
 
AGENDA 

PLANNING ADVISORY BOARD 
REGULAR MEETING 

APRIL 8, 2026 
5:00 PM 

CITY HALL COMMISSION CHAMBERS 
204 ASH STREET 

FERNANDINA BEACH, FL 32034 
 

 

 
1. CALL TO ORDER / ROLL CALL / DETERMINATION OF QUORUM 
    
2. PLEDGE OF ALLEGIANCE 
    
3. APPROVAL OF MEETING MINUTES 
    
  3.1 Approval of Minutes from the Regular Meeting of February 11, 2026. 
      
4. OLD BUSINESS 
    
5. NEW BUSINESS 
    

  

5.1 (Legislative) - PAB 2025-0023 - ASA GILLETTE, AGENT FOR BUTTERFLY PROJEKT, LLC, 
2959, 2975, 2991 BUTTERFLY TRAIL 2831 CHEM CELL ROAD 
Request for Voluntary Annexation for the properties located at 2959 Butterfly Trail, parcel ID's 00-00-
30-044B-0068-0010, 00-00-30-044B-0068-0020, 00-00-30-044B-0068-30, and 00-00-30-044B-0068-
0040 (recently re-addressed) totaling 4.22 deeded acres of land. 
 

      

  

5.2 (Legislative) - PAB 2025-0024 - ASA GILLETTE, AGENT FOR BUTTERFLY PROJEKT, 
LLC, 2959, 2975, 2991 BUTTERFLY TRAIL 2831 CHEM CELL ROAD 
Request for Re-Assignment of the Nassau County Future Land Use Map Category from High Density 
Residential, to City of Fernandina Beach Low Density Residential for the properties located at 2959 
Butterfly Trail,  parcel ID's 00-00-30-044B-0068-0010, 00-00-30-044B-0068-0020, 00-00-30-044B-
0068-30, and 00-00-30-044B-0068-0040 (recently re-addressed) totaling 4.22 deeded acres of land. 

      

  

5.3 (Quasi-Judicial) - PAB 2025-0025 - ASA GILLETTE, AGENT FOR BUTTERFLY PROJEKT, 
LLC, 2959, 2975, 2991 BUTTERFLY TRAIL AND 2831 CHEM CELL ROAD 
Request for Re-Assignment of the Nassau County Zoning District category from Residential General 1 
to City of Fernandina Beach Low Density Residential (R-1) for the properties located at 2959 Butterfly 
Trail, parcel ID's 00-00-30-044B-0068-0010, 00-00-30-044B-0068-0020, 00-00-30-044B-0068-30, and 
00-00-30-044B-0068-0040 (recently re-addressed), totaling 4.22 deeded acres of land. 
 

      
6. BOARD BUSINESS 
    
  6.1 2026 Waterfront Area Redevelopment Plan Supplement 
      
7. STAFF REPORT 
    



 

 
 

 

  7.1 Report of Building Permits issued for the Month of March 2026 
      
8. PUBLIC COMMENT 
    
9. ADJOURNMENT 
    
NEXT PAB REGULAR MEETING IS SCHEDULED FOR MAY 13, 2026. 
  
 

 
All members of the public are invited to be present and be heard.  Persons with disabilities requiring accommodations in 
order to participate in this program or activity should contact the City Clerk at (904) 310-3115 or TTY/TDD 711 (for the 
hearing or speech impaired). All interested parties may appear at said meeting and be heard as to the advisability of any 
action, which may be considered with respect to such matter.  For information regarding this matter, please contact the 
Planning Department (904) 310-3135. 



 
PLANNING ADVISORY BOARD AGENDA ITEM 

City of Fernandina Beach 
 

                                 

 

SUBJECT:    
       
ITEM TYPE:   Zoning Map Amendment < 10 Acres  
       
REQUESTED ACTION:  
  
SYNOPSIS:  
   
CITY ATTORNEY COMMENTS:    
    

Margaret Pearson, Planning and 
Conservation Manager 

     
    

Submitted By: 

 

  
Date: March 
26, 2026 

Sylvie McCann, 
Administrative Coordinator 
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MINUTES 

PLANNING ADVISORY BOARD 

REGULAR MEETING 

FEBRUARY 11, 2026 

5:00 PM 

CITY HALL COMMISSION CHAMBERS 

204 ASH STREET 

FERNANDINA BEACH, FL 32034 

 

1. CALL TO ORDER: 5:00 

 

ROLL CALL / DETERMINATION OF QUORUM 

 

MEMBERS PRESENT: 

Richard Doster (Chair)   Victoria Robas   

Daphne Forehand (Vice-Chair)  Peter Stevenson    

Nick Gillette     Barbara Gingher 

 

MEMBERS ABSENT: 

Mark Bennett 

 

OTHERS PRESENT: 

Margaret Pearson, Planning Manager  Mia Sadler, City Planner 

Glenn Akramoff, City Deputy Manager  Teresa Prince, City Attorney 

Mackennah Tarmey, Recording Secretary 

2. PLEDGE OF ALLEGIANCE 

3. APPROVAL OF MEETING MINUTES 

3.1 Approval of Minutes for the Regular Meeting of January 14, 2026. 

ACTION TAKEN: A motion was made by Member Stevenson, seconded by member Robas, to approve the Minutes 

for the Regular Meeting of January 14, 2025, as presented. 

Motion was approved by voice vote, being all ayes, carried. 

4. OLD BUSINESS 

5. NEW BUSINESS 

5.1 (Legislative) - PAB 2025-0019 - CITY OF FERNANDINA BEACH 

The City of Fernandina Beach requests a Land Development Code (LDC) Text Amendment to LDC 

Section 1.07.00 Definitions and Acronyms (fl sb 954 § 397.311), Table 2.03.02. Table of Land Uses, 

table 7.01.04(a). Parking Space Requirements and 6.02.00 creating Supplemental Standards for 

Specific Uses as it relates to new statutory requirements Florida Senate Bill 954 for certified recovery 

residences and updates to group home facility definitions and standards. 
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Margaret Pearson, Planning Manager, introduced the case and the amendments to the board. She stated that these 

changes would be a City-wide plan policy implemented to comply with the legislative session 397.487 and the 

adoption of a process for requesting reasonable accommodation for recovery residences. These definitions are both 

statutory and at time could also be discretionary. Firstly, the group home definitions would provide a family living 

environment including supervision and care necessary to meet the physical, emotional, and social needs of its 

residents. She went on to explain that this was the umbrella definition that includes community residential homes 

and certified recovery residences, emphasizing that the difference in these definitions is in the number of dwelling 

units that shall be allowed. 

 

Ms. Pearson then explained the next section regarding land uses, mainly stating that according to Florida Statutes 

these residences must be included in both residential and multi-family zoning districts, with appropriate standards, 

which are clarified under LDC Chapter 2, Table 2.03.02. She reiterated that the three different definitions are based 

on the licensing and on how many units can be included, stating that the establishment of the certified recovery 

residences is defined in LDC Section 6.02.09, to meet the standards of the Florida Legislature. She listed the 

requirements and went on to explain the nature of these requirements. 

 

Ms. Pearson went on to explain the role of the Technical Reviews Committee (TRC) in this procedure. She stated 

that should there be any unreasonable accommodations, these facts would be addressed, and a decision would be 

made on these facts. She clarified that the City is bound to these requirements by the Florida Legislature and that the 

TRC can also offer other alternate location that would meet the needs of the applicant.  Finally, she noted that a final 

written determination must be made within 60 days, and that if an appeal is filed, fees must be waved per Florida 

Legislature, but that the City Manager is allowed to revoke or modify the reasonable accommodations. Ms. Pearson 

commented that should there be any circumstances that would hinder the implementation of a certified recovery 

home, it would have to proceed to a judicial circuit court for hearing. 

 

Member Stevenson asked if something like this would ever go to the Board of Adjustment. Ms. Pearson answered 

in the negative. 

 

Member Gingher wanted affirmation if this was based on the Florida Legislature Statute. Ms. Pearson answered in 

the affirmative. 

 

Ms. Pearson explained Supplemental Standards for parking. There was some Board discussion about where to 

categorize these facilities and since there are levels of care in certified recovery residences, the City’s determination 

was to opt for the maximum allowed parking to accommodate up to 14 people. 

 

Chair Doster asked Ms. Teresa Prince, City Attorney, if she would like to explain further. 

 

Ms. Prince explained that the City consulted with additional council with further experience in these matters of 

implementation in other cities and agreed on some changes. 

 

Member Stevenson asked Ms. Prince if there are any facilities currently on island and if so, are these facilities in 

need of additional funding or help due to their circumstances. Ms. Prince answered that she wasn’t aware of any on 

island and diverted the question to Ms. Pearson, to which Ms. Pearson said she can only think of one or two. 

 

Chair Doster said there is little frame of reference on the island to this case. 

 

Member Stevenson said he feels like this is the State telling us what to do again. Chair Doster concurred and said 

this is dictated by the legislature. 

 

Ms. Prince went on to describe the outside council’s role in this legislation and explained that she has had experience 

in other jurisdictions and that insight about best practices has helped her and the Planning Staff to come to a 

conclusive determination about our language. 



DRAFT 

3 

 

 

Member Gillette wanted to talk about the punitive aspect of parking and noted that he has seen Nassau County run 

into issues. He said he feels that this parking accommodation seems extreme since many of these facility’s patrons 

are likely not driving themselves to the facility. He then suggested that parking requirements could be reduced for 

single-family. 

 

Ms. Pearson gave two different scenarios that would determine how we can adjust parking requirements and how 

we can always add spaces depending on the level of care. 

 

Chair Doster asked if the Board of Adjustment would be the determining Board in matter of parking amendments. 

Ms. Prince said she would have to look at the parking variance requirements. 

 

Board Members then spoke about these group homes’ staff members also occasionally occupying these homes 

overnight and affecting parking requirements. Member Gingher said there are vastly different group homes, that 

most do not have staff, and that each would have to be treated in a case-by-case situation. 

 

Ms. Pearson said that depending on locations and zoning districts, the minimum number of spaces exist already and 

that this draft indicates calculations based on a formula. Member Gillette said from his experience nobody drives 

themselves; calculations need to be adjusted, and that the 2.5 spaces per bed makes a lot of sense. 

 

Ms. Prince went on to describe the motions that this Board could make.  

ACTION TAKEN: A motion was made by Member Gillette, seconded by Vice-Chair Forehand, to recommend 

approval of PAB case 2025-0019 to the City Commission requesting that the amendments to LDC Sections 1.07.00 

Definitions and Acronyms, Table 2.03.02, Table of Land Uses, table 7.01.04(A) with the modification that the parking 

language that says “for certified recovery residences 1 space per bed, or above parking requirement or whichever is 

greater” be stricken, that the creation of LDC Section 6.02.09 Certified Recovery Residences, and amendment of 

current LDC Section 06.02.16 Group Home, as presented, is sufficiently compliant with the Comprehensive Plan 

and Land Development Code to be approved at this time. 

 

Vote upon passage of the motion was taken by voice vote, and being all ayes, carried. 

6. STAFF REPORT 

6.1 Update regarding the forthcoming 2050 Vision Plan and the preparations for the Comprehensive 

Plan Evaluation and Appraisal Review (EAR) 

 

Ms. Pearson described the Comprehensive Plan Evaluation and Appraisal Review and 2050 Vision Plan. She 

explained that the Plan would focus on small areas aiming at facilitating targeted feedback and visioning-in unique 

neighborhood areas on categories such as preservation of character, environmental sustainability, and resiliency. She 

added that the NEFRC is assisting to ensure the statutory changes have been included to meet State standards and 

that their staff will assist in updating our documents along with creating the online survey for community input. She 

stated that, as residents, this is personal to us. 

 

Ms. Pearson presented maps created by Staff and expanded on the approach that this Vision Plan will go in. She 

stated that we needed to focus on the individual neighborhoods emphasizing on what makes them special so to 

accommodate resident’s needs, and that this plan would modify the Comprehensive Plan which in turn would help 

curate the Land Development Code. She highlighted that these maps would help determine where we can host 

meetings, so each neighborhood would feel heard and help understand their dynamics. Ms. Pearson provided 

tentative timeline of meetings consisting of three community workshops, three city-driven pop-up events, and one 

large community pop-up event. In addition, she explained that an online feedback survey would be conducted and 

at least one meeting would be recorded for those who cannot attend. The City Commission Regular Meeting of 

March 3rd, 2026, will provide more details regarding the Comprehensive Plan project and proposed 2050 Vision 

Plan document.  
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Ms. Sadler, City Planner, then continued the presentation with visual graphic, showcasing each segment of outreach 

and community input into the Vision Plan. She explained that Staff intends to bring back this case to the PAB around 

June and July 2026, as we must submit the EAR letter in September 2026. This plan is a refreshment of the 2045 

Vision Plan and Ms. Sadler welcomed feedback from the Board and how the Board can participate in this process 

while adhering with the Sunshine Law.  

 

Member Robas inquired about Sadler Road seeming undefined on the map, to which Ms. Sadler provided 

clarification. Member Robas stated that the “Mid Shore” verbiage reminds her of California and would like to see 

something more Fernandina related. Member Robas then noted that the timeline seems tight and that getting 

community involvement may not be as strong as previously done. Ms. Sadler noted that this is not a total redo of the 

Vision Plan  

 

Member Stevenson expressed the feeling that there was not a buy-in from City leadership. Ms. Pearson added that 

there were some goals that were not necessarily obtainable and that this rewrite would help provide a clearer picture 

of what commitments can be made. 

 

Member Robas spoke about her availability to go to meetings and asked how to proceed if there was more than one 

member present. Ms. Prince explained the Sunshine Law flexibility with this, as it requires more advertising and that 

Board Members avoid sidebar conversations.  

 

Chair Doster asked why this is a long-term plan and why it can’t be a 10-year plan. Ms. Pearson said that this is a 

roadmap to accomplish things, and that there are many other plans that affect the dynamic of this Vision plan. There 

is no current Vision of how the community wants infill development to happen and how it translates to the 

Comprehensive Plan and then inevitably to the LDC. 

 

Glenn Akramoff, Deputy City Manager, provided some insight and stated that the reason a 20-year outlook was 

chosen was because of the short-term impact on too many changes may end up being restrictive on the 

implementation, but if you start early, our focus can be on the Comprehensive Plan increments, such as 3 incremental 

changes before 25 years. He summarized that it’s not about the destination; it’s aspiration and the legacy that today’s 

leadership will provide. 

 

Member Stevenson said his assessment for 2045 vision plan was that the community isn’t all one fabric, and that we 

need to lower the definition of community a notch down so the community can get what they need at a surface level. 

He is still concerned about how we balance this City’s development with the rest of Nassau County and suggested 

being a step ahead of development in order to weave-in some of the aspirations of the County into our thinking.  

 

Ms. Sadler said the NEPC are experts and see fit our place in the county. 

 

Member Gillette spoke about the impact of re-development of large industrial parcels to accommodate change and 

what we can do to motivate citizens to determine the future of the City long term. 

 

Ms. Pearson stated that a draft of the document would be presented in June 2026 with a Final document in July 2026, 

for final recommendation.  

 

Member Robas asked how members will be appointed to these meetings. Ms. Pearson suggested Staff create a list 

for Board Members to choose which meeting they would like to attend. This list could be provided through email.  

7. BOARD BUSINESS 

7.1 City Updates 

 

Glenn Akramoff, City Dept. Manager, provided information about a visioning session tomorrow at the City of 

Fernandina Beach golf course, updates on the demolition of Atlantic seafood, and the planning process of Phase 2 
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of the Waterfront Park. He then provided updates about Phase 1 of the Waterfront Park, a substantial completion by 

March 16th, and a grand opening event mid-April. He then spoke about the implementation of a new City permitting 

system called City View. City staff is in the phases of fine tuning the system and the go-live date is estimated to be 

May 2026.  Lastly, he announced a few retirements and that there are plans in place fill these positions.  

 

Member Gillette asked about the data reports on building permits and asked if there could be a more frequent update. 

Mr. Akramoff answered in the affirmative. 

7.2 Sunshine Law Presentation 

 

Ms. Prince gave a presentation about the Sunshine Laws and refreshed the Board on their legal requirements as 

members.  

8. PUBLIC COMMENT 

Member Stevenson asked that some information be updated on the City website regarding the expiration date of Board 

Members’ terms. 

9. ADJOURNMENT: 6:32PM 

 

 

 

________________________________________  ____________________________________________ 

Mackennah Tarmey, Recording Secretary   Richard Doster, Chair 
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City of Fernandina Beach 
 

                                 

 

SUBJECT:    
       
ITEM TYPE:   Voluntary Annexation  
       
REQUESTED ACTION:  
  
SYNOPSIS:  
   
CITY ATTORNEY COMMENTS:    
    

Margaret Pearson, Planning and 
Conservation Manager 

     
    

Submitted By: 

  Date: January 09, 
2026 

Mackennah Tarmey, Planning 
Technichian 
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APPLICATION & SURROUNDING AREA INFORMATION: 

 

OWNER/APPLICANT: Butterfly Projekt, LLC 

AGENT: Asa Gillette, Gillette & Associates, Inc. 

REQUESTED ACTION: Voluntary Annexation, Assignment of a Future Land Use Map Category of Low 
Density Residential and Zoning District of Low Density Residential (R-1) for all 
properties. 

LOCATION: 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-
0068-30; 00-00-30-044B-0068-0040 located on Butterfly Trail (See Exhibit A) 

CURRENT ZONING: Nassau County Residential General 1 

CURRENT LAND USE: Nassau County Vacant 

EXISTING USES ON SITE: Vacant  

PROPERTY SIZE Approximately 4.22 Acres of Land 

ADJACENT PROPERTIES: 

 
Direction 
 

 
Existing Use(s) 

 
Year 
Built 
 

 
Zoning 

 
FLUM 

NASSAU COUNTY 
North Chem Cell Club Inc. 

(Club/Lodges/Halls) 

1979 Residential 
General 1 

Recreation 

 
NASSAU COUNTY 
 

South Vacant N/A Residential 
General 1 

High Density 
Residential 

WITHIN CITY LIMITS 
East Single-Family  

Riverbend Subdivision 
Varies R-3 High Density 

Residential 

 
NASSAU COUNTY 
 

West Marsh Land N/A Marsh Conservation II 

*** All required application materials have been received. All fees have been paid. All required notices have been made. All copies of the 
required materials are part of the official record and have been made available on the City’s website, the City Clerk’s Office and at the 
Planning and Conservation Department Office. *** 

 
SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
The applicant, Asa Gillette, agent for the owner Butterfly Projekt, LLC., requests voluntary annexation of four 
(4) parcels of land located on Butterfly Trail off of Chem Cell Road, which is an extension of Simmons Road, 
and assignment of City Future Land Use Map Category of Low Density Residential and Zoning District of Low 
Density Residential (R-1) for all properties. All parcels are currently vacant.  The requested FLUM and zoning 
assignment are more restrictive than the existing Nassau County FLUM and zoning assignments, which would 
allow for more than double the residential density, as well as townhomes and multi-family dwelling units. Both 
City and County are aligned, only allowing for residential land use.  The general area contains a mixture of  
 

APPLICATION FOR VOLUNTARY ANNEXATION, FUTURE LAND USE MAP AND ZONING 
LOCATED ON BUTTERFLY TRIAL OFF OF CHEM CELL RD 

SITE ADDRESS 
2959 

0 Amelia Island Parkway & Bailey 
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zoning assignments, including R-3, RLM, and R-1, therefore, the requested zoning assignment would be 
consistent with the Comprehensive Plan.  
 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN / LAND DEVELOPMENT CODE: 
This is a voluntary annexation of properties as compliant with all applicable Florida Statutes and the City’s 
Municipal Code. The annexation area is compact, does not create an “enclave”, and represents a logical 
extension of the municipal boundary. The area is a logical extension of urban development, and any 
development or redevelopment can achieve full compliance with the City’s Land Development Code and 
Comprehensive Plan. The City can serve these properties and meet or exceed all levels of service required by 
Comprehensive Plan policies referenced herein. 
 
 

Applicable Policy Reference Determination of Consistency 

CP 1.02.02 √ 

CP 1.02.03 √ 

CP 1.02.04 √ 

CP 1.02.10 √ 

CP 1.07.09 √ 

CP 4.01.01 √ 

CP 4.01.02 
LDC 2.01.12 

√ 
√ 

 
CONCLUSION AND STAFF RECOMMENDATIONS: 
The requested action is consistent with the City’s Comprehensive Plan and the Land Development Code. Staff 
recommends approval of the voluntary annexation, assignment of the Low Density Residential and Zoning 
District of Low Density Residential (R-1) for all properties. Following the recommendation of the Planning 
Advisory Board (PAB), the application will move forward to the City Commission in the form of three separate 
ordinances at a public hearing to be heard at the next available City Commission meeting. 
 
 
MOTION TO CONSIDER: There are (3) three motion to consider 
 
 

1. I move to recommend (approval or denial) PAB case number 2025-0023 to the City Commission 
requesting that a Voluntary Annexation for all properties be (approved or denied) and that PAB case 
2025-0023, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
2. I move to recommend (approval or denial) of PAB case number 2025-0024 to the City Commission 

requesting that assignment of the Low Density Residential Future Land Use category for all properties, 
00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-
0068-0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB 
case 2025-0024, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 
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3. I move to recommend (approval or denial) of PAB case number 2025-0025 to the City Commission 
requesting assignment of a Low Density Residential (R-1) Zoning District for all properties, 00-00-30-
044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-0068-
0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB case 
2025-0025, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
 
 
Respectfully submitted, 
Planning and Conservation Department 
 
 
  

EXHIBIT A 
LOCATION MAP 
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ZONING 

 
 

FLUM 
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FLOODZONE 
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SOILS 
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Outlook

Online Form Submittal: Planning Advisory Board (PAB)

From noreply@civicplus.com <noreply@civicplus.com>
Date Thu 12/11/2025 11:26 PM
To Planning Info <planninginfo@fbfl.org>

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender, were expecting this email, and know the
content is safe.

Planning Advisory Board (PAB)

Planning Advisory Board (PAB) Application
USE THIS FORM TO Request actions to affect changes to property (zoning
changes, annexations, allowable uses, subdivisions).

Fees Zoning Map Amendment (≤ 10 acres $2,500 / > 10acres
$5,000), Land Use Map Amendment (≤ 10 acres $2,500 / >
10acres $5,000), Voluntary Annexation ($2,000)

IMPORTANT NOTES

Pre-Application Meeting
To guide you through the process and ensure that your application is
understood and properly processed, you’ll need to meet with a City Planner
prior to submitting your application. Completed applications are due 42 days
prior to the Planning Advisory Board meeting date.

Please see the Land
Development Code (LDC)
for detailed information:

Field not completed.

The LDC is available for
review at

www.fbfl.us/LDC

Application Requirements Field not completed.

Have you met with a planner
for a pre-application
meeting?

Yes

What was the date of your
pre-application meeting?

11/13/2025

http://www.fbfl.us/LDC


PROPERTY INFORMATION Property information can be found at the Nassau County
Property Appraiser’s Website → Map Search

Site Address 2959 Butterfly Trail

City Fernandina Beach

State FL

Zip 32034

Parcel ID #(s) 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-
30-044B-0068-30; 00-00-30-044B-0068-0040; 00-00-30-0560-
00RW-0010

Lot 1

Block 68

Subdivision Ocean Breeze Farms

Zoning District R-1

Future Land Use
Designation

Low Density Residential

Do you authorize the
installation of a temporary
City notice sign on your
property?

YES

REVIEW TYPE Zoning Map Amendment ≤ 10 acres , Voluntary Annexation

OWNER OF RECORD
As recorded with the Nassau County Property Appraiser

First Name David

Last Name Brown

Company (if applicable) Butterfly Projekt, LLC

Mailing Address 313 Datura Street, Ste. 2

City West Palm Beach

State Florida

Zip 33401

Telephone Number 927-692-0073

Email Address dbrown@portierservices.com

https://www.nassauflpa.com/
https://www.nassauflpa.com/


OWNER'S AGENT
If other than owner. If an agent will be representing the owner, an Owner’s
Authorization For Agent Representation form must be included

First Name Asa

Last Name Gillette

Mailing Address 31 South 4th Street, Ste. 1

City Fernandina Beach

State Florida

Zip 32034

Telephone Number 904-261-8819

E-mail Address asa@gilletteassociates.com

PROJECT INFORMATION

Previous Planning/Zoning
Approvals

Field not completed.

Summary of Request (more
detailed information to be
provided in required letter of
intent)

The subject property currently carries a Nassau County FLUM
designation of High Density Residential (HDR) and is zoned
Residential General 1 (RG-1I). The Applicant is requesting a
City of Fernandina Beach FLUM designation of Low Density
and R-1 zoning.

Certification By signing below, I certify that the information contained in this
application is true and correct to the best of my knowledge at
the time of the application. , I acknowledge that I understand
and have complied with all of the submittal requirements and
procedures., I AGREE THAT A POSTING NOTICE WILL BE
INSTALLED ON THE PROPERTY(IES) IN QUESTION AND
THAT SAID SIGN WILL ONLY BE REMOVED BY STAFF
AFTER THE MEETING OR BROUGHT BACK TO CITY HALL
BY APPLICANT.

I/We understand that the City Staff may install a Notice of Hearing sign on the
property 14 days before the scheduled heating and that the sign must only be
removed after the hearing by City Staff, unless, the applicant or property owner
brings the Notice of Hearing back to City Hall.

Applicant First Name Asa

Applicant Last Name Gillette
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December 11, 2025 

 

 

Ms. Margaret Pearson, Planning Manager 

City of Fernandina Beach 

204 Ash Street 

Fernandina Beach, Florida 32034 

 

Re:     Letter of Intent-2949 Butterfly Trail 

 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-0030 

           00-00-00-30-044B-0068-0040; 00-00-30-0560-00RW-0010  

 

Dear Ms. Pearson: 

 

On behalf of the applicant, we are pleased to submit the following Annexation, Future Land Use Map 

(FLUM) Amendment and Rezoning application. The proposed property owner is requesting annexation in 

order to be afforded sewer service for potential development of the subject property, as mandated in the 

City of Fernandina Beach Code for properties that are contiguous to corporate limits. Based on our 

review, the subject property is contiguous to City property. 

 

The subject property currently carries a Nassau County FLUM designation of High Density Residential 

(HDR) and is zoned Residential General 1 (RG-1). The Applicant is requesting a City of Fernandina 

Beach FLUM designation of Low Density l and R-1 zoning, which is the closest zoning type to match the 

existing County classifications,   

 

The properties to the north and south of the subject site carry a City General Commercial FLUM 

designation and C-2 zoning classification, which matches the applicant’s request.  Water and sewer is 

currently available and located within proximity of the subject site.   

 

This application complies with the City’s Comprehensive Plan, Policy 1.02.03 for availability of public 

facilities and services and Policy 1.02.04 for compatibility with surrounding properties and site 

suitability. 

 

We feel this annexation is positive for the City of Fernandina Beachand is consistent with the residential 

nature of this area of Amelia Island Parkway.   

 

Please feel free to contact me with any questions that you may have. 

  

  

Sincerely, 

 
Asa R Gillette, P.E. 

 

Civil & Environmental Engineering • Mechanical & Structural Engineering • Construction Management 
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THE INFORMATION SHOWN HEREON MEETS THE STANDARDS OF PRACTICE SET FORTH BY THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS AND MAPPERS IN CHAPTER 5J-17, FLORIDA ADMINISTRATIVE CODE, PURSUANT TO SECTION 472.027,  FLORIDA STATUTES.
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 SURVEY NOTES:  1) Unless it bears the original signature and the original raised seal of a Florida licensed Unless it bears the original signature and the original raised seal of a Florida licensed Surveyor and Mapper or Validated Digital Signature by a Florida licensed Surveyor and Mapper, this map/report is for informational purposes only and is not valid. 2) The "Legal Description" hereon was written by the surveyor. The "Legal Description" hereon was written by the surveyor. 3) Underground Improvements were not located or shown. Underground Improvements were not located or shown. 4) Lands shown hereon were not abstracted by this office for easements, rights-of-way, Lands shown hereon were not abstracted by this office for easements, rights-of-way, ownership or other instruments of record. 5) Bearings shown hereon are based on the State Plane Coordinate System for the East Bearings shown hereon are based on the State Plane Coordinate System for the East Zone of the State of Florida, North American Datum of 1983/1990 (N.A.D. '83/'90). 6) The property shown hereon lies within flood zone "X" (SHADED) & AE 8 as per F.E.M.A. The property shown hereon lies within flood zone "X" (SHADED) & AE 8 as per F.E.M.A. Flood Insurance Rate Map, Panel "12089C 0376 G", Dated "08/02/2017".
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TREE DISCLAIMER: SPECIES OF TREES HAVE BEEN IDENTIFIED TO THE BEST OF OUR KNOWLEDGE AND BELIEF; HOWEVER MANZIE & DRAKE LAND SURVEYING WILL ASSUME NO LIABILITY, EXPRESSED OR IMPLIED, FOR THE CORRECTNESS OF SAID SPECIES IDENTIFICATION. TREES HAVE BEEN LOCATED AS ACCURATELY AS POSSIBLE UNDER CURRENT CONDITIONS AND HAVE A POSITIONAL TOLERANCE OF APPROXIMATELY 2 TO 3 FEET.  CRITICAL TREES SHOULD BE VERIFIED PRIOR TO CONSTRUCTION. TREES SHOWN WITHIN THE AREAS OF SUBJECT PROPERTY AS "PARCELS 1, 2 & 3" WERE LOCATED, BY THIS FIRM ON 05/09/2022 AND SHOWN ON MAP WITH FILE NUMBER "C-1149".  TREES SHOWN WITHIN & ADJACENT TO THE RIGHT-OF-WAY OF SIMMONS ROAD WERE LOCATED, BY THIS FIRM ON 03/21/2024 AND SHOWN ON MAP WITH FILE NUMBER "C-1149 (TOPO)".  NO TREE LOCATIONS OR UPDATES TO SIZE INFORMATION WERE COMPLETED AS A PART OF THIS UPDATED SURVEY. ANY TREES SHOWN WITHIN THE AREA OF SUBJECT PROPERTY, LOCATED AT THE SOUTHWEST 250' BY 200', BEING IDENTIFIED ON THIS SURVEY AS PARCEL IDENTIFICATION NUMBER 00-00-30-044B-0068-0040, WERE LOCATED AS A PART OF THE 00-00-30-044B-0068-0040, WERE LOCATED AS A PART OF THE , WERE LOCATED AS A PART OF THE PREVIOUSLY MENTIONED SURVEYS COMPLETED BY THIS FIRM.  ADDITIONAL TREES MAY EXIST ON THIS PORTION OF SUBJECT PROPERTY THAT HAVE NOT BEEN LOCATED BY THIS FIRM.
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NOTICE IS HEREBY GIVEN that a Public Hearing is scheduled for Wednesday, April 8, 2026, 
at 5:00 p.m. in the City Commission Chambers, 204 Ash Street Fernandina Beach, Florida to 
consider the following:

Interested parties may appear at said hearing and be heard as to the advisability of any action which 
may be considered.  Any person with disabilities requiring accommodations in order to participate in 
this program or activity should contact 310-3100, TTY 711, (TTY number for all City offi ces) or through 
the Florida Relay Service at 711 at least 24 hours in advance to request such accommodation. The 
PAB serves as an advisory committee. Every application is submitted to the City Commission for fi nal 
decision making. Copies of the applications may be inspected in the offi ce of the Planning Depart-
ment, City Hall, 204 Ash Street, between the hours of 8:00 AM – 5:00 PM, Monday through Friday. 
To make an appointment with a planner, please call 904-310-3480.

NOTICE OF PUBLIC HEARING 
PLANNING ADVISORY BOARD 
CITY OF FERNANDINA BEACH

VOLUNTARY ANNEXATION/ FUTURE LAND USE MAP AMENDMENT/ 
ZONING CHANGE PAB CASE 2025-0023: BUTTERFLY PROJECT, LLC RE-
QUEST ANNEXATION OF PROPERTIES LOCATED ON BUTTERFLY TR OFF OF 
CHEM CELL RD, PARCEL IDʼS 00-00-30-044B-0068-0010; 00-00-30-044B-0068-
0020; 00-00-30-044B-0068-30; 00-00-30-044B-0068-0040 TOTALING 4.22 
ACRES.

PAB CASE 2025-0024: CITY OF FERNANDINA BEACH REQUESTS RE-AS-
SIGNMENT OF THE NASSAU COUNTY FUTURE LAND USE MAP CATEGORY 
FROM HIGH DENSITY TO CITY OF FERNANDINA BEACH LOW DENSITY RESI-
DENTIAL, PARCEL IDʼS 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 
00-00-30-044B-0068-30; 00-00-30-044B-0068-0040 TOTALING 4.22 ACRES.

PAB CASE 2025-0025: CITY OF FERNANDINA BEACH REQUESTS RE-AS-
SIGNMENT OF THE NASSAU COUNTY ZONING DISTRICT CATEGORY FROM 
RESIDENTIAL GENERAL 1 TO CITY OF FERNANDINA BEACH LOW DENSITY 
RESIDENTIAL (R-1), PARCEL IDʼS 00-00-30-044B-0068-0010; 00-00-30-044B-
0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-0068-0040 TOTALING 
4.22 ACRES.



 
PLANNING ADVISORY BOARD AGENDA ITEM 

City of Fernandina Beach 
 

                                 

 

SUBJECT:    
       
ITEM TYPE:   Future Land Use Map Amendment < 10 Acres  
       
REQUESTED ACTION:  
  
SYNOPSIS:  
   
CITY ATTORNEY COMMENTS:    
    

Margaret Pearson, Planning and 
Conservation Manager 

     
    

Submitted By: 

  Date: January 09, 
2026 

Mackennah Tarmey, Planning 
Technichian 
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APPLICATION & SURROUNDING AREA INFORMATION: 

 

OWNER/APPLICANT: Butterfly Projekt, LLC 

AGENT: Asa Gillette, Gillette & Associates, Inc. 

REQUESTED ACTION: Voluntary Annexation, Assignment of a Future Land Use Map Category of Low 
Density Residential and Zoning District of Low Density Residential (R-1) for all 
properties. 

LOCATION: 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-
0068-30; 00-00-30-044B-0068-0040 located on Butterfly Trail (See Exhibit A) 

CURRENT ZONING: Nassau County Residential General 1 

CURRENT LAND USE: Nassau County Vacant 

EXISTING USES ON SITE: Vacant  

PROPERTY SIZE Approximately 4.22 Acres of Land 

ADJACENT PROPERTIES: 

 
Direction 
 

 
Existing Use(s) 

 
Year 
Built 
 

 
Zoning 

 
FLUM 

NASSAU COUNTY 
North Chem Cell Club Inc. 

(Club/Lodges/Halls) 

1979 Residential 
General 1 

Recreation 

 
NASSAU COUNTY 
 

South Vacant N/A Residential 
General 1 

High Density 
Residential 

WITHIN CITY LIMITS 
East Single-Family  

Riverbend Subdivision 
Varies R-3 High Density 

Residential 

 
NASSAU COUNTY 
 

West Marsh Land N/A Marsh Conservation II 

*** All required application materials have been received. All fees have been paid. All required notices have been made. All copies of the 
required materials are part of the official record and have been made available on the City’s website, the City Clerk’s Office and at the 
Planning and Conservation Department Office. *** 

 
SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
The applicant, Asa Gillette, agent for the owner Butterfly Projekt, LLC., requests voluntary annexation of four 
(4) parcels of land located on Butterfly Trail off of Chem Cell Road, which is an extension of Simmons Road, 
and assignment of City Future Land Use Map Category of Low Density Residential and Zoning District of Low 
Density Residential (R-1) for all properties. All parcels are currently vacant.  The requested FLUM and zoning 
assignment are more restrictive than the existing Nassau County FLUM and zoning assignments, which would 
allow for more than double the residential density, as well as townhomes and multi-family dwelling units. Both 
City and County are aligned, only allowing for residential land use.  The general area contains a mixture of  
 

APPLICATION FOR VOLUNTARY ANNEXATION, FUTURE LAND USE MAP AND ZONING 
LOCATED ON BUTTERFLY TRIAL OFF OF CHEM CELL RD 

SITE ADDRESS 
2959 

0 Amelia Island Parkway & Bailey 
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zoning assignments, including R-3, RLM, and R-1, therefore, the requested zoning assignment would be 
consistent with the Comprehensive Plan.  
 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN / LAND DEVELOPMENT CODE: 
This is a voluntary annexation of properties as compliant with all applicable Florida Statutes and the City’s 
Municipal Code. The annexation area is compact, does not create an “enclave”, and represents a logical 
extension of the municipal boundary. The area is a logical extension of urban development, and any 
development or redevelopment can achieve full compliance with the City’s Land Development Code and 
Comprehensive Plan. The City can serve these properties and meet or exceed all levels of service required by 
Comprehensive Plan policies referenced herein. 
 
 

Applicable Policy Reference Determination of Consistency 

CP 1.02.02 √ 

CP 1.02.03 √ 

CP 1.02.04 √ 

CP 1.02.10 √ 

CP 1.07.09 √ 

CP 4.01.01 √ 

CP 4.01.02 
LDC 2.01.12 

√ 
√ 

 
CONCLUSION AND STAFF RECOMMENDATIONS: 
The requested action is consistent with the City’s Comprehensive Plan and the Land Development Code. Staff 
recommends approval of the voluntary annexation, assignment of the Low Density Residential and Zoning 
District of Low Density Residential (R-1) for all properties. Following the recommendation of the Planning 
Advisory Board (PAB), the application will move forward to the City Commission in the form of three separate 
ordinances at a public hearing to be heard at the next available City Commission meeting. 
 
 
MOTION TO CONSIDER: There are (3) three motion to consider 
 
 

1. I move to recommend (approval or denial) PAB case number 2025-0023 to the City Commission 
requesting that a Voluntary Annexation for all properties be (approved or denied) and that PAB case 
2025-0023, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
2. I move to recommend (approval or denial) of PAB case number 2025-0024 to the City Commission 

requesting that assignment of the Low Density Residential Future Land Use category for all properties, 
00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-
0068-0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB 
case 2025-0024, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 
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3. I move to recommend (approval or denial) of PAB case number 2025-0025 to the City Commission 
requesting assignment of a Low Density Residential (R-1) Zoning District for all properties, 00-00-30-
044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-0068-
0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB case 
2025-0025, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
 
 
Respectfully submitted, 
Planning and Conservation Department 
 
 
  

EXHIBIT A 
LOCATION MAP 
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ZONING 

 
 

FLUM 
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Outlook

Online Form Submittal: Planning Advisory Board (PAB)

From noreply@civicplus.com <noreply@civicplus.com>
Date Thu 12/11/2025 11:26 PM
To Planning Info <planninginfo@fbfl.org>

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender, were expecting this email, and know the
content is safe.

Planning Advisory Board (PAB)

Planning Advisory Board (PAB) Application
USE THIS FORM TO Request actions to affect changes to property (zoning
changes, annexations, allowable uses, subdivisions).

Fees Zoning Map Amendment (≤ 10 acres $2,500 / > 10acres
$5,000), Land Use Map Amendment (≤ 10 acres $2,500 / >
10acres $5,000), Voluntary Annexation ($2,000)

IMPORTANT NOTES

Pre-Application Meeting
To guide you through the process and ensure that your application is
understood and properly processed, you’ll need to meet with a City Planner
prior to submitting your application. Completed applications are due 42 days
prior to the Planning Advisory Board meeting date.

Please see the Land
Development Code (LDC)
for detailed information:

Field not completed.

The LDC is available for
review at

www.fbfl.us/LDC

Application Requirements Field not completed.

Have you met with a planner
for a pre-application
meeting?

Yes

What was the date of your
pre-application meeting?

11/13/2025

http://www.fbfl.us/LDC


PROPERTY INFORMATION Property information can be found at the Nassau County
Property Appraiser’s Website → Map Search

Site Address 2959 Butterfly Trail

City Fernandina Beach

State FL

Zip 32034

Parcel ID #(s) 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-
30-044B-0068-30; 00-00-30-044B-0068-0040; 00-00-30-0560-
00RW-0010

Lot 1

Block 68

Subdivision Ocean Breeze Farms

Zoning District R-1

Future Land Use
Designation

Low Density Residential

Do you authorize the
installation of a temporary
City notice sign on your
property?

YES

REVIEW TYPE Zoning Map Amendment ≤ 10 acres , Voluntary Annexation

OWNER OF RECORD
As recorded with the Nassau County Property Appraiser

First Name David

Last Name Brown

Company (if applicable) Butterfly Projekt, LLC

Mailing Address 313 Datura Street, Ste. 2

City West Palm Beach

State Florida

Zip 33401

Telephone Number 927-692-0073

Email Address dbrown@portierservices.com

https://www.nassauflpa.com/
https://www.nassauflpa.com/


OWNER'S AGENT
If other than owner. If an agent will be representing the owner, an Owner’s
Authorization For Agent Representation form must be included

First Name Asa

Last Name Gillette

Mailing Address 31 South 4th Street, Ste. 1

City Fernandina Beach

State Florida

Zip 32034

Telephone Number 904-261-8819

E-mail Address asa@gilletteassociates.com

PROJECT INFORMATION

Previous Planning/Zoning
Approvals

Field not completed.

Summary of Request (more
detailed information to be
provided in required letter of
intent)

The subject property currently carries a Nassau County FLUM
designation of High Density Residential (HDR) and is zoned
Residential General 1 (RG-1I). The Applicant is requesting a
City of Fernandina Beach FLUM designation of Low Density
and R-1 zoning.

Certification By signing below, I certify that the information contained in this
application is true and correct to the best of my knowledge at
the time of the application. , I acknowledge that I understand
and have complied with all of the submittal requirements and
procedures., I AGREE THAT A POSTING NOTICE WILL BE
INSTALLED ON THE PROPERTY(IES) IN QUESTION AND
THAT SAID SIGN WILL ONLY BE REMOVED BY STAFF
AFTER THE MEETING OR BROUGHT BACK TO CITY HALL
BY APPLICANT.

I/We understand that the City Staff may install a Notice of Hearing sign on the
property 14 days before the scheduled heating and that the sign must only be
removed after the hearing by City Staff, unless, the applicant or property owner
brings the Notice of Hearing back to City Hall.

Applicant First Name Asa

Applicant Last Name Gillette

Today's Date 12/11/2025

Upload Supporting
Documentation

11.Deed.pdf

https://www.fbfl.us/api/FormCenter/v1/ViewFile?submissionId=17764&fileId=53&submissionFileAccessToken=28143160-2726-4289-8649-276e80092afd&name=11.Deed.pdf


Upload 2 city letter of intent.pdf

Upload 3 21550-2025 BOUNDARY.pdf

Upload 4 Field not completed.

DEPARTMENT OF PLANNING & CONSERVATION
204 Ash Street | Fernandina Beach, Florida 32034 | 904 310-3480 | www.
fbfl.us/planning

Email not displaying correctly? View it in your browser.

https://www.fbfl.us/api/FormCenter/v1/ViewFile?submissionId=17764&fileId=54&submissionFileAccessToken=28143160-2726-4289-8649-276e80092afd&name=city%20letter%20of%20intent.pdf
https://www.fbfl.us/api/FormCenter/v1/ViewFile?submissionId=17764&fileId=55&submissionFileAccessToken=28143160-2726-4289-8649-276e80092afd&name=21550-2025%20BOUNDARY.pdf
http://www.fbfl.us/Admin/FormCenter/Submissions/Edit?id=17764&categoryID=0&formID=173&displayType=0&dateRange=0&sortFieldID=0&sortAscending=false&submissionDataDisplayType=0&backURL=%2fAdmin%2fFormCenter%2fSubmissions%2fIndex%2f173%3fcategoryID%3d15


GILLETTE & ASSOCIATES, INC.        31 SOUTH 4TH STREET, AMELIA ISLAND FLORIDA 32034       P (904) 261-8819      

 

 

 

 

 

December 11, 2025 

 

 

Ms. Margaret Pearson, Planning Manager 

City of Fernandina Beach 

204 Ash Street 

Fernandina Beach, Florida 32034 

 

Re:     Letter of Intent-2949 Butterfly Trail 

 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-0030 

           00-00-00-30-044B-0068-0040; 00-00-30-0560-00RW-0010  

 

Dear Ms. Pearson: 

 

On behalf of the applicant, we are pleased to submit the following Annexation, Future Land Use Map 

(FLUM) Amendment and Rezoning application. The proposed property owner is requesting annexation in 

order to be afforded sewer service for potential development of the subject property, as mandated in the 

City of Fernandina Beach Code for properties that are contiguous to corporate limits. Based on our 

review, the subject property is contiguous to City property. 

 

The subject property currently carries a Nassau County FLUM designation of High Density Residential 

(HDR) and is zoned Residential General 1 (RG-1). The Applicant is requesting a City of Fernandina 

Beach FLUM designation of Low Density l and R-1 zoning, which is the closest zoning type to match the 

existing County classifications,   

 

The properties to the north and south of the subject site carry a City General Commercial FLUM 

designation and C-2 zoning classification, which matches the applicant’s request.  Water and sewer is 

currently available and located within proximity of the subject site.   

 

This application complies with the City’s Comprehensive Plan, Policy 1.02.03 for availability of public 

facilities and services and Policy 1.02.04 for compatibility with surrounding properties and site 

suitability. 

 

We feel this annexation is positive for the City of Fernandina Beachand is consistent with the residential 

nature of this area of Amelia Island Parkway.   

 

Please feel free to contact me with any questions that you may have. 

  

  

Sincerely, 

 
Asa R Gillette, P.E. 

 

Civil & Environmental Engineering • Mechanical & Structural Engineering • Construction Management 
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APPLICATION & SURROUNDING AREA INFORMATION: 

 

OWNER/APPLICANT: Butterfly Projekt, LLC 

AGENT: Asa Gillette, Gillette & Associates, Inc. 

REQUESTED ACTION: Voluntary Annexation, Assignment of a Future Land Use Map Category of Low 
Density Residential and Zoning District of Low Density Residential (R-1) for all 
properties. 

LOCATION: 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-
0068-30; 00-00-30-044B-0068-0040 located on Butterfly Trail (See Exhibit A) 

CURRENT ZONING: Nassau County Residential General 1 

CURRENT LAND USE: Nassau County Vacant 

EXISTING USES ON SITE: Vacant  

PROPERTY SIZE Approximately 4.22 Acres of Land 

ADJACENT PROPERTIES: 

 
Direction 
 

 
Existing Use(s) 

 
Year 
Built 
 

 
Zoning 

 
FLUM 

NASSAU COUNTY 
North Chem Cell Club Inc. 

(Club/Lodges/Halls) 

1979 Residential 
General 1 

Recreation 

 
NASSAU COUNTY 
 

South Vacant N/A Residential 
General 1 

High Density 
Residential 

WITHIN CITY LIMITS 
East Single-Family  

Riverbend Subdivision 
Varies R-3 High Density 

Residential 

 
NASSAU COUNTY 
 

West Marsh Land N/A Marsh Conservation II 

*** All required application materials have been received. All fees have been paid. All required notices have been made. All copies of the 
required materials are part of the official record and have been made available on the City’s website, the City Clerk’s Office and at the 
Planning and Conservation Department Office. *** 

 
SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
The applicant, Asa Gillette, agent for the owner Butterfly Projekt, LLC., requests voluntary annexation of four 
(4) parcels of land located on Butterfly Trail off of Chem Cell Road, which is an extension of Simmons Road, 
and assignment of City Future Land Use Map Category of Low Density Residential and Zoning District of Low 
Density Residential (R-1) for all properties. All parcels are currently vacant.  The requested FLUM and zoning 
assignment are more restrictive than the existing Nassau County FLUM and zoning assignments, which would 
allow for more than double the residential density, as well as townhomes and multi-family dwelling units. Both 
City and County are aligned, only allowing for residential land use.  The general area contains a mixture of  
 

APPLICATION FOR VOLUNTARY ANNEXATION, FUTURE LAND USE MAP AND ZONING 
LOCATED ON BUTTERFLY TRIAL OFF OF CHEM CELL RD 

SITE ADDRESS 
2959 

0 Amelia Island Parkway & Bailey 
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zoning assignments, including R-3, RLM, and R-1, therefore, the requested zoning assignment would be 
consistent with the Comprehensive Plan.  
 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN / LAND DEVELOPMENT CODE: 
This is a voluntary annexation of properties as compliant with all applicable Florida Statutes and the City’s 
Municipal Code. The annexation area is compact, does not create an “enclave”, and represents a logical 
extension of the municipal boundary. The area is a logical extension of urban development, and any 
development or redevelopment can achieve full compliance with the City’s Land Development Code and 
Comprehensive Plan. The City can serve these properties and meet or exceed all levels of service required by 
Comprehensive Plan policies referenced herein. 
 
 

Applicable Policy Reference Determination of Consistency 

CP 1.02.02 √ 

CP 1.02.03 √ 

CP 1.02.04 √ 

CP 1.02.10 √ 

CP 1.07.09 √ 

CP 4.01.01 √ 

CP 4.01.02 
LDC 2.01.12 

√ 
√ 

 
CONCLUSION AND STAFF RECOMMENDATIONS: 
The requested action is consistent with the City’s Comprehensive Plan and the Land Development Code. Staff 
recommends approval of the voluntary annexation, assignment of the Low Density Residential and Zoning 
District of Low Density Residential (R-1) for all properties. Following the recommendation of the Planning 
Advisory Board (PAB), the application will move forward to the City Commission in the form of three separate 
ordinances at a public hearing to be heard at the next available City Commission meeting. 
 
 
MOTION TO CONSIDER: There are (3) three motion to consider 
 
 

1. I move to recommend (approval or denial) PAB case number 2025-0023 to the City Commission 
requesting that a Voluntary Annexation for all properties be (approved or denied) and that PAB case 
2025-0023, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
2. I move to recommend (approval or denial) of PAB case number 2025-0024 to the City Commission 

requesting that assignment of the Low Density Residential Future Land Use category for all properties, 
00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-
0068-0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB 
case 2025-0024, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 
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3. I move to recommend (approval or denial) of PAB case number 2025-0025 to the City Commission 
requesting assignment of a Low Density Residential (R-1) Zoning District for all properties, 00-00-30-
044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-30; 00-00-30-044B-0068-
0040 located on Butterfly Trail as depicted on Exhibit A, be (approved or denied) and that PAB case 
2025-0025, as presented, (is or is not) sufficiently compliant with the Comprehensive Plan and Land 
Development Code to be approved at this time. 

 
 
 
Respectfully submitted, 
Planning and Conservation Department 
 
 
  

EXHIBIT A 
LOCATION MAP 
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ZONING 

 
 

FLUM 
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FLOODZONE 
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SOILS 
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Outlook

Online Form Submittal: Planning Advisory Board (PAB)

From noreply@civicplus.com <noreply@civicplus.com>
Date Thu 12/11/2025 11:26 PM
To Planning Info <planninginfo@fbfl.org>

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender, were expecting this email, and know the
content is safe.

Planning Advisory Board (PAB)

Planning Advisory Board (PAB) Application
USE THIS FORM TO Request actions to affect changes to property (zoning
changes, annexations, allowable uses, subdivisions).

Fees Zoning Map Amendment (≤ 10 acres $2,500 / > 10acres
$5,000), Land Use Map Amendment (≤ 10 acres $2,500 / >
10acres $5,000), Voluntary Annexation ($2,000)

IMPORTANT NOTES

Pre-Application Meeting
To guide you through the process and ensure that your application is
understood and properly processed, you’ll need to meet with a City Planner
prior to submitting your application. Completed applications are due 42 days
prior to the Planning Advisory Board meeting date.

Please see the Land
Development Code (LDC)
for detailed information:

Field not completed.

The LDC is available for
review at

www.fbfl.us/LDC

Application Requirements Field not completed.

Have you met with a planner
for a pre-application
meeting?

Yes

What was the date of your
pre-application meeting?

11/13/2025

http://www.fbfl.us/LDC


PROPERTY INFORMATION Property information can be found at the Nassau County
Property Appraiser’s Website → Map Search

Site Address 2959 Butterfly Trail

City Fernandina Beach

State FL

Zip 32034

Parcel ID #(s) 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-
30-044B-0068-30; 00-00-30-044B-0068-0040; 00-00-30-0560-
00RW-0010

Lot 1

Block 68

Subdivision Ocean Breeze Farms

Zoning District R-1

Future Land Use
Designation

Low Density Residential

Do you authorize the
installation of a temporary
City notice sign on your
property?

YES

REVIEW TYPE Zoning Map Amendment ≤ 10 acres , Voluntary Annexation

OWNER OF RECORD
As recorded with the Nassau County Property Appraiser

First Name David

Last Name Brown

Company (if applicable) Butterfly Projekt, LLC

Mailing Address 313 Datura Street, Ste. 2

City West Palm Beach

State Florida

Zip 33401

Telephone Number 927-692-0073

Email Address dbrown@portierservices.com

https://www.nassauflpa.com/
https://www.nassauflpa.com/


OWNER'S AGENT
If other than owner. If an agent will be representing the owner, an Owner’s
Authorization For Agent Representation form must be included

First Name Asa

Last Name Gillette

Mailing Address 31 South 4th Street, Ste. 1

City Fernandina Beach

State Florida

Zip 32034

Telephone Number 904-261-8819

E-mail Address asa@gilletteassociates.com

PROJECT INFORMATION

Previous Planning/Zoning
Approvals

Field not completed.

Summary of Request (more
detailed information to be
provided in required letter of
intent)

The subject property currently carries a Nassau County FLUM
designation of High Density Residential (HDR) and is zoned
Residential General 1 (RG-1I). The Applicant is requesting a
City of Fernandina Beach FLUM designation of Low Density
and R-1 zoning.

Certification By signing below, I certify that the information contained in this
application is true and correct to the best of my knowledge at
the time of the application. , I acknowledge that I understand
and have complied with all of the submittal requirements and
procedures., I AGREE THAT A POSTING NOTICE WILL BE
INSTALLED ON THE PROPERTY(IES) IN QUESTION AND
THAT SAID SIGN WILL ONLY BE REMOVED BY STAFF
AFTER THE MEETING OR BROUGHT BACK TO CITY HALL
BY APPLICANT.

I/We understand that the City Staff may install a Notice of Hearing sign on the
property 14 days before the scheduled heating and that the sign must only be
removed after the hearing by City Staff, unless, the applicant or property owner
brings the Notice of Hearing back to City Hall.

Applicant First Name Asa

Applicant Last Name Gillette

Today's Date 12/11/2025

Upload Supporting
Documentation

11.Deed.pdf
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December 11, 2025 

 

 

Ms. Margaret Pearson, Planning Manager 

City of Fernandina Beach 

204 Ash Street 

Fernandina Beach, Florida 32034 

 

Re:     Letter of Intent-2949 Butterfly Trail 

 00-00-30-044B-0068-0010; 00-00-30-044B-0068-0020; 00-00-30-044B-0068-0030 

           00-00-00-30-044B-0068-0040; 00-00-30-0560-00RW-0010  

 

Dear Ms. Pearson: 

 

On behalf of the applicant, we are pleased to submit the following Annexation, Future Land Use Map 

(FLUM) Amendment and Rezoning application. The proposed property owner is requesting annexation in 

order to be afforded sewer service for potential development of the subject property, as mandated in the 

City of Fernandina Beach Code for properties that are contiguous to corporate limits. Based on our 

review, the subject property is contiguous to City property. 

 

The subject property currently carries a Nassau County FLUM designation of High Density Residential 

(HDR) and is zoned Residential General 1 (RG-1). The Applicant is requesting a City of Fernandina 

Beach FLUM designation of Low Density l and R-1 zoning, which is the closest zoning type to match the 

existing County classifications,   

 

The properties to the north and south of the subject site carry a City General Commercial FLUM 

designation and C-2 zoning classification, which matches the applicant’s request.  Water and sewer is 

currently available and located within proximity of the subject site.   

 

This application complies with the City’s Comprehensive Plan, Policy 1.02.03 for availability of public 

facilities and services and Policy 1.02.04 for compatibility with surrounding properties and site 

suitability. 

 

We feel this annexation is positive for the City of Fernandina Beachand is consistent with the residential 

nature of this area of Amelia Island Parkway.   

 

Please feel free to contact me with any questions that you may have. 

  

  

Sincerely, 

 
Asa R Gillette, P.E. 

 

Civil & Environmental Engineering • Mechanical & Structural Engineering • Construction Management 
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SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
 
Upon review of upcoming projects using CRA funding, the Legal and Finance found deficiencies in the 2005 
CRA Plan regarding how projects are to be funded (attributable to legislative changes). To address those 
deficiencies, a “Supplement” to the CRA Waterfront Plan is proposed. These modifications do not alter the 
objectives and strategies or significantly amend the CRA Waterfront Plan; instead, they augment the existing 
framework by offering further details within the context of the City’s Capital Improvement Plan. 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN / LAND DEVELOPMENT CODE: 
 
The language of the Supplement adheres to the Comprehensive Plan and Land Development Code, as the 
changes do not modify the objectives and strategies outlined in the original CRA Waterfront Plan, which 
remains compliant with both the Comprehensive Plan and Land Development Code. 
 
MOTION TO CONSIDER: 
 
 

1. I move to recommend (approval or denial) to the City Commission the 2026 Waterfront Community 
Redevelopment Area Plan Supplement, and as presented, (is or is not) adequately compliant with the 
Comprehensive Plan and Land Development Code for approval at this time.  

 
 
 
Respectfully submitted, 
Planning and Conservation Department 
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1.0 INTRODUCTION 

The City of Fernandina Beach retained Ivey Planning Group, Real Estate 
Research Consultants and Zev Cohen & Associates in February, 2004 to 

complete a Community Redevelopment Area Plan (herein referred to as the 
Plan) for an area approximately 34 acres.  Located along the City’s 

waterfront, the Community Redevelopment Area (CRA) is made up of 54 
parcels including working waterfront businesses, vacant and underutilized 

parcels, the City’s marina, and transitional commercial uses.  Prepared in 
accordance with Florida Statutes, Chapter 163, the Plan is intended to 

address blighted conditions within the CRA in a manner consistent with the 

community’s vision for redevelopment.  

The City of Fernandina Beach has a rich history for which the waterfront 

area has played a significant role.   Much of the City’s “historic charm” 

evolved from the late 19th and early 20th Centuries, which saw a boom in 
the shipping industry and the area’s popularity as a popular tourist 

destination for wealthy Americans from the northeast.   

With the development of the railroad along the east coast of Florida, tourist 
traffic began to migrate to more southerly destinations in Florida leading to 

a decline in tourism for Fernandina Beach.  The birth of the shrimping 
industry in the early 1900s, in addition to the lumber industry, helped 

sustain the City’s economy over the past century.  However, recent 
changes in the global economy and the environment have lead to a decline 

in the local seafood industry, leaving many waterfront properties in an 

underutilized and deteriorating state.    

The City’s marina facility was first constructed in the 1960s and later 

redeveloped in the mid 1980s.  Siltation problems resulting from its design 
and position relative to river currents have caused significant issues in its 

operation.   These problems have diminished the marina’s ability to 

function at an optimal level.   Additionally, the unsightly condition of the 

marina detracts from pedestrian enjoyment of the waterfront area. 

This Plan is not the City’s first effort to establish a vision for redevelopment 

in the area.  Some of these previous planning efforts include: 

▪ Waterfront Task Force Master Plan; 

▪ Vision 2000; and, 

▪ Fernandina Harbor Marina Redevelopment Feasibility Study (“ATM 

Study”) 

The Plan aims to marry the goals and objectives identified through the 

many hours spent by the City, the community and specialized consultants 
in preparing these documents.  In addition, it reflects the results of the 

Finding of Necessity Study and a three-day community charrette.   

The purpose of the Waterfront Area Community Redevelopment Plan is to 
identify objectives and strategies for addressing the conditions of blight in 

a manner appropriate to the community.  The Plan is organized in the 

following sections: 

▪ Existing conditions analysis; 

▪ Community involvement summary; 
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▪ Redevelopment plan vision, objectives and strategies;  

▪ Financing options; and, 

▪ Implementation strategy.  

The Plan is intended to provide not only a vision for waterfront 
redevelopment but also an implementation strategy that identifies 

potential funding sources.   
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2.0 EXISTING CONDITIONS ANALYSIS 

Finding of Necessity Overview 
The City of Fernandina Beach accepted the Finding of Necessity Study for 
the subject area by resolution May 10, 2005.  Chapter 163 of the Florida 

Statutes outlines the requirements for determining conditions to justify the 

establishment of a Community Redevelopment Area (CRA). 

 “Blighted area” is defined as an area in which there are a substantial 

number of deteriorating structures, in which conditions, as indicated by 

government-maintained statistics or other studies, are leading to economic 
distress or endanger life or property, and in which two or more of the 

following factors are present: 

(a) Predominance of defective or inadequate street layout, parking 

facilities, roadways, bridges, or public transportation facilities; 

(b) Aggregate assessed values of real property in the area for ad valorem 

tax purposes have failed to show any appreciable increase over the 

five years prior to the finding of such conditions;  

(c) Faulty lot layout in relation to size, adequacy, accessibility, or 

usefulness;  

(d) Unsanitary or unsafe conditions; 

(e) Deterioration of site or other improvements; 

(f) Inadequate and outdated building density patterns; 

(g) Falling lease rates per square foot of office, commercial or industrial 

space compared to the remainder of the county or municipality; 

(h) Tax or special assessment delinquency exceeding the fair value of the 

land; 

(i) Residential and commercial vacancy rates higher in the area than in 

the remainder of the county or municipality; 

(j) Incidence of crime in the area higher than in the remainder of the 

county or municipality; 

(k) Fire and emergency medical service calls to the area proportionately 

higher than in the remainder of the county or municipality; 

(l) A greater number of violations of the Florida Building Codes in the 

area than the number of violations recorded in the remainder of the 

county or municipality; 

(m) Diversity of ownership or defective or unusual conditions of title which 

prevent the free alienability of land within the deteriorated or 

hazardous area; or 

(n) Governmentally owned property with adverse environmental 

conditions caused by a public or private entity. 
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The study determined that four conditions defining a “blighted area” are 

present within the study area as detailed below.   

Inadequate street layout, parking facilities 

▪ The railroad divides the waterfront district from the Centre 

Street area, limiting access to the waterfront.   

▪ Lack of pedestrian facilities along Front Street. 

▪ Parking facilities at the south end of Front Street are unpaved. 

Unsanitary or unsafe conditions 

▪ Economically obsolete industrial buildings adjacent to Front 

Street. 

▪ Industrial debris and deteriorating pier structures. 

▪ Sense of safety for pedestrians arriving from cruise ships due 

to lack of pedestrian facilities along Front Street. 

▪ Illegal dumping in vacant lots. 

Deterioration of site or other improvements 

▪ Deterioration of structures on industrial, commercial, and 

public properties. 

Inadequate and outdated building density patterns 

▪ Lack of buffers between industrial and residential uses. 

▪ Lack of usability by pedestrians and bicyclists. 

▪ Traffic flow for industrial uses. 
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Legal Description 
LEGAL DESCRIPTION 

CITY OF FERNANDINA BEACH 

COMMUNITY REDEVELOPMENT AREA 

NASSAU COUNTY, FLORIDA 

 

A PORTION OF THE CITY OF FERNANDINA BEACH (FORMERLY NAMED FERNANDINA), 

NASSAU COUNTY, FLORIDA, AS SHOWN ON THE OFFICIAL PLAT OF SAID CITY (AS 

LITHOGRAPHED AND ISSUED BY THE FLORIDA RAILROAD COMPANY IN 1857 AND 

ENLARGED, REVISED AND REISSUED BY THE FLORIDA TOWN IMPROVEMENT COMPANY 

IN 1887 AND 1901), BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

 

BEGIN AT THE SOUTHWESTERLY CORNER OF BLOCK 4, CITY OF FERNANDINA BEACH, 
THENCE SOUTHERLY ALONG THE EASTERLY RIGHT-OF-WAY LINE OF NORTH FRONT 
STREET (A 60.0’ FOOT RIGHT-OF-WAY) TO THE NORTHWESTERLY CORNER OF LOT 8, 
BLOCK 3, CITY OF FERNANDINA BEACH; THENCE EASTERLY ALONG THE NORTHERLY 
LINE OF SAID LOT 8 TO THE NORTHEASTERLY CORNER OF SAID LOT 8; THENCE 
SOUTHERLY ALONG THE EASTERLY LINE OF LOTS 6, 7, & 8, BLOCK 3, ALSO BEING THE 
WESTERLY LINE OF LOTS 26, 27, AND 28, BLOCK 3, CITY OF FERNANDINA BEACH TO 
THE SOUTHWESTERLY CORNER OF SAID LOT 28; THENCE EASTERLY ALONG THE 
SOUTHERLY LINE OF SAID LOT 28 TO THE WESTERLY RIGHT-OF-WAY LINE OF NORTH 
SECOND STREET (A 60 FOOT RIGHT-OF-WAY); THENCE NORTHERLY ALONG THE 
WESTERLY RIGHT-OF-WAY LINE OF SAID NORTH SECOND STREET TO INTERSECT THE 
NORTHERLY RIGHT-OF-WAY LINE OF CALHOUN STREET (A 60 FOOT RIGHT-OF-WAY) 
ALSO BEING THE SOUTHEASTERLY CORNER OF BLOCK 4, CITY OF FERNANDINA 
BEACH; THENCE EASTERLY ALONG THE NORTHERLY RIGHT-OF-WAY LINE OF SAID 
CALHOUN STREET TO INTERSECT THE NORTHERLY EXTENSION OF THE EASTERLY 
LINE OF LOT 14, BLOCK 8, CITY OF FERNANDINA BEACH BEING ALSO THE 
SOUTHEASTERLY CORNER OF LOT 31, BLOCK 7, CITY OF FERNANDINA BEACH; THENCE 
SOUTHERLY ALONG SAID NORTHERLY EXTENSION  AND ALONG THE EASTERLY LINE 
OF LOTS 2, 3, 4, 5, 6, 7, 8,9, AND 14 BEING ALSO THE WESTERLY LINE OF LOTS 15, 19, 20, 
21, 22, 23, 24, 25, AND 26 BLOCK 8; TO THE SOUTHWESTERLY CORNER OF LOT 26, 
BEING ALSO THE NORTHWESTERLY CORNER OF LOT 30, BLOCK 8; THENCE EASTERLY 
ALONG THE SOUTHERLY LINE OF SAID LOT 26, BEING ALSO THE NORTHERLY LINE OF 
SAID 30, TO A POINT THAT LIES 7.0’ FEET WESTERLY FROM THE NORTHEASTERLY 
CORNER OF SAID LOT 30; THENCE SOUTHERLY ALONG A LINE THAT LIES 7.0’ 
WESTERLY OF THE EASTERLY LINE OF SAID LOT 30 TO INTERSECT THE SOUTHERLY 
LINE OF THE NORTHERLY ONE-HALF OF SAID LOT 30; THENCE WESTERLY ALONG THE 
SOUTHERLY LINE OF THE NORTHERLY ONE-HALF OF SAID LOT 30 TO INTERSECT THE 
WESTERLY LINE OF SAID LOT 30 BEING ALSO THE EASTERLY LINE OF LOT 31 BLOCK 8, 
CITY OF FERNANDINA BEACH; THENCE SOUTHERLY ALONG SAID WESTERLY LINE AND 
ALONG THE SOUTHERLY EXTENSION OF SAID LINE TO INTERSECT THE NORTHERLY 
LINE OF BLOCK 9, CITY OF FERNANDINA BEACH, BEING ALSO THE NORTHEASTERLY 
CORNER OF LOT 14, BLOCK 9; CONTINUE SOUTHERLY ALONG THE EASTERLY LINE OF 
LOTS 2, 3, 4, 5, 6, 7, 8, 9, AND 14, BEING ALSO THE WESTERLY LINE OF LOTS 15, 19, 20, 
21, 22, 23, 24, 25, AND 26 BLOCK 9, TO THE SOUTHEASTERLY CORNER  OF SAID LOT 2, 
BEING ALSO THE NORTHEASTERLY CORNER OF LOT 31, BLOCK 9; THENCE WESTERLY 
ALONG THE SOUTHERLY LINE OF SAID LOT 2, BEING ALSO THE NORTHERLY LINE OF 
LOTS 31 AND 32, BLOCK 9, TO THE NORTHWESTERLY CORNER OF SAID LOT 32, BEING 
ALSO THE NORTHEASTERLY CORNER OF LOT 33, BLOCK 9; THENCE SOUTHERLY 
ALONG THE WESTERLY LINE SAID LOT 32 BEING ALSO THE EASTERLY LINE OF SAID 
LOT 33 AND ALONG THE SOUTHERLY EXTENSION OF SAID LINE TO INTERSECT THE 
SOUTHERLY RIGHT-OF-WAY LINE OF ALACHUA STREET ( A 60 FOOT RIGHT-OF-WAY) 
ALSO BEING THE NORTHEASTERLY CORNER OF LOT 12, BLOCK 10, CITY OF 
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FERNANDINA BEACH; THENCE WESTERLY ALONG THE SOUTHERLY RIGHT-OF-WAY 
LINE OF SAID ALACHUA STREET TO INTERSECT THE EASTERLY RIGHT-OF-WAY LINE OF 
NORTH SECOND STREET ( A 60 FOOT RIGHT-OF-WAY) ALSO BEING THE 
NORTHWESTERLY CORNER OF BLOCK 10, CITY OF FERNANDINA BEACH; THENCE 
SOUTHERLY ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SAID NORTH SECOND 
STREET TO INTERSECT THE EASTERLY EXTENSION OF THE NORTHERLY LINE OF LOT 
27, BLOCK 1, CITY OF FERNANDINA BEACH; THENCE WESTERLY ALONG SAID 
EASTERLY EXTENSION AND ALONG THE NORTHERLY LINE OF LOT 27 TO THE 
NORTHWEST CORNER OF LOT 27, ALSO BEING THE NORTHEAST CORNER OF LOT 7 
BLOCK 1, CITY OF FERNANDINA BEACH THENCE SOUTHERLY ALONG WEST LOT LINES 
OF LOTS 5, 6 & 7 BLOCK , CITY OF FERNANDINA BEACH TO THE SOUTHEAST CORNER 
OF LOT 5 BLOCK 1, CITY OF FERNANDINA BEACH, THENCE WESTERLY ALONG THE 
SOUTHERLY LOT LINE OF LOT 5, BLOCK 1, CITY OF FERNANDINA BEACH TO INTERSECT 
THE EASTERLY RIGHT-OF-WAY LINE OF NORTH FRONT STREET (A 60 FOOT RIGHT-OF-
WAY); THENCE SOUTHERLY ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SAID 
NORTH FRONT STREET AND ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SOUTH 
FRONT STREET ( A 60 FOOT RIGHT-OF-WAY) TO INTERSECT THE NORTHERLY RIGHT-
OF-WAY LINE OF ASH STREET (A 60 FOOT RIGHT-OF-WAY) ALSO BEING THE 
SOUTHWESTERLY CORNER OF BLOCK 268, CITY OF FERNANDINA BEACH; THENCE 
EASTERLY ALONG THE NORTHERLY RIGHT-OF-WAY WAY LINE OF SAID ASH STREET TO 
INTERSECT THE EASTERLY RIGHT-OF-WAY LINE  OF SOUTH THIRD STREET ( A 60 FOOT 
RIGHT-OF-WAY) ALSO BEING THE SOUTHWESTERLY CORNER OF BLOCK 13, CITY OF 
FERNANDINA BEACH; THENCE SOUTHERLY ALONG THE EASTERLY RIGHT-OF-WAY LINE 
OF SAID THIRD STREET TO INTERSECT THE SOUTHERLY RIGHT-OF-WAY LINE OF 
BEECH STREET (A 60 FOOT RIGHT-OF-WAY) ALSO BEING THE NORTHWESTERLY 
CORNER OF BLOCK 11, CITY OF FERNANDINA BEACH; THENCE WESTERLY ALONG THE 
SOUTHERLY RIGHT-OF-WAY LINE OF SAID BEECH STREET TO INTERSECT THE 
EASTERLY RIGHT-OF-WAY LINE OF SAID C.S.X. RAILROAD; THENCE NORTHWESTERLY 
ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SAID C.S.X. RAILROAD TO INTERSECT 
THE NORTHERLY RIGHT-OF-WAY LINE OF BEECH STREET (A 60 FOOT RIGHT-OF-WAY); 
THENCE WESTERLY ALONG THE WESTERLY EXTENSION OF THE  NORTHERLY RIGHT-
OF-WAY LINE OF SAID BEECH STREET TO INTERSECT THE EASTERLY RIGHT-OF-WAY 
LINE OF WEST FRONT STREET ( A 80 FOOT RIGHT-OF-WAY); THENCE SOUTHERLY 
ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SAID WEST FRONT STREET TO 
INTERSECT THE EASTERLY EXTENSION OF THE SOUTHERLY LINE OF LANDS 
DESCRIBED IN OFFICIAL RECORD BOOK 830, PAGE 1937, OF THE PUBLIC RECORDS OF 
NASSAU COUNTY, FLORIDA; THENCE WESTERLY ALONG SAID EASTERLY EXTENSION 
AND ALONG THE SOUTHERLY LINE OF LAST SAID LANDS TO THE CITY LIMITS OF THE 
CITY OF FERNANDINA BEACH PER THE CITY OF FERNANDINA BEACH CHARTER; 
THENCE NORTHERLY ALONG SAID CITY LIMITS OF THE CITY OF FERNANDINA BEACH 
TO INTERSECT THE NORTHERLY LINE OF WATER LOT 8, CITY OF FERNANDINA BEACH; 
THENCE EASTERLY ALONG THE NORTHERLY LINE OF SAID WATER LOT 8 TO A POINT 
THAT LIES 50.0’ FEET WESTERLY FROM THE NORTHEASTERLY CORNER OF SAID 
WATER LOT 8; THENCE SOUTHEASTERLY TO A POINT ON THE WESTERLY RIGHT-OF-
WAY LINE OF NORTH FRONT STREET (A 60.0’ FOOT RIGHT-OF-WAY)  SAID POINT LIES 
150.0’ FEET SOUTHERLY FROM THE NORTHEASTERLY CORNER OF SAID WATER LOT 8; 
THENCE SOUTHERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE  OF NORTH FRONT 
STREET TO WHERE SAID RIGHT-OF-WAY IS INTERSECTED BY THE WESTERLY 
EXTENSION OF THE SOUTHERLY LINE OF BLOCK 4, CITY OF FERNANDINA BEACH; 
THENCE EASTERLY ALONG SAID WESTERLY EXTENSION TO THE SOUTHWESTERLY 
CORNER OF SAID BLOCK 4 AND THE POINT OF BEGINNING.   
 
MICHAEL A. MANZIE, P.L.S. 
FLORIDA REGISTRATION NO. 4069 
JOB NO. 15799 
__________________________________ 
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Figure 1.  CRA Boundary 

Boundary and street map provided courtesy of the Nassau County GIS Department 
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Future Land Use 
Future land use designations within the CRA include the following as 

identified on the City’s Future Land Use Map: 

a) General Commercial (GC) 

b) Industrial (IN) 

c) Industrial Waterfront (IW) 

d) Public & Institutional (PI) 

General Commercial (GC) 

Lands within the CRA assigned the GC designation are generally located 
between 2nd and 3rd Streets and, Alachua and Broome Streets.  The 

General Commercial land use category is designed to accommodate 
offices; commercial retail; personal services establishments; restaurants; 

transient accommodations; sales and services; repair shops; and other 
similar commercial uses. This designation is not intended for industrial-

type uses.  The intensity of development in the GC land use category is 

assigned a maximum floor area ratio of 0.50. 

Industrial (IN) 

Industrial designated lands within the CRA are generally located east of 

Front Street between Calhoun and Alachua Streets. The industrial land use 
category is intended to recognize existing industrial development, and 

ensure the availability of land for industrial purposes.  Industrial uses 
include: manufacturing, assembling and distribution activities; 

warehousing and storage activities; general commercial activities; and 

other similar land uses.  The intensity of industrial development shall not 

exceed a floor area ratio of 0.50.   

Residential uses shall not be permitted within the industrial land use 

category. This provision shall not prohibit residences for night watchmen or 
custodians whose presence on industrial sites is necessary for security 

purposes. Such a use may be permitted as a conditional use. Industrial 

sites shall be buffered from residential neighborhoods.  

Heavy metal fabrication, batch plants, salvage yards, chemical or 

petroleum manufacturing or refining, rubber or plastics manufacturing, or 
other uses generating potentially harmful environmental or nuisance 

impacts are prohibited. 

Industrial Waterfront (IW)  

The majority of waterfront properties within the CRA are designated as 
Industrial Waterfront.  This land use category serves industrial activities 

that require waterfront locations to include:  piers, docks, and wharves; 
ship terminals and facilities for construction and maintenance; bulk storage 

facilities, limited to materials delivered by ship. The intensity of 
development within this category is limited to a maximum floor area ratio 

of 0.75. Support services, which are an integral part of a port-related 
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activity, such as parking facilities, restaurants, or clinics are also 

permitted. 

Public & Institutional (PI)   

The City’s Marina facility is assigned the Public and Institutional land use 
designation on the Future Land Use Map.  This land use category is 

intended for publicly owned lands and structures and limits the intensity of 

development to a floor area ratio of 0.50.   

Summary of Land Use Issues 

Generally west of 3rd Street, the area transitions to a mix of industrial, 

office, residential and minor commercial uses.  The “Industrial” designation 
allows industrial uses that may not necessarily be associated with the port.  

Such uses may not necessarily be the highest and best use for a 
redeveloping waterfront area.  It is recommended that a new “transitional” 

land use category be established for this area that can include existing 

uses, waterfront-related employment uses, office, tourist-commercial, 
public/institutional, and residential uses.  The City may also consider 

allowing residential uses on the lands designated General Commercial 

within the CRA.   

With the decline of traditional industrial waterfront uses within the City, the 

“Industrial Waterfront” land use category has become a limitation on the 
redevelopment of property.  It is recommended that a mixed use ”Working 

Waterfront” land use category be developed for the area to allow additional 

commercial, limited residential, and recreation uses along the waterfront. 

The Coastal High Hazard Area (CHHA) as defined in the Coastal 

Management Element of the Comprehensive Plan limits the density and 
intensity of development to that which is allowed under existing 

entitlements.  Residential uses are limited within the CHHA to four units 
per acre.  Any modification to the land uses along the waterfront shall 

therefore be limited to a floor area ratio of 0.75. 

Pursuant to Chapter 163.360(2)(a) of the Florida Statutes, this plan has 
been developed in conformity with the goals, objectives and policies of City 

of Fernandina Comprehensive Plan as adopted June, 2004.  Excerpts from 

the Comprehensive Plan that support redevelopment efforts are listed in 

Appendix A. 

Zoning 

The following zoning districts occur within the CRA boundary: 

IW – Industrial Waterfront District 

The IW district is intended to protect the port functions and is identified on 

lands west of Front Street.  Permitted uses within this district include piers, 
docks, wharves; freight and passenger terminals; construction and 

maintenance of ships; ship supply facilities; bulk material storage; military 
installations; and, heliports.  Additional uses are permitted only if directly 

related to port activities including:  truck terminals; distribution centers; 
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offices; warehousing and storage; manufacturing and processing; service 

activities that are an integral part of port-related activity; and, marinas. 

No yard regulations apply in the IW district unless adjacent to a residential 

or commercial district, in which case a 30 foot setback applies.  A 15-foot 
wide vegetative buffer is also required between residential or commercial 

districts and the IW district.  The height limitation for the district is 35 feet. 

IM – Industrial Manufacturing District 

The intent of the IM district is to allow for manufacturing, processing, 
storage and warehousing, wholesaling and distribution.  Permitted uses 

include mechanical garages, wholesale and manufacturing, storage of junk, 

shops for business service and light industrial uses. 

The IM district does not have yard requirements except adjacent to 

residential or commercial uses (75 foot setback, 15 foot vegetative buffer). 

C-2 – General Commercial District 

The C-2 district allows for general commercial uses at intensity greater 
than neighborhood commercial.  Permitted uses include retail, professional 

office, hotel and other commercial uses.  Residential uses are not listed as 

a permitted use. 

The maximum building height within the C-2 district is 45 feet.  The 

maximum building floor area is 80,000 square feet.  The C-2 district does 

not have associated setback or building coverage requirements.  

C-3 - Central Business District 

This category allows a mix of residential, financial, commercial, 

governmental, professional, cultural and related activities.  The maximum 
building height is 45 feet and maximum building area is 80,000 square 

feet.   No setback or building coverage requirements apply to this district. 

Other Regulations Affecting Lands within the CRA 

Section 126-425 of the City’s Zoning Ordinance requires that all new 
development and redevelopment within the City which is adjacent to 

surface water bodies be required to provide a buffer zone of native 

vegetation at 50 feet from surface water bodies to prevent erosion, retard 
runoff and provide habitat. This setback is required for any development, 

except docks or piers that must obtain a special use permit. 

Off-street parking is required by use with the exception of the C-3 

category. 

Summary of Zoning-Related Issues 

It is recommended that new zoning categories be established for the lands 

west of Front Street and for transitional lands to allow for a greater mix of 
uses.  Due to the limited area of many waterfront lots, the City may 

consider allowing parking to be accommodated in an off-site parking 

facility east of Front Street with the financial support of private developers. 

Further, it is recommended that development and design standards be 

established for waterfront and transitional areas outside of the Historic 
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District to ensure quality development in character with the historic 
character of the area.  Side yard setbacks for waterfront properties should 

also be considered to allow view corridors to the water. 

The waterfront area within the CRA has been traditionally industrial and 
heavily manipulated with dock and wharf facilities and rip-rap shorelines.  

As a result, it is recommended that Section 126-425 requiring a 50-foot 

buffer along the shoreline be waived within the CRA.   

Historic District Overlay 
A portion of the Redevelopment Area falls within the Historic District 

boundaries.  Specific development guidelines and restrictions are applied to 

this area for any redevelopment efforts.  Proposed projects within the 
Historic District undergo an additional avenue of review through the 

Historic District Council (HDC) to ensure design is consistent with the City’s 
historic character.   It is the intent of this Plan to maintain and support the 

Historic District’s role in guiding redevelopment within its boundaries in the 
CRA.  The City may consider expanding the Historic District to include the 

entire CRA.  In which case, the HDC would conduct “design review” for 
proposed development based on either the existing overlay district 

standards or any new design standards created for areas outside of the 

current historic district. 

Public Infrastructure 
A preliminary analysis of public infrastructure was conducted by Zev Cohen 
& Associates (ZCA) to determine the adequacy of the infrastructure to 

accommodate redevelopment within the CRA.  This analysis included 
review of infrastructure maps provided by the City, interviews with City 

staff and field review of aboveground infrastructure. 

It should be noted that difficulties arose in researching the condition of 
existing utilities as City staff indicated maps might be inaccurate.  Further 

analysis of existing systems beyond the scope of this Plan may be 

necessary to understand the extent of any need for improvement to 

accommodate redevelopment in the area. 

Water Distribution System 

ZCA obtained available as-built plans and maps for the water distribution 

system. ZCA also met with the City’s Utility Director to review and discuss 
the water distribution system in and around the CRA. Based on the review 

of the map and conversations with the City, it was noted that there is a 
variety of pipe materials throughout the water distribution system.  These 

include galvanized steel, asbestos concrete, cast iron and PVC.  The 
galvanized steel, asbestos concrete, and cast iron pipes are older pipes.  

The PVC pipe is typically the material used today and probably reflects the 
more recent installation.  There are several streets where the pipes are 

undersized and likely limit both flow and pressure in the CRA.   

There have been some improvements in recent years that have improved 
the overall water distribution system in the area.  There is a 12” PVC pipe 

along Dade Street to serve the Port Authority.  There is also an 8” PVC 
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pipe extending along Front Street. This allows the opportunity to 
eventually create a better looped water system within the CRA.  Replacing 

the older and undersized water mains will improve the water pressure of 
the CRA for fire protection and water distribution.  Based on an initial 

review the following improvements should be considered: 

▪ Replace the 2” and 4” galvanized steel and cast iron pipes 

throughout the CRA; 

▪ Construct a water main along Broome Street to 6th Street; 

▪ Replace the 4” water main on Calhoun Street from Front Street to 

3rd Street; 

▪ Connect the 6” water on Ash Street to the 8” main Front Street; 

▪ Replace the 6” water main in the Beech Street right-of-way 

between Front Street and 2nd Street; and, 

▪ Replace water service connections when water main replacement 

or street construction is occurring. 

These water distribution improvements could occur independently or as 

other infrastructure improvements (i.e. streetscaping, road improvements 

or new development requiring adequate fire flow) occurs. 

Sanitary Sewer Collection System 

As with the water distribution system, ZCA was provided with a map of the 

CRA’s sanitary sewer system.  Upon review of the map, the majority of the 
sewer pipe in the CRA is vetrified clay pipe, which indicates that the pipe 

has been in use for a number of years. Vetrified clay pipe is a material that 

was used in the 70’s and earlier years for sanitary sewer collection.  In all 
likelihood, the pipe has exceeded its useful lifecycle.  The existing pipe 

should be inspected (video taped) to determine the condition of the mains 
and a maintenance timetable.  This existing pipe should be retrofitted with 

a slip liner or replaced by PVC pipe that meets the City’s current criteria.   

There are also two liftstations located in the CRA.  One is located on 
Alachua Street near Front Street and the other on Front Street, west of 

Cedar Street.  The liftstation west of Cedar Street is currently inactive.  
The city has no current plans to use this lift station and any future use of 

this station would be based upon specific, future development proposals. 
Based on conversations with the City Utility Director, the liftstation located 

at Front and Alachua Streets is the master station that serves a large 

portion of the downtown area including the CRA.  This liftstation pumps 
wastewater through a 4” forcemain along Alachua Street into the existing 

gravity system.  As redevelopment occurs, and additional flows are put 
into the system, this liftstation and forcemain will need to be upgraded.  

The sanitary sewer lines and lift station upgrade could be done 

independently or concurrent with other area improvements. 

Roadways 

Most of the roadways in the CRA are in acceptable condition at the present 

time.  There is one roadway and two segments of roadways identified as 

needing improvements. 
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Front Street has no pedestrian walkways and portions of the road are in 
need of structural repair.  Improvements to the Front Street right-of-way 

are limited by the CSX easement that encompasses a significant portion of 
the right-of-way.  A survey should be conducted to understand the extent 

of the right-of-way as it relates to existing pavement, the CSX easement 
and adjacent properties.  The City will need to discuss options with CSX 

and adjacent property owners for expanding its facilities to include, at a 
minimum, a pedestrian route with street lighting.  If possible, the railroad 

track should be reduced to a single track to allow wider vehicular and 

pedestrian corridors.  However, this will require approval and coordination 
with CSX and others. The extent of improvements to the existing Front 

Street pavement depends on the design of the horizontal alignment.  Some 
portions of Front Street may need to be reconstructed and some may be 

addressed by overlaying pavement. A detailed master plan of this area, 
inclusive of preliminary engineering analysis, would be desirable 

implementation strategy for this plan. Currently the pavement of Alachua 
Street ends just east of the CSX railroad track. It is recommended that 

Alachua Street is extended as a paved roadway across the railroad track to 

Front Street.  This will improve both the pedestrian and vehicular 
circulation along the riverfront.  It is also recommended that a pedestrian 

connection between Front Street and Broome Street be considered.  
Should the planning of Front Street identify the need to open Broome 

Street to vehicular traffic, consideration should be given to traffic calming 

elements and restrictions on truck traffic.   

Additionally, most streets in the CRA do not have sidewalks and street 

lighting.  It is recommended that sidewalks and street lighting are phased 
over the course of the CRA Plan implementation as funding becomes 

available. 

Stormwater System 

Currently, most of the stormwater in CRA is collected by inlets and piped to 
the Amelia River.  The CRA has a positive outfall with the Amelia River 

limiting long-term “water ponding” problems. The existing stormwater 

system may be undersized in some areas creating temporary “water 
ponding” problems.  The discharge from the stormwater system is a direct, 

untreated flow to the Amelia River.  Any new development that occurs will 
be required to provide stormwater treatment.  This will provide a gradual 

improvement in the quality of the stormwater discharge from the CRA. 
Beyond the scope of this Plan, the City may wish to consider a Master 

Drainage Plan for the downtown area that considers drainage issues and 
water quality treatment. The City should also consider installing inlets and 

pipe systems when paving or adding sidewalks to streets with existing 

swales.  This will reduce the maintenance of these streets and improve 

drainage in the area.  

The other aspect of stormwater in the CRA is the 100-year flood elevation, 

which is approximately elevation 11.0 feet according to the FEMA map.  
The FEMA map shows potential flooding to approximately 3rd Street.  Any 

new buildings in the flood prone area would be required to be a minimum 
one-foot above the flood elevation, 11.0 feet, or buildings would be 

required to be flood-proofed.  These new or proposed redeveloped sites 
will be reviewed on a parcel-by-parcel basis.  ZCA did not have the benefit 
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of a topographic as-built survey of the CRA area with street elevations and 
finished floors.  Therefore, the extent of the existing buildings that would 

potentially be susceptible to flooding during this 100-year event cannot be 
determined at this time.  The City should be cognizant of this issue as it 

reviews development proposals within the CRA.  

Electrical Distribution System 

The electrical distribution system in the CRA area is primarily overhead.  
There are a couple of potential problems with overhead power service.  

One is the aesthetics of overhead power lines and poles.  The other is the 
risk of more frequent power outages due to damage to overhead lines, 

particularly, in a coastal city with a higher likelihood of high winds and 

frequent storms.  The cost to convert the electrical system from overhead 
to underground is relatively high.  Based on conversations with the power 

company, there is three-phase power available within the CRA.  In order to 
facilitate redevelopment on private property, the City should coordinate 

with Florida Public Utilities to encourage the burial of lines and to assure 
the overall electrical distribution system is upgraded and maintained to 

current standards.   

Marina 

The siltation problems with the existing Marina are well known within the 
City and the community.  The marina and its function are a critical part of 

the CRA.  The plan for modifications to the existing marina have been 
designed and permitted by Applied Technology & Management, Inc. (ATM).  

It appears this design would provide a functional and viable Marina for the 

City. Redevelopment revenues could be used, in part, to finance additional 

improvements to the Marina. 
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3.0 COMMUNITY INVOLVEMENT OVERVIEW 

Community redevelopment initiatives are most successful with a high level 
of community input.  A community involvement strategy was laid out upon 

initiating the CRA master plan assignment.  A three-day charrette was held 
April 1st through April 3rd at the Hampton Inn & Suites adjacent to the CRA.   

The charrette was publicized by the following: 

a) Invitations to the event were extended to County representatives, the 
Chamber of Commerce, other local interest groups and government 

agencies, and property owners within the CRA boundary;   

b) An announcement was posted on the City’s website; 

c) An announcement was posted at the City’s Planning Department front 

counter;  

d) An announcement of the event was discussed at the March 2nd City 

Commission meeting;  

e) Newspaper advertisements in the News-Leader and the “Nassau 

Neighbors” section of the Florida Times Union; and,  

f) Channel 29 television notification. 

The first day of the charrette was a kick-off evening event to allow the 
community to interact with the consultant team and City staff in order to 

provide initial input on issues, opportunities and ideas for the CRA’s 
redevelopment.  The community was given the opportunity to provide oral 

and written comments for the consultant team’s reference. Over 60 

attendees were present for the kick-off event.   

Day Two of the charrette was planned as a daylong work session allowing 

the community to pass by throughout the day and observe or provide input 

to concept development of the master plan.  Approximately 60 members of 
the community passed by throughout the day.  The group discussed a 

redevelopment vision based on written comments from the previous 
evening and their own opinions.  Attendees worked in small groups in the 

afternoon to develop master plan concepts.  These were presented to the 
entire group at the end of the day.  The consultant team reviewed the four 

plans to identify commonalties and developed a “consensus” plan for 

presentation on day three. 

The third day involved a two-hour open house followed by a formal 

presentation of plan concepts.  Over 30 members of the community 
attended this event.  Again, the community was invited to provide verbal 

and/or written comments regarding the draft master plan. 

Approximately 80 comment forms were returned over the three-day event.  
A summary of comments provided throughout the course of this study is 

included in Appendix B of this document.  A copy of all comment forms and 

sign-in sheets is on file with the City’s Planning Department. It is 
recommended that the Community Redevelopment Agency revisit these 

comments as specific projects come on line. 
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Additionally, the community was able to review the draft Plan and provide 
both written and verbal comments to the City.  The Plan was revised to 

reflect a range of comments provided to staff by the City Commission, the 
Planning Advisory Board, the Historic District Council, the Amelia Island 

Museum of History and several other members of the community. 

 

October 6, 2004 the City Commission approved a professional services 
agreement with Fleet and Associates for architectural services to drafta a 

conceptual plan for the waterfront.  To maximize public input, Fleet and 
Associates met one-on-one with property owners and concerned citizens 

on February 25, 2005.   On March 7, 2005 Fleet and Associates provided a 
summary of the input received from the original charrettes, written 

submittals and the one-on-one meetings to the City Commission. 
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4.0 REDEVELOPMENT PLAN 

Redevelopment Plan Vision Statement 
The following vision statement was established during the Community 
Charrette process.  In addition to the Finding of Necessity, this “vision” for 

the area was used to create the framework for the type redevelopment 

that is appropriate for the City of Fernandina Beach. 

 

 

 

 

 

 

 

 

 

 

This vision statement also is consistent with the Waterfront Task Force and 

Vision 2000 reports. 

Purpose of Redevelopment Initiatives 
The objectives and strategies of the Plan have been compiled to address 

blighted conditions through initiatives that affect both private and public 
lands.   This section summarizes the primary purpose of redevelopment 

goals and strategies by sub-areas within the CRA as identified in Figure 2. 

Initiatives for Waterfront and Transitional Areas 

Efforts to encourage redevelopment on private lands primarily focus on 
expanding opportunities for new development by allowing a broader mix of 

uses in waterfront and transitional areas; and, ensuring that the 
supporting infrastructure is adequate to accommodate it.  It is critical that 

these strategies are prioritized to initiate the growth of tax increment 

revenues to the Agency – a primary or seed funding source for many of the 

redevelopment efforts identified in this Plan. 

In terms of infrastructure improvements, both “visible” and underground 

infrastructure must be assessed to determine deficiencies that could 
impede the redevelopment of waterfront and transitional areas.  A priority 

for “visible” infrastructure improvements is the redesign of Front Street to 
include street lighting, a pedestrian system and additional connections 

across the CSX railroad tracks at Alachua and Broome Streets. Due to 
limitations in the amount of right-of-way available, a series of options are 

V i s i o n  S t a t e m e n t  

Redevelopment efforts for Fernandina Beach’s 

waterfront area should: 

▪ Maintain views and access to the 

water; 

▪ Establish a sense of place along the 

water’s edge; and, 

▪ Maintain the character of 

Fernandina Beach as reflected in its 
working waterfront and historic 

district. 



City of Fernandina Beach  Page 20 

Waterfront Area Community Redevelopment Plan   

presented to open the City’s dialogue with CSX and property owners to 
determine the most appropriate solution for Front Street. Although the 

reconstruction of Front Street may not be immediate, planning efforts 
should be initiated to determine the most viable design solution.  As 

individual properties develop along Front Street, their plans should 
accommodate the redesign of Front Street.  Other infrastructure 

considerations include conducting an assessment of water and sewer 
systems to determine what improvements are needed to support 

redevelopment, and the timing of these improvements. 

The introduction of design standards for waterfront and transitional areas 
is proposed to control the appearance of development.  Since the majority 

of redevelopment will occur in these areas of the CRA, it is important that 

such development is consistent with the character of the area.  On the 
west side of Front Street, side yard setbacks should also be considered to 

allow views to the Amelia River. 

Initiatives for Public Waterfront Lands 

Improvements proposed for public lands within the CRA are intended to: 

1. Act as a catalyst for change in the waterfront area.  The City owns a 
significant and key piece of waterfront land at the foot of Centre 

Street, in the heart of the waterfront area.  Functional and aesthetic 
improvements to the marina facility and adjacent uplands can spark 

interest in redevelopment of private lands in the CRA.    

2. Take a leadership role in redevelopment efforts.  Redevelopment of 
public lands provides visual evidence that the City believes in itself and 

stands behind its interest in redeveloping the waterfront area. 

3. Create new activity and interest in the waterfront area.  By expanding 
recreational opportunities in the waterfront area on City-owned lands, 

a larger number of residents and tourists will be attracted to the area.  
Enhancing the critical mass of users to the area can encourage new 

businesses and other redevelopment on private lands.  

A priority initiative for public lands is the redesign of the marina facility.  
The ability to improve pedestrian facilities along the waterfront are limited 

by the marina redesign.  That is, the construction of marina improvements 
should be completed first as some of the existing parking areas may be 

needed to stage construction efforts.  There also is a critical timeline to 

begin construction on the next phase of the marina to avoid the expiry of 
approved permits.  This Plan prioritizes the marina redesign as a critical 

step in improving public facilities in the CRA. 

 As funds become available, the City should redesign the upland areas 
along the public waterfront property to improve recreational amenities and 

allow for a public gathering space to host a variety of programmed events.  
The design and construction of the waterfront park facility may be phased 

over time as funding becomes available and parking issues are addressed 
east of Front Street. The marina, and waterfront park facilities and 

programs are aimed at attracting more residents and visitors to the 

waterfront. 
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Objectives & Strategies 
The following series of objectives and strategies aim to address blighted 
conditions as identified in the Finding of Necessity Study in a manner 

consistent with the community’s vision for the area.  Strategies include a 

generalized timeframe to assist the City in prioritizing initiatives.  The 
timeframes are established as a planning guide.  Projects may be 

reprioritized as funding, partnerships or other opportunities become 

available.  Timeframes are identified as follows: 

▪ Immediate = initiate within the first 2 years of establishing the 

CRA 

▪ Short-term = within the first 5 years of CRA establishment 

▪ Mid-term = 5 to 15 years of CRA establishment 

▪ Long-term = beyond the first 15 years of CRA establishment 

▪ On-going = throughout the CRA’s existence 

Initiatives have been divided into two sections – the first addresses the 

waterfront and transitional areas including the City’s waterfront property; 
the second section addresses the residential neighborhoods within the 

CRA. 

Waterfront & Transitional Area Initiatives 

Objective 1.  City Marina Facilities 

The City’s marina facility was identified by many members of the 
community as both one of the City’s most significant assets and one of its 

primary problems.  Located at the foot of Center Street, redevelopment of 
the marina facility and Brett’s Waterway Café to alleviate siltation problems 

and associated deteriorating site conditions could offer a key opportunity 
for addressing blighted conditions and act as a catalyst for change in the 

Redevelopment Area.   

Strategy 1.1: (timeframe – immediate to mid-term) 

The City shall work toward the redesign of the City’s marina facility to 
alleviate siltation problems to allow the marina to operate at an optimal 

level.   

a) The City should immediately consider proceeding with “Phase 3” of the 
marina’s construction plans before the permit expiration in 2005.  

“Phase 3” includes revenue generating improvements in the northern 

portion of the facility. 

b) In the short to mid-term, the City should proceed with the remaining 

phases of the permitted plans for the marina.  The City may need to 

review the Plans to ensure the design remains suitable for its needs. 

Strategy 1.2: (timeframe – short-term) 

The City shall consider public/private partnerships in the redesign of 

marina facilities to assist in funding initial improvements and continued 

maintenance of the marina facility. 
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a) The City should coordinate with property owners to the north to obtain 
an easement over water rights that would allow for the northern 

extension of the marina facility.  As an incentive for providing the 
easement, the City may offer incentives such as allowing a variance on 

parking requirements; allowing for a broader mix of uses than those 
currently permitted; or, providing additional support during permitting 

through the City and other agencies. 

b) The City should partner with the developer(s) of these parcels to assist 
in capital improvement and on-going maintenance costs if any 

additional bulkhead improvements are desired to compliment 

development of private facilities. 

Objective 2.  Promote a mix of uses  

The existing Future Land Use and Zoning designations along the waterfront 

and adjacent areas limit the type of allowable uses to industrial uses.  Such 
limitations may be a primary impediment to redevelopment in the CRA.  

Keeping in mind that maintaining the “working waterfront” is a primary 
objective of the community and this redevelopment effort, the City should 

take a proactive position in accommodating a broader mix of uses with 

design controls.  However, any change in allowable land uses shall be 
consistent with the Coastal Management Element of the Comprehensive 

Plan, particularly the Coastal High Hazard Area requirements. 

Strategy 2.1: (timeframe - immediate) 

The CRA shall work with private property owners to prepare an 

amendment(s) to the Comprehensive Plan to establish a new land use 

district(s) for the waterfront and transitional areas. 

Strategy 2.2: (timeframe - immediate) 

The CRA shall work with private property owners to prepare an 

amendment to the Zoning Code to establish new zoning district(s) and 

performance standards for the waterfront and transitional areas. 

Strategy 2.3: (timeframe – immediate) 

The CRA shall work with private property owners and the Historic District 

Council to prepare development standards for the waterfront and 
transitional areas.  The intent of the development standards shall be to 

maintain the character of the area.  Development standards should 
address architectural style, height restrictions, building setbacks, view 

corridors to the water, building massing, signage, landscaping, and 

screening of unattractive site elements such as parking and dumpsters. 

Strategy 2.4: (timeframe – as needed) 

In order to recognize that the “working waterfront area” should prioritize 

commercial uses, the City should consider requiring through a developer’s 
agreement that developers of residential product shall have purchasers 

sign a release recognizing the noise, odor, and visual reality of commercial 

waterfront uses. 
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Objective 3. Utilities  

The existing conditions analysis conducted as part of this Plan identifies 

areas within the CRA where City utilities may be either outdated or 

inadequate for accommodating additional demands.  Although not 
specifically quantified in the Finding of Necessity, these facilities could 

impede redevelopment efforts if specific improvements are not undertaken.  
The City shall evaluate and prioritize improvements to municipal utilities 

within the waterfront and transitional areas of the CRA. 

Strategy 3.1: (timeframe – immediate to mid-term) 

A more detailed analysis of the water and sewer system shall be conducted 
to determine the most critical areas in need of improvement.  Waterlines 

that appear to require system upgrades due to inadequate line size 

include: 

▪ Construct a water main along Broome Street to 6th Street (Note 

areas outside of the CRA will also benefit from this improvement.  
The City should consider a cost-sharing arrangement with other 

City funds if TIF funds are used to finance this project.); 

▪ Replace the 4” water main on Calhoun Street from Front Street to 

3rd Street; 

▪ Connect the 6” water main on Ash Street to the 8” main Front 

Street; and, 

▪ Replace the 6” water main in the Beech Street right-of-way 

between Front Street and 2nd Street.  

However, fieldwork should be conducted to provide an input for computer 

water distribution model for the CRA.  This will allow the City to determine 
deficiencies in existing water system.  The correction for these deficiencies 

can be ranked and economically planned. 

Strategy 3.2: (timeframe – immediate) 

The existing gravity sewer lines should be video taped to determine the 

condition of the lines.  This will allow the City to prioritize the replacement 

of lines.  This also will allow the City to access the extent of retrofitting 

required (e.g. slip lining the pipe versus full pipe replacement).   

Strategy 3.3: (timeframe – short-term) 

The master lift station at Front Street and Alachua Street should be 
analyzed to determine the current capacity versus the current flow to the 

station.  This will allow the City to determine when the lift station will need 

to be upgraded as additional development occurs in the CRA.   

Strategy 3.4: (timeframe – immediate) 

The CRA should appoint a CRA Infrastructure Technical Review Committee.  

The TRC shall make recommendations to the Community Redevelopment 
Agency regarding infrastructure priorities, and the design and construction 

of infrastructure. The technical review committee may include 

representation of a broad range of expertise including representatives from 
the City (roadway, water, wastewater, planning, parks and recreation, 
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emergency services), a stormwater engineer, Florida Public Utilities, and 

CSX.   

Strategy 3.5: (timeframe – on-going, as needed) 

Based upon the resulting priority list, the City should pursue 
redevelopment opportunities to upgrade or retrofit water and wastewater 

facilities. 

Strategy 3.6: (timeframe – on-going) 

The City should, whenever practical, incorporate a series of improvements 
in a consolidated project to avoid additional time and expense caused by 

piecemeal projects.  For example, the City could plan street and sidewalk 
improvements with underground utility improvements and burial of power 

lines. 

Objective 4.  Pedestrian and Vehicular Circulation 

The Finding of Necessity identified the need for improved pedestrian and 
vehicular facilities between the waterfront and the Central Business District 

and residential areas.  Community input through the charrette process also 
identified the need for improved circulation.  The City shall support 

improved pedestrian and vehicular circulation through the following 

strategies: 

Strategy 4.1: (timeframe - immediate) 

As a key roadway facility for the waterfront area, an assessment of the 

Front Street corridor should be prioritized in order to ensure that right-of-
way is planned to accommodate facility improvements.  At a minimum, 

additional width is needed to accommodate a pedestrian corridor and 

street lighting. Wastewater collection and the burial of electrical 
distribution improvements should also be part of a Front Street 

reconstruction project.  

In order to determine the spatial needs within the corridor, a survey of the 
existing right-of-way should be prepared.  Using the survey as the 

framework to initiate the planning and design process, the City should 

consider the following alternatives in the redesign of Front Street: 

a) Elimination of one of the two railroad tracks.  In this scenario, the 

additional right-of-way may be used for improved vehicular circulation, 
pedestrian facilities and on-street parking. Redevelopment 

opportunities along the east side of Front Street would be enhanced if 
the eastern track were eliminated.   The actual design of this option 

could be determined once initial discussions with CSX determine its 

viability. 

b) Possible coordination with property owners west of Front Street to allow 

a sidewalk easement over their property combined with the possible 
coordination with property owners on the east side of Front Street to 

allow a frontage laneway adjacent to the rail tracks, where possible to 

allow buildings to “front” on Front Street.  
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With either of the above scenarios, the City shall coordinate with CSX and 
Front Street property owners to determine a design solution that can be 

accommodated within the economic and functional constraints of the area.   

Strategy 4.2: (timeframe – short to long-term) 

Once a design solution for Front Street is determined, the City shall design 

and construct improvements for this roadway.  This project may be phased 

as funding becomes available or as development comes on-line. 

Strategy 4.4: (timeframe – mid to long-term) 

The City shall consider connecting Alachua Street to Front Street for 

vehicular and pedestrian traffic to enhance circulation in the area.  This 
improvement should be planned to accommodate the design of Front 

Street. 

Strategy 4.5: (timeframe – long-term) 

The City shall consider creating a pedestrian crossing in the existing 
Broome Street right-of-way to Front Street.  At some point in the future, 

full vehicular crossing may be considered if necessary to accommodate 
appropriate circulation with the redesign of Front Street.  If a full access 

point is necessary, traffic calming measures and a limitation on truck traffic 

shall be considered for Broome Street. 

Strategy 4.6: (timeframe – mid to long-term) 

The City shall coordinate with property owners to develop sidewalks within 

the right-of-way as necessary. 

Strategy 4.7: (timeframe – mid to long-term) 

Concurrent to the installation of sidewalks, the City should consider 
pedestrian-scale street lighting in a style consistent with lighting fixtures 

for Centre Street. 

Strategy 4.3: (timeframe – long-term) 

The City shall consider design elements consistent with the Centre Street 
hardscape areas to create stronger pedestrian linkages between Centre 

Street and the waterfront. 

Strategy 4.6: (timeframe – mid to long-term) 

The City shall consider developing way-finding signage throughout the 

historic downtown area to include the waterfront.  The City could partner 

with local groups such as the Chamber of Commerce to effectuate this 
program.  (Note that CRA funds could only be used in the planning, design 

and installation of signage within the CRA, partnering or other funding 
sources would be required to plan and install signage beyond the CRA 

limits.) 

Strategy 4.7: (timeframe – mid to long-term) 

To alleviate conflicts with pedestrians and other vehicular traffic, the City 
should restrict street sweeping and refuse collection to early morning and 

late night hours within the CRA. 
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Objective 5.  Public Access to the Water 

The Amelia River was recognized as an essential component to the City’s 

character and history in the charrette process and in previous planning 

exercises.  The Finding of Necessity recognizes deficiencies along the 
waterfront in providing safe pedestrian facilities.  Redevelopment efforts 

shall enhance pedestrian facilities along the waterfront. 

Strategy 5.1: (timeframe – short to long-term) 

The CRA shall work toward the redesign of publicly owned land along the 

waterfront to include enhanced park facilities that encourage pedestrian 

interaction with the waterfront area.  Enhanced park facilities may include 
seating areas, picnic facilities, and pedestrian walkways, fishing piers, 

restrooms, public gathering facilities, a performance stage and educational 
facilities. If funding and the redesign of the marina allow, the City should 

consider master planning the facility in phases such that a first phase could 
be constructed in the short to mid-term to generate activity and 

excitement for waterfront revitalization.   

Strategy 5.2: (timeframe – mid to long-term) 

The CRA shall consider in its redesign of the marina facility and park, the 
inclusion of a “community icon” or focal feature at the foot of Centre 

Street. 

Strategy 5.3: (timeframe – mid to long-term) 

The CRA should plan and design a “riverwalk” system along the water, 

wherever practical, throughout the redevelopment area. 

Strategy 5.4: (timeframe – on-going) 

The CRA should coordinate with property owners to allow for right-of-way 
or easements over private property to accommodate the riverwalk system, 

wherever practical. 

Strategy 5.5: (timeframe – on-going) 

As an incentive for providing water views and/or a pedestrian connection 
on private lands as well as public lands, the CRA should work with 

landowners and appropriate government agencies to resolve riparian rights 
issues; and, to support a rip-rap bulkhead on private lands and support 

resiliency improvements along publicly and privately-owned Amelia 

Riverfront properties. 

Objective 6.  Protect view corridors to the River 

A significant portion of the land along the waterfront is private property.  

As a means of maintaining connections to the waterfront, the CRA should 
make efforts to maintain view corridors, particularly at the foot of 

east/west streets. 

Strategy 6.1: (timeframe – with design standards) 

The CRA shall consider the provision of view corridors when establishing 

design standards for the area. 
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Strategy 6.2: (timeframe – on-going) 

The CRA should work with private landowners to incorporate water-viewing 

areas in conjunction with redevelopment efforts, wherever practical. 

Objective 7.  Parking 

The Finding of Necessity Study identifies unimproved parking areas as a 
contributing factor to blight within the study area.  Parking facilities 

consume prime waterfront property on public lands.  As part of efforts to 
redesign the marina and park areas, the City shall evaluate the 

reconfiguration of existing parking facilities and the relocation of parking to 

lands east of the railroad tracks. 

Strategy 7.1: (timeframe – with park redesign) 

The City shall allow for enhanced park facilities between the parking lot 

and the river. 

Strategy 7.2: (timeframe – mid to long-term) 

The City shall evaluate alternative locations for parking facilities to the east 
of Front Street.  Primary consideration should be given to City-owned 

property and rights-of-way. 

Strategy 7.3: (timeframe – with design standards) 

The City shall incorporate screening and landscape standards for new off-
street parking facilities within the CRA.  Should structured parking be 

necessary at some point in the future, the architectural character and scale 

should be consistent with the Historic District. 

Objective 8.  Maintaining a “Working Waterfront” 

Throughout the City’s history the waterfront area has been an essential 

component to the local economy.  Through the charrette process, the 
community also recognized the working waterfront as a primary attribute 

of the City’s character. The CRA shall encourage the continuation of water-

related commercial enterprise in the area. 

Strategy 8.1: (timeframe – on-going) 

The CRA shall maintain a GIS database of available properties that are 

appropriate for new businesses to locate in the Area. 

Strategy 8.2: (timeframe – on-going) 

The CRA shall consider public-private partnerships that could assist 

marine-related businesses to locate in the Area. 

Strategy 8.3: (timeframe – long-term) 

The CRA should work with State representatives to explore the option of 
designating a portion of the waterfront as an aquaculture “greenbelt” for 

the shrimp industry. 
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Objective 9.  Protect and Celebrate the City’s History & Natural 

Environment 

The City has a rich history that is a key facet of civic pride.  The waterfront 

area is a central component of the City’s history in that it was the focal 
point for trade and industry. The City should make efforts to integrate 

historic and environmental education elements and preservation into 

redevelopment efforts where practical. 

Strategy 9.1: (timeframe – as part of park and/or riverwalk design) 

The CRA should incorporate historic and environmental education elements 

in its waterfront park and/or riverwalk design. The City should coordinate 
with the Amelia Island Museum of History and local environmental groups 

in the planning and design of these elements. 

Strategy 9.2: (timeframe – as part of park and/or riverwalk design)  

The use of indigenous species for landscape material, and environmentally 

sensitive development options should be evaluated in the design of the 

City’s waterfront park. 

Strategy 9.3: (timeframe – short-term and on-going) 

The City shall consider expanding the Historic Overlay District to include 

the entire CRA.  In order to adopt a historic district designation, a historic 
survey will need to be conducted.  The Historic District Council’s role within 

the CRA would include design review to ensure development proposals are 

consistent with proposed development standards for the CRA and the 

historic context of the area. 

Strategy 9.4:  (timeframe – long-term) 

As part of the marina permits, a marine education facility is identified as an 
obligatory requirement.  The City should incorporate this facility with 

marina and park improvements.  The City may consider expanding the 

program of this facility to include educational displays as a tourist 

attraction/amenity. 

Strategy 9.5: (timeframe – on-going) 

The CRA should promote adaptive reuse of existing structures where 

practical to maintain the historic sense of the area. 

Objective 10.  Clean-up Efforts 

The Finding of Necessity recognizes unsanitary conditions as a condition of 

blight within the Redevelopment Area.  These conditions include the need 
for general clean-up of debris along rights-of-way and in private property.  

The CRA shall encourage basic clean-up efforts as a relatively inexpensive 

means of reducing a condition of blight within the CRA. 

Strategy 10.1: (timeframe – on-going) 

The CRA shall maintain close communication with the City’s Code 

Enforcement officer and Board to encourage monitoring and enforcement 

within the Area in a timely manner. 
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Strategy 10.2: (timeframe – on-going) 

The CRA shall promote clean-up and amnesty days. 

Objective 11.  Marketing and Programming 

The waterfront area should be a place to be enjoyed by the entire 

community. Raising the profile of the area could encourage general 
maintenance and redevelopment of blighted properties.  The CRA shall 

promote the waterfront area through marketing and programming that will 

increase general use of the area. 

Strategy 11.1: (timeframe – on-going) 

The CRA shall promote the waterfront area through sponsoring or 

coordinating with community groups to organize weekly, monthly, 
quarterly and annual events.  Examples of these events could include an 

open-air market; holiday events; arts and cultural performances; art 

shows; and, sporting events. 

Strategy 11.2: (timeframe – on-going) 

The CRA should coordinate with tourism and economic development 

organizations to promote awareness of waterfront area. 

Strategy 11.3:  (timeframe – on-going) 

The CRA shall keep the community informed of redevelopment efforts by 

preparing a newsletter of CRA initiatives. 

Strategy 11.4:  (timeframe – mid to long-term) 

In order to promote the area, the City should prepare a brochure for the 
CRA highlighting existing facilities, programmed events and other points of 

interest within the waterfront area. 
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Figure 2.  Redevelopment Initiatives Diagram 
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5.0 GENERAL STRATEGY FOR FUNDING, FINANCING, 

MANAGEMENT AND PROMOTION PROGRAMS 

 

The following programs and activities address the funding, financing, 

management and promotion of the CRA. The City and CRA will provide 
detailed funding, financing, and management strategies in the annual work 

program that will describe the timing and components of the activities or 

improvements to be supported. 

Identification and Securing Equitable Funding and 
Financing Mechanisms 

The CRA should identify and secure all feasible sources of funding and 
financing to support the redevelopment initiatives described in this Plan. 

Such mechanisms can include, but are not limited to, tax increment 

revenues, ad valorem revenue, non-ad valorem assessment revenue, 
taxable or non-taxable bonds, other public instruments, grants and 

public/private partnerships. 

Programs that Encourage Public-Private Partnerships 
The CRA shall develop programs and identify opportunities for public-
private partnerships in the redevelopment of the CRA. The establishment 

and maintenance of partnerships will serve not only to leverage the tax 

increment and other revenue sources but also stimulate community 
interest and support. Partnerships may take several forms from financial 

partnering to technical support to the promotion of the area. Each 
partnership opportunity shall be evaluated on a case-by-case basis for its 

overall value and impacts. 

Financial Analysis and Planning 
Among the most powerful tools associated with Part III Section 163, 
Florida Statutes is the availability of tax increment to support a wide range 

of redevelopment initiatives.  While tax increment is the single source of 

revenue enabled through the legislation, it is anticipated in most cases that 
a variety of revenue sources will be strategically assembled to meet the 

overall redevelopment objectives of this plan.   When used in conjunction 
with these other means of funding or financing, tax increment, in effect, 

leverages the dollars that might otherwise be available. 

This section of the plan provides some perspective on the tax increment 
that could accrue to the City of Fernandina Beach’s benefit under assumed 

conditions.  This money will become available to support or further the 
program framework generally described in this Plan.  This section also 

describes the funding and financing arrangements that are the most 
prudent means to support redevelopment activities. The financial analysis 

necessarily requires greater detail, specific to the program or components 

contained in the annual work program. As the annual work program is 
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prepared, financial analysis and funding strategies will be prepared to 

reconcile to each activity.  

Tax Increment Revenue Forecasts 
Estimates of prospective tax increment revenue that might be generated in 

the CRA, assuming this redevelopment plan is implemented as anticipated, 
were completed by Real Estate Research Consultants, Inc. (RERC). The 

stream of prospective revenue is dependent on several factors, including 

the pace of development which occurs in the CRA, the content of that 
development, its assessed and taxable value, the millage levied against the 

taxable base and the rate of appreciation in the existing tax base and the 
level of public intervention. Together, these variables suggest a wide range 

of outcomes, all possible depending on the specific conditions imputed into 
the analysis. RERC illustrated these many possibilities by producing 

alternative estimates and projections that incorporate high, medium and 
low assumptions. The alternative sets reflect a range of parameters in 

which sound financial planning shall occur.  

The analysis is based on Nassau County Property Appraiser tax roll data for 
2003. The data indicates a taxable value for all properties within the CRA 

of approximately $6,506,000. It is assumed, for the purposes of this Plan, 

that the base year will reflect this sum as the base year valuation. Given 
the probability of some variability in the data set, the actual base is likely 

to differ from this sum. Any differences, however, that might occur through 
inclusion or exclusion will be relatively immaterial in the context of total 

valuation. 

Specific increases in the tax base area shown in terms of expected 
development and its value. This expected development is based exclusively 

on past patterns of activity within the area as well as the anticipated 
development within the Redevelopment Area, as expressed in interviews 

held between RERC and specific property owners. Beyond these specific 

projects, the analysis is largely trend-based and could be conservative. 

RERC reviewed the improvements that have been developed within the 

CRA in the past twenty years to estimate some trends that might 
reasonably be incorporated in this mix of future development. A review of 

the tax roll data revealed that new development within the area has been 

fairly limited in the past ten years. Part of this anemic growth is the City’s 
development moratorium initiated in August 2003, which was still in place 

at the time this report was written. The appreciation in taxable value has 
mainly originated from the increased taxable assessments of the 

commercial property within the area. Generally, the high scenario assumes 
that most, if not all, development that is now being discussed with City 

officials and their representatives will be built in the next five to six years, 
in part because of expectation about the area’s newly envisioned set of 

public improvements. Further, in the high scenario, it is assumed that the 

CRA could achieve improvements and appreciation that are higher than the 
highest values associated with development since 1999. The medium 

scenario reflects a lower number of development projects in the 
redevelopment area in the long term (past 2010), compared to the high 

scenario. The low scenario represents the current pace of development 

activity, as reported in the last five years of development within the CRA. 
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Even with input from the property owners and City staff, any development 
occurring beyond 2010 shall be considered largely conjectural in all of the 

scenarios because the basis for such growth is speculative at this point. 
Given the nature of economic cycles and future uncertainties, the near 

term analysis shall be considered materially more reliable than the term 
extending past the year 2010. The Legislation allows this revenue stream 

to accrue to the benefit of the CRA for 30 years. At this point, it is 
uncertain what the future will hold beyond that shown in the short term. 

This analysis, while useful for planning, shall be repeated periodically to 

account for major changes, additions and deletions as they occur.  In any 
case, the probability of achieving the pace of development identified herein 

is highly dependent on the City achieving its redevelopment goals. While 
the high scenario might be achieved, the low scenario is consistent with an 

absence of planned intervention.  

The creation and use of mass appraisal data maintained by the Nassau 
County Property Appraiser is for ad valorem taxation purposes. Such 

database reflects a modern and professionally maintained public asset. The 
cooperation and assistance of the Nassau County Property Appraiser’s 

office is appreciated. However, the use of such data for other purposes, 
such as economic forecasting, does present certain problems. Among the 

primary difficulties of the analysis is the manner in which Nassau County 

maintains its historical tax record information. 

For perspective on the growth in the CRA’s potential valuations, as 

mentioned earlier and as required by Part III Section 163, Florida Statutes, 

RERC reviewed tax roll data from the last 5 years, ending in 2003. That 
review revealed that taxable additions and appreciation to the 

Redevelopment Area ranged from $300,000 to $3,200,000 on an annual 
basis. These figures were used as a general guide to project reasonable 

growth figures for development and appreciation within the Redevelopment 

Area. 

In most cases, development will occur on vacant parcels or where various 

buildings will be cleared from a site. While in a specific situation the 
ratables associated with these parcels could have the effect of a 

diminution, the impact will most likely be immaterial relative to the total 
assumed values of approximately $6,506,000. Further, any additions 

reflected on the tax rolls are based on structural values only, not 

underlying land, though potentially understated, which is included in the 
base evaluation. The City’s (5.6548) and the County’s (6.2361) current 

operating millage rates (i.e. those for FY 2003-2004) are incorporated in 

the analysis and these are held constant over the planning horizon.  

As for the structure of the revenues that might be accrued, only the 

taxable value(s) net of the base year taxable value is considered in 
calculating current or future tax increment revenue. The general 

procedures used to calculate available revenue are shown in the following 

equations. 

1) Assessed values, including new construction, LESS exemptions or 

exclusions EQUAL current taxable values. 

2) Current taxable value LESS established base year taxable values 

EQUAL net valuations subject to applicable jurisdictional millages. 
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3) Net valuations TIMES applicable millages EQUAL tax increment 
revenue.  Pursuant to Section 163.387, Florida Statutes, the 

maximum revenue available to a community redevelopment trust 

fund will be 95% of the calculated tax increment. 

These various calculations are reflected in Tables 1, 2 and 3 in Appendix C. 

An examination of each of the three scenarios indicates the value of the 

Redevelopment Area tax base at the end of 30 years. It ranges from 
approximately  $61,000,000 to $142,000,000 depending on the scenario 

and yields a net tax increment base of $47,000,000 to $128,000,000 
(projected assessed annual value less base year value of $14,482,000). In 

the year 2013, the area has the potential to generate about $151,000 to 
$553,000 in annual tax increment revenue, depending on the development 

scenario. 

Again, all three scenarios assume development of a few projects in the 
relatively near-term future. The main difference among the scenarios is the 

rate at which taxable properties in the Redevelopment Area are added to 
the tax rolls, as well as the appreciation of taxable properties. The value of 

these additions and appreciation are primarily based on the pattern of 

growth and assessment that occurred within the Redevelopment Area from 
1999 to 2003. The high scenario reflects the most aggressive year in terms 

of additions and appreciation in that time period, while the low scenario 
mirrors the lowest period of growth and appreciation within the 

Redevelopment Area. 

Capital Improvement Plan and Operating Budget 
This section presents the initial work plan based on redevelopment 

objectives and capital projects described within this Plan.  The identified 
projects represent capital improvements necessary to realize the objectives 

contained in this Plan and are meant to be the type of projects to be 
undertaken within the CRA.  As budgets, funding and financial formulas are 

refined and finalized the sequence for the implementation of the projects in 
the capital improvement initial work plan may change.  The projects listed 

all those given a priority that reflects practical and logistical efforts 
required to achieve the desired results.  Specific activities will be detailed 

in the annual work program prepared by the City of Fernandina Beach and 

CRA. 

The recommended budgets for the capital improvement projects include 

design and construction costs as well as costs for additional studies, data 

manipulation or research needed to implement each project.  The costs 

generally do not include the costs of land acquisition or right-of-way. 

On-going or annual programs have also been identified under 

redevelopment initiatives in the Redevelopment Plan but are not 
referenced here since they are not capital projects.  Additional projects 

that serve to implement the objectives contained in this Plan are 
anticipated.  The work plan shall be formalized and reviewed annually as 

part of the City’s and CRA’s capital improvement process.  

The Capital Work Plan projects and dollar amounts are primarily based on 
past studies performed for and by the City of Fernandina Beach and 
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estimates by the City’s consultants.  The projects and numbers listed in the 
work plan and operating budget have been used for budgetary purposes 

only and are considered to be relatively conservative.   

The budget for each project includes the costs of design, associated 
inventories, construction documents and implementation for each project. 

While representing and consistent with all analysis and discussions, these 

projects and their budgets are preliminary. 



City of Fernandina Beach  Page 36 

Waterfront Area Community Redevelopment Plan   

Candidate Projects – Opinion of Costs 
The Plan identifies a number of candidate projects that can and should be 
implemented, as funds become available.  It should be noted that detailed 

engineering analyses are necessary to design and construct specific 

projects.  The Plan hereby provides a guide to the nature and order-of-
magnitude cost of the various plan components described herein.  These 

projections are probably opinion of cost, and will likely vary depending 

upon more detailed and specific proposals. 

Type of Project Potential funding 

sources 

Estimated cost 

Open Space   

Waterfront Master Plan General funds $50,000 

Marina Redevelopment 

City may want us to remove 

references to the marina 

General funds; loans; FIND 
grant; BIG grant; marina 

revenues 

$5,000,000 (may be phased)  

Waterfront Park Open Space Bond; FRDAP 
grant; other recreation 

grants; FTC grants  

$155,000 per acre (this figure 
may be too low based on other 

waterfront parks researched – 

Beaufort, SC & St. Mary’s, GA) 

Riverwalk  Open Space Bond; FRDAP 
or other recreational/trails 

grants; public-private 

partnerships (right-of-way) 

(See note below) 

Infrastructure   

Electrical Lines  

(Bury overhead lines) 

Special assessment; 

private partnerships 

$190 per lineal foot 

Road resurfacing including upgrade to 
sidewalks, water and sewer lines, 

stormwater facilities 

Impact fees; CDBG grants; 
FDEP loans and grants; 

utility fund 

$350.00 to $500.00 per lineal 

foot 

Lift station  $60,000 per station 

Street lighting 

▪ Standard concrete pole &  fixture 

▪ Upgraded pedestrian pole & lamp 

  

$800 per pole 

$5,000 per pole 

Parking facilities   

Off-street surface parking lot TIF funds; proceeds from 
land lease; public/private 

partnership  

$2,500 per space 

Parking garage  $10,000 per space 

Transportation   

Sidewalks (5-feet in width) General funds; TIF funds; 

CDBG grants 
$15 per lineal foot 

CSX Crossings 

Full crossing (two lane & pedestrian) 

Pedestrian only 

TIF funds; TEA-21 grant  

$180,000 per crossing 

$100,000 per crossing 

Pedestrian Crossing Enhancements TIF funds; TEA-21 grant  $100 per square yard 
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* All potential funding sources including TIF, proceeds of Revenue Notes or Bonds, 

and General Funds may be used to cash fund project costs and/or to finance, 
refinance or reimburse such project costs. Project costs may include, but are not 

limited to, engineering, design, surveying, demolition, permitting, acquisition and 
construction costs and all administration and indirect costs associated with each 

project. 

 

 

PROJECT TYPE POTENTIAL 
FUNDING 

SOURCES* 

ESTIMATED 
COST 

PROJECT 
DESCRIPTION 

COMPREHENSIVE 
PLAN PRIORITIES 

Harbor Master Plan General Fund, 
TIF 

$50,000 The Master Plan will 
focus on the 

redevelopment and 
modernization of 

the Harbor’s 
waterfront. 

N/A 

Fernandina Beach Marina 
Redevelopment 

 

(Brett’s Demolition and 
Replacement) 

TIF, Revenue 
Notes, General 

Fund, BIGP, 
FIND, Marina 

Revenues, 
Grants 

$10,000,000 This project involves 
the design, 

engineering, and 
demolition of the 
Brett’s structure 

and reconfiguration 
of the marina pier.   

A1, A6, B1, E1 

Overhead to Underground 
Conversion of Electrical 

Utilities 

TIF, Revenue 
Notes, General 

Fund, Loans, 
Grants 

$400,000 This project involves 
removing the 

overhead electrical 
lines. 

A4, A6, C1 

Seawall Design & 
Construction  

TIF, Revenue 
Notes, Bonds, 

General Funds, 
Loans, Grants 

$25,000,000 This project involves 
the engineering and 

construction of a 
seawall along the 
City’s waterfront, 

working with private 
property owners 

where required for a 
complete resiliency 

system. 

A4 
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Note:  Most of the riverwalk system will likely occur on right-of-way or within the 

waterfront park (incorporated in road and park estimates above).  It is difficult to 

establish a budget for portions of the system on private land due to variables in 
engineering, permitting, construction materials, and design limitations. It is 

recommended that the CRA open discussions with property owners to begin the 

initial planning framework in order to establish a budget.   

Funding Sources 
To supplement and leverage the funds available through tax increment 

revenues, the following sources can provide financial support for the 

implementation of the Waterfront Area Community Redevelopment Plan.  

Their use and application is a function of specific project initiatives. 

▪ The City, through loans and other means, is an appropriate source of 

funds for initial redevelopment planning support through its staff and 

consultants.  These costs could be recovered from the CRA. 

▪ Non-ad valorem assessments could be developed and imposed to fund 

the construction and maintenance of specific public improvements and 
essential services. Non-ad valorem assessments can facilitate the 

underlying credit for issuance of bonds or other financial instruments 
for anticipated capital improvement programs.  A portion of the tax 

increment revenues can be earmarked to offset or buy down such 

special assessments. 

▪ The Florida Department of Community Affairs sponsors a grant 

program providing financial assistance to local governments within 
Florida’s coastal counties.  Florida Coastal Management Program 

grants are funded by the National Oceanic and Atmospheric 
Administration and the US Department of Commerce for such projects 

as management of coastal development and redevelopment, 

protection and management of coastal resources and hazard 

mitigation. 

▪ The Florida Department of Community Affairs can also provide 

technical and financial assistance through such programs as the 
Community Development Corporation Support and Assistance Program 

and Emergency Management Preparedness and Assistance Competitive 

Grant Program. 

▪ The St. Johns River Water Management District may provide technical 

assistance in the design of stormwater improvements. 

▪ The Florida Department of Environmental Protection has a number of 
sources that may be used in the acquisition and development of 

recreation and open space facilities. 

▪ The Florida Department of Agriculture and Consumer Services’ Florida 
Small Business Administration Tree Planting Program and the Urban 

and Community Forestry Matching Grant program offer financial 

support for tree planting and urban forestry programs. 
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▪ The Economic Development Administration of the U.S. Department of 
Commerce provides funding for public works projects that create 

permanent jobs or construction jobs through the Grants and Loans for 
Public Works and Development Facilities Program through the Public 

Works Impact Projects Program. 

▪ The Waterfront Florida Community through the DCA makes a total of 
$75,000 in funds available to three communities that are designated to 

help with revitalization efforts in their traditional working waterfront 

areas. 

▪ The Florida Inland Navigation District (FIND) offers grant funding for a 

variety of water-related projects including navigation channel 
dredging, waterway-related recreation facilities, environmental 

education, dredged material management and shoreline stabilization.  
The District is authorized to provide up to 75% of funds for public 

navigation projects and 50% funding assistance for other projects.  

The District allocates approximately $1,000,000 annually for the 
program.  Cash, in-kind services and other grant funds may be utilized 

as the local match.  

▪ CDBG Commercial Revitalization Grants - Funding may be used for 
planning, design and construction of infrastructure that supports 

commercial revitalization or strategic planning initiatives for 
redevelopment and revitalization of commercial properties contained in 

targeted areas of low to moderate income. 

▪ Historical Preservation Grants - Florida Department of State program 
funds those historic preservation projects in need of major restoration, 

rehabilitation or other development; for excavation of archaeological 
sites and major Florida history museum exhibits where costs exceed 

$50,000.  

▪ Florida Communities Trust (FCT) is a state land acquisition grant 
program housed at the Florida Department of Community Affairs. FCT 

provides funding to local governments for acquisition of community-
based parks, open space and greenways that further outdoor 

recreation and natural resource protection needs identified in local 

government comprehensive plans.  Matching and full grants for land 
acquisition projects are provided to communities through an annual 

competitive application cycle. Approximately $66 million is available to 
eligible applicants each year and applicants are eligible for up to 6.6 

million or 10 percent of this amount. 

▪ Parks Recreation and Beautification Grants - The following grant 
programs may be used for design and construction of parks and 

streetscape improvements.  All of these programs have funding limits, 
require a 50% local matching contribution and are obtained through 

competitive processes. 

▪ Florida Recreation Development Assistance Program (FRDAP) - 
This annual state recreation assistance program may be used 

for recreational land acquisition, park design and construction.  
Active park amenities are normally afforded a higher priority 



City of Fernandina Beach  Page 40 

Waterfront Area Community Redevelopment Plan   

than passive parks. $200,000 limit, projects may be phased 

over several years. 

▪ Transportation Enhancement Act Grants (TEA-21) - This is an 

excellent source of funding for streetscape improvements.  This 
program is particularly valuable for pedestrian and bicycle 

improvements.  Annual Federal program administered through 
FDOT.  No specific funding limitations. Projects are awarded on 

merit, need and political influences. 

▪ Keep America Beautiful Grant (KAB) - Annual landscaping grant 
program administered through State Department of Agriculture.  

$20,000 limit, projects may be phased.  $40,000 worth of trees 

planted in an urban area has a substantial physical impact. 

▪ Small Business Administration Tree Planting Grant (SBA) - 

Annual tree planting grant geared toward supporting nursery 
operations and landscaping contractors with less than 100 

employees.  $20,000 limit.  Same impact as above. 

▪ Boating Infrastructure Grant Program (BIG) - The funding for this 
program comes from the U.S. Dept. of the Interior and is administered 

by the Florida Fish & Wildlife Conservation Commission. This is a 
Federal Aid, 75% reimbursable, program aimed at providing docking 

facilities for transient vessels 26 feet or larger along navigable 

waterways. These facilities provide links to recreational, historic, 
cultural, natural, and scenic resources throughout the country. Monies 

are available for a multitude of items such as transient slips, safe 
harbors, floating and fixed piers, restrooms, pump-out stations, and 

navigational aids.  

▪ The State Revolving Fund (SRF) Water Pollution Control Program 
provides low-interest loans for planning, designing, and constructing 

water pollution control facilities. Federal and State appropriations have 
funded the SRF.  The FDEP solicits project information each year. 

Funds are made available for Preconstruction Loans and Construction 
Loans. The Loan Terms include a 20-year amortization and low-

interest rates. Preconstruction loans are available to all communities 

and provide up-front disbursements for administrative services, project 
planning and project design.  Projects eligible for SRF loans include 

new construction of and improvements to wastewater sewer systems, 
sewerage pump stations, sewage treatment facilities, reclaimed water 

reuse facilities, stormwater management facilities, and estuary 

protection facilities. 

▪ Federal government – The CRA should investigate opportunities for 

funding from the federal government particularly related to 

transportation improvements and waterfront redevelopment.  

▪ Land Sales/Leases - The acquisition of property and its preparation for 

development are powers available to the redevelopment agency under 
statutory provisions. Resale or leasing of such land to private 

developers can provide income within the Community Redevelopment 

Area. 

http://www.dep.state.fl.us/water/wff/cwsrf/loaninfo.htm#precon
http://www.dep.state.fl.us/water/wff/cwsrf/loaninfo.htm#con
http://www.dep.state.fl.us/water/wff/cwsrf/loaninfo.htm#con
http://www.dep.state.fl.us/water/wff/cwsrf/loantms.htm
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▪ Private Contributions - Voluntary contributions by private companies, 
foundations and individuals are potential sources of income to the 

Community Redevelopment Agency.  Although such contributions may 
only account for a small portion of redevelopment costs, they do 

provide opportunities for community participation with positive 

promotional benefits. 

▪ Direct Borrowing from Commercial Lenders - The CRA is also 

authorized to fund redevelopment projects and programs through 
direct borrowing of funds.  Depending on the particular project(s) 

funding requirements, the CRA may utilize both short and long-term 
borrowing.  Although terms and conditions may have a direct bearing 

on use of a particular commercial lending institution, the CRA will 

generally attempt to attain the lowest available interest rate. 

Many of the sources listed also provide technical support such as expert 

advice, training or intern staffing for redevelopment initiatives.  In addition 

to these public sources, the CRA shall investigate other state and federal 
redevelopment programs and funding opportunities involving the private 

sector to aid in implementing this Plan. 

Application of Sources 
Tax increment revenue by itself will be insufficient to fund or support the 
range of initiatives identified as project priorities in this Plan. The medium 

scenario suggests that some $3,000,000 to $6,000,000 in debt may be 

supported. The high scenario enhances debt capacity to $5,000,000 to 
$11,000,000.  This section will be modified depending on City’s direction 

on length of CRA. Conservatively, these figures are approximately one-
quarter to one-half of the total tax increment forecasted for the 

Redevelopment Area. In addition, these figures are likely conservative 
because of the highly speculative nature of the analysis. The prospective 

revenues available point to the need to secure and to apply other sources 
of money(ies) if all program goals are to be achieved. The most likely 

scenario is a combination of increment and special assessments targeted to 

properties and structures most benefited by planned improvements. The 
use of funds unrelated to tax increment or assessments would be applied 

to projects or activities for which specific dollars may be available. 

Some projects are more suited to the use of tax increment revenue than 
others. Generally, it is our opinion that these revenues be preserved for 

their ability to leverage other dollars, that they be applied to truly public 
facilities or services, that they be used for assemblages, and/or that they 

comprise a source of incentives for projects deemed most commensurate 
and supportive of the overall plan. Within these broad categories might be 

considered the acquisition of substandard or well located parcels that 
might fulfill some stated purpose, the financial support of parking or like 

facilities, and the direct support of as yet specified private projects if 

needed or desired. 

We also recommend the use of benefit assessments that will be the source 

of funding for very specific improvements that benefit discrete activities, 

areas or properties. Among the improvements that can be funded through 
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assessments are streetscape and parking. The assessment strategy will be 

married to tax increment to maximize impacts and results. 

In general, it shall be noted that tax increment is not a viable source of 

funding for bond debt. Assessments, on the other hand, because they are 
assured and are secured by real property provide the needed revenue 

stream to place taxable and tax exempt debt. 

Neighborhood Impact Assessment 
The CRA is approximately 34 acres and currently contains a mix of general 
land uses such as tourist retail, light industrial, and civic/public.  The actual 

waterfront area itself is located west of Front Street and is mainly made up 

of shrimping related facilities (north of Center Street) such as docks and 
packing plants, as well as the City owned marina and parking lots and 

privately owned vacant land (south of Center Street).  The land uses on 
the east side of Front Street, north of Center Street include limited single-

family residential, retail and light industrial.  

Among other things, the purposes of redevelopment activities are to 
improve and enhance parking, transportation, pedestrian safety, river 

access, open space and recreation, urban design and infrastructure in the 
CRA.  These activities will include new construction and improvements that 

are intended to be beneficial to area residents, property owners, 
businesses and visitors within the redevelopment area as well as within the 

region.   

There is little anticipated effect on the school population, nor on 
community services or facilities not already mentioned in this Plan, to 

support the residential element within the CRA. 

The displacement of permanent residents is not foreseen as an element of 
this Plan.  However, if the relocation of permanent residents is required as 

a result of the development or redevelopment activities, the City of 

Fernandina Beach and CRA shall provide assistance to minimize hardship 

to those being displaced.   

Existing neighboring residential properties may be temporarily impacted 

during the construction of any improvements.  Impacts may include 
construction detours, noise and dust. Impacts are expected to be minimal 

while the benefits of redevelopment activities will be of long duration, 
adding greatly to the quality of life by providing a safe and attractive area 

that has adequate waterfront access, sidewalks, recreation, parking and 

other needed infrastructure improvements. 
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6.0 IMPLEMENTATION PLAN 

The Redevelopment Trust Fund 
Once the Fernandina Beach Redevelopment Plan has been adopted by 
resolution, the City of Fernandina Beach shall establish a Redevelopment 

Trust Fund through an appropriate ordinance.  The trust fund will receive 

all tax increment money, grants, gifts or profits generated by 

redevelopment activities in the Fernandina Beach CRA.  

Such ordinance is adopted after the City Commission has approved the 

Redevelopment Plan.  The annual funding of the redevelopment trust fund 
will be equal to the incremental taxes collected in the Redevelopment Area 

by Nassau County and the City.  The contributions will be determined 

annually in an amount equal to 95 percent of the difference between: 

1) The amount of ad valorem taxes levied each year by the County, 

exclusive of any amount from any debt service millage, on taxable 
real property contained within the geographic boundaries of a 

community redevelopment area; and  

2) The amount of ad valorem taxes which would have been produced 
by the rate upon which the tax is levied each year by or for the City 

and County, exclusive of any debt service millage, upon the total of 
the assessed value of the taxable real property in the community 

redevelopment area as shown upon the most recent assessment roll 
used in connection with the taxation of such property by the City 

and County prior to the effective date of the ordinance providing for 

the funding of the trust fund. 

Redevelopment Powers 
A Resolution of the City of Fernandina Beach created and established the 
Fernandina Beach Community Redevelopment Agency, pursuant to Section 

163.356, Florida Statutes.  The Community Redevelopment Agency is 
authorized to exercise all of the powers conferred by Section 163, Part III, 

Florida Statutes, which are necessary and convenient to carry out and 

effectuate the purposes of the Waterfront Area Community Redevelopment 

Plan.  

Eminent Domain Powers 
The CRA shall be prohibited from exercising any greater authority for 

eminent domain than could be exercised by the City. 

Daily Administration 
The City shall assign a staff member to act as project manager for the 

implementation of the Plan.  The duties of this staff member may include: 

1. Promote the CRA and redevelopment efforts to encourage additional 

redevelopment; 
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2. Coordinate with other City staff, consultants, land owners, and other 

groups or organizations in the implementation of Plan objectives. 

3. Maintain a GIS database of the CRA with information such as vacant 

parcels; parcels for sale or lease; utilities; land use; and, CRA 

projects; and,   

4. Grant writing/coordination, building public/private partnerships, and 

other fundraising efforts. 

It is anticipated that funding for this position will come from the City’s 

general funds.  As the tax increment collections grow, the TIF may be a 

source of funding for the position. This staff position will work closely with 

other City staff in areas of specific expertise on a project-by-project basis. 

Duration of the Plan 
The redevelopment initiatives and work program described in the 

Waterfront Area Community Redevelopment Plan funded through tax 
increment revenues must occur within 30 years after the fiscal year in 

which this plan is approved or adopted, which is the time certain for 

completing all redevelopment financed by increment revenues. 

Plan Modification 
The Waterfront Area Community Redevelopment Plan may be modified in a 
manner consistent with Florida Statutes 163.361.  If the City of Fernandina 

Beach Community Redevelopment Agency deems that the Waterfront Area 
Community Redevelopment Plan be amended, it shall make a 

recommendation to the City of Fernandina Beach.  The agency 

recommendation to amend or modify a redevelopment plan may include a 
change in the boundaries of the redevelopment area to add land to or 

exclude land from the redevelopment area, or may include the 
development and implementation of community policing innovations. The 

City of Fernandina Beach shall hold a public hearing after giving proper 

public notice. 

Severability 
If any provision of the Waterfront Area Community Redevelopment Plan is 
held to be unconstitutional or otherwise legally infirm, such provisions shall 

not affect the remaining portions of the Plan. 

Safeguards, Controls, Restrictions or Covenants 
All redevelopment activities undertaken in the CRA must be consistent with 
this Plan, the City’s Comprehensive Plan and applicable land development 

regulations; all redevelopment plans will undergo review by the City.  
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APPENDIX A.  CONFORMITY WITH THE CITY’S 

COMPREHENSIVE PLAN  

Pursuant to Chapter 163.360(2)(a) of the Florida Statutes, this plan has 
been developed in conformity with the City of Fernandina Comprehensive 

Plan as adopted in early 2004.  The following excerpts from the 
Comprehensive Plan support the redevelopment efforts identified in this 

plan: 

Future Land Use Element 

GOAL 1.0.   The goal of the City is to effectively manage growth and 
development by designating areas for anticipated future development that 

satisfies market demand in a cost-efficient and environmentally acceptable 
manner.  The City will encourage and accommodate land uses which 

maintain the City as a viable community, enhance the City’s economic 
base, and offer diverse opportunities for a wide variety of living, working, 

shopping, and leisure activities, with minimal adverse impact on the 

natural environment. 

OBJECTIVE 1.01.  GROWTH MANAGEMENT. The City shall implement 

growth management techniques to ensure that land use decisions are 
consistent with the FBCP, to provide land development regulations 

consistent with accepted planning principles and practices, to ensure that 

public services and facilities are provided when needed by development, to 
control instances of sprawl, and to encourage creativity in land use and 

design.   

Policy 1.01.01.  The City shall ensure that new development that is not 
contiguous to City services occurs in an orderly and economical manner.  

New development shall be staged for urbanization in a manner that 

minimizes additional public investments in City services.  

Policy 1.01.03.  The City shall ensure that the location, scale, timing, and 

design of development is coordinated with the availability of public facilities 
and services.  The purpose of these regulations is to prevent the 

proliferation of urban sprawl and to achieve cost effective land 

development patterns. 

Policy 1.01.13. The City shall ensure that the image, function, 

architecture, and ambiance of the historic downtown further the use and 
development of downtown as the ceremonial, civic, and cultural center of 

the City.  Toward this end, the City shall preserve and enhance the 
identity, design, and vitality of the downtown, including the designated 

historic preservation district and the adjacent fringe area. 

Policy 1.02.08.  The City shall provide for the preservation of open space 
for scenic vistas, especially along Egans Creek, the Atlantic Ocean, and the 

Amelia River. Such enhancement shall include application of community 

appearance criteria which reinforce good planning principles. 

OBJECTIVE 1.03.  REDEVELOPMENT.  The City shall reduce blight 

through redevelopment, renewal, and removal and replacement of blighted 

structures and uses.  
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Policy 1.03.01. The City shall encourage needed redevelopment and 

renewal through incentives such as the following: 

g)   Density or intensity bonuses; 

h)  Provision of alternative site design requirements in designated 

redevelopment areas; 

i)  Provision of overlay districts; 

j)  Provision of development guidelines in designated historic districts; and 

k)  Expedited review processes. 

Policy 1.03.02. The City shall seek funding to assist in the reduction and 

elimination of blight.  Funding programs, such as the federal Community 
Development Block Grant, may be used for housing rehabilitation, 

demolition and replacement of substandard housing, infrastructure 

improvements, or commercial redevelopment.  

Policy 1.03.04.  The City shall coordinate with private sector interest 

groups concerned with enhancing the central business district in order to 
direct efforts to achieve a public and private partnership in improving the 

image and function of the central commercial core area, including 
waterfront corridors. Design strategies shall provide physical themes for 

development and redevelopment opportunities that are consistent with and 
reinforce the historic character of architecture, as well as its ambiance and 

urban design amenities. 

OBJECTIVE 1.05.  HISTORIC RESOURCES.  The City shall preserve and 
protect designated historic resources, including historically significant 

housing. 

Policy 1.05.01. The Historic District Council shall maintain an inventory 
of historic and archaeological resources within the City, including historic 

houses. 

Policy 1.05.02.  The City shall continue to protect and preserve significant 

archaeological sites, historic sites, and historic housing. 

Policy 1.05.03. The City shall continue to provide assistance to the 

private sector to preserve the City’s historic nature. 

Policy 1.05.04. The City shall work closely with all government agencies 
and the Historic District Council to provide and exchange information 

necessary for the protection of all significant historic and archaeological 

resources. 

Policy 1.05.05. The Historic District Council shall develop guidelines for 

the renovation and remodeling of structures in the historic district. Upon 
adoption of the guidelines by the City Commission, building permit 

applications for repairs, alterations, or additions to existing structures, or 

construction of new buildings in the historic district, shall be reviewed for 
compliance with the guidelines, and then referred to the Historic District 

Council for issuance of a certificate of appropriateness. 
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Policy 1.05.06. The Historic District Council and the Planning Advisory 
Board shall jointly develop guidelines for proposed land uses within the 

historical district.  

Policy 1.05.07. The Department of State, Division of Historical 
Resources, Bureau of Historic Preservation shall make the determination of 

significant archaeological sites, historic sites, and historic structures. The 
Historic District Council shall make an individual determination of locally 

significant historic sites and structures. 

Policy 1.05.08. The FLUM shall depict the historic district as an overlay 
district. Areas delineated as being within the historic district shall be 

planned and managed using a regulatory framework designed to preserve 
the form, function, image, residential balance, and ambiance of the historic 

Centre Street and surrounding area. 

Policy 1.05.09. The City shall provide for protection and preservation of 

its historic resources by: 

g) Participating in the National Historic Register Program; 

h) Incorporating the standards of the federal National Flood Insurance 

Program; and 

i) Ensuring that surrounding infrastructure is maintained. 

Traffic & Circulation Element 

OBJECTIVE 2.05.  BICYCLE AND PEDESTRIAN WAYS.  The City shall 

encourage and promote the safe integration and utilization of bicycle and 
pedestrian movement on the roadway network, which includes roadways 

classified as minor arterials or collectors; within public lands, commercial 
development, residential areas, and parks and recreational lands; and 

other areas that allow public access. 

Policy 2.05.01. The City shall ensure the safe movement of bicycles and 

pedestrians.   

 

Coastal and Conservation Element 

OBJECTIVE 5.03.   HAZARD MITIGATION.  The City shall protect the 

safety of residents and visitors through limitations on development within 
the Coastal High Hazard Area and through maintaining evacuation routes 

and standards for evacuation times. 

5.03.09. The City shall coordinate coastal area population densities with 
hurricane evacuation plans.  The City shall enforce land development 

regulations which ensure that land use decisions impacting population 

density within the category 1 evacuation area, as delineated in the 
Northeast Florida Regional Hurricane Evacuation Study, and the category 1 

and 2 inundation zones are coordinated with the County’s hurricane 
evacuation plan and applicable regional or State hurricane evacuation 

plans. 
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5.03.14. The City shall protect the coastal zone, through programs such 

as the following: 

a) Identifying areas needing redevelopment;  

b) Eliminating unsafe conditions and inappropriate uses; 

c) Identifying mechanisms for the relocation of structures significantly 

damaged in major hurricane events; 

d) Ensuring that land acquisition programs include provisions for the 

possible redirection of funds to acquire estuarine properties which 

should not be redeveloped following a major hurricane; and 

e) Discouraging the rebuilding and redevelopment of facilities that 

encourage growth in hazardous areas, except for necessary services for 

existing development. 

OBJECTIVE 5.04.  WATER-RELATED FACILITIES.  The City shall 

protect shorelines and waterfront lands in order to ensure adequate and 

appropriate locations for water-dependent and water-related uses. 

5.04.01. The City shall guide and direct the location of all future water-

dependent and water-related uses according to the following criteria: 

a. Directing marinas to preferred locations, such as those adjacent to 
existing channels and passes, and in areas where little dredging and 

maintenance would be required; 

b. Directing the development of dry dock facilities to locations that are 

upland of marina sites; 

c. Requiring sewage pump-out facilities at all marinas and adequate fuel 

spill containment facilities at those marinas that sell petroleum products; 

d. Protecting shoreline and waterfront areas in order to provide locations 
for marine/estuarine related uses, such as commercial and recreational 

fishing, boating, and other water-dependent uses and activities; and 

e. Prohibiting the construction of causeways within estuaries and 

requiring bridges with pilings instead. 

5.04.02. The City shall develop and implement standards for marinas 

and marine-related facilities that include setbacks, height limitations, 
parcel size, architectural guidelines, maintenance, containment of 

stormwater runoff, wastewater disposal, and washdown water for dry 

storage areas. 

5.04.03. Existing marina facilities shall be allowed to continue operation 

provided these facilities meet the City's adopted operational standards. 

OBJECTIVE 5.05.  COASTAL PROTECTION.  The City shall protect 
coastal native vegetation, wetlands, living marine resources, coastal 

barriers, and wildlife habitat, by restricting development that will cause an 

adverse impact to these natural resources. 

5.05.01. The City shall maintain water quality at the designated 

standards for the appropriate water body classification. 
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5.05.02. The City will monitor and participate, when necessary, in 
permitting activities of other regulatory agencies for projects that may 

impact the quality of the coastal area and waterways. 

5.05.03. The City shall restrict development that could adversely impact 
the quality of natural resources in the coastal area. When impacts are 

allowable to marine life, wildlife, water quality, and other natural 
resources, the impacts shall be mitigated according to the rules and 

regulations of the DEP and the SJRWMD. 

5.05.04. The City shall continue to coordinate with all relevant regulatory 
agencies to ensure all new development or redevelopment activities, which 

have the potential to impact aquatic preserves, have been properly 
reviewed and permitted within the guidelines of the Ft. Clinch State Park 

and the Nassau/St. Johns River management plans set forth by the DEP. 

5.05.05. The City will actively pursue the protection and enhancement of 
water quality and quantity for wildlife propagation, fishing, shellfishing, 

recreation, navigation, and other related activities, and shall restore class 
II waters to their original condition. Activities to accomplish this policy shall 

include the following: 

c. Prohibit future development and activities that would degrade existing 
class II waters or impede the restoration of existing class III waters to 

class II waters. 

5.05.06.  Docks and piers shall not obstruct or materially alter natural 

water flow or restrict navigation. 

5.05.07. The City shall identify, regulate, and mitigate adverse impacts 

to water resources. 

OBJECTIVE 5.07.  COASTAL HIGH-HAZARD AREAS.  The City shall 
protect property, residents, and visitors within the coastal high hazard 

area.  Protection shall be provided through appropriate designations on the 
Future Land Use Map to ensure that population is directed away from the 

coastal high hazard area, limitations on construction of infrastructure in the 

coastal high hazard area, and coordination with hazard mitigation and 

post-disaster plans. 

5.07.01. All new permanent building construction shall meet the standards 

of the national flood insurance program and the City’s floodplain protection 

regulations, including: 

a) Nonresidential construction within the coastal high hazard area shall 

meet storm and floodproofing standards exceeding those required for a 

100-year storm; and 

b) If a structure located within the CHHA receives storm damage in excess 

of fifty (50) percent of its appraised value, all such damaged structures 
shall be required to meet all current laws and ordinances, including 

those enacted since construction of the subject structure. 

5.07.02.  Proposed development shall be evaluated for impacts on traffic 
circulation, evacuation routes, critical locations, on-site hurricane shelter 

provisions, and proximity to off-site shelter facilities. 
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5.07.03.  The City shall not allow public expenditures for infrastructure 
improvements that subsidize increases in development in the CHHA.  An 

increase in development means a change in land use to a more intense 
category or a redevelopment activity that increases density or intensity.  

Improvements to a facility that are necessary to address a deficiency, 
necessary to serve the existing population, and constructed in a manner 

that minimizes impacts from storm events may be allowable.  

5.07.04.  The City, through the land development regulations, shall 
prohibit any additional medium- or high-density residential development in 

the CHHA. 

5.07.05. The City shall maintain a list of infrastructure facilities located 
in the CHHA that could be relocated, mitigated or replaced should State 

funding become available for such activities.  It is the City’s intent to 
relocate, replace, or mitigate impacts to listed infrastructure facilities as 

funds become available. 

5.07.06. The City shall continue to allow development within the CHHA; 
however, the City shall direct population concentrations, including 

nonresidential development, away from the areas designated as the 

category 1 and 2 inundation zones as depicted on the most recent SLOSH 
map. Development and/or redevelopment in the CHHA shall not increase 

the net development capacity within the CHHA currently allowed by the 

Comprehensive Plan.  

5.08.07. The City shall limit the density of dwelling units within FEMA 

designated 100-year floodplains to the low-density land use classification 
(zero (0) to four (4) dwelling units per acre) so that existing flood storage 

is maintained and allowable densities do not create potential flood hazards, 

or degrade the natural functions of the floodplain.  

5.09.03. The City’s land development regulations shall include special 

requirements for preservation and conservation areas.  Such special 
requirements shall limit development that will destroy or harm the natural 

functions of the river, lakes, floodplains, harbors, and beaches and shores.  
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APPENDIX B. COMMUNITY COMMENTS 

Summary of Comments Provided April 1st & 2nd, 2004  

(Note that the following is a brief summary of community comments.  A 

copy of all comment forms and sign-sign sheets is on file with the City’s 
Planning Department.) 

Area’s Primary Assets # of Similar 

Comments 

▪ Waterfront 25 

▪ marina 7 

▪ architectural integrity  

▪ shrimpers 12 

▪ Center Street 3 

▪ Small town feel 1 

▪ history 3 

▪ open space for public use  

▪ natural beauty of area  

Area’s Most Significant Problems  

▪ marina (silting) 15 

▪ possibility of losing access/views by private development 3 

▪ lack of development in accordance with Historic District 

▪ potential damage CRA could have on waterfront,  

▪ shrimpers, arch. integrity 

▪ developers spoiling character  

▪ those opposed to this redevelopment initiative  

▪ current lack of use   

▪ run-down buildings/site conditions 1 

▪ not pedestrian friendly 1 

▪ Marina (too small) 1 

▪ Unplanned development  

▪ lack of vision  

▪ lack of public areas  

▪ gravel parking lots  

▪ all is a problem  

New Public Facilities  

▪ outdoor amphitheater 10 

▪ trolley  

▪ park 14 

▪ riverwalk/walkways 20 

▪ public gathering space 9 

▪ farmer's market/open air market 9 
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▪ landscape around tracks  

▪ remove one set of tracks 1 

▪ setbacks for buildings to maintain views  

▪ improved docking facilities 5 

▪ build on area's history  

▪ additional parking  

▪ removal of run-down bldgs  

▪ seafood market for local shrimpers 1 

▪ something for children  

▪ restrooms 1 

▪ Open RR crossing at Alachua & Broome  

▪ Open parking areas on nearby City property  

▪ Fishing Pier 1 

▪ space for shrimp boats  

▪ improvements to Front Street 1 

▪ public-friendly  

▪ improvements to utilities  

Acceptable Uses on Private Lands  

▪ Residential (limit height/quality) 8 

▪ retail/restaurants 8 

▪ professional  

▪ shrimp boats and existing uses 2 

▪ maintain island look  

▪ mix of uses  5 

▪ single family residential  

▪ private marinas 1 

▪ none  

▪ houseboats  

▪ appropriate to downtown 1 

▪ setbacks to allow public access along water  

▪ Uses allowed by current zoning 1 

▪ Working waterfront 1 

▪ recreation  

Uses NOT desirable  

▪ manufacturing/industrial 3 

▪ development that will exclude public access to water 2 

▪ high-rise apartments/condos 14 

▪ bad parking  

▪ hotels 1 

▪ large retailers  

▪ don't pave everything  

▪ restaurants  
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▪ cruise ships  

▪ inadequate parking  

▪ neighborhood commercial  

▪ private docks/marinas  

Residential Improvements  

▪ real estate pressure will solve 1 

▪ restoration of historic bldgs 1 

▪ SF & townhouse (waterfront & residential side)  

▪ sidewalks 4 

▪ private homes  

▪ refurbish/rebuild homes as necessary 5 

▪ grant assistance  

▪ lighting 2 

▪ clean up vacant lots 4 

▪ improve streets 3 

▪ buffer between IW/Commercial  

▪ underground utilities 1 

Other Comments  

▪ keep small town ambience  

▪ potential for too much retail/restaurants if more is added 1 

▪ privatize  

▪ concern about charrette during working hours  

▪ maintain water access/views 2 

▪ architectural/landscape controls 2 

▪ overall tone consistent with historic district  

▪ involve historic district leaders in process  

▪ why does it take City so long to use its assets  

▪ do want to see too commercialized  

▪ ample parking, designed appropriately   

▪ tell us Waterfront Advisory Committee results  

▪ dredge marina  

▪ need 1st class marina as gateway to Intracoastal  

▪ Don't consider area to be blighted  

▪ limit public facilities to marina property, encourage private development on 

rest 

▪ Work with property owners re: sovereign lands  

▪ Concern that residential will lead to end of working 

waterfront 
1 

▪ Challenge of planning around RR tracks  

▪ Beaufort, SC and St. Mary's good examples  

▪ Reflect history of the area  



City of Fernandina Beach  Page 54 

Waterfront Area Community Redevelopment Plan   

 

Summary of comments from Saturday, April 3rd, 2003 

17 forms returned, 30 individuals signed in 

Do you generally like the redevelopment concepts? 

▪ Yes –12 

▪ Yes, with reservations – 5 

▪ No – none 

Are there any specific concepts that, in your opinion, should be 

added, subtracted or otherwise modified? 

▪ Indigenous plants 

▪ Restoration of the marsh grasses in the mud silt area/ paths 

through vs. deck over 

▪ Why was the CSX railyard not included in the CRA?  What can 

be done with this? 

▪ Concern about structures over 4 stories; I am for residential 
on waterfront with historic parameters; moving parking off 

and across street is a good idea; filling in silted area is good & 

making public spaces there; walkway should be on the west 
side of Front St. with possible intermediate access to water; 

would encourage pedestrian access at Broome only, no cars, 
maybe open Alachua for street.  Apply mixed uses to IW 

district, but keep and encourage industry the ones we have.  

We are a working community not just a tourist place. 

▪ I would be wary of the combination of private residences 

allowing public access to a riverwalk or boat docks:  This is not 

for the “greater good” of the use of this area. 

▪ Parking garage located at SW corner of 2nd and Ash Sts. (old 

police station and adjacent property).  Metered parking to pay 

off revenue bond. 

▪ Need a step-by-step plan of what’s next. 

▪ I would like to see lots of fountains, walkways, benches, and 

picnic tables in a parklike setting. 

▪ A walk over the railroad tracks to handle pedestrian traffic. 

▪ Try to keep the boardwalk along or “out in” the water so that 

valuable upland property can be utilized optimally.  Also, try to 

make the boardwalk a catalyst for development – try to make 
CRA the agent for locating, permitting and paying for the 

boardwalk as “infrastructure: paid for with tax-increment 

dollars. 

▪ Assure that proper zoning changes are included in the master 

plan so that development can move forward in a timely basis.  
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Density issues also need to be addresses to include the entire 

surveyed area and not just the uplands. 

▪ Allow mixed use: residential/commercial in the area 

designated as “shrimp district.” 

▪ Enlarge planned green space. 

▪ Start with park area on city owned property – moving the 

parking lot north of Bretts to the old police station property. 
Keeping a little of the southern parking closest to office from 

Atlantic Seafood, thus freeing up more of the lot south of 

Brett's for park. 

▪ Shrimp docks bring a tourist attraction.  Just one shrimp dock 

with one boat, as a tourist. 

 

Other comments or ideas 

▪ More public education 

▪ Hopefully something will be done with all these ideas – not 

just let this sit like the 2000 project did 

▪ Keep us informed via your website 

▪ Thanks. 

▪ Redesign or removal of 1 RR line = has CXR been “informed” 

▪ Please look at Beaufort, South Carolina for ideas.  They are 
shrimping industry town also and have already got the 

boardwalk, amphitheater, restaurants, etc. in place.  It’s 

beautiful. 

▪ Try to be specific on new overlay zoning criteria so that 

implementation can be expedited 

▪ Keep in mind Historic District Council on the project 

▪ Sunken amphitheater not to block river view. 

▪ Gambling boat – unfortunately the existing area will be tied up 

due to contract with the city re: dockage and parking for 120+ 

cars.  Since this area (south of Atlantic Seafood) is tied up, 
utilize this area for the marina issues – such as parking 

cars/trucks after they launch their boats. 

▪ Watch for signage requirements and try boulevard lights for 

street lights. 
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APPENDIX C.  TAX INCREMENT FINANCING TABLES 

 

 
 

 

 



 
PLANNING ADVISORY BOARD AGENDA ITEM 

City of Fernandina Beach 
 

                                 

 

SUBJECT:    
       
ITEM TYPE:   Zoning Map Amendment >10 Acres  
       
REQUESTED ACTION:  
  
SYNOPSIS:  
   
CITY ATTORNEY COMMENTS:    
    

Margaret Pearson, Planning and 
Conservation Manager 

     
    

Submitted By: 

 

  
Date: March 
24, 2026 

Sylvie McCann, 
Administrative Coordinator 

  

  

 
 



Building Department 2025 Permit Information 

Month

Demo Building Commercial Building Residential

Unsafe BuildingResidential Commercial Acessory New Accessory New

January 5 1 1 1 8 10 0

February 1 0 0 0 3 6 0

March 0 2 0 1 6 4 0

April 2 2 1 2 1 4 0

May 4 0 0 3 4 3 0

June 3 0 0 0 3 11 0

July 5 1 0 0 5 25 0

August 1 1 0 0 2 6 0

September 1 0 0 0 2 6 0

October 0 0 1 0 3 7 0

November 2 1 0 0 3 5 0

December 0 0 1 0 6 4 0



Building Department 2025 Permit Information Building Department 2026 Permit Information 

Stop Work Order Month

Demo Building Commercial Building Residential

Residential Commercial Acessory New Accessory New

0 January 4 2 0 0 3 4

1 February 0 4 0 1 0 5

0 March 1 0 1 0 1 2

0

0

0

1

0

1

0

0

0



Building Department 2026 Permit Information 

Unsafe Building Stop Work Order 

0 0

1 0

1 0



Residential Commercial Acessory New Accessory New
January 5 1 1 1 8 10 0
February 1 0 0 0 3 6 0
March 0 2 0 1 6 4 0
April 2 2 1 2 1 4 0
May 4 0 0 3 4 3 0
June 3 0 0 0 3 11 0
July 5 1 0 0 5 25 0
August 1 1 0 0 2 6 0
September 1 0 0 0 2 6 0
October 0 0 1 0 3 7 0
November 2 1 0 0 3 5 0
December 0 0 1 0 6 4 0

Building Department 2025 Permit Information 

Month
Building Commercial Building Residential

Unsafe Building
Demo



Residential Commercial Acessory New Accessory New
0 January 4 2 0 0 3 4
1 February 0 4 0 1 0 5
0 March 1 0 1 0 1 2
0
0
0
1
0
1
0
0
0

Building Department 2026 Permit Information 
Building Commercial Building Residential

Month
Demo

Building Department 2025 Permit Information 

Stop Work Order 



0 0
1 0
1 0

Building Department 2026 Permit Information 

Unsafe Building Stop Work Order 
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