ORDINANCE NO. 2025-006

AN ORDINANCE OF THE BOARD OF COUNTY
COMMISSIONERS OF NASSAU COUNTY, FLORIDA,
MODIFYING THE PREVIOUSLY APPROVED PLANNED
UNIT DEVELOPMENT (PUD) KNOWN AS TRIBUTARY
(FORMERLY KNOWN AS THREE RIVERS); PROVIDING
CERTAIN FINDINGS; AMENDING THE PRELIMINARY
DEVELOPMENT PLAN FOR THE PUD; AMENDING THE
PUD CONDITIONS; PROVIDING FOR SEVERABILITY;
AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the Board of County Commissioners (“Board”) adopted Ordinance
2006-68 on August 28, 2018, creating the Three Rivers PUD; and

WHEREAS, the Board adopted Ordinance 2019-03 on February 11, 2019,
amending the Three Rivers PUD; and

WHEREAS, the Board adopted Ordinance No. 2021-16 on August 23, 2021,
further amending the Three Rivers PUD and renaming it as the “Tributary PUD”; and

WHEREAS, the Tributary PUD is subject to the provisions of the Tributary
Development of Regional Impact, approved by Ordinance 2006-126 on August 28, 2006,
as amended (the “DRI”); and

WHEREAS, Three Rivers Developers, LLC, through England-Thims & Miller, Inc,
as current owner or authorized agent, filed application PUD23-004 (the “Application”) to
amend certain provisions of the Tributary PUD Preliminary Development Plan, approved
as Exhibit B to Ordinance 2006-68 as amended (the “PUD Preliminary Development
Plan”), and the Tributary PUD Conditions, approved as Exhibit C to Ordinance 2006-68
as amended (the “PUD Conditions”) to ensure the Tributary PUD is consistent with the
governing DRI development order; and

WHEREAS, the Nassau County Planning and Zoning Board held a duly noticed
public hearing as required by law and in accordance with Chapters 125 and 163, Florida
Statutes; and

WHEREAS, the Board finds that the amendments to the PUD set forth in the
Application are consistent with the 2030 Comprehensive Plan, specifically Policies
FL.01.02(H), FL.08.06, FL.09.05, and FL.10.06, and the orderly development of Nassau
County; and

WHEREAS, the proposed PUD amendments set forth in the Application comply
with the underlying Future Land Use Map (FLUM) designation of Multi-Use (MU) and
Conservation (CSV I); and
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WHEREAS, the Board has considered the findings and recommendations of the
Planning and Zoning Board and held a duly noticed public hearing as required by law and
in accordance with Chapters 125 and 163, Florida Statutes.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF NASSAU COUNTY, FLORIDA, that:

SECTION 1. FINDINGS. The above findings are true and correct and are
hereby incorporated herein by reference.

SECTION 2. PUD AMENDMENTS.

(A)  The PUD Preliminary Development Plan for the Tributary PUD is hereby
amended as shown in Exhibit “A” attached hereto and incorporated herein by reference.

(B)  Section 2.1, Land Use Summary, of the PUD Conditions is hereby amended
as follows: _ :

2.1 Land Use Summary

The Tributary PUD land uses are summarized in the table below. The
projectea units and square footage identified may be allocated throughout the
PUD, in accordance with the allowable uses and development standards. The PUD
shall be developed in two phases detailed in Table 2.1 below. All structures and
associated off-street parking spaces shall be designed in accordance with the
latest edition of the Nassau County Nassau County Land Development Code and
the Florida Accessibility Code for Building Construction.

Table 2.1
Land Use Summary and Phasing
: .| Watercraft
Residential | Retail | Office | LGNt | Community | = ppy
Storage
Phase 1
200,000 50,000
(2008-June 30, ’ .- ’ S
2026) au sf sf SHPS
Phase 2
(2022-June 30, " 300§?OO 5O§C1200 ZOOS,SOO L
2031)
500,000 | 50,000 | 250,000 .
TOTAL 3,200 du of of of acres 300 slips
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PASSED AND DULY ADOPTED by the Board of County Commissioners of
Nassau County, Florida this _28th day of April , 2025.

BOARD OF COUNTY COMMISSIONERS
OF NASSAU COUNTY, FLORIDA

A M. “HUPP” HUPPMANN, CHAIR
Board of County Commissioners
Nassau County, Florida

ATTEST as to Chairman's signature:

M
its: Ex-Officio Clerk

APPROVED AS TO FORM BY THE
N/ |EY:

Di
Cluriny « vemriny
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EXHIBIT A

PRELIMINARY DEVELOPMENT PLAN
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Elizabeth Backe, AICP, Planning Director
PLANNING DEPARTMENT o6 s SvEn 2

Nassau CounTy, FLORIDA Yulee, FL 32097
(904) 530-6320

Application No.: PUD23-004 — Modification of the Three Rivers Planned Unit Development
(PUD)

Applicant(s): Three Rivers Developers, LLC Agent(s): Casey Dendor, AICP,
England-Thims & Miller, Inc.

The Board of County Commissioners heard testimony and examined evidence at a duly noticed
public meeting on April 28, 2025. After considering the requirements of Nassau County
Comprehensive Plan policies FL.01.02(H), FL.08.06, FL.09.05 and FL.10.06, and Section 5.02(C)
and (D) and Section 25.05(C) of the Land Development Code, the Board moves as follows:
Motion to Approve:

Based upon the record, evidence, and testimony received, I find that there IS competent and
substantial evidence pursuant to Nassau County Comprehensive Plan policies FL.01.02(H),
FL.08.06, FL.09.05 and FL.10.06, and Section 5.02(C) and (D) and Section 25.05(C) of the Land
Development Code, and therefore, my motion is to approve PUD23-004.

Motion made by Board Member

Motion seconded by Board Mem

Motion approved by a vote of

Dissenting Board Members (if applicable):

Nassau County Board of County
Commissioners

FAYL, B3V L L AN x a iTaz AL v ovg s mewman

Stephanie Keyser, AICP, Assistant Planning Director






o
?

1. Based upon the record, evidence, ar:,ld%testimony received, I find that there IS competent
and substantial evidence pursuaht té Nassau County Comprehensive Plan policies
FL.01.02(H), FL.08.06, FL.09.05 and FL.10.06, ﬁgﬁdi‘s?ectign 5.02(C) and (D) and
Section 25.05(C) of the Land Development Code, arj{d theféforé, my motion is to
approve PUD23-004.

2. Based upon the record, evidence, and testimony received, I find that there IS NOT
competent and substantial pursuant to Nassau County Comprehensive Plan policies
FL.01.02(H), FL.08.06, FL.09.05 and FL.10.06, and Section 5.02(C) and (D) and
Section 25.05(C) of the Land Development Code, specifically: (STATE FOR THE
RECORD the criteria not met and evidence in support)

and therefore, my motion is to deny PUD23-004.



Florida Statutes and the Courts of Florida require that the following items be heard as Quasi-

Judicial Hearings:

wpprove NOPC23-001, an amendment to the Three Rivers (Tributary)
Development of Regional Impact (DRI) Development Order, filed by
Three Rivers Developers, LLC, Owners; and Emily Pierce, Rogers
Towers, P.A., Agent. District 5.

‘onsider PUD23-004, a modification to the previously approved Planned
Unit Development (PUD) known as Tributary (fka Three
Rivers)(Ordinance 2019-03, Ordinance 2020-12, Ordinance 2021-16 and
Ordinance 2021-19), filed by Three Rivers Developers, LLC, & Three
Rivers Community Development District, Owners; and Emily Pierce,

Rogers Towers, P.A., Agent. District 5.

A Quasi-Judicial Hearing, by state and case law, is different than a regular hearing conducted by
this Board. A Quasi-Judicial Hearing is less formal than a court hearing, but similar in procedures

and evidence matters.

Applicants have the burden of demonstrating through competent substantial evidence that his or

her application is consistent with the following requirements:

ymendments to the existing Three Rivers DRI Development Order are consistent

with the goals, objectives and policies of the Nassau County Comprehensive Plan

lassau County Comprehensive Plan policies FL.01.02(H), FL.08.06, FL.09.05
and FL.10.06, and Section 5.02(C) and (D) and Section 25.05(C) of the Land Development Code



Those opposed must also demonstrate through competent substantial evidence that the application

does not meet these requirements. General objections, without specific evidence, does not

constitute substantial competent evidence.

The applicant is entitled to be represented by counsel; if any applicant desires a continuance to

obtain counsel, please come forward to make that request at this time. The Board has the discretion

to grant or deny this request.

The hearing procedures are as follows:

1.
2.

Staff will be sworn in to describe the applicant’s request. Staff will have ten (10) minutes.
The applicant may waive their presentation and rely on staff comments. If the applicant
waives their presentation, they will have the right to rebut any testimony against their
application. Do any applicants wish to waive their presentation? If so, please come to
the podium and make that request at this time.

The applicant, or representative will have an opportunity to present evidence for the
application and will have ten (15) minutes for the presentation.

Public Participants for or against the application will be sworn in and will have three (3)
minutes each to provide testimony and present evidence to the Board. Extensions of time
may be granted through the Chair.

Sharing or transferring of time is not allowed.

Public Participants presenting evidence for or against the application will address the Board
at the podium. Any documentation or photographs must be submitted to the Deputy Clerk
when the individual is testifying; the documents will not be returned, as they become a part
of the official record.

As a Quasi-Judicial Hearing, large numbers of individuals for or against a particular item
will not be considered.

The applicant or representative will have a maximum of ten (10) minutes for cross-exam
or to provide rebuttal as to any evidence presented.

Staff will have five (5) minutes to provide final comments to the Board.



10.

11.

12.

13.

14.

15.

The Board will then close the public hearing and discuss the application. They may ask
questions of the applicant, staff, or witnesses for or against the application. Any motion of
the Board should include whether the Board Member finds competent substantial
evidence in the record and/or testimony received to support the Board’s decision to
approve or deny the agenda item.

The meeting is being recorded; therefore, there can be no applause, outbursts, talking, or
comments from the audience as it could distort the recordation.

The Office of the County Attorney represents the Board and provides counsel, including
advice as to the hearing procedures and relevancy of the evidence.

The strict rules of evidence applicable to a court proceeding will not be utilized; however,
the Board, with assistance from the County Attorney, may exclude evidence that is
not relevant to the code criteria as set forth in the application or is repetitive in nature.
In accordance with Florida Statute 286.0105: If any person decides to appeal any decision
made of this Board with respect to any matter considered at this scheduled meeting or
hearing, the person will need a record of the proceedings, and for such purpose he or she
may need to ensure that a verbatim record of the proceedings is made, which record
includes the testimony and evidence upon which the appeal is to be based.

If anyone has any questions regarding the Quasi-Judicial hearing procedures, please come

forward and ask them at this time.



FL_RI 4 rof rATE

RON DESANTIS CORD BYRD
Governor Secretary of State
May 2, 2025

John A. Crawford

Clerk of the Circuit Court
Nassau County

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

Dear John Crawford:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of Nassau County Ordinance No. 2025-006, which was filed in this office on May 2, 2025.

Sincerely,

Alexandra Letjon
Administrative Code and Register Director

AL/dp

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





