

Intensity 

769 du 

0 du 

75,000 sf 

Intensity 

2,500 du 

700,000 sf 

1,890,000 sf 

4,410,000 sf 

Intensity 

769 du 

0 du 

25,000 sf 

I East Nassau Employment Center DSAP 

Daily 

Trips 

6,792 

0 
5,633 

U,425 

Daily 

TriJIS 

16,625 

24,058 

20,103 

30,694 

91,480 

Daily 

Trips 

6,792 

c 
2,1sa 
9,55(] 
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Figure 8-6 
DSAP Mobility Network 
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Table B-10 

I East Nassau Employment Center DSAP 

• Trail System- A system of multi-use trails is planned to provide non-auto 
travel choices within the Central Planning Area. The trail system will 
accommodate pedestrians, bicyclists and golf carts. Approximately 10 miles 
of trails are included as part of the Mobility Network for this area. 

• Transit Oriented Development- The Central Planning Area provides 
opportunities for TOO around any future stations developed as part of a 
commuter rail system between Nassau County and downtown Jacksonville. 
Such a system has been included in the adopted MPO Long Range 
Transportation Plan, as discussed earlier in this section. 

For short-term (five-year) conditions, the total development program for the Central 
Planning Area consists of 350 multi-family residential units and 400,000 square feet 
of office. This development is expected to occur along the north-south arterial road 
near SR AlA. Based on ITE trip generation calculations, this development program 
generates a total of 6,822 daily trips. Table 8-10 summarizes this calculation. 

For short-term conditions, all access will be via SR AlA. As discussed earlier, SR AlA 
through the Central Planning Area is funded for widening to six lanes as part of 
FOOT's adopted Five Year Work Program. This improvement provides the additional 
capacity necessary to accommodate short-term development. It is recommended 
that the following new signals be implemented to address the five-year impacts of 
the OSAP; the total cost for these improvements is $700,000. 

• Traffic signal at SR AlA and North/South Arterial 
• Traffic signal at SR AlA and OSAP Collector Road 

In terms of internal Mobility Network needs, the short-term improvements are 
limited to roadway segments needed to provide access to development parcels. 
This may include the initial segments of the North-South Arterial, constructed as 
two lanes. 

Five-Year DSAP Development Program 
Daily Trip Generation 

ITE 

Land Use Category 

Apartment 220 

Office Park 750 

Total 

Intensity 

350 du 

400,000 sf 

Daily 

Trips 

2,245 

4,577 

6,822 
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8.6.2 Northern Planning Area 

The transportation network to support the Northern Planning Area consists of local 
streets and internal trails. No regional roadways are proposed. 

The total development program for the Northern Planning Area consists of 769 
single-family residential units and 75,000 square feet of retail; this program 
produces an estimated 12,425 daily trips. Access to the Northern Planning Area is 
limited to a single roadway, US 17, with two access points recommended. 
Environmental constraints to the north and Interstate 95 to the east restrict the 
opportunity for additional connectivity. 

For short-term (five-year) conditions, no development is projected within the 
Northern Planning Area. Therefore, no short-term transportation improvements 
have been identified for this area. However, given the current capacity availability 
on US 17 as documented in the existing conditions analysis earlier in this section, it 
is reasonable to expect that a small increment of development could be 
accommodated within the next five years without triggering any adverse roadway 
impacts. 

8.6.3 Southern Planning Area 

• 

The transportation network to support the Southern Planning Area consists of local 
streets and internal trails. No regional roadways are proposed. 

The total development program for the Southern Planning Area consists of 769 
single-family residential units and 25,000 square feet of retail; this program 
produces an estimated 9,550 daily trips. Existing access to the Southern Planning 
Area is limited to a single roadway, William Burgess Boulevard, to the northeast. 
Additional connections to the north to SR AlA have been identified as possible, but 
are not required to support development ofthis area. Environmental constraints to 
the south and Interstate 95 to the west restrict the opportunity for additional 
connectivity. 

For short-term (fiVe-year) conditions, no development is projected within the 
Southern Planning Area. Therefore, no short-term transportation improvements 
have been identified for this area. However, given the current capacity availability 
on William Burgess Boulevard as documented in the existing conditions analysis 
earlier in this section, it is reasonable to expect that a small increment of 
development could be accommodated within the next five years without triggering 
any adverse roadway impacts. 
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Appendix C 
Public Facilities Analysis 

C.l Introduction 

A detailed analysis of public facilities has been conducted utilizing the DSAP land use 
plan and associated development program to calculate maximum theoretical 
impacts. Impacts were analyzed for both short-term (5-yr) and long-term (build
out) conditions. For the purpose of calculating 5-yr impacts, a development 
program of 350 residential units and 400,000 square feet of non-residential uses 
were assumed. The full DSAP development program was assumed for estimation of 
impacts at build-out (2030). 

Included in this analysis were the full range of public facilities as defined by 
163.3164, Florida Statutes, including potable water, sanitary sewer, solid waste, 
drainage, schools and parks. Due to the detailed nature of transportation impact 
studies, an analysis of these facilities was handled separately. A full transportation 
impact analysis is contained in Appendix B. 

It is important to note that each of the following analyses assumes that demand 
generated by the proposed DSAP is in addition to projected increase in demand 
generated by population growth which would have occurred regardless ofthe DSAP. 
In effect, these two projections overlap to an extent. It can be assumed that some 
portion of the already projected population increase will occur within the DSAP; 
therefore, the following impact analyses should be considered conservative and it 
may be presumed that actual impacts may less. 

C.2 Potable Water 

• 

Nassau County is located within the St Johns River Water Management District 
(SJRWMD). Per the District's 2003 Water Supply Assessment, existing water supply 
sources and water supply development plans are considered reasonably adequate 
to meet Nassau County' projected needs while sustaining water quality and 
protecting wetland and aquatic systems; therefore, neither the County nor the 
DSAP area is within a priority water resource caution area (PWRCA). Given that the 
District's finding that adequate supplies exist to accommodate the area's projected 
needs, Nassau County has not been required to prepare a water supply plan (WSP) 

C-1 Public Facilities Analysis 
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or otherwise identify water resource development or water supply development 
projects to accommodate projected demand. 

Jacksonville Electric Authority (JEA), a municipally owned utility, provides potable 
water service to the East Nassau Employment Center DSAP site. JEA's potable 
water system is made up of 134 artesian wells, tapping the Floridian Aquifer. 35 
water t reatment plants treat and distribute this water to users through more than 
4,000 miles of water main in multiple service districts. The East Nassau Employment 
Center DSAP is located within JEA's District 7 - Nassau County Water Service Area. 
Currently, the District 7 water service area is served by four potable water 
treatment plants; Lofton Oaks, Otter Run, Nassau (Yulee) Regional, and West Nassau 
Regional. Combined, these plants form the Lofton Oaks Grid (see Figure C-2-1). 

It should be noted that the North Planning Area is located immediately outside the 
northernmost boundary of JEA's District 7 boundary for potable water service. Due 
to ENCPA policy limitations and planned densities within the North Planning Area, 
private wells are not feasible. There are two potential options for serving this area 
with potable water. First, the North Planning Area could be annexed into the JEA 
service area and the central water system could be extended down HWY 17. 
Second, an independent central potable water plant could be constructed for the 
North Planning Area. Operation of this facility could be assumed by JEA at a future 
date. 

C.2.1 Potable Water- 5-yr Projections 

• 

Potable water demand for the proposed 5-yr development program was calculated 
utilizing Nassau County's adopted level of service (LOS) for new development, as 
reported in the Nassau County 2030 Comprehensive Plan. The LOS for potable 
water service within Nassau County is 100 gallons per capita per day. This LOS is 
then multiplied by 2.32 persons per household to convert GPO/capita to 
GPO/household. For non-residential uses, the LOS requirements are based upon an 
Equivalent Residential Connection (ERC) to be calculated by the service provider, at 
the time of application. For the purposes of this study, an average value ERC of 0.1 
gallons per day per square foot was applied to non-residential development. Using 
these values, Table C-2a estimates short term (5-yr) demand for potable water. 

Table C-2a Estimated Potable Water Demand (5-Yr) 

Residential Non-residential Total Demand 
DSAP (5-yr) 350 du 400,000 sq ft 0.12MGO 

Table C-2b provides projected available treatment capacity, current usage, 5-yr 
DSAP demand and resulting capacity . 
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Table C-2b Projected Potable Water Plant Capacity (5-Yr) (MGD) 

Water Plant 
Plant Current DSAP Remaining 

Capacity* Usa1e• Demand Capacity 

Lofton Oaks Grid 6.40 2.00 0.12 4.28 

*Source: As reported by JEA Water System Planning Stoff, March 2012 

Adequate capacity exists at the available treatment facilities to accommodate the 
proposed 5-yr development program. 

C.2.2 Potable Water- Build-out Projections 

• 

Tables C-2c estimates the East Nassau Employment Center's potable water demand 
at build-out utilizing the same methodology as the 5-year development program. 

Table C-2c Estimated Potable Water Demand (Build-out) 

Residential Non-residential Total Demand 
DSAP (Build-out) 4,038du 7,100,000 sq ft 1.65 MGD 

Should the DSAP's maximum development program be realized, total projected 
demand for potable water could be approximately 1.31 million gallons daily (MGD). 

Table C-2d provides projected available treatment capacity, forecasted demand 
through 2035, DSAP demand at build-out and resulting capacity. Values reported 
consider the known plant capacity increase to the West Nassau facility, set to 
expand in 2014 from 1.4 MGD to 5 MGD. 

Table C-2d . Projected Potable Water capacity (2035) (MGD) 

Water Plant 
Plant Projected DSAP 

Capacity* Usa1e• Demand 

Lofton Oaks Grid 10.2 5.00 1.65 
*Source: As reported by JEA Water System Planning Staff. March 2012 

Remaining 
Capacity 

3.55 

Adequate capacity exists within the Lofton Oaks Grid to accommodate the proposed 
development program through 2035. It should be noted that the preceding 
calculations are based upon average daily flow. Maximum daily flow or "peak hour'' 
flow requires approximately twice the average daily flow capacity. Although the 5-
year DSAP demand may be accommodated under both average daily and maximum 
daily flow conditions, additional treatment capacity may be needed to 
accommodate maximum flow in the 2035 scenario . 
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C.2.3 Potable Water- Proposed Infrastructure Plan 

• 

A conceptual potable water plan was prepared based upon the projected Detailed 
Specific Area Plan (DSAP) land use program. The resulting utility infrastructure map 
is shown as Figure C-2-2, Water Infrastructure Map. The proposed water 
distribution system will connect to the existing potable water mains currently 
owned and operated by JEA . 
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Figure C-2-1 

JEA District 7 -Water Service Area 
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Figure C-2-2 

Water Infrastructure Map 
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C.3 VVastevvater 

JEA Service Area 7 is served by a single wastewater treatment plant, the Nassau 
Regional Sewer Treatment Facility (see Figure C-3-1). JEA is currently operating this 
facility at the permitted level of 1.55 MGD. Currently, average daily demand at this 
facility is 0.86 MGD. JEA has plans to expand the plant to 2.0 MGD in the year 2014, 
in preparation to meet the needs of future growth. Scheduled sewer improvements 
beyond 2014 are limited to force main construction, in conjunction with roadway 
improvements and future development needs. 

As with potable water, it should be noted that the North DSAP is located 
immediately outside the northernmost boundary of JEA's District 7 boundary for 
sewer service. Again, due to ENCPA policy limitations and planned densities within 
the North Planning Area, private septic systems are not feasible. For this reason, it is 
recommended that annexation of the North Planning Area into the JEA service 
district be sought; thereby, allowing the extension of the existing 8-inch sanitary 
forcemain which currently terminates at the intersection of HWY 17 and HWY 108. 

C.3.1 Wastewater - 5-yr Projections 

• 

Wastewater demand for the proposed 5-yr development program was calculated 
utilizing Nassau County's adopted level of service (LOS) for new development, as 
reported in the Nassau County 2030 Comprehensive Plan. The LOS for wastewater 
treatment service within Nassau County is 100 gallons per capita per day. This LOS 
is then multiplied by 2.32 persons per household to convert GPO/capita to 
GPO/household. For non-residential uses, the LOS requirements are based upon an 
Equivalent Residential Connection (ERC) to be calculated by the service provider, at 
the time of application. For the purposes of this study, an average value ERC of 0.1 
gallons per day per square foot was applied to non-residential development. Using 
these values, Table C-3a estimates short term (5-yr) demand for wastewater 
treatment. 

Table C-3a Estimated VVastewater Demand (5-Yr) 

Residential Non-residential Total Demand 
5-YR DSAP 350du 400,000 sq ft 0.12 MGD 

Table C-3b provides projected available treatment capacity, current usage, 5-yr 
DSAP demand and resulting capacity. 

TableC-3b Projected Wastewater Plant Capacity (5-Yr) (MGD) 

Wastewater Plant 

Nassau Regional 

Plant 
capacity• 

2.00 

Current 
Usase• 

0.86 
*Source: As reported by JEA Water System Planning Staff, March 20 I 2 
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Adequate capacity exists at the available treatment facilities to accommodate the 
proposed 5-yr development program. 

C.3.2 Wastewater- Build-out Projections 

Tables C-3c estimates the East Nassau Employment Center's potable water demand 
at build-out utilizing the same methodology as the 5-year development program. 

Table C-3c Estimated Wastewater Demand (Build-out) 

Residential Non-residential Total Demand 
DSAP (Build-out) 4,038 du 7,100,000 sq ft 1.65 MGD 

Should the DSAP's maximum development program be realized, total projected 
demand for wastewater treatment would be approximately 1.31 million gallons 
daily (MGD). 

Table C-3d provides projected available treatment capacity, forecasted demand 
through 2035, DSAP demand at build-out and resulting capacity. 

Table C-3d JEA Wastewater Plant Availability (MGD) after Build-Out 

Wastewater Plant Projected DSAP Available 
Plant Capacity• Usa1e• Impact Capacity 

Nassau 
2.00 1.50 1.65 -1.15 

Regional 
*Source: As reported by JEA Water System Planning Staff, March 2012 

At this time, adequate wastewater treatment capacity does not exist to 
accommodate the proposed DSAP development program at build-out. It is 
estimated that the Nassau Regional Sewer Treatment Facility would need to be 
expanded to 3.25 MGD over the next 20 years to accommodate both projected 
growth as well as the proposed DSAP development program. 

C.3.2 Wastewater- Proposed Infrastructure Plan 

Figure C-3-2, Wastewater Infrastructure Map, shows gravity sewer service area 
boundaries, represented by a circle (Radius = 2,000ft). Due to the isolated nature of 
many of the proposed development parcels, it is likely that sewage collection 
systems will not be connected through large gravity main networks. Limited by 
topography and geometry, small service areas will be most probable. Central to the 
service area boundary is a lift station/pump station. If development timing allows, 
manifold force main systems can be replaced with cascading sewer systems, 
allowing for less expensive pumping designs. 
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The final design of the conceptual wastewater Infrastructure must conform with, 
and be permitted through, the Florida Department of Environmental Protection 
Agency. The infrastructure design must be able to handle Average Day and Peak 
Day design flows. Gravity sewer systems must be design to operate within the 
range of allowable flow velocities. Pump stations with manifolding force mains 
must operate in the "all-on" condition and be able to perform a complete "pump
out." All components of the wastewater collection system must comply with the 
standards established by JEA . 

C-9 Publk Facilities Analysis 



• ---. ~ :!! 
:J>CIIII 

t;\ ... 
0 

., 
c 
17 
~ 
~ 
Q. 

~ ,. .. 
J 
i' 
;r 

._.. ... -_ ,.....,.a .... __ , 
._.._ ..... W' 

- -. ..... .... 
- S...,.,UM..1T 

_ ._.......__ 
_...,..._, 

0 AI 1 2U.. 
I • • • I o o o I 

•
M\'llerSellen 
:ma..--. ........ 300 
Odllldo, Fiarlda321011407.139A006 

Tena Pointe DSAP 

JEA Dlstrlct7 - Sewer 5ervlce Area 
Figura C-3-l -$-

May2012 

c c ... 
- · ftl ~ n 
::::!. w 
n ' ... ... ...... 
I 

"' ~ ftl ... 

"' ~ ;r 
ftl 

> ... 
ftl 
Ill 

m 
Ql 

~ 
z 
Ql 

~ 
Ill 
c 
m 
3 
"tt 

~ 
3 
tD a 
~ 
:::s ... 
tD ... 
~ 
~ 



Figure C-3-2 

Wastewater Infrastructure Map 
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C.4 Solid Waste 

Solid Waste service is provided to the region by Nassau County. Nassau County has 
an adopted solid waste Level of Service of 4.91 pounds per capita per day. Table C-4 
provides an estimate of solid waste creation at build-out based upon the number of 
residential units and projected persons per household within the DSAP. 

Table C-4a Estimated Solid Waste Demand at Build-out (lbs/capita/day) 

Residential 
Persons Projected Los• Total Demand Total Demand 

Units 
Per DSAP 

(Tons per year) (lbs per day) 
Household Po~ulatlon 

4,038 2.32 9,368 4.91 8,395 46,000 

•source: Nassau County 2030 Comprehensive Plan 

Nassau County has agreements with Camden County Landfill Solid Waste Disposal 
Facility (Georgia) and with Chesser Island Road landfill (Georgia). Both agreements 
signed in 2009 are for ten years with the option to renew for an additional five 
years. 

Camden County Landfill Solid Waste Disposal Facility is located 30 miles northwest 
of the DSAP area. The Camden County Landfill will allow 450 tons per day. It 
currently receives 150 tons per day from Nassau County. The life expectancy is 
more than 15 years. 

Owned by Waste Management of Georgia, Chesser Island Road Landfill (CIRL) is 
located 35 miles to the northwest of the DSAP area. CIRL disposes 810,000 tons per 
year, with a life expectancy of 27 years. 

Table C-4b estimates the impact of the DSAP development program on the existing 
capacity of the Camden County and Chesser Island Road Landfills. The proposed 
DSAP contributes less than 23 tons per day to each landfill, at final build-out. The 
resulting additional annual tonnage reduces the estimated lifespan of the landfill by 
less than one tenth of a year. 

TableC-4b Solid Waste Capacity 

Provider 

Camden County 
Chesser Island 

Current Annual 
Tonnase 
146,000 
810,000 

Estimated 
Ufespan (yrs) 

12 
27 

DSAPAnnual 
Tonnase 
9,045/2 
9,045/2 

New 
Ufespan (yrs) 

12 
27 

In summary, no improvements to solid waste facilities have been determined to be 
necessary to accommodate the proposed DSAP development programs. 
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C.5 Stornnvvater 

C.6 Schools 

Stormwater management system improvements for this region of Nassau County 
may be developed as regional systems accounting, where possible, for multiple 
areas of improved development. Efforts may be made to design stormwater 
treatment and attenuation systems, (i.e. wet and dry ponds, swales, underground 
chambers, ex-filtration trenches, etc.) and supporting conveyance pipes and swales 
as systems. 

Stormwater systems will be permitted in accordance with the St. John's River Water 
Management District (SJRWMD) discharge design criteria. Since the proposed 
stormwater management system will meet the requirements set forth by SJRWMD 
and Nassau County, the quality of the storm water leaving the site will meet state 
water quality standards. The ultimate receiving waters will be the St. Mary's River 
or the St. John's River. 

The interconnected wetland systems serve as the method for conveying the treated 
runoff to the river. In locations where the wetland systems will be severed by 
proposed roadways, storm drainage networks will be installed beneath the roadway 
to provide proper surface water flow between wetland areas. 

Compared to the pre-existing condition, control structures within the designed 
ponds and conveyance systems will delay the release of excess stormwater, thereby 
allowing suspended solids, excess nutrients such as nitrogen and phosphorus, and 
other potential pollutants to be removed from the stormwater discharge. The 
proposed stormwater ponds will be designed at such a size in order to provide 
storage of stormwater run-off and limit post-development discharge from exceeding 
pre-development discharge from the project. lastly, the modeling techniques and 
design applications will comply with SJRWMD requirements and incorporate best 
management practices in the treatment ponds and conveyance systems. 

In 2008, Nassau County adopted a school concurrency system consistent with state 
statute. The details of this system are outlined in both an lnterlocal Agreement (JLA) 
with the School Board of Nassau County and Nassau County's Comprehensive Plan's 
Public School Facilities Element (PSFE). These documents identify procedures for 
determining available capacity, identifying deficiencies and implementing 
improvements. 

For the purpose of determining existing and future capacity, the County was 
subdivided into eight (8) Concurrency Service Areas. These CSAs identify which 
schools may serve a proposed development project. The East Nassau Employment 
Center DSAP is located within both the Yulee North and Yulee South CSAs. These 
CSAs are currently served by Yulee Primary School, Yulee Elementary School, Yulee 
Middle School and Yulee High School. 
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Via the Comprehensive Plan's PSFE, Nassau County has adopted a Level of Service 
(LOS) of 95% of the permanent Florida Inventory of School Houses {FISH) capacity 
for elementary schools and 100% for middle and high schools. For the purpose of 
estimating DSAP impacts, an analysis was completed for both the 5-yr (2016) and 
build-out conditions. 

C.6.1 Schools - 5-yr Projections 

• 

Table C-6a estimates short-term or 5-yr student generation for the East Nassau 
Employment Center DSAP. Student generations rates for each school level were 
provided by Nassau County School Board Staff. 

Table C-6a Estimated DSAP Student Generation (5-yr) 

Residential 
Units 
350 

Student Generation Rates 
Elementary Middle High 

.25 .14 .16 

Students by School Type 
Elementary Middle High 

88 49 56 
*Source: 2012 student generation rates as provided by Nassau County Schoo/Boord staff 

Table C-6b is an estimate of 5-yr capacity available at the public schools serving the 
DSAP. The 2012-2013 Nassau County School Board 5-year Facilities Work Program 
was used to determine permanent FISH capacity and projected enrollment per 
school. Available capacity was calculated by applying the adopted LOS to projected 
2016/17 enrollment. 

Table C-6b 5-yr School Capacity (Yulee CSA) 

FISH 
2016/17 

2016/2017 Available 
School Projected 

Capacity 
Enrollment 

LOS Capacity 

Yulee Primary 832 798 103% -21 
Yulee Elementary 831 798 96% 33 
Yulee Middle 943 909 800/0 34 
Yulee High 1,121 981 87% 140 

•source: 2012-13 Nassau County School Boord 5-yr Facilities Work Program 

Per Table C-6b, a 5-year deficit is projected at Yulee Primary. In addition, adequate 
capacity does not exist to accommodate the project 5-yr student demand at either 
the elementary or middle school level. Adequate capacity does exist at Yulee High 
to accommodate the projected 56 students generated by the 5-yr development 
program. 

Per the Amended lnterlocal Agreement for Public School Facility Planning {I LA}, new 
capacity in place or under construction in the first three years of the Schools 
District's Educational Facilities Plan may be added to the capacity shown in the 
respective CSA and utilization rates will be adjusted accordingly. At this time, 132 
additional middle school student stations are planned and funded within the first 
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three years of the 2012-2013 Educational Facilities Plan. The addition of 132 new 
student stations at the middle school level brings total available capacity in 
2016/2017 to 166; therefore, these additional improvements will result in sufficient 
capacity to accommodate the 5-yr development program's projected middle school 
demand of 49 students. 

In addition to the inclusion of programmed improvements, the ILA allows for the 
use of additional capacity contained in adjacent CSAs. Per the County's PSFE, CSAs 
contiguous to Yulee North and South include, North Central Nassau, South Central 
Nassau and Fernandina. At this time, no schools exist in the North Central Nassau 
or South Central Nassau; therefore, no additional capacity may be had from these 
areas. The Fernandina Beach CSA contains four (4) schools including, Emma love 
Hardee Elementary, Southside Elementary, Fernandina Beach Middle and 
Fernandina Beach Senior High. 

Table C-6c is an estimation of 5-yr capacity available within the Fernandina Beach 
CSA. 

TableC-6c 5-yr School Capacity (Fernandina CSA) 

FISH 
2016/17 

2016/2017 Available 
School 

Capacity 
Projected 

LOS Capacity 
Enrollment 

ELH Elem 710 541 75% 110 
Southside Elem 687 611 81% 76 
Fernandina Middle 795 639 89% 156 
Fernandina High 1,255 789 70% 466 

•source: 2012-13 Nassau County School Board 5-yr Facilities Work Program 

It appears that adequate capacity exists within the adjacent Fernandina CSA to 
accommodate the projected elementary level impacts of the DSAP 5-year 
development program; therefore, no amendment to the Nassau County Capital 
Improvements Plan (CIP} or School Board's Educational Facility Plan is needed at this 
time. 

C.6. 1 Schools- Build-out Projections 

• 

Table C-6d estimates long-term or build-out student generation for the East Nassau 
Employment Center DSAP. 

TableC-6d 

Residential 
Units 
4,038 

Estimated DSAP Student Generation (build-out) 

Student Generation Rates Students by School Type 
Elementary Middle High Elementary Middle High 

.25 .14 .16 1,010 565 646 
*Source: 2012 student generation rates as provided by Nassau County School Boord staff 

Build-out of the DSAP development program could result in the addition of 1,010 
elementary school students, 565 middle school students and 646 high school 
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students. Utilizing the school districts prototypical school sizes as outlined in the 
ILA, it can be assumed that the equivalent of 1.26 elementary schools, .47 middle 
schools and .43 high schools would be needed to accommodate the projected DSAP 
student generation at build-out. The School Board's 2012-2013 Work Plan contains 
two new Yulee area elementary schools within the 10-year work plan. If built, these 
schools would address projected deficits at the existing Yulee area elementary 
schools and accommodate the projected DSAP student generation at build-out. 
Additional middle and high school improvements may need to be included in future 
School Board Work Plans to accommodate projected impacts at those levels. 

C. 7 Recreation and Open Space 

Nassau County has adopted within its comprehensive plan a tiered recreation and 
open space level of service {lOS) standard based upon acreage per 1,000 residents. 
These lOS standards are summarized in Table C-7a. 

Table C-7a Nassau County Recreation and Open Space lOS 

Type 

Community Parks 
Regional Parks -General 
Regional Parks- Beach Access 
Regional Parks- Boat Facility 

Service Radius 

1-2 Miles 
County-wide 
County-wide 
County-wide 

Minimum 
Size 

10 Acres 
30 Acres 
Variable 
Variable 

Acres/1,000 
Residents 

3.35 
10 
.25 
.40 

Source: Nassau County 2030 Comprehensive Plan 

C.6.1 Recreation and Open Space - 5-yr Projections 

Table C-7b estimates short-term or 5-yr recreation and open space demand for the 
East Nassau Employment Center DSAP. It assumes a standard 2.5 persons per 
household {PPH) for the 350 residential units proposed in the 5-yr development 
program. 

Table C-7b Estimated DSAP recreation and open space demand (5-yr) 

Type 

Community Parks 
Regional Parks -General 
Regional Parks- Beach Access 
Regional Parks - Boat Facility 

Projected Acres/1,000 Projected 
5-yr Residents 5-yr 

Population• Demand 
875 3.35 2.93 
875 10 8.75 
875 .25 0.22 
875 .40 0.35 

*350 dwelling units x 2.5 persons per household= 875 residents 
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C.6.2 Recreation and Open Space- Build-out Projections 

• 

Table C-7c estimates long-term or build-out recreation and open space demand for 
the East Nassau Employment Center DSAP. As with the 5-yr projections, the build
out projections assume a standard 2.5 persons per household (PPH) for the 4,038 
residential units proposed at build-out. 

TableC-7c Estimated DSAP recreation and open space demand (build-out) 

Type 

Community Parks 
Regional Parks -General 
Regional Parks- Beach Access 
Regional Parks- Boat Facility 

Projected Projected 
Buildout Acres/l,OOO Buildout 

Residents 
Population• 

10,095 
10,095 
10,095 
10,095 

3.35 
10 
.25 
.40 

Demand 
33.82 
100.95 
2.52 
4.0~ 

•4,038 dwelling units x 2.5 persons per household= 10,095 residents 

Currently, Nassau County is deficient in all types of recreation and open space 
facilities. The proposed DSAP 5-yr and build-out programs are estimated to increase 
demand by approximately 12 acres and 141 acres, respectively. This demand is 
being met through the provision of significant open space and an extensive multi
use trail system. 

The proposed DSAP land use plan includes approximately 1,700 acres of open space 
in the form of interconnected wetlands, surface waters and upland preserves 
forming a Conservation Habitat Network (CHN). This open space system is intended 
to serve both the residents and employees of the East Nassau Employment Center 
DSAP as well as the remainder of the County. The significant open space system 
provided by the DSAP is capable of not only accommodating DSAP impacts but also 
addressing a County wide deficiency in regional parks through 2030. 

At build-out, the East Nassau Employment Center DSAP will contain over 20 miles of 
multi-use trails. Assuming an average width of twelve feet, this trail system would 
provide over 30 acres of recreational facilities and connect neighborhoods and 
employment centers to the extensive open space network. 

In addition to both the CHN and multi-use trail system, ENCPA policies require the 
inclusion of neighborhood parks, plazas and playfields. At build-out, these facilities 
are anticipated to exceed the projected demand created by the DSAP development 
program and assist significantly in addressing the County's overall deficiency in 
recreation and open space acreage . 
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In conclusion, adequate potable water, sanitary sewer, solid waste, public school 
and recreational facilities exist to accommodate the proposed DSAP 5-yr 
development program. Future improvements may be necessary to accommodate 
the DSAP's projected wastewater and public school impacts at build-out . 
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Appendix D 
• 

Intergovernmental Coordination 

Section 163.3245, Florida Statutes, requires the, "Identification of SPecific ·_;· · ·· 
procedures to facilitate Intergovernmental coordination to address 
extrajurisdictional Impacts from the detailed specific area plan." Nassau County 
maintains a Regional Coordination Element as a component of the comprehensive 
plan. This 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 Nassau County. This Includes, but is not limited to, the Florida Department of 
Transportation (FOOT), the North Florida Transportation Planning Organization, 
Florida Department of Environmental Protection, Florida Fish and Wildlife 
Conservation Commission (FWC}, St Johns River . Water Management District 
(SJRWMD), the Northeast Florida Regional Planning Council (NFRPC) and 
Jacksonville Energy Authority (JEA) . 

C.l lnteraovemmental Coordination 
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Memorandum To: Nick Gillette, Gillette and Assodates, Inc. 

From: Laurence Lewis 

Summary 

Dlte: March 19, 2013 

Project No.: 61636.00 

Re: REVISED SR AlA Interchange Analysis 
ENCPA DSAP Employment Center 

This technical memorandum summarizes the analysis of the 1-95/SR AlA Interchange and the 
potential Impacts associated with the development of the Employment Center DSAP within the EISt 
Nassau Community Planning Area (ENCPA). The purpose of the analysis Is to estimate short-term and 
mid-term Impacts of the DSAP on the lnterchanJe, assumlne that the new ENCPA lnterchanee to the 
north Is not In place. 

The followlnc are the primary conclusions of the analysis: 
• For existing conditions, both Intersections at the 1-95/SR AlA lnterchanee operate at level of 

Service C or better for both the AM and PM peak. For the worst case movement (AM peak at 
the southbound ramps, westbound left turn), approximately 88 percent of the capacity Is 
currently belnt used. 

• With bulldout of the Employment Center (2,500 residential units and 7 million sf non
residential) but without the new Interchange, both Intersections at the SR AlA lnterchanee 
are projected to operate at LOS F If no Improvements are made. 

• Assuming the six-lane widening of SR AlA but no Improvements to the exlstlne turn lanes or 
ramps at the existing lnterchance, approximately 16 percent of the DSAP Employment Center 
can be developed before the lnterchanee reaches capacity for worst case conditions. This 
equates to 14,834 dally trips. 

• The five-year development program for the DSAP Employment Center equates to 6,822 dally 
trips. Therefore, no short-term Improvements to the existing Interchange are needed within 
the next five years. 

• The proposed ENCPA Mobility Plan Includes $700,000 for mid-term Improvements at the 1-95/ 
SR AlA Interchange. Potential Improvements Include dual left turn and rleht turn lanes to 
Increase the Intersection capacity. With these Improvements, approximately 75 percent of 
the DSAP Employment Center can be developed before any portion of the lnterchance 
reaches capacity for worst case conditions. This equates to 68,610 dally trips. 

• The lone-term strateiY for the ENCPA Mobility Plan Is to Invest In a new lnterchanee rather 
than pursue a lone-term reconstruction of the AlA lnterchanee. A new Interchange will 
provide more capadty and will also shift traffic away from SR AlA. The new fnterchanee Is 
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consistent with the planning goals for the EN CPA, and Is Included In both the approved Sector 
Plan and the County Comprehensive Plan. 

• Approval of a new Interchange will occur through the Interchange Justification Report (IJR) 
process, which requires approval from both FOOT and FHWA. To meet the federal IJR 
requirements, the existing Interchange will have to meet failure to demonstrate a need for 
the new Interchange. 

Existing Conditions Analysis 
The Interchange analysis Includes the two Intersections of SR AlA and the 1-95 ramps: 

• 1-95 NB ramps at SR AlA (east Intersection) 

• 1-95 SB ramps at SB AlA (west Intersection) 

Traffic counts at the two Intersections were collected on Wednesday January 23, 2013 for the AM 
Peak (7-9 AM) and PM Peak (4-6 PM) periods. Copies of the traffic counts are Included as Attachment 
A. 

Both Intersections were analyzed using Synchro 7. The Synchro model was constructed to match 
existing conditions at the Interchange In terms of lane geometry and signal phasing. Table 1 
summarizes the results of the existing conditions Synchro analy'sls. Copies of the Synchro analysis 

• reports are Included as Attachment B. 

T bl 1 E I I di I a e - x st ng Con tons Summary 

Intersection Analysis 1-95 NB ramps and SR AlA 1-95 SB ramps and SR Al A 
Results AM Peak PM Peak AM Peak PM Peak 

Overall l evel of Service B B c B 
Falling Movements? No No No No 

Source:VHB 3/6/13 

The Volume to capacity ratio was used as an estimate of the capacity used for each movement. For 
exlstlne conditions, the worst case scenarios exist during the AM peak at the SB ramp Intersection and 
the PM peak at the NB ramp Intersection. Table 2 below summarizes the results of the two worst 
case scenarios, the westbound left movement during the AM peak and the northbound right during 
the PM peak. 

T bl 2 E I I C di I S t w ca s a e - x st ng on tons ummary_ or orst se cenar os 

Intersection Analysis 1-95 SB ramps and 1-95 NB ramps and 
Results, Worst case SRAlA SRAlA 
Scenarios AM Peak PM Peak 

Westbound Left Northbound Right 

Level of Service B c 
Falling Movement? No No 
Volume to capacity Ratio 0.88 0.82 

Source:VHB 3/6/13 
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DSAP Employment Center Trip Generation 
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As documented In earlier submittals for the ENCPA DSAP, the development program for the DSAP 
Employment Center consists of 2,500 residential units and 7 million square feet of nonresidential 
uses, as follows: 

• 2,500 apartments 

• 700,000 sf retail 

• 1,890,00 sf office park 

• 4,410,000 sf Industrial 

Table 3 summarizes the gross trip generation for the DSAP Employment Center. For the AM Peak 
Hour, the Employment Center Is estimated to eenerate 8,178 trips. For the PM Peak Hour, the 
Employment Center Is estimated to generate 10,088 trips. 

Table 3 - DSAP Employment Center Trip Generation Summary 

ITE Dally AM PeakTr~s PM Peak Trips 

land Use cateeory Intensity Trips Total In Out Total In Out 

Apartment 220 2,500 du 16,625 1275 255 1,020 1,550 1,008 542 

Retail 820 700,000 sf 24,058 485 296 189 2,343 1,148 1,195 

Office Park 750 1,890,000 sf 20,103 2,714 2,415 299 2,402 336 2,066 
Industrial 
Park 130 4,410,000 sf 30,694 3,704 3,037 667 3,793 797 2,996 

Gross Total 91,480 8,178 6,003 2,175 10,088 3,289 6 799 

Trip Distribution and Trip Assignment 
The trip distribution for the DSAP Employment Center Is assumed to be the same as the overall 
directional distribution for the ENCPA. (This distribution was documented In Table B-6 of the DSAP 
Transportation Appendix B.) Table 4 summarizes the distribution for the Employment Center traffic 
using the SR AlA Interchange (In the absence of a new lnterchanee to the north): 

T bl 4 DSAP E a e - mp1oyment c enter T ffl Dl rib I ra c st uton 

Direction (to/from) Distribution 

South via 1-95 27.14% 
North via 1-95 1.95% 
West via SR AlA 5.92% 
Total throueh SR AlA Interchange 35.01" 

Without a new 1-95 Interchange, 35% of the Employment Center traffic: will travel throueh the existing 
SR AlA Interchange. The remalnlne trips are to/from the east, or remain Internal to the Employment 
Center. 

Future Conditions Analysis 
Based on the trip generation and distribution for the DSAP Employment Center, future conditions 
were analyzed at the two Interchange Intersections uslna Synchro. For each scenario (AM Peak and 
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PM Peak at each Intersection), the Employment Center project traffic was added to the existing traffic 
volumes. Sketches of the traffic volume calculations are Included as Attachment C. The following 
assumptions were used to develop these volumes: 

• No erowth In bacqround traffic Is assumed. This was done to Isolate the Impacts of ENCPA 
development and remove traffic growth from approved but unbullt development alona SR 
AlA. 

• The widen In& of SR AlA to six lanes Is assumed throu1h the Jnterchanee, as the widen In& of SR 
AlA from 1-95 east Is funded throuah FOOT's Five Year Work Procram. No Improvements to 
tum lanes or ramps are assumed at the lnterchanae. (However, If FOOT or others fund tum 
lane or ramp Improvements, this could Increase the capacity available for the ENCPA or for 
other development.) 

Table 5 summarizes the Synchro Intersection analysis assumln1 bulldout of the DSAP Employment 
Center but no new 1-95 lnterchanee. This analysts shows that with bulldout of the Employment 
Center, both worst case movements, the westbound left (WBL) during the AM peak and the 
northbound rl1ht (NBR) movement during the PM peak, would operate at LOS F for future conditions. 
Copies of the Synchro reports are Included as Attachment D. 

Table 5 - Future Conditions Summary for Worst Case Scenarios- DSAP Employment Center 
Bulldout, No New 1-95 lnterchance 

Intersection Analysis 1-95 SB ramps and 1·95 NB ramps and 
Results, Worst Case SRAlA SRAlA 
Scenarios AM Peak PM Peak 

Westbound Left Northbound Right 

Level of Service F F 
Falling Movement? Yes Yes 
Volume to capacity Ratio 1.43 1.93 

Source:VHB 3/6/13 

Interchange Capacity Threshold 
Based on the analysis results for exlst1n1 conditions and for bulldout of the Employment Center, a 
straight line estimate (Interpolation) was used to Identify when either of the Interchange Intersections 
would reach 100% capacity. Table 6 summarizes this capacity calculation. As shown In the table, just 
over 16 percent of the DSAP Employment Center can be developed before either the westbound left 
In the AM peak or northbound rfiht In the PM peak at the SR AlA Interchange would reach capacity. 
Of the two movements, the northbound rlaht movement will reach capacity before the westbound 
rf1ht movement. Therefore, the northbound rl1ht movement durin& the PM peak will be used for the 
analysis. In terms of dally trips, the percentage associated with the northbound right equates to 
14,834 dally trips. Table 7 summarizes the equivalent development program associated with this 
threshold. Assuming an even mix of uses based on the approved Employment Center Protram 
(Scenario 1), the threshold equates to 405 residential units and approximately 1.1 million square feet 
of non-residential uses. Assuming that non-residential uses are developed first (Scenario 2), the 
threshold equates to zero residential units and approximately 1.4 million square feet of non
residential uses. 

Table 6- Summary of lnterchaqe Cepaclty Threshold 
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Exlstln& Conditions 

DSAP Employment 
Center Bulldout 

lnterchanae 
Capacity (with no 
Improvements) 

OSAP Dally Trips 

AMWBL PMNBR 

0 0 

91,480 91,480 

19,959 14,834 

lnterchan1e Employment Center 
Movement capacity 

Bufldout 
Used 

AMWBL PMNBR AMWBL PMNBR 

88% 70% 0% 0% 

143% 192% 100% 100% 

100% 100% 21.8% 16.2% 

Note: Interchange capacity based on worst case conditions as shown In Table 1 and Table 4. 

Table 7- Development ProBram Threshold for ExlstlnBinterchante capacity 
Based on Northbound Rltht Movement Durlnt the PM Peak Hour) 
Land Use Scenario 1 Scenario 2 

All Land Uses Non-Residential Only 
Intensity Percenta1e of Intensity Percentaee of 

Total Total 
Apartment 405 units 16.2% Ounlts 0% 
Retail 113,514 sf 16.2% 138,724 sf 19.8% 
Office 306,487 sf 16.2% 374,556sf 19.8% 
Industrial 715,135 sf 16.2% 873,964sf 19.8% 
Total 405 residential units, 0 residential units, 

1,135,135 sf non-residential 1,387,244 sf non-residential 

5 

The five-year development proeram for the Employment Center DSAP consists of 350 apartments and 
400,000 sf office. (This program Is documented In Table B-10 of DSAP Transportation Appendix B.) 
The five-year development program generates 6,822 dally trips, less than the 14,834 trip threshold for 
the existing Interchange capacity. Therefore, no short-term Improvements to the exlstln1lnterchan1e 
are needed within the next five years to accommodate DSAP development. 

ENCPA Mobility Plan Improvements 
A key component of the ENCPA Mobility Plan Is the creation of alternate routes as a way to provide 
lone-term transportation capacity. Similar to the Investment In CR 108 as a parallel route to SR AlA, 
the Mobility Plan Includes costs for a new lnterchan1e Instead of costs for the long-term 
reconstruction of the SR AlA lnterchan1e. A new lnterchanae (with connecting roadway network) will 
provide more capacity and will also shift traffic away from SR A1A. 

For the 1-95/SR AlA lnterchan1e, the ENCPA Mobility Plan Includes $700,000 for Intersection 
Improvements. This fundln1 Is In addition to the costs for a new 1-95 lnterchanse to the north. 
Potential Improvements Include dual left tum and rllht tum lanes, In particular for the movements to 
and from Duval County. As stated above, no lnterchanse Improvements are needed to accommodate 
the DSAP five-year development pro1ram, so the turn lane Improvements would address mid-term 
Impacts. 
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Using the Florida Department of Transportation (FDon Generic Cost Per Mile Models, the following 
Improvements, as summarized In Table 8, can be made to the 1-95/ SR AlA Interchange using the 
$700,000 Included In the EN CPA Mobility Plan. 
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Improvement Description 

Convert one westbound 
Add second through lane on SR AlA 
lane to 1-95 to second left tum lane; 
southbound on- Add second receiving 
ramp lane to 1-95/ AlA 

southbound ramp 

Add northbound ri&ht 
tum lane at 1-95/ AlA 

Add second northbound ramp 
right tum lane 
tol-95 Add signal head and 
n~hbound retime signal for 
off-ramp protected northbound 

risht movement_at 1-
95/ AlA north!x»und 
ramp 

Add second left 
tum lane to I· Add southbound left tum 
95 southbound lane at 
off-ramp 

Total 

7 

---- - -- --- -•111- -

Length 
FOOT Cost Model 

Cost per Mile Cost per Mile 
(mi.) (both directions) (one direction only) 

Rural Widen Existing 2 
Lane Arterial to 4 Lanes 

0.25 Undivided; Add 1 Lane to $2,042,737 $1,02~69 
Each Side; 5' Paved 
Shoulders 

Rural Widen Existing 2 
Lane Arterial to 4 Lanes 

0.25 Undivided; Add 1 Lane to $2,042,737 $1,021,369 
Each Side; 5' Paved 
Shoulders 

. - - . 

Rural Widen Existing 2 
Lane Arterial to 4 Lanes 

0.1 Undivided; Add 1 Lane to $2,042,737 $1,021,369 
Each Side; 5' Paved 
Shoulders 

Source: FOOT Generic: Cost per MUe Models, Updated as of 2/20/2013 3/6/13 

---- -----------------·- -··· ..... 

Improvement 
Cost 

$255,342 

$255,342 

$25,000 

$102,137 

I 
$637,821 l 



Dlte: Mltdt 19, 1013 
Project No.: 61636.00 

• 
As listed In Table 8, at the 1-95/SR AlA southbound ramps Intersection, the conversion of one of the 
westbound through lanes to a westbound left tum lane Is proposed, with the addition of a receiving 
lane on the on-ramp. Also proposed at this Intersection Is the addition of a second southbound left 
turn lane at the southbound off-ramp. For the Intersection of SR AlA and the 1-95 northbound ramps, 
the addition of a second northbound right tum lane Is proposed. Table 9 below summarizes the 
results of the Synchro 7 analysis of the Interchange with the modified geometry. Copies of the 
Synchro analysis reports are Included as Attachment E. 

Table 9- Future Conditions Summary for Worst Case Scenarios - DSAP Employment Center 
Bu lid odlfl d I I N N I 5 I h out,M • ntersect on Geometry, 0 ew -9 nterc ange 
Intersection Analysis 1-95 SB ramps and 1-95 NB ramps and 
Results, Worst Case SRA1A SRA1A 
Scenarios Westbound Left Northbound Right 
Level of Service D B 
Falling Movement? No No 
Volume to Capacity Ratio 1.04 0.81 

The results shown are for the PM Peak period, since this represents worst case conditions at both locations. 

Source: VHB 3/6/13 

With the proposed geometric modifications to the 1-95/SR AlA Interchange, the two worst case 
movements, the westbound left movement and the northbound r11ht movement, are not projected to 
have falling levels of service even with the full bulldout of the DSAP employment center. However, 
the westbound left tum Is projected to remain over capadty (with a volume to capacity ratio greater 
than 1,0), Table 10 shows the capacity threshold for the Interchange with the addition of the 
recommended Improvements. As shown In the table, approlCimately 75 percent of the DSAP 
Employment Center can be developed with the addition of these Improvements. This equates to 
approlCimately 68,610 dally trips. 

Table 10-Summary of Interchange Capacity Thresholds, After $700,000 In ENCPA Mobility Network 
Improvements 

DSAP Dally Employment Interchange Capacity 
Trips I Canter Bulldout Used 

ElClstlng Conditions 0 
I 

0% 88% 

DSAP Employment Center Bulldout 91,480 100% 104% 

Interchange Clpadty Threshold 68,610 75% 100% 
(with Improvements) 

Source:VHB 3/9/13 

Table 11 summarizes the equivalent development program assodated with this threshold. Assuming 
an even mllC of uses based on the approved Employment Center program, the threshold equates to 
1,875 residential units and approlCimately 5.25 million square feet of non-residential uses. 



Date: March 1!, 2013 
Project No.: 61636.00 

Table 11-Development Pro1ram Threshold for lntercha111e capacity, After Improvements 
(Based on Westbound Left Movement During the PM Peak Hour) 
Land Use Intensity Percentage of 

Total 
Apartment 1,875 units 75% 
Retail 525,000sf 75% 
Office 1,417,500 sf 75% 
Industrial 3,307,500 sf 75% 
Total 1,875 residential units, 

5,250,000 sf non-residential 

9 

The approval of the new Interchange requires approval of an lnterchanse Justification Report (UR) by 
the Federal Highway Admlnstratlon (FHWA). The FHWA specifies elsht required criteria for a new 
lnterchanse, all of which must be met. One of the criteria Is to demonstrate that the capacity need 
cannot be met at existing Interchanges. To satisfy this standard, It will be necessary to achieve falling 
conditions at the exlstfnglnterchange (for temporary conditions only). 

Unlike other ENCPA conditions that only Involve one government entity (Nassau County), the approval 
of the UR Involves regional, state and national agencies. For example, the IJR must be submitted by 
FOOT to the Federal Highway Administration (FHWA). As a result, FOOT approval Is required (both by 
District 2 and by Central Office) before It Is formally submitted. Additionally, final approval requires 
the support of the First Coast TPO and the addition of the project In the region's adopted Long Ra01e 
Transportation Plan. 



LenM, Volumes, Timings 
8: SR 2001 A1A & 1-85 S8 Ramp 

.,!- -+ ...,.. C' 

L-Conftglnllons 
VoUni(Yph) 
Ideal Flow (vphp~ 
SIOIIge Lenglh (I) 
Slorlge Lanet 
Till* Llnglh (II) 
~Tum on Rid 
Ll'* Speed (mph) 45 
Lll* DiUice (11) 1872 
TIMI Tlmt (a) 28.4 
Ptlk Hour Feclor 0.82 0.92 0.92 0.82 
8llnd Lilli Tillie f") 
Lilli Group Flow {\'ph) 0 458 182 876 
Tumlp Penn pllltpl 
PIOieclld Phlatl • 3 
PtnnlllldPtlllea • 8 
Minlnun Split (1) 20.0 20.0 1.0 
TOIII Spit (a) 0.0 20.0 20.0 48.0 
TolaiSpllt(%) 0.~ 22~ 22.~ ~ 
Yelowllmt(a) 3.6 3.6 3.6 
Ai-Red lime (I) 0.6 0.5 0.5 
l.alt The Ad)lll (1) 0.0 0.0 0.0 0.0 
Total loll nne (a} 4.0 4.0 4.0 4.0 
IAd.lg Ltld l.lacl Ug 
l.Jid.t.lg Optlrria? Y• Y• v .. 
vlcRalo 0.73 0.44 0.88 
Ccda!Dally 42.8 1.5 22.0 
QuaueDalay 0.0 0.0 3.4 
TctiiDally 42.8 1.6 26.4 
Quaue l.lngUI 6011 (II) 131 0 476 
Clueut Lqth 95lh (fl) 114 81 1684 
lnlemll Unit Dial (11) 1782 
Tum Bay Lengll (ft) 190 
e... Clplcly ('lph) 628 439 892 
Starvation cap Rtclldn 0 0 81 
Splbck Clp Rlllal 0 0 0 
Sllngt Cap Rldudn 0 0 0 
Rdcad vic Rllo 0.73 0.44 0.84 

Alii Type: Olhar 
Cyde Langth: 90 
Adualld Cyde l.lngll: 90 
OIIMt 12 (13W.), Rllerenc:ecllo phase 2: and 6:S8L, Start of GrMn 
N&Uil Cycle: 80 
control Type: l'ltllmld 
................ CIIpldly,CII*JIIIII)'btllqar. 

Quaue thown IIIIIIIXklun dllr two cydas . 

c·-
' 1 

. Mm·~·~a; 

~ '\. \. 

tt 'I 
228 0 43 

1900 1900 1900 
0 
0 

2li 
Y• 

45 
654 
8.8 

0.82 0.82 0.82 

248 0 47 
Qlllom 

8 
8 

20.0 20.0 
81.0 0.0 22.0 

75.n 0.~ 24.4W. 
3.6 3.5 
0.5 0.5 
0.0 0.0 0.0 
4.0 4.0 4.0 

0.10 0.13 
0.4 30.ll 
0.0 0.0 
0.4 30.8 

2 22 
3 52 

674 

2517 364 
0 0 
0 0 
0 0 

0.10 0.13 

jc I 

~ .' 

0 64 
1900 1900 

0 80 
1 I 

26 26 
Y• 

30 
812 
18.6 
0.82 0.82 

0 58 
CUllom 

8 
20.0 

0.0 22.0 
0.~ 24.4W. 

3.5 
0.5 

0.0 0.0 
4.0 4.0 

0.07 
0.1 
0.0 
0.1 

0 
0 

732 
80 

87& 
0 
0 
0 

0.07 

~ 

0 
1800 

0 
0 

26 

30 
870 
18.1 
0.82 

0 

0.0 
0.~ 

\ 

0 
1900 

0 
0 

26 

0.92 

0 

0.0 
0.~ 

31111»13 

l 

l¥dn 7- Alport 
Plot 1 



HCM SigNIIzecllnterMOtlon Capllclty Analysla 
S; SR 2001 A 1A & 1-eS S8 RMIE! MQ013 

~ .... ""1l .{" .... ' ..... " 
., 

~ \ 
Lane Conlglnlons t , 

"' 
++ "' 

1' 
Vobne(Vph) 0 421 177 805 228 0 43 0 54 0 0 
ldeel Flow (Vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 11100 1900 
Tollllolt n (1) 4.0 4.0 4.0 4.0 4.0 4.0 
t..I.W. FICtar 0.85 1.00 1.00 0.85 1.00 1.00 
Frt 1.00 0.85 1.00 1.00 1.00 O.lfi 
Fll'nlllcllcl 1.00 1.00 0.95 1.00 0.85 1.00 
81111. RIW 0nG 3539 1583 1770 3539 1770 1513 
Fl f'emlltld 1.00 1.00 0.31 1.00 0.95 1.00 
Mfll- -!II 6l1 g lZZ2 !II 
,...._lldar, PHF 0.12 0.12 0.12 0.12 0.12 0.12 0.12 0.12 0.12 OJ2 0.12 
14 Flaw (Vph) 0 458 112 875 248 0 47 0 611 0 0 
RTOR AeU:IIon (Vph) 0 0 158 0 0 0 0 0 47 0 0 
L!!!I!P"llllflttft . 2 • H Rl. II· i 4l 2 ..1. ! ! 
TIIIITp "'"" pattpt Qlltom Qlltom 
PRlltclld PI!- 4 3 8 
Pllmtted Phases 4 8 
h:UIId Green, G (1) 18.0 18.0 84.0 84.0 
Efeclve Green, g (1) 18.0 18.0 64.0 114.0 
AIUied gK; Rallo 0.18 0.18 0.71 0.71 
Cllnnce 1lne 111 4.0 4.0 4.0 4.0 
Lint Glp Clp (1ph) 629 281 992 2517 
vii Ralo Ptol 0.13 c0.43 0.07 
VII Ralo Penn 0.02 c0.20 c0.03 0.01 
vlcRIIIIo 0.73 0.12 0.88 0.10 0.13 0.04 
Unlarm a.y, d1 34.11 31.1 14.5 4.0 211.8 28.0 
PlogreAion Flclor 1.00 1.00 0.63 0.09 1.00 1.00 
h:rwnwUI Dally, d2 7.2 0.11 10.4 0.1 0.8 0.2 
Delly(l) 42.2 32.0 1U 0.4 30.4 211.2 
I..MiaiSIMct D c B A c c 
AppiOich a.y (1) 39.2 15.2 211.7 
AppiOich LOS D B c 

HCM Awr~g~ cantRil a.y 24.3 HCM LMI al s.Mce c 
HCM VClbne to Capac:ly 1111kl 0.70 
AWeltd Cydl Llnglh (1) 110.0 Suln allact 111111 (1) 8.0 
lnleiMcllon Ceplclty Ulillzallon 82A ICU LMI ofs.Mce B 
Anllyala Plltocl (nin) 16 
C CIUICIII.ant Group 



Llnel, Volumlt, llmlngl 
7: SR 2001 A1A & 1-85 NB All!!! MIJD13 

.) .... 
"" ~ 

~ -- ~ 'I ,.. '+ \ 
Lint COnlgulllona 
VaU!II(\1lll) 16 * 0 0 ... 58 35 0 383 0 0 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
8lollgl Ltnglh (I) 362 0 120 116 0 226 0 0 
SIOrlgll.lnn 1 0 1 1 1 1 0 0 
Teperl..lngal (I) 25 25 25 25 25 25 25 25 
R9lt Tum on Rid Yes Y• Yes 
Lilt 8peld (mph) 45 45 30 30 
Link Distlnce (II) 854 1896 m 930 
TIMI Time (I) u 28.7 21.2 21.1 
Pllk Hour FaciOr U2 0.82 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
8llnd Ln Tillie~~ 
Lint Gloup Flow (Vph) 71 433 0 0 1088 84 38 0 416 0 0 
Tlml)'pe .... Ptnn CUllom custom 
PR1Iec:lld Phi ... 7 4 I 
Pllllillld Pile ... 4 8 2 2 
t.lrmlm SpOt (I) 8.0 20.0 20.0 20.0 20.0 20.0 
ToiiiSpllt (I) 8.0 56.0 0.0 0.0 46.0 46.0 35.0 0.0 35.0 0.0 0.0 
T olll Split ('4) 10.0% 81.1~ 0.0% 0.0% 51.1~ 51.1~ 38.9% 0.0% 38.W 0.0% 0.0% 
YtltiN Tht (1) 3.5 3.6 3.5 3.5 3.6 3.6 
AI-Rid Time (s) 0.5 0.6 0.6 0.5 0.6 0.6 
LOll Tht Adjull (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
TOial Lost Time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
l.eldttlg Llg leld LIICI 
IMciUg Opllnize? Yes Y• Y• 
vlcRdo 0.25 G.22 0.46 o.oa 0.08 0.51 
CoMo! Deily u u 17.1 4.0 20.2 6.1 
QuMDelly 0.0 0.0 0.0 0.0 0.0 0.0 
TOIII Dilly 8.6 1.8 17.1 4.0 20.2 11.1 
QuM l.lngll601h (II) 8 13 147 0 14 3 
au- Lengll95th (II) m14 17 183 21 38 65 
lnlemlll.ilk Dill (II) 574 1816 853 850 
Tum Bay l.lngll (II) 362 115 
Bue Clplclly (Yph) 287 2005 2373 713 610 
Slarvlllon Clp Reducln 0 0 0 0 0 
Sflll** Clp RMICfn 0 0 89 0 0 
SIOrlgl Clp Reducln 0 0 0 0 0 
Rlduclcl vic Rlllo 0.25 0.22 0.48 0.08 0.08 

Mll)'pe: a.. 
C¥dt l.q " 1IQ 
ldullld C)'dll.tngl; 80 
OIMt • (ft). RWtnCid lo pllele 2:tlll.., 6:. s.t Gl Green 
NIUIIICyde:&O 
Conllol TJPI: Plwtimecl 
m Vobne for II5Ch p8IC8IIIIe queuell.-..cl by upslrllm slgniL 

F-- 7: SR 2001 AlA & 1-15 N8!!!!!! 

,~ I 

~: ~' l 



HCM SlgMIIzed lntereection c.p.otty AM!yala 
7: SR 2CXJ/ A1A & 1-85 NB Ramp watt a 

~ ~ ~ of' +- L 
~ " ,. ~ \ 

.... Conlguralons 
VaUIII (Yph) 16 .. 0 0 118 &8 ~ 0 313 0 0 
kllll Flow ('lphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
TDIIILIJII timt (1) 4.0 4.0 4.0 4.0 4.0 4.0 
LlneUI. FICior 1.00 0.86 0.81 1.00 1.00 1.00 
Fit 1.00 1.00 1.00 0.85 1.00 0.85 
Fl Proleclad 0.86 1.00 1.00 1.00 0.86 1.00 
81111. Flow (prol) 1710 3539 li085 1683 1770 1583 
Fl "-"''tt8d 010 1.00 1.00 1.00 0.85 1.00 --- m • • !HI ill! 1IB 
f'llk.llalrlldcr,PIF 0..82 0.82 0.92 0.92 0.82 0.12 0.82 0..82 0.82 0.112 0.12 
"4 Flow (Vph) 71 433 0 0 1016 14 38 0 416 0 0 
RTOR Reduclon (vph) 0 0 0 0 0 34 0 0 267 0 0 
Ln ~Flow~~ 71 433 0 0 1088 30 38 0 149 0 0 
T1111 Type pm+pt Perm custom c:ustom 
Ptolec:led Phael 7 4 8 
Ptnnl1ed Pllaaea 4 8 2 
AcUied Gleen, G (1) 61.0 51.0 42.0 42.0 31.0 
Elllcllve Green, g (I) 61.0 61.0 42.0 42.0 31.0 
Adulltd we Rallo 0.57 0.67 0.47 0.47 0.34 
Claance Tine l•l 4.0 4.0 4.0 4.0 4.0 
.... Glp Clp (Vph) 287 2005 2373 738 810 
Y4ReioProl 0.01 c:0.12 c:0.21 
nReloPerm 0.13 0.02 0.02 c:O.OB 
vlcRIIo 0.26 0.22 0.46 0.04 0.06 D.27 
~DIII't.d1 15.6 8.8 16.3 13.0 19.8 21.4 
fln9MsiOil FICior 0.60 0.17 1.00 1.00 1.00 1.00 
tncnrnenlll Deily, d2 1.6 0.2 0.8 0.1 0.2 1.2 
Dllly(l) 10.8 u 16.9 13.1 20.0 22.8 
I.MI ofStMcl B A B B B c 
Apploac:h Deily (1) 3.1 18.7 
Apploac:h LOS A B 

HCM AVInlgl ConiJol Deily 14.7 
HCM V<*Jme 1o Ceplcity ralo 0.36 
Adualld C)'de Lengll (s) 90.0 Qml of lollllmt (1) 8.0 
ll'lllll1eelon Capacity UUizalon 62.~ ICU LMI of SeMce B 
Anllylll Plllod (min) 15 
c Critical Lane Group 



t...., VolumM, TJmlriQI 
6: 8R 2001 A1A & 1-85 88 Ramp 

L• Conlgurllons 
v.,u,. (\1111) 
Ideal Flow (Vphpl) 
Slanlgl LlngUI (R) 
s~ar~g~L.

TI!*"l.qlh(ll) 
•TumonRad 
lHI SpMd {mph) 
lHI Diltlnce (11) 
TIMITimt (l) 
,_ Hour Factor 
lllndln Tillie (1') 
Lint Group Flow Mlhl 
T1111 Type 
Ptolec:led Phuet 
l'tlmHIId Phues 
Mlnlnun Split (1) 
Tolll Split (1) 
T o1a1 Split (~) 
YflltNI Tine (1) 
AI-Red Time (s) 
LOll Tine AdiUSt (8) 
T olall.osl Time (s) 
leldot.lg 
IMcl-l.lg OpllnUI? 
vlcRdo 
COMo! Dilly 
QuiUIDIIIy 
Tolll Dilly 
Queue Length 60th (11) 
Queue l.eng1h 95th (ft) 
lnllmll Unk Dill (II) 
Tum Bay Ltngll (R) 
111M Ctpldty ('iph) 
SlaiVdon Clp Rlducln 
8piiJict Clp Rtducln 
Slanlgl Clp Radudn 
Reduced vic Rallo 

0 288 
1900 1900 

0 
0 

25 

45 
1872 
28.4 

0.92 0.92 

0 314 

4 

20.0 
0.0 20.0 

O.O'IIo 28.8'11o 
3.6 
0.5 

0.0 0.0 
4.0 4.0 

ltld 
Y• 
0.39 
24.6 
0.0 

2.U 
80 
95 

1792 

808 
0 
0 
0 

0.39 

78 <447 &04 
1900 1900 1900 
180 0 

1 1 
25 25 

Y• 
45 

654 
8.8 

0.112 0.92 0.92 

83 488 548 
Perm .....,. 

3 8 
4 8 

20.0 8.0 20.0 
20.0 27.0 47.0 

28.6'11o 38.8% 67.1'11o 
3.6 3.5 3.6 
0.6 0.5 0.5 
0.0 0.0 0.0 
4.0 4.0 4.0 

..... Llfl 
Y• Y• 
0.19 0.57 0.25 
7.2 9.1 1.4 
0.0 0.0 0.0 
7.2 8.1 u 

0 103 8 
31 m ts 

574 
180 
426 858 2174 

0 0 0 
0 0 0 
0 0 0 

0.18 0.67 0.25 

5: SR 2001 A tA & 1-95 S8 RIRF 

R: 

o a 
1900 1900 

0 
0 

25 
Y• 

0.12 0.92 

0 68 
alllam 

8 
20.0 

0.0 23.0 
O.K 32.8% 

3.5 
0.5 

0.0 0.0 
4.0 4.0 

0.14 
20.4 
0.0 

20.4 
22 
51 

0 103 
1900 1900 

0 80 
1 1 

25 25 

30 
812 
11.5 

Y• 

0.92 0.92 

0 112 
CUllom 

6 
20.0 

0.0 23.0 
O.O'IIo 32.8% 

3.5 
0.5 

0.0 0.0 
4.0 4.0 

732 

0.16 
0.6 
0.0 
0.5 

0 
0 

0 
1900 

0 
0 

25 

30 
887 
18.7 
0.92 

0 

0.0 
O.O'IIo 

0.0 
4.0 

787 

,, , 

0 
1900 

0 
0 

25 

0.92 

0 

0.0 
O.O'IIo 

0.0 
4.0 

l 



HOM Signalized lnteraeotlon C.pildty Analyala 
5: SR 20CW A 1A & 1-85 88 Rime &111.2013 

~ .... .... c .... ' \. ~ 
.., 

~ \ 
Lint Conllglnlonl 
Vollne(Vph) 219 11 447 &04 t3 103 0 0 
ldeel Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 
Tollllollllml (I) 4.0 4.0 4.0 4.0 4.0 4.0 
Lint Ull. Fldor 0.95 1.00 1.00 0.95 1.00 1.00 
Frt 1.00 0.85 1.00 1.00 1.00 0.85 
Fll'loltellcl 1.00 1.00 0.95 1.00 0.95 1.00 
Said. Flow (prol) 3539 1583 1770 3539 1770 1583 
FIPennltttd 1.00 1.00 0.52 1.00 0.95 1.00 
.811 .. " - Jill •• - lm Ill 
l'llk-llu flc:lar, PtF 0.12 0.12 0.82 0.12 G.92 0.12 0.12 0.82 0.12 0.12 0.12 
Adj. FbY (vph) 0 314 13 ~88 548 0 68 0 112 0 0 
RTOR Reduction (vph) 0 0 64 0 0 0 0 0 82 0 0 
Lint GIOuJ) FbY ~ 0 314 19 ~86 548 0 68 0 30 0 0 
Twn Type Penn pm+pt custom custom 
Prolecled Phlllll 4 3 I 
Pennltlld Phalls 4 I 
AIUttd Green, G (1) 16.0 16.0 ~3.0 43.0 
ElltcllYe Green,g (I) 16.0 18.0 ~3.0 43.0 
AIUttd giC Rllo 0.23 0.23 0.61 0.61 
CIM'nlllml!!} .to u .,o •. 0 
LMf Glp Clp l'iPhl 808 362' 158 217.t 
~ Rt!i!l PIIOI 0.09 c0.19 0.15 
vis Rllo Penn 0.01 c0.18 cO.~ 0.02 
vlcRelo 0.39 0.05 0.57 0.25 0.14 0.07 
Uniform Delay, d1 22.9 21.1 1.8 6.2 19.3 18.9 
PI'OgiiSS!on Flclor 1.00 1.00 0.63 0.18 1.00 1.00 
lncrtmlrat Dilly, d2 u 0.3 2.3 0.2 0.6 0.3 
Dellrf (I) 24.3 21.4 8.5 1.4 19.9 19.3 
I.Mid81Mce c c A A 8 8 
ApprOICh Dilly (I) 23.7 4.7 
ApprOICh LOS c A 

HCM Avtlllll COOirol Dilly 
HCM VokJme to Capacly ratio 
Actuated Cydlltngth (1) SUm r~ 1011 arne (I) 8.0 
tnlnectlon Clpadl)' utllzallon 1CU LMI of SeMel 8 
Anllylls Plflod (mtn) 
c Crtticallane GIOup 

21812013~PM 



Unit, Volwnee, Tlmlngt 
7: SR 'JOOI A 1A I J-85 NB RM1I) 

.) ... ~ ~ +- L 
~ ~ ,. ~ \ 

l-~ 
, 'I 

VGM!aMtl) eo 273 0 0 163 62 t&o 0 liS 0 0 
ldellfloW('IpiiJII) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
8toniQI~(ft) 362 0 120 185 0 226 0 0 
SIOIIQI Lanes 1 0 1 1 1 1 0 0 
T~p~ri.AnQII(ft) 25 25 25 25 26 25 25 25 
~TwnonRed v .. v .. VII 
li* 8plld (mph) 45 45 30 30 
Lilk Dilllnce (ft) 854 1896 933 930 
TIM Time (I) 8.8 21.7 21.2 21.1 
Pelt Hour FIICior 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.12 0.82 
lllnd .... TIIIIc('!') 
lane Onlup flow MJII) 87 287 0 0 m 51 163 0 833 0 0 
TwnTP ....... Penn QJitom CUllom 
PIOieclld PhiMt 1 4 8 
PtlmllledPIIIAI 4 8 2 2 
Mn1naJm Split (S) 6.0 20.0 20.0 20.0 20.0 20.0 
ToiiiSpl (1) 8.0 34.0 0.0 0.0 28.0 26.0 38.0 0.0 38.0 0.0 0.0 
Toll! Spit(%) 11.'"' 48.W 0.~ 0.~ 37.1% 37.1" 61.4" 0.~ 61-'"' 0.~ 0.~ 
Yfllllll Time (I) 3.6 3.6 3.5 3.6 3.6 3.6 
AI-Red Time (1) u 0.6 G.5 0.6 0.6 0.6 
LOll DMAdjull(l) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Total Lost Time (1) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
led.lg llg ltld letld 
l.elcJ.Ug Oplnize? v .. v .. v .. 
vtcRdo 0.35 0.20 0.58 0.11 0.20 0.16 
ConWI Dilly 8.1 u 21.8 8.0 12.2 18.2 
QueueDitay 0.0 0.0 0.0 0.0 0.0 0.0 
TclfiiDiay 8.1 1.8 21 .• 6.0 12.2 19.2 
au-Lq~~tliOih (ftJ • 11 121 0 40 142 
Cli*M ltngtll951h (ft) 18 12 160 23 7& 1410 
lnlemll Unk llltt (ft) 674 1811 863 850 
Tum Bav length (ft) 362 185 226 
But Clplcly , .. , 241 1517 1596 537 808 • Stamtion Cap Redudn 0 0 0 0 0 0 
8plllldl Clp Rlducln 0 0 0 0 0 0 
Stor~Qt Cap Reduc:tn 0 0 0 0 0 0 
RedUced 'ilc Rlllo 0.35 0.20 0.58 0.11 0.20 0.16 

Nil Type: Othw 
c~ Lenglh: 10 
Adulllcl ~ lenglh: 10 
0111et &6 (~ ). Refarenced to 1111- 2:NBllllld 6:, Slar1 or GrMn 
NIUII Cyde: 55 
Control Type: PNIIrned 
I 85th pt~Cenlile voMIIe IXC88ds cepaclty, queue may be longer. 

Queue lhown Is maximum efter two cycles. 

§!!!!!! and Pheees: 7: SR 200( A 1A &f.95 NB R!!!!2 
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HCM Slgnlllzed lntei'MOtion Cepllolty Anafytlt 
7: SR 2001 A1A & 1·85 NB RMlP 1112013 

.) .... ~ f'" .... L 
~ 

, ,. ~ \ 
Lene Conngurallons 'I t t t 7' 'I 7' 
VoklmtMlfl) eo 273 0 0 853 62 160 0 786 0 0 
ldell Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Tollllollllme (I) 4.0 4.0 4.0 4.0 4.0 4.0 
Line Utll. FICior 1.00 0.96 0.91 1.00 1.00 1.00 
Frt 1.00 1.00 1.00 OJS 1.00 0.85 
Rl'rolec:Wd 0.95 1.00 1.00 1.00 o.es 1.00 
lllld. f1IIW (ploQ 1770 3539 6085 1683 1770 1583 
RPtnnltecl 0.21 1.00 1.00 1.00 0.96 1.00 
• !II!!IDIIIIl It a • liB llJ.! tJB 
1'1111-Mw lll:tllr, PtF 0.82 0.92 0.82 0.92 0.82 0.92 0.92 0.92 0.92 0.92 0.92 
A4 Flow (Ypll) 87 297 0 0 927 67 163 0 633 0 0 
RTOR Reduction (vph) 0 0 0 0 0 39 0 0 243 0 0 
Lilli OIOUD FloW 1!!!!1 87 297 0 0 927 18 163 0 690 0 0 
T1111 Type pm+pl P8111l cuslom cuslom 
Ploltded PhiUI 7 4 8 
Pllllllllld Phalts 4 8 2 
AI:U1ed Green, G (I) 30.0 30.0 22.0 22.0 32.0 
Ehc:ttt GrMtl, g (I) 30.0 30.0 22.0 22.0 310 
llcUI1Id IP'C Rallo 0.43 0.43 0.31 0.31 ua 
~'1')11;1!) U ' •leO AJ) oUI tt.O 
...... GipCep('IJIII} 241 ISH I!!Je AM 809 
wsRidol'llll di.02 0.08 dl.18 
vis Rllo Ptnn 0.13 0.01 0.09 di:J7 
vlcRIIo 0.35 0.20 0.68 0.04 0.20 0.82 
Unllorm Dltay, d1 18.9 12.6 20.1 18.6 11.4 18.4 
P!ogms1on Flclor 0.26 0.13 1.00 1.00 1.00 1.00 
lnc:rlmnel Dltay, d2 u 0.3 u 0.1 0.8 9.8 
Dtlly(l) 8.6 1.9 21.7 16.8 11.9 26.3 
LMI of 8trvlct A A c 8 8 c 
Approach Delay (s) 3.4 21.4 23.9 
Approac:h LOS A c c 

HCM AVIriQI Ccntrol Deity 19.6 HCM l.ewl ot s.Mc:e 8 
HCM V~1111 to Cepadly ralio 0.86 
Adulled Cydt Llfllllh (s) 70.0 SUm olloat lml (I) 8.0 
lnlelsdon Capac:lly Ulllzallon 61.&fo ICU liVII of Stnlce 8 
MriJ:fsll Pwlod (min) 16 
c Crilcall- Group 

2AI/2013 Exldrv PM 



lAnes, Volumea, Timings 
5: SR 2001 A 1A & 1-85 88 RIITie Ml/2013 

..)- ... ....._ C' +- ' '.. " ~ "" \ 
Ln Conftgurllonl 
VaUniMJII) 0 778 177 1386 367 0 110 0 54 0 0 
ldell flow (Vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Slorlgl Lenglh (a) 0 190 0 0 0 eo 0 0 
Sloraga Lines 0 1 1 0 1 1 0 0 
Til* llnglh (II) 25 26 25 26 25 25 25 25 
~Tum on Red VII Yea Yes 
Lmk Speacl (mph) 45 46 30 30 
l.ilk Distance (II) 1872 654 112 870 
TI'Mllme(l) 28.4 9.9 11.5 19.8 
Peek Hour Fador 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Shnd Lilli Tl'llllc (%) 
Lane GnJup flow (Vph) 0 143 192 1516 388 0 174 0 59 0 0 
Tum 1)111 Perm Prol CUllom Qlltolll 

PRIIedld Pheses 4 3 I 
Plflllllled Phesll 4 8 6 
Mlrlin'lJin Spill (1) 20.0 20.0 8.0 20.0 20.0 20.0 
Tolll Spll (1) 0.0 20.0 20.0 70.0 90.0 0.0 20.0 0.0 20.0 0.0 0.0 
Tolal Spltl (%) 0.0% 11.2% 18.2% 63.6% 81.1% 0.0% 18.2% 0.0% 18.2% 0.0% 0.0% 
Yelow Time (1) 3.6 3.5 3.6 3.6 3.6 3.6 
AI-Rid T1me (s) 0.6 0.6 0.6 0.6 0.6 0.6 
Lost Time Adjult (I) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Total LOll Time (1) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
LlldiLig Llld Lead Llg 
LIIICI-Lig Opllmze? VII VII Yes 
'lie Rallo 1.14 0.49 1.43 0.10 0.68 0.08 
eon.ot Deily 121.3 10.7 230.3 2.0 58.8 G.2 
QuiUIDelly 0.0 0.0 1.8 0.0 0.0 0.0 
Tolll Delay 121.3 10.7 232.1 2.0 58.8 0.2 
Quulength 60th (ft) -256 0 -1246 9 118 0 
Queue Length 86th (ft) 1342 64 1111611 m7 1205 0 
lnllmll Link Dill (II) 1792 674 732 790 
Tum Bay Length (II) 190 eo 
Bell Clplclty (vph) 740 394 1082 3976 267 724 
SIIMIUon Clp Reductn 0 0 3 0 0 0 
6piiJICt Clp ~ 0 0 0 0 0 0 
Storage Clp Reductn 0 0 0 0 0 0 
Rldlacl vic Rllo 1.14 0.49 1.43 0.10 0.68 0.01 

MIT)pt: otltr 
·C)dt l.qlh; 110 
~~lqtll; 110 
01111t e 11'ol R~Jerenc.cJ ., p111112: end s:SBL. Sllrt o1 GIMn 
NRnf~1t!O 
(l(frtjQ T)l* Prllmed 
- Yabnl tliCIIdl C8pldty, quull tiMorltlcaly lltinlle. 

c:Mullllown II mulm111111'11r two cycles. 
I & percentlt YCIUne tliCIIdl CIJIICIY, queue miY be llqlr. 

c:Mullhown IIIIIIXimllllll'llr two cyttn. 
m VoUnl tor 86th J*l*llfle quull malll8d by upQelm ligna!. 

c;- 5: SR 2001 A1A&I-85 SB !!!!!J! 

!: I c .3 l 



HCM 8IQnlllzed lntti'HCIIon c.padty Anllyals 
5: SR 200/ A 1A & t-15 88 Ramp MQOtl 

,J .... '"' C' ~ " '. " 
.., 
~ \ 

Lint Conlguralons 
VaUnt~) 0 778 177 1315 367 0 110 0 14 0 0 
klell Flow Mlflpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
TOIII Loet IIIII (1) 4.0 4.0 4.0 4.0 4.0 4.0 
Lint Ull. FICior O.tf 1.00 1.00 0.81 1.00 1.00 
Fll 1.00 0.85 1.00 1.00 1.00 0.85 
Fll'nMdld 1.00 1.00 0.85 1.00 0.85 1.00 
8lld. Fbr (pial) 6085 1583 mo 6085 1770 1583 
FlPemllaed 1.00 1.00 0.85 1.00 0.85 1.00 .. ,.... • !m Ul2 .. Jlll! ill 
Pe&llcu lldor, PHF 0.12 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.12 0.12 
A4Fbr(\1111) 0 843 1112 1511 311 0 174 0 58 0 0 
RTOR~~l 0 0 184 0 0 0 0 0 50 0 0 
lAne Gall Fkllr ~!!!!} 0 143 :18 1511 au 0 17~ 0 I 0 0 
Tum Type Pltm FIKII ~ wsm 
Ptolldecl Ph- 4 3 I 
"""*'" Phutl 4 
~Orten, G(l) 18.0 18.0 66.0 88.0 
Etltc:IYt Gleen, g (1) 18.0 18.0 66.0 86.0 
AcU~~ec~ we Rallo 0.15 0.15 0.80 0.78 
ClelriiiiCt rtne !•I 4.0 4.0 4.0 4.0 
Lint Glp Clip ('lph) 740 230 1082 3978 
.,. Rallo Prot C:0.17 C:0.86 0.08 
.,. Ralo Penn 0.012 c0.10 O.Of 
VlcRIIo 1.14 0.12 1.43 0.10 G.llll 0.04 
lJIIIoml Deily, d1 47.0 40.1 22.0 2.8 44.1 40.4 
Pf0111Hion FIICI« 1.00 1.00 2.30 0.72 1.00 1.00 
lnc:rtmrill Deily, d2 78.5 1.1 112.9 0.0 13.4 u 
o.ily(l) 125.5 42.0 243.5 2.0 58.0 4D.7 
LMiciSeMce F D F A E D 
AppOICII Delay (1) 110.0 194.3 
AppOICII LOS F F 

HCM IMnlge Cor*lll Dilly 11!6.5 HCM lMI of 8Wct 
HCM V<*lmt to Capdy rdo 1.26 
A*lld Cydll.lnglll (1) 110.0 81111 cl loiUIIII (I) 12.0 
lniiiMdlon ClpiCity UUIIzalon 1411.1% ICU LMI of StMct H 
Mll1* Period {mkl) 15 
c Cl1tic* Lane Group 



Lanes. Volum•. 'Timlnga 
7: 2001 A1A & 1-85 NB Ramp 

1.1111 ConlgurdOIIS 
Vdllnt~ 
ldell Flow(~ 
lltallgllqlh(l) 
Slorlge Lents 
Tll*'-"'(11) 
Righi Tum on Red 
lilk Speed (mph) 
lilk OilllnCe (II) 
TIMI Time (I) 
Pteli: How F 8C10r 
8llllld 1.1111 Tlllllc {%) 
l.tnt Gloup Row Mlhl 
Tlln'TP 
l'roleQid Pllaes 
PwrNIIId Pllaats 
lollnilun Sptll (I) 
ToiiiSpll (I) 
Total SplA (~) 
Ytlow Time (s) 
AI-Red Time (s) 
l.olt Tlnlt Adjust (1) 
Tolal Lost Tine (s) 
leldUg 
I..IIOUg Opllm? 
vloRIIo 
ConRI Deily 
Queue Deily 
Tolal Deily 
Queue Llllglh &0111 (II) 
01-. Langill 95lh (Ill 
lnllmal Unk Dill (ft) 
Tum Bay length (ft) 
lieu Capedly (vph) 
Slarvdon cap Raduc1n 
SpiiJeck cap RecMfn 
SloiiQI cap Reducln 
RlcMed vic Rllo 

0.82 

71 
Prol 

7 

8.0 
8.0 

7.~ 
3.6 
0.6 
0.0 
4.0 

Leed 
v .. 
1.11 

108.1 
0.0 

108.1 ... 
mJ58 

352 
64 
0 
0 
0 

1.11 

Mil Type: Oilier 
Cycle Lengll: 110 
A!Uled Cyde Lenglh: 110 

45 
154 
8.8 

0.82 

20.0 
36.0 

31.ft 
3.5 
0.6 
0.0 
4.0 

0.88 
43.7 
0.0 

43.7 
264 

11245 
674 

1433 
0 
0 
0 

0.88 

0 
1900 

0 
0 

26 
v. 

0.92 

0 

0.0 
0.~ 

0.0 
4.0 

.... 
0 1118 

1900 1900 
120 

1 
26 

45 
1196 
28.7 

0.92 0.82 

0 1887 

8 

20.0 
0.0 27.0 

0.~ 24.6,. 
3.6 
0.6 

0.0 0.0 
4.0 4.0 

Lag 
YM 
1.38 

218.2 
65.4 

27U 
--612 
1589 
1816 

1340 
0 

109 
0 

1.62 

Ollsel: 0 (0%), Relerenc:ed lo phase 2:NBL and 6:, Stilt of Green 
Nlllnl Cyde: 160 
COnhl Type: I'NIImed 
- VGIIIMtliCMCII~.quMJtllhoNllclltilnHI. 

<Mullhown IIIIIIUnlm *two cydls. 
• lll!llpe!C11111e¥liiiii .... Cipdy,CJIUIIIIJ .. ~. 

<Mullhown II rumun *two eyda 
111 YaMM for8511 percenlllqutU~II metnd by ...,.n.m signal 

Splila llld PllaHS: 7: SR m A1A &1-85 N8 R!nJI 

101 36 
1900 1900 
185 

1 
26 

v .. 

0.112 0.92 

110 38 
Penn allklm 

8 2 
20.0 20.0 
27.0 76.0 

24.K 68.~ 

3.6 3.6 
0.5 0.6 
0.0 0.0 
4.0 4.0 
Lag 
v .. 
0.28 0.03 
17.6 7.2 
0.0 0.0 

17.6 7.2 
23 8 
72 21 

165 
388 1142 

0 0 
0 286 
0 0 

0.28 0.04 

0 »12 
1900 1900 

0 226 
1 1 

26 26 

30 
833 
21.2 

v .. 

0.92 0.92 

0 2187 
alllOm 

2 
20.0 

0.0 76.0 
0.~ 88.2% 

3.6 
0.6 

0.0 0.0 
4.0 4.0 

863 

2.13 
631.7 

0.0 
631.7 
-2485 
12760 

226 
1026 

0 
0 
0 

2.13 

\ 

0 0 
1900 1900 

0 0 
0 0 

26 26 

30 
830 
21.1 
0.92 0.82 

0 0 

0.0 0.0 
0.~ 0.~ 

0.0 0.0 
4.0 4.0 

W: f, l 



HCM Signalized lnteructlon Capacity Anllytla 
7: 8R 2001 A1A & 1-85 NB R8mp 11'112013 

~ .... "\- "' 
... "- ~ ' ~ ~ \ 

t.. CQnlglnllons It 
VcUII (vslh) 15 170 0 0 1711 101 • 0 2012 0 0 
Ideal Row (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Tolll Loet time (1) 4.0 4.0 4.0 4.0 4.0 4.0 
IMit lM. Fedor 1.00 0.91 0.86 1.00 1.00 1.00 
Frl 1.00 1.00 1.00 0.86 1.00 0.15 
Fl Pl'c*clld us 1.00 1.00 1.00 0.86 1.00 
Slid. RIM (pro!) 1770 15085 1408 1513 1770 1583 
FIPermlted 0.85 1.00 1.00 1.00 0.86 1.00 ... ,... lllt • .. j • ilzt • fWk.llour .... PtF 0.12 0.92 0.92 0.12 0.12 0.12 U2 0.12 0.12 0.12 0.92 
Alt.FlowM!h) 71 146 0 0 1887 110 • 0 2187 0 0 
RTOR Rechlcllon Mlh) 0 0 0 0 0 li5 0 0 4 0 0 
IMit Glcup Flow~ 71 146 0 0 1887 li5 38 0 2113 0 0 
Twn Type Prot Perm c:uslom c:u&lom 
Plallclld Phatl 7 4 8 
l'lr1nll*l Phnea I 2 2 
N:Uitd GIMn, 0 (1) 4.0 31.0 23.0 23.0 71.0 71.0 
Ellcht Green, g (I) 4.0 31.0 23.0 23.0 71.0 71.0 
Aallled~RIIO 0.04 0.28 0.21 0.21 0.65 0.65 
Clurlnlil 'hfll !l t.O 4.0 u u 4JII u 
l.w GipCipiWPIIJ 84 tW I:MO 331 1142 1022 
nRIIIDPiol c0.04 0.11 c0.2t 
W.RIIOPerm 0.03 0.02 cUI 
'olicRIIO 1.11 0.68 U9 0.17 0.03 2.14 
lMioml Dilly, d1 63.0 34.9 43.5 35.6 7.1 19.6 
~Fedor 0.66 1.24 1.00 1.00 1.00 1.00 
lncRniUI Deily, d2 87.8 0.2 181.6 1.1 0.1 514.6 
Dellri (1) 102.7 43.4 226.1 31.7 7.1 634.0 
I.Mioi81Mce F D F D A F 
AllPioecll Delay (a) 47.8 214.8 
AppOIC:fl LOS D F 

HCM AWIIQI CCn1ro1 Dilly 314.4 HCM Lew! ot Ser.1ce 
HCM Voklmt to Capacity ratio U2 
AWIIId Cycle L.engCh (1) 110.0 &In of lolllml (1) 12.0 
1n1e1sec11on C8pacity U!jlzalion 148.1" ICU LIWI of SeMce H 
~ PII10d (min) tfi 
c Crltlcllllnt Group 



l.anee, VolulnM, Timings 
S: 8R 2001 A1A & 1-85 88 Ramp 

~ -+ ..,., C' .... ' ~ " ~ ~ \ 
l..n Cclnlguralons 
V...MJh) 0 0 0 0 
ldNI Flow (vphpl) 11100 1900 1900 1900 
IIIIIIIIJII.qlh (a) 0 0 0 0 
Slorlge Lines 0 0 0 0 
Tll*l.lr9h(11) 26 26 25 26 
fl9lt T1111 on Red Y• 
U* 8plld (mpll) 46 46 30 30 
l.Wt Oilllnce (II) 1en 854 812 887 
TIMI'Tk'nt (1) 28.4 u 18.5 11.7 
Peek Hour Factor 0.12 0.12 0.92 0.12 0.92 0.12 0.12 0.12 0.12 0.12 0.12 
&lind l..n Trlllc "') 
l..n GRiup Flow (Vph) 0 528 83 2491 1186 0 138 0 112 0 0 
T1111Tp Ptnn Plot alllom CUllom 
PIOIIIc:lld Phatel 4 3 • Plrdld Phlul 4 8 8 
lti1UII spit (1) 20.0 20.0 e.o 20.0 20.0 20.0 
Tolll8pll (1) 0.0 20.0 20.0 100.0 120.0 0.0 20.0 0.0 20.0 0.0 0.0 
T OIIISpil ~) 0.~ 14.316 14.316 71.416 86.716 0.016 14.3,. 0.016 14.316 0.~ 0.~ 
Yelow 'Ant (1) 3.6 3.5 3.6 3.5 3.6 3.6 
AI-Recl Time (a) 0.6 0.6 0.6 0.6 0.6 0.5 
1.011 The Adjlll (1) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Tolll 1.011 Time (1) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
I.IIM.Ig Llld llld Leg 
IMd-t.IG Oplilizll? Y• v. v .. 
vlcRIIo 0.11 0.33 2.0S 0.23 0.68 0.29 
CCIIIIJolllelly 81.2 14.8 499.3 0.3 77.3 1.1 
QluDUy 0.0 0.0 78.4 0.0 0.0 0.0 
ToiiiDIIIy au 14.8 677.7 0.3 77.3 1.1 
CMull.ength 60111 (II) 178 0 -3830 4 123 0 
CMullenglh 95th (II) 1246 61 mJ1225 m3 1210 0 
lnllmiii..IM Dill (I) 1792 674 732 
Tum Bay leng1h (ft) 190 eo 
111M Ceplcfty (vph) 581 264 1214 4213 202 388 
SlaMitlon Clip Reducln 0 0 86 0 0 0 
8plllecll Clip ReckiCin 0 0 0 0 0 0 
Slorlge Clip Reckdl 0 0 0 0 0 0 
Rtdllcld vic Rllo 0.11 0.33 2.23 0.23 0.68 0.21 

NtiTypt: Olhlr 
C)'Cit lqlh: 140 
Alillled C)'Cit Length: 140 
OIMt 18 (13%), Relarenced to phase 2: IIICI6:S8l, 81111 ol GNen 
...... opt:110 
Ccl*ol Typt: "'--ined 
- ~---~.--lllllecnblywntt. 
a.- ~~~own IIIIIID!un lllllr CWO c:ydes. 

I tlllpeiCIIIIIe\WIIIIaiCiaCipldly,CII*JI maybebvlr. 
a.- ~~~own II tniUiun llllf two c:ydes. 

m VoUnelor 1511 J*0111111 quulll!llleNd by upAIMIIipl. 

c·-
< ~ , 

·wr~~--,~, l 



HCM SlgMftud lnteraection Capacity Anlll)'tls 
5: 8R 2001 A1A & 1-85 S8 Ramp Mr»13 

..1- -+ ~ C' 
,._ 

' '.. ~ 
., 

~ \ 
Lint ConlgUIIIDns 
Yaluml(\1111) 414 76 2m 807 127 103 0 0 
kleel FlGW (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 
Tolllloelillll (a) 4.0 4.0 4.0 4.0 4.0 4.0 
Lint Ul. Fector 0.91 1.00 1.00 0.91 1.00 1.00 
Fit 1.00 0.15 1.00 1.00 1.00 0.86 
Fl ProCtcled 1.00 1.00 us 1.00 0.85 1.00 
81111. Flow (pniQ 6085 1583 1710 6085 1770 1583 
Fl Ptrml1lcl 1.00 1.00 0.85 UlO 0.85 1.00 
... lilnD • !!& m! • tll! • f'elt.hour flea, PHF U2 0.92 0.82 0.92 0.92 0.82 0.92 0.92 0.92 0.12 0.92 
~Fiow(vph) 0 526 83 2491 886 0 138 0 112 0 0 
RTOR Re<Ncaon Mill) 0 0 74 0 0 0 0 0 89 0 0 
LIIM GftluO Flow m!!!} 0 626 9 2481 .. 0 138 0 13 0 0 
Tum Type Perm PrOI custom custom 
Plolec:led Ph8Mt 4 3 8 
l'8nni1Wd Phuft 4 8 
Ac:Uted Glttn, G (1) 18.0 18.0 98.0 118.0 18.0 
Effdve Gretn. g (a) 16.0 18.0 98.0 118.0 16.0 
AcUIIed giC Rallo 0.11 0.11 0.89 0.83 0.11 
Cle8nlnoe Tlmt !*I 4.0 4.0 4.0 4.0 4.0 
Lint Glp cap (\1111) 681 111 1214 4213 202 
viiRaloPIIll C0.10 c1.41 0.18 
VII Ralo Ptlm 0.01 CO.OI 0.01 
YlcRalo 0.91 0.05 2.05 0.23 0.88 0.07 
Unloml Olley, d1 81.3 66.2 22.0 2.8 69.8 56.4 
f'R91Itlon Feclor 1.00 1.00 2.04 0.09 1.00 1.00 
lncnmeiUI Olley' d2 20.1 0.6 473.8 0.0 17.2 0.8 
Deily (a) 81.4 55.8 518.4 0.2 76.7 56.1 
LMioiiiMOI F E F A E E 
AppiOIIch Deily (a) 77.8 371.6 
Applolctt LOS E F 

HCM Avnge COnllol Dilly 312.7 
HCM Voluma to capacity ratio 1.74 
Aclualed Cycle lenglh (a) 140.0 81111 of loll time (a) 12.0 
lnii!MCIIon Clpdy ~ 143.0.. ICU LMI ol SeNioa H 
Anlt/lle Ptrlocl (IIWI) 15 
c Crl1lcalllnt Group 



Lanel, Volumes, Timings 
7: SR 2fJOI A1A 11-8$ N8 Ra!!!e MQ013 

;) -+ .... .r .... L 
~ 

, ,.. ~ \ 
Line Conlglnlionl 
Vobnl('iph) 0 0 3101 115 180 0 18lilll 0 0 
kiNI Flow(.., 1900 1900 1900 1800 1900 1900 1900 1800 1900 
Slorlgll.qlll (II) 0 120 185 0 225 0 0 
Stcrage Lanes 0 1 1 1 1 0 0 
TI!*IMIQIII(II) 26 26 25 25 26 25 26 
Right T1111 on Red v .. v .. v .. 
Llr* Splld {lr1111) 45 45 30 30 
Link Oisl8nce (II) 854 1896 933 930 
TIMI Tlml (1) 9.9 28.7 21.2 21.1 
Ptlk Hour FICior 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
8llnd Lint Tillie!") 
Line Gftlup Row( .. ) 87 678 0 0 3371 201 163 0 1803 0 0 
TIIIITWJI Prot Plnn CUllom CUllom 

Protec:eld "'*" 7 4 a 
Permllled Phases 8 2 2 
t.1nJnun Spill (I) 8.0 20.0 20.0 20.0 20.0 20.0 
T o111 Spll (1) 9.0 66.0 0.0 0.0 47.0 47.0 14.0 0.0 84.0 
Total Spill(%) 6.4% ~0.0% 0.0% 0.0% 33.6% 33.6% 60.0% 0.0% 60.0% 
Ytii!N line (a) 3.6 3.6 3.6 3.6 3.6 3.6 
All-Red Time (1) 0.5 0.6 0.6 0.6 0.6 0.6 
LOll Tine Adjllt (a) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Total LOll Tille (1) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
IAido\.lg leld Llg Leg 
l.eed-l..lg Oplmlle? v .. Yes Yes 
vlcRdo 1.38 0.31 1.71 0.38 0.18 1.87 
Conlnllllelay 244.2 41.8 354.1 27.8 14.7 417.0 
Queue Deily 0.0 0.0 123.6 0.0 0.1 0.0 
Tolll Dilly 244.2 41.8 477.7 27.8 14.8 417.0 
Queue lAngiii 6001 (ft) -107 205 -1311 96 67 -2460 
au- Lenglh 95111 (ft) I!IJ137 m231 113&5 169 105 12725 
lnlemll Lkllt Dill (II) 574 1816 863 
Turn Bay Length (II) 352 185 226 
8811 ClfiiCIIY ( .. ) 63 1889 1968 531 1011 965 
SI8Millon cap R8lllcln 0 0 0 0 0 0 
Spllla Clp Rlducln 0 0 272 0 263 0 
Stcrage C8p Rlducln 0 0 0 0 0 0 
RecNced vic Rdo 1.38 0.31 1.99 0.38 0.22 1.87 

ArwType: Ollllr 
Cydeltnglh:140 
Aclulled Cycle Lengll: 140 
OlrHI: 0 (0%), Refwenced ~phase 2:NBL 1100 6:, Slart of GrHn 
NaU1I Cycle: 150 
Control Type: Prelined 
- vau. ..... Clpldtf, queue IS theoNicllly lnllri1e. 

Queue allO'MIIIIIIIUnurn llllr two cydls. 
• ...,.,... wbniii!Ciedl Clljlldly, queuei!IIYblllqer. 

Queue allO'MIII mulnUn lAir two cydls. 
m VoUIIe tor a J11rC*1111 queue 11 me1111c1 11y upsnern slgnat. 

F=- 7: SR m A1A & 1·95 NB R!!!!!! 
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HCM Signalized lnteructlon Capacity AM!ysls 
7: SR 2001 A 1A & 1-85 NB Ramp MllOU _, ... ~ ~ +- "- ~ 

, ,. ~ \ 
l-Conllgurllllons 'I +t 1111 ' 'I ' Volume (Vph) 110 532 0 0 3101 185 150 0 11169 0 0 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
T ollllOIIIme (I) 4.0 4.0 4.0 4.0 4.0 4.0 
Lint utl FICior 1.00 0.91 0.86 1.00 1.00 1.00 
Fll 1.00 1.00 1.00 0.85 1.00 0.86 
Fl Prolecled 0.85 1.00 1.00 1.00 0.85 1.00 
Slid. Flow (prot) 1770 5085 6408 1583 mo 1583 
FIPennlted 0.85 1.00 1.00 1.00 0.85 1.00 
lfllft.:DIIliilml 1Zl! • • liB tll! !Ill 
f>tlk.llawfalr, PHF U2 0.12 0.82 0.12 0.82 0.82 0.12 0.82 0.82 0.82 0.12 
Adj. Flow (Vph) 87 678 0 0 3371 201 163 0 1803 0 0 
RTOR Reduction (vph) 0 0 0 0 0 44 0 0 60 0 0 
Ln G!vuP Flow !YI!!!l 87 678 0 0 3371 167 163 0 1743 0 0 
Tum T)l)t Prol Penn CUllom custom 
PIOitcltd PhMM 7 4 8 
Pennllled Ph•• 8 2 
AI:UIItd Grttn, G (c) 6.0 62.0 43.0 43.0 110.0 
ElltdiW Gr11n, g (1) 5.0 62.0 43.0 43.0 80.0 
AI:UIIed g/C Rallo 0.04 0.37 0.31 0.31 0.67 
Cleanl~a Timej•l 4.0 4.0 4.0 4.0 4.0 
Lane Grp cap (¥ph) 63 1889 1968 486 1011 
Yls Rallo Prot (;().06 0.11 (;().63 
vlt Rallo Ptm1 0.10 0.09 c1.10 
VlcRalo 1.38 0,31 1.71 0.32 0.18 U3 
Unif«m Dllay, dl 87.6 31.2 48.6 37.3 14.2 30.0 
ProgrMs1on FICiar 0.63 1.33 1.00 1.00 1.00 1.00 
lna'tm8rUI Dilly, d2 212.0 0.2 323.0 1.8 0.3 420.8 
Delly(l) 247.7 41.6 371.5 39.0 14.5 450.8 
I.Miaf&eMcl F D F D B F 
Approacll Delay (a) 68.6 352.8 414.8 
AppolchLOS E F F 

HCM AW~~gt Control Delay 341.9 
HCM Volume to Cepacily ratio 1.83 
AcUied Cycle lenglll (I) 140.0 &In ofloellme (a) 12.0 
lnlersecllon Cepadty UlllzaUon 143.0.0 ICU LMiofSIMce H 
Analylll Pellod (min) 16 
o Crlllclllane Group 



LIMa, Vobnls, Timings 
5: R 2JJ1J1 A 1A & 1-85 SB RM~e ~J10Q 

~ -+ "" c ..... ' ~ " 
., 

~ \ 
Line Conlgurllons 
Yclbnt(Vph) 0 0 0 
klell Fklw (vphpl) 1900 1900 1900 
lltQnlgt IAnglh (I) 0 0 0 
Storlgelanea 0 0 0 
Til* llngth (II) 25 25 26 
Righi Tum on Red Yea 
U* 8pMd (mph) 45 45 30 30 
Link Oilllnoe (ft) 1172 854 112 170 
TIMillml (a) 21.4 9.9 18.6 19.1 
Pllllc Hour Factor 0.92 0.92 0.92 0.92 0.92 0.9:2 0.92 0.92 0.92 0.92 0.92 
... Line Tillie f") 
Line Group Flow {'lph) 0 143 192 1516 381 0 174 0 &9 0 0 
Tuml)pe PIOI Spilt PIOI Qlllom 

f'loleclld Phases 4 4 I I 2 4 
PMnltled PhiMI 2 
Mlnmlm Split (s) 20.0 20.0 20.0 20.0 8.0 20.0 
Tolll Split (I) 0.0 28.0 29.0 17.0 87.0 0.0 24.0 0.0 29.0 0.0 0.0 
TOIIIISpllt('lfo) O.K 24.~ 24.~ 55.1'1(, 55.8% O.K 20.K O.K 24.2'4 O.K 0.0% 
Ytllw T1mt (1) 3.6 3.5 3.5 3.5 3.5 3.6 
AI-Reclllme (1) 0.5 0.5 0.5 0.6 0.6 0.5 
LOit 1lml Adjull (1) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Tolll Loet Time (1) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Ltd.IO 
l.elcl-ll; Opfnizl? 
vlcRIIo 0.80 0.40 0.14 0.21 0.69 0.07 
CoMo! Delay 51.6 1.1 18.0 8.7 55.3 0.1 
QIIMDtlly 0.0 0.0 0.0 0.0 0.0 0.0 
TCCII Delay 51.6 1.1 18.0 1.7 56.3 0.1 
QIIM l.lngll eGih (ft) 221 0 184 31 126 0 
~ Ltngll951h (ft) 280 81 188 40 203 0 
lnllmll Link Dill (I) 1792 574 732 
Tum Bay Lenglh (ft) 190 
IIIII Clpedty (\1111) 1058 482 1802 1858 
Sllnlllon Cap RedUcln 0 0 0 0 
a..-Cap ReUin 0 0 0 0 
Sllnut Cap ReUin 0 0 0 0 
RtMtd vic Rdo 0.80 0.40 0.14 0.21 

AruType: 011..-
C)'dt Lenglh: 120 
ldllltd Cycle Lenglh: 120 
Ollul: 110 (92%), Rtlerenc.d 10 phase 2:58L and 6:, 8llrt of Green 
Nl*ll'll Cycle: 70 
Conlrol Type: Pllllmed 

~;~= 
5: SR 2001 A1A & 1-85 S8 R~ 
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HCM Signalized lnteraeotlon Cepeclty Analyala 
5: SR 2001 A 1A & 1-85 88 RM"te ~12013 

~ -+ "" C' ..... ' '.. " 
., 

~ \ 
Lane Conlgulllonl 
'MIIII(\1ltl) m 177 - 351 1tO 54 0 0 
ldell Flow {'oP1pl) 1900 1900 1900 1900 1900 1900 1900 1900 
Tolll loll lme (a) 4.0 4.0 4.0 4.0 4.0 4.0 
LIM~. FICior O.t1 1.00 0.97 0.85 1.00 1.00 
Frl 1.00 0.86 1.00 1.00 1.00 0.86 
Fl Prollcled 1.00 1.00 0.85 1.00 0.116 1.00 
Slld.Fiow(plol) 6085 1583 3433 3539 1770 1583 
Fll'lrmlnlld 1.00 1.00 0.85 1.00 0.116 1.00 
IIIII.JiiiW ~ Ill ill • - nm 1111 
,....._IIQar,M 0.92 0.92 0.112 0.92 0.112 0.112 0.82 0.92 0.112 0.112 0.82 
14 Flow (Vph) 0 143 1112 1516 3U 0 174 0 68 0 0 
RTOR ReGicOon (~) 0 0 152 0 0 0 0 0 37 0 0 
Ln GRIUI! Flow m!! 0 843 40 1516 3U 0 174 0 22 0 0 
T1111 Type Prot Spll Prot custom 
l'lolilcUd Phlul 4 4 8 8 2 4 
Plllllllt8d Pl18t81 2 
AcUitd Orten, 0 (1) 26.0 25.0 83.0 63.0 45.0 
Etreclvt Green, g (I) 26.0 25.0 63.0 610 45.0 
""*'*' ~ Rlllo 0.21 0.21 0.52 0.52 0.38 
ctennct rtne ('I 4.0 4.0 4.0 4.0 4.0 
LIM Grp Cap (Vph) 1058 330 1802 1858 646 
vis Ralo ProC C:0.17 0.03 C:0.44 0.11 0.01 
vii Ralo Ptml 0.01 
YlcRalo 0.80 0.12 0.84 0.21 0.511 0.03 
Unlfoml D*y, d1 45.1 38.6 24.2 15.2 48.2 23.7 
~Fecklr 1.00 1.00 0.55 0.55 1.00 1.00 
lnc:rtmeiUI Deily, d2 1.2 0.8 t4 0.2 u 0.1 
Delwf(a) 51.3 38.3 17.7 u 54.6 23.1 
l.Miola.Mce D D 8 " D c 
~Oelly(a) 49.1 15.9 48.1 
AIJplaecll LOS D 8 D 

HCM A\Wigl ccnrol Otley 29.0 HCM LMI ol SINce c 
HCM V~melo c.pac:ity rallo 0.71 
ktuatad Cyde LAngill (1) 1ZO.O sum otlalt 11m1 (I) 12.0 
lnl8rlecllon capacity UUIImlon 93.9% ICU LMI of SeMc:e F 
Analylll Period (mkl) 15 
c Crtbt Lane Group 



lMIM, Vofumea, Tlrntlga 
7: 8~ 2001 A1A a 1-85 NB Ramp Jfl'tm3 _, 

-+ "'\- ~ ~ "- ~ 
, ,. ~ \ 

Lane COnllgurelona ~ Ht 1111 'f ~ 'f'f 
Vokml (\'ph) 65 870 0 0 1718 101 35 0 2012 0 0 
Ideal Flow (Yphp~ 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
81onig1Lenglll <•> 362 0 120 185 0 226 0 0 
SlotiO' ltnet 1 0 1 1 1 1 0 0 
Teper length (II) 26 26 26 26 26 26 26 26 
Right Twn on Rid v. Y• v. 
... Speed (mpll) 45 45 30 30 
... Dlstlnce 00 654 1896 833 830 
T!Millme(a) 8.8 28.7 21.2 2t.1 
Peek Hour Feetor 0.82 0.82 0.82 0.82 0.82 0.82 0.82 0.92 0.82 0.82 0.82 
lllnd line ,.,. !") 
Lane Group Row (Vpll) 71 946 0 0 1817 • 110 38 0 2187 0 0 
Tum TyPe 8jlll 1'101 1'101 c:uslom 

l'rolectld "'*" 4 4 8 8 2 8 
Pttmltled Pllaaet 2 
MinknUm Split (I) 20.0 20.0 20.0 20.0 20.0 20.0 
Tolll Spill (I) 26.0 26.0 0.0 0.0 73.0 73.0 21.0 0.0 73.0 0.0 0.0 
Tolal Split(%) 21.7% 21.7% 0.0% 0.0% 60.8% 60.8% 17.6% 0.0% 60.8% 0.0% 0.0% 
YeiOW 1tnt (a) 3.6 3.6 3.6 3.6 3.6 3.6 
AI-Rid Time (a) 0.6 0.6 0.6 0.6 0.6 0.6 
Loti The Ad)AII (a) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
T 0181 LMI Time (I) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
l.8ldA.IO 
~Optlnim? 
Vlc!Wo 0.22 1.D2 0.61 0.11 0.16 1.06 
CoMo! Delay 14.2 42.7 15.8 2.4 47.0 48.6 
Queue Dilly 0.0 0.0 0.0 0.0 0.0 0.0 
Tolll Deily 14.2 42.7 16.8 2.4 47.0 48.6 
Queue l.ength601h (11) 12 "i6 238 0 26 ~1047 

Queue Length 95111 (ft) rn28 1343 270 24 eo 11186 
lnlemlll.klk Dill (II) 674 1818 863 
Twn Bey length (II) 362 185 226 
a ... CII*RY ~~ 326 932 3686 967 261 2081 
Stalvallon Cap Reckldn 0 0 0 0 0 0 
Spllbllck Clp Recb:ln 0 0 0 0 0 0 
Slorlgl Cap Rtduc:tn 0 0 0 0 0 0 
Reduced vic Rltlo 0.22 1.02 0.51 0.11 0.15 1.06 

AlfeT~ 011111 
Cy$,~120 

Ac:UIId C)ldt ltiiQir 120 
OIIIH O(K). Rlflllnced D plla8 2:H8ltnd 6:, 81art of GrMn 
"*"C¥*': 130 
Coanl TyPe~ Pnllmed 
~ Vein~ .... Clll*ltf, Ill*" '* lleofellcllly w.nn.. 

au- ~~~own Is muhum •two cydls. 
• - peroenlle VOUne fJICIIdl Clpldly, Ill*" lillY blllqer. 

Quu shown IIIIIIXhllll*lwo cydls. 
m VoUnelor 8511 JIII'C)IIIII queue Ia me1t11c1 by upan.n ltgnll. 

;:;~ 7: SR 201» A1A & 1-86 Nil B!!f 
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HCM Slgnellud lnteraecllon CepacJty Antilysis 
7: SR 2001 A 1A & 1-8!5 NB Rame llfJ20t3 _, 

-+ ..... ~ 
.... "- ~ 

, ,. ~ \ 
Lint~ 
VGUM{'4111) IS 110 0 0 1718 101 35 0 2012 0 0 
Ideal Flow MliiPI) 1800 1900 1800 1800 1800 1900 1800 1900 1900 1800 1800 
Tollllollln (a) 4.0 4.0 4.0 4.0 4.0 4.0 
Lint Ul. FICD 1.00 O.t1 0.86 1.00 1.00 0.88 
Fn 1.00 1.00 1.00 0.85 1.00 G.l5 
Fl Prulecllcl 0.85 1.00 1.00 1.00 0.85 1.00 
..... fiCIW (Jnl) 1770 5085 6408 1583 1770 2787 
FlPtnnllld 0.85 1.00 1.00 1.00 O.tli 1.00 .. ,.,.. tll! • • , . mt Ill 
Pllk-.lldar. PHF O.t2 0.82 0.82 0.12 0.12 0.12 0.82 0.12 0.12 0..12 0.12 
~- Flow (Vph) 71 !146 0 0 1887 110 3& 0 2187 0 0 
RTOR Recb:llon {'lph) 0 0 0 0 0 47 0 0 0 0 0 
Lint Gloup Flow~ 71 t46 0 0 1887 &3 38 0 2117 0 0 
TUm Type Spill Prot Prot 
PIOIIdtd PbMt 4 4 I • 2 
Ptnnllld 1'111M1 
Al*lllld ar-. o (I) 22.0 22.0 68.0 68.0 17.0 
Efdvl a ...... o l•l 22.0 22.0 69.0 68.0 17.0 
AcUttd~A* 0.11 0.11 0.68 0.51 0.14 
·Ciurlnol Tnt l•l 4.Q o4..Q 4.0· u -!-0 
llniQpCip~ 325 N2 38115 t10 2$1 
1ft,Ral0 Plct 0.114 c:0.19 0.29 0.04 0.02 
VII Rllo Ptm1 
vlcRdo 0.22 1.02 0.111 0.07 0.111 
Unronn Dilly, d1 41.7 49.0 111.3 11.3 45.2 
Plogrllllon feclor 0.31 0.25 1.00 1.00 1.00 
lnati!WU!o.y, d2 1.0 27.1 G.ll 0.1 1.3 
Delly(l} 14.1 39.6 15.1 11.4 48.4 
LMIGISIMcl 8 D 8 8 D 
~-(1) 37.1 15.1 110.0 
~LOS D 8 D 

HCM Awn1Q1 CGnllal Delay 34.6 HCM lMI oiSinlce 
HCM Volllnt to Clpacity rallo 1.04 
Aclualld ~ IAnQ4h (a} 120.0 Sin of loll tnl (a) 
lnllflecllon Capdy Ulllrallon 93.K ICU LMI ol Slnlce 
Anllylla Ptrlod (min} 15 
c Critical Lint Group 



Lanes, Volumes, Timings 
5: SR 200/ A1A & 1-95 SB Rame 3Nl013 

j- -+ ~ "' 
.... ' ~ t ,.. \. ~ "' 

Lllne Config,tJrltions I 

Volume (vph} 0 484 76 2292 907 0 0 0 0 127 0 103 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Storage Length (ft) 0 190 0 0 0 0 0 80 
Storage Lanes 0 1 2 0 0 0 2 1 
Taper Length (ft) 25 25 25 25 25 25 25 25 
Right Tum on Red Yea Yea Yea Yea 
Link Speed (!l1lh) 45 45 30 30 
Link Distance (ft) 1872 654 864 812 
Travel Time (a) 28.4 9.9 19.6 18.5 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Shared Lane Trafflo (%) 
Lane Group Row (vph) 0 526 83 2491 986 0 0 0 0 138 0 112 
Tum Type Prot Split Prot custom 
Protected Pha888 4 4 8 8 2 4 
Permitted Phases 2 
Minimum Split (a) 20.0 20.0 20.0 20.0 20.0 20.0 
Total SpiM (a) 0.0 27.0 27.0 123.0 123.0 0.0 0.0 0.0 0.0 20.0 0.0 27.0 
Total Split (%) 0.0% 15.9% 15.9% 72.4% 72.4% 0.0% 0.0% 0.0% 0.0% 11.8% 0.0% 15.9% 
Yellow nme (a) 3.5 3.5 3.5 3.5 3.5 3.5 
All-Red nme (a) 0.5 0.5 0.5 0.5 0.5 0.5 
Lost Time Adjust (a) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Total Lost Time (a) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lead/Lag 
Lead-Lag Optimize? 
v/oRatlo 0.76 0.29 1.04 0.40 0.43 0.23 
Control Delay 79.1 14.5 40.2 2.1 n.1 8.8 
Queue Delay 0.0 0.0 0.3 0.3 0.0 0.0 
Total Delay 79.1 14.5 40.5 2.3 77.1 8.8 
Queue Length 50th (ft) 210 0 ~56 28 76 0 
Queue Length 95th (ft) 257 55 #560 31 114 53 
Internal Link Dill (ft) 1792 574 784 732 
Tum Bay Length (ft) 190 80 
Base Capacity (vph) 688 286 2403 2477 323 484 
Starvation cap Reductn 0 0 2 745 0 0 
Splllback cap Reductn 0 0 0 0 0 0 
Storage cap Reduotn 0 0 0 0 0 0 
Reduced v/o Ratio 0.76 0.29 1.04 0.57 0.43 0.23 

Area 
Cycle Length: 170 
Actuated C)IOie Lqlh: 170 
Offset: 8 (5%), Referenced to phase 2:SBL and 6:, Start of Green 
Natural Cyole: 150 
Control Type: Pretimed 
.. Volume exoeeda capaolty, queue Ia theorelicaly lnfilMe. 

Queue shown Ia maxinum after two cycles. 
# 95th percentle vokrne exceeds capacity, queue may be longer. 

21612013 PM With DSAP Central Planning Area S)tlchro 7 • Report 
Page 1 



Lanes, Volumes, Timings 
5= SR 200/ A1A & 1~95 SB Ramp 

Queue shown 18 maximum after two oyolet. 

2J812013 PM With DSAP Cenlnll Planning Area 

31912013 

Syndwo 7- Report 
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HCM Signalized Intersection capacity Analysis 
5: SR 200/ A 1A & 1-95 SB Rame 

.-J --+ ~ • .,._ 
' 

tane I I 

Volume 0 76 2292 907 0 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 
Total Lost time (a) 4.0 4.0 4.0 4.0 
LaneUUI.Fat*)r 0.91 1.00 0.97 0.95 
Frt 1.00 0.85 1.00 1.00 
At Protected 1.00 1.00 0.95 1.00 
Satd. Flow (prot) 5085 1583 3433 3539 
At Permitted 1.00 1.00 0.95 1.00 
8etd. Flow lPennl S085 1583 3433 3539 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Row (vph) 0 526 83 2491 986 0 
RTOR Reduction (vph) 0 0 72 0 0 0 
Lehi.GI'OUR fie! <whl ~ 528 11 2G1 ~ 2 
Tum Type Prot SpiM 
Protected Phaaes 4 4 8 8 
Permitted Phases 
Actuated Green, G (a) 23.0 23.0 119.0 119.0 
Effective Green, g (e) 23.0 23.0 119.0 119.0 
Actuated g/C Rallo 0.14 0.14 0.70 0.70 
cte.ne Time l•! 4.0 4.0 4.0 4.0 
Ln ~ ~-.,,(vph) 688 ' M4 2403 'JA17 
v/e Rallo Prot c0.10 0.01 c0.73 0.28 
v/e Ratio Penn 
v/cRatlo 0.76 0.05 1.04 0.40 
Uniform Delay, d1 70.9 64.0 25.5 10.6 
Progreaalon Factor 1.00 1.00 0.59 0.17 
lncrernentel Delay, cl2 7.9 0.5 23.9 0.2 
Delay (1) 78.8 64.5 38.8 2.0 
Level « Service E E D A 
Approach Delay(e) 76.8 28.4 
Approach LOS E c 

HCMAverage 
HCM Volume to Capacity ratio 
Actuated Cycle Length (a) SUm of lost time (a) 
lntereectlon Capadty UUMzalfon ICU Level of Service 
Analylla Period (min) 
c Critical Lane Group 

21612013 PM WHh DSAP Central Planning Area 

"" t ~ 

0 0 0 
1900 1900 1900 

0.92 0.92 0.92 
0 0 0 
0 0 0 
0, 0 ~ 

12.0 
E 

31912013 

'.. ' 
.., 

127 103 
1900 1900 

4.0 4.0 
0.97 1.00 
1.00 0.85 
0.95 1.00 
3433 1583 
0.95 . 1.00 

3433 1583 
0.92 0.92 0.92 
138 0 112 

0 0 86 
138 0 26 
Prot custom 

2 4 
2 

16.0 39.0 
16.0 39.0 
0.09 0.23 
4.0 4.0 
323' 400 

c0.04 0.01 
0.01 

0.43 0.06 
72.7 51.2 
1.00 1.00 
4.1 0.3 

76.8 51.5 
E D 
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Lanes, Volumes, Timings 
7: SR 2001 A1A & 1-95 NB Rame 

Lane Configurations 
Volume (Yph) 
Ideal Flow (v~) 
Storage length (ft) 
Storage Lanes 
Taper lqlh (1l) 
Right Tum on Red 
link Speed (fll)h) 
Link Distance (ft) 
Travel Time (e) 
Peak Hour Faca 
Shared lane Traftlo (%) 
lane Group Flow (vph) 
Tum Type 
Protected Phases 
Permitted Phiii8S 
Minimum Spit (a) 
Total Split (e) 
Total Split (%) 
Yellow Time (e) 
Aft-Red Time (a) 
lost Time Actuet (a) 
Total lOll Tine (a) 
leadllag 
lead-Lag Optimize? 
v/oRatio 
Control Delay 
Queue Delay 
Total Delay 
Queue length 50th (ft) 
Queue leJ9h 95th (ft) 
Internal link Diet (ft) 
Tum Bay length (ft) 
Baae Capadty (Yph) 
StaiVIIIon Cap RG~ctn 
Spllback Cap Reductn 
Storage Cap Reduotn 
Reduced v/o Rllllo 

Cycle Ler¢1; 170 
Aotuated Cyole lqll: 170 

.,} -+ 

1900 

45 
654 
9.9 

0.92 0.92 

87 578 
Spit 

4 4 

20.0 20.0 
30.0 30.0 

17.6% 17.6% 
3.5 3.5 
0.5 0.5 
0.0 0.0 
4.0 4.0 

0.32 0.74 
14.1 15.5 
0.0 0.0 

14.1 15.5 
23 56 

m48 102 
574 

352 
271 778 

0 0 
0 0 
0 0 

0.32 0.74 

~ t'" +-

0 0 
1900 1900 

0 120 
0 1 

25 25 
Yes 

45 
1896 
28.7 

0.92 0.92 0.92 

0 0 3371 

8 

20.0 
0.0 0.0 108.0 

0.0% 0.0% 63.5% 
3.5 
0.5 

0.0 0.0 0.0 
4.0 4.0 4.0 

0.86 
30.0 
0.0 

30.0 
861 
895 

1816 

3920 
0 
0 
0 

0.86 

Offset: 168 (99%), Referenced to phese 2:NBland 8:, Start of Green 
Natural Cycle: 90 
Control Type: Pretimed 
m Vo1111'18 for 95th percenUie queue Je metered by upstream signal. 

21612013 PM With DSAP Central Planning Nee 

' ~ t 

1900 
0 
1 

25 

30 
942 

21.4 
0.92 0.92 0.92 

201 163 0 
Prot Prot 

8 2 

20.0 20.0 
108.0 32.0 0.0 

63.5% 18.8% 0.0% 
3.5 3.5 
0.5 0.5 
0.0 0.0 0.0 
4.0 4.0 4.0 

0.20 0.56 
8.0 73.5 
0.0 1.4 
8.0 74.9 
48 170 
88 255 

862 
185 

1005 292 
0 0 
0 37 
0 0 

0.20 0.64 

~ 

0.92 

1803 
cue tom 

8 
2 

20.0 
108.0 

63.5% 
3.5 
0.5 
0.0 
4.0 

0.81 
13.3 
0.0 

13.3 
560 
668 

225 
2232 

0 
0 
0 

0.81 

31912013 

'.. ~ .I 

0 0 0 
1900 1900 1900 

0 0 
0 0 

25 25 
Yea 

30 
928 
21.1 

0.92 0.92 0.92 

0 0 0 

0.0 0.0 0.0 
0.0% 0.0% 0.0% 

0.0 0.0 0.0 
4.0 4.0 4.0 

848 
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Lanes, Volumes, Timings 
7: SR 200/ A1A & 1-95 NB Ramp 

21612013 PM With DSAP Central Planning Area 

3r'9f2013 
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HCM Signalized Intersection capacity Analysis 
7: SR 200/ A1A & 1-95 NB Rame 

~ ..... 
""' • ... ' 

lane Configurations 
Volume (vph) 80 532 0 0 3101 185 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 
Total lost Ume (8) 4.0 4.0 4.0 4.0 
Lane Util. Factor 1.00 0.91 0.86 1.00 
Frt 1.00 1.00 1.00 0.85 
At Protected 0.95 1.00 1.00 1.00 
Satd. Flow (prot) 1770 5085 6408 1583 
Fit Permitted 0.95 1.00 1.00 1.00 
Sald. Flow (l)enn) 1770 6085 8408 1583 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Aow (vph) 87 578 0 0 3371 201 
RTOR Reduction (vph) 0 0 0 0 0 36 
Lane Groue Row ~~h! 87 578 0 0 3371 165 
TIJmType Split Prot 
Protected Phases 4 4 8 8 
Permitted Phases 
Actuated Green, G (8) 26.0 26.0 104.0 104.0 
Effective Green, g (8) 26.0 26.0 104.0 104.0 
Actuated g/C Ratio 0.15 0.15 0.61 0.61 
Clearance Time !•~ 4.0 4.0 4.0 4.0 
1-ft.•CJii<VPhr .. I 271 77& 39l0 ·86& 
vis Ratio Prot 0.05 c0.11 o0.53 0.10 
vis Ratio Perm 
v/cRatlo 0.32 0.74 0.86 0.17 
Uniform Delay, d1 64.1 68.8 27.0 14.3 
Progression Factor 0.18 0.16 1.00 1.00 
Incremental Delay, d2 2.2 4.6 2.7 0.4 
Delay (8) 14.0 15.5 29.7 14.7 
level rA Service B B c B 
Approach Delay (8) 15.3 28.9 
Approach LOS B c 

HCM Average Control Delay 
HCM Volume to capacity ratio 
Actuated Cycle length (8) Sum of lost time (e) 
Intersection capacity Utllzation ICU Level of Service 
Anelyell Period (min) 
c Critical Lane Group 

21612013 PM Wlh DSAP Central Planni1g twa 

"' t ,. 
150 0 1659 

1900 1900 1900 
4.0 4.0 

1.00 0.88 
1.00 0.85 
0.95 1.00 
1770 2787 
0.95 1.00 
1770 2787 
0.92 0.92 0.92 
163 0 1803 

0 0 2 
163 0 1801 
Prot custom 

2 8 
2 

28.0 132.0 
28.0 132.0 
0.16 0.78 
4.0 4.0 ..... .., 

0.09 c:0.49 
0.15 

0.56 0.81 
65.3 11.4 
1.00 1.00 
7.5 3.3 

72.8 14.7 
E B 

19.5 
B 

8.0 
E 

319fl013 

\. ~ ~ 

0 0 0 
1900 1900 1900 

0.92 0.92 0.92 
0 0 0 
0 0 0 
0 0 0 

0.0 
A 
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Exhibit "E" 

Transportation Impact Analysis {TIA) Methodology 

The following Exhibit summarizes the recommended methodology for completing Transportation Impact 

Analyses (TIAs) associated with Preliminary Development Plans (POPs). The purpose of the TIA is to 

identify the short-term impacts associated with the incremental development of the East Nassau 

Community Planning Area (ENCPA) and the associated DSAPs. The results of the TIA are intended to 

identify needed transportation improvements and prioritize the use of mobility fee funds toward those 

improvements, consistent with the provisions of the applicable DSAP Development Order. 

Artalysis Area 

The analysis area is defined as follows: 

• For POPs generating fewer than 500 dally trips- adjacent access points and nearest intersection 

included in the Mobility Network 

• For POPs generating between 500 and 1,000 daily trips- Yz mile radius from the project site 

• For POPs generating more than 1,000 daily trips- one mile radius from the project site 

Within the ENCPA, the analysis includes all roadway segments included as part of the Mobility Network 

as well as major intersections. Site access points are also included in the analysis. Outside the ENCPA, 

the analysis should include all arterial and collector roadways within the required radius. Roadway 

segments and intersections outside the ENCPA are included in the analysis to identify potential 

mitigating improvements included in the ENCPA Mobility Network -for example, parallel roadway 

corridors or internal roadway connections. The list of ENCPA Mobility Network improvements is 

included at the end of this document. 

Analysis Tlmeframe 

An existing conditions analysis should be performed using the most recent available roadway counts. If 

no roadway counts are available from the past twelve (12) months, then the latest available roadway 

counts should be used and adjusted to the existing year using the model growth rates in this 

methodology document. 

The analysis year shall be defined as the buildout year for the proposed PDP. The buildout year 

consistent with that used in the Future Conditions Analysis and should be reasonably achievable. 



For roadway segments, the analysis should address daily conditions. For intersections, the analysis 

should address AM peak and PM peak conditions. Intersections should be analyzed using either the 

latest version of Highway Capacity Software (HCS) or Synchro. 

Trip Generation 

Trip generation calculations should use rates and equations from the current edition of the Institute of 

Transportation Engineers' Trip Generation. For land uses where ITE data may not represent local 

conditions, a trip generation study may replace published rates. The methodology for trip generation 

studies should follow the ITE Trip Generation Handbook, and a minimum of three sites should be 

surveyed. Reductions for internal capture or transit should not be applied to the trip generation for 

individual POPs, as these reductions have already been factored into the overall calculation of 

transportation impacts and fees for the ENCPA. However, reductions for pass-by trips for retail uses 

may be applied. 

Trip Plstribytion 

The distribution of trips associated with the PDP should be estimated using the most current adopted 

version of the Northeast Florida Regional Planning Model (NERPM). For smaller POPs generating fewer 

than 1,000 daily trips, the traffic distribution may be estimated based on existing traffic patterns. The 

model should be updated to reflect the transportation network and land use assumptions as follows: 

• Transportation Network Assumptions - The transportation network should include existing 

arterial and collector roadways. Future facilities to be included in the analysis should be limited 

to roadway segments with committed construction funding within the next five (5) years. For 

analysis purposes, roadway segments with existing backlogs (based on actual traffic levels) shall 

be assumed to include necessary improvements to address the backlog. 

• Land Use Assumptions- The land use data for the NERPM model should be developed through 

interpolation between the base and forecast years. Within the ENCPA, background 

development should be limited to the existing development at the time of the application, plus 

any other parcels with approved TIAs. 

Trips from Qther Approved EN CPA Development 

Project trips from nearby approved POPs within the analysis area should be added to the future 

background traffic volumes in detennining the total build condition traffic volumes. The trips associated 

with these POPs should be obtained from the associated TIA. 
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Future Conditions Analysis 

The future conditions analysis should address operating conditions for roadway segments and 

intersections within the analysis area for the PDP. The future conditions analysis year shall be the 

proposed buildout year for the PDP. The analysis should identify whether roadway segments and 

intersections will operate at the County's adopted level of Service standard with the addition of traffic 

from the PDP. For Intersections, the level of Service standard shall be assumed to be the same as that 

of the adjacent roadway segments. Annual growth rates to be used for area roadway segment volumes 

and Intersection volumes are found in the table on the following page. The values are based on the 

ENCPA Mobility Analysis included with the Employment Center DSAP application. For any roadways not 

in the table, the growth rate for the nearest similar facility should be applied. 
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Summary of Annual Background Growth Rates 

Growth 

Roadway From/To Rate 

1-95 Duval County Line to SR 200/AlA 2.94% 

SR 200/AlA to E-W Interchange Rd. 3.12% 
E-W Interchange Rd. to US 17 3.12% 
US 17 toGA State Line 2.39% 

SR200/AlA Griffen Rd. to 1-95 6.39% 

1-95 to Old Yulee Rd. 4.25% 

Old Yulee Rd. to US 17 4.09% 
US 17 to Chester Rd. 2.00% 

Chester Rd. to Blackrock Rd. 2.00% 

Old Nassau ville Rd. to Amelia Island Parkway 2.00% 

CR 200A/Pages Dairy Rd. US 17to Chester Rd. 4.78% 

CR 107N/Biackrock Rd. Chester Rd. to SR 200/AlA 2.00% 

CR 107S/Oid Nassauville Rd. SR 200/AlA to Amelia Concourse 2.00% 

Amelia Concourse to Santa Juana Rd. 2.00% 

Chester Rd. SR 200/AlA to Pages Dairy Rd. 2.00% 

Pages Dairy Rd. to CR 108 Extension 2.00% 
CR 108 Extension to Blackrock Rd. 2.00% 

US17 Duval County Line to Harts Rd. 3.67% 

Sowell Rd. to SR 200/ AlA 2.00% 
SR 200/AlA to Pages Dairy Rd. 2.0096 

Pages Dairy Rd. to Interchange Rd. 2.00% 

Interchange Rd. to CR 108 2.00% 

CR 108to 1-95 2.00% 

1-95 toGA State line 3.36% 

1-95/SR AlA Interchange NB l-95to SRAlA Off-ram_p 5.44% 

SR AlA to NB 1-95 On-ramp 6.62% 
SB l-95to SR AlA Off-ramp 7.79% 
SR AlA to SB 1-95 On-ramp 5.42% 

1-95/US 171nterchange N B 1-95 to US 17 Off-ramp 7.74% 
US 17 to NB 1-95 On-ramp 2.00% 
SB 1-95 to US 17 Off-ramp 2.00% 
US 17 to SB 1-95 On-ramp 7.91% 
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Access Points 

An intersection analysis shall be completed for all site access points (roadways or driveways) to adjacent 

roadways. An intersection analysis should also be completed for the nearest intersection where the site 

access connects to the ENCPA Mobility Network. 

Recommended Improvements 

The results of the TIA will be used to identify transportation improvements necessary to serve 

development in the associated PDP, consistent with the provisions of the applicable DSAP Development 

Order. Transportation improvements required in this process will be limited to roadway segments and 

intersections included in the ENCPA Mobility Network and applicable DSAP but may include 

improvements outside the analysis area. A PDP applicant may propose in its TIA to address 

transportation impacts by means of transportation or mobility improvements other than those in the 

ENCPA Mobility Network. Improvements identified or proposed in the TJA may be completed in phases

for example, the first two lanes of a four-lane roadway, or a portion of a roadway segment needed to 

provide site access. Also, such phasing may be tied to monitoring and/or development levels. Practical 

transportation Improvements are encouraged, so as to maximize the efficiency of available 

infrastructure and minimize upfront infrastructure costs ahead of actual demand. 
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Attachment 

Transportation Improvements Included In ENCPA Mobility Network 

Roadway/Segment Improvement 

CR 108 Extension 

US 17 to Interchange Rd New 2-lane road 

Interchange Rd to Resort Area New 2-lane road 

Resort Area to Chester Rd New 2-lane road 

Interchange Road 

Interstate 95 to N-S Regional Center Arterial New 4-lane road 

East Frontage Rd to US 17 New 4-lane road 

US 17 to CR 108 New 4-lane road 

New 
Interchange Road at 1-95 interchange 

i 
Employment Center Collector Roads New 2-lane road 

I 

N-5 Regional Center Arterial 

US 17 to CR 108 New 4-lane road 

CR 10~ to Interchange Road New 4-lane road 

Interchange Road to SR 200/AlA New 4-lane road 

US17 
N-S Regional Center Arterial to 1-95 Widen to 41anes 

Traffic Signals Install new 

(at 8 new major intersections) signal 

SR AlA /1-95 Interchange Improvements 

Dual westbound left turn lanes onto southbound ramp New turn lane 

Dual southbound left turn lanes off southbound ramp New turn lane 

Dual northbound right turn lanes off northbound ramp New turn lane 

SR AlA Intersection Improvements 

Dual left turn lanes at SR AlA/Chester Rd New turn lane 

Dual left turn lanes at SR AlA/Biackrock Rd New turn lane 
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