
 
AGENDA 

WATERFRONT ADVISORY BOARD 
REGULAR MEETING 
NOVEMBER 24, 2025 

6:00 PM 
CITY HALL COMMISSION CHAMBERS 

204 ASH STREET 
FERNANDINA BEACH, FL 32034 

 
 

1. CALL TO ORDER 
    
2. PLEDGE OF ALLEGIANCE 
    
3. ROLL CALL 
    
4. APPROVAL OF MINUTES 
    
  4.1 Waterfront Advisory Board RM Meeting Minutes - October 27, 2025 
      
5. PUBLIC COMMENT REGARDING ITEMS NOT ON THE AGENDA 
    
6. OLD BUSINESS 
    
  6.1 Review of Sea Wall Plans and Funding 
      
  6.2 Update on CRA Plan & Harbor Master Plan 
      
7. NEW BUSINESS 
    
8. STAFF REPORT 
    
  8.1 CRA Property Matrix Report 
      
  8.2 Marina Manager Report 
      
9. BOARD MEMBER REPORTS/COMMENTS 
    
10. NEXT MEETING DATE 
    
  10.1 Monday, December 22, 2025 at 6PM 
      
11. ADJOURNMENT 
    
 

 



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 Marina Manager. 



 
 

 
MEETING MINUTES 

WATERFRONT ADVISORY BOARD REGULAR MEETING 

OCTOBER 27, 2025 

6:00 PM 

CITY HALL COMMISSION CHAMBERS 204 ASH STREET 

FERNANDINA BEACH, FL 32034 

1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL:  

a. Board:Peter Purko, Vice-Chair Chris Nickoloff, Chair Jenny Schaffer, Michael 

Sharpe, Ariel Marinel. Absent: Greg Rolands 

b. Staff: Jacob Platt, Jeremiah Glisson, Glenn Akramoff, Chris Ferguson (Alliance 

Marina), Lisa Finkelstein 

c. Public: approximately 10 attendees 

4. APPROVAL OF MINUTES – Motion to Approve: Nicoloff, 2nd: Mills; All Approved 

5. PUBLIC COMMENT NOT ON AGENDA: None 

6. NEW BUSINESS 

a. CRA and Marina Tour via Parks & Rec Mini Bus 

b. Property Matrix for CRA was distributed 

c. Request from Chair Schaffer to send CRA Plan to WAB members 

d. Plans for next meetings include CRA education, review of CRA Plan, and joint 

meeting with CRA Executive Board (City Commission) 

7. TOUR 

a. Tour and Discussion followed projects contained within CRA and listed on the 

Property Matrix spreadsheet, beginning with the southern end of the CRA, 

proceeding north along the waterfront, through the port, and returning to City Hall 

via Front Street. 

b. Projects discussed included: 

i. Harbor View Townhouses 

ii. Brett’s Demolition/Rebuild 

iii. Seawall-Segments 

iv. Private parcel between Cook and Waterfront Park 

v. Escambia Street Flood Impact on N 2nd and Alachua Streets 

vi. Boat Launch renovation (Phase 2-Seawall) 

vii. Harbor Master Plan-city to work with all property owners to create 

consistency 

viii. N 2nd Street revitalization/paving 

ix. Marina fuel tank location-moving from Lot A to Lot B 

x. Marina dock access signage-should reflect hours open to public and “No 

Smoking” 

xi. Nassau County Fire Boat-county will house staff near where boat is 

docked 



 
 

 
xii. Atlantic Seafood-demolition permit submitted; HDC review 11/20/25; 4 

quotes on demo received, all around $20,000; area will be treated as Phase 

2 of WF Park; new plans will come to WAB for review 

 

8. Next Meeting Date: Monday, November 24, 2025 at 6PM 

 

9. TOUR CONCLUDED/MEETING ADJOURNED – 7:02PM AT CITY HALL 

 

 

                                              ___________________________                                                      

Lisa Finkelstein, Staff Liaison   Jenny Schaffer, Board Chair 
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INTRODUCTION (TO BE UPDATED BY KELLY) 

 

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 led 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: 
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▪ Existing conditions analysis; 

▪ Community involvement summary; 

▪ 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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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 

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 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 
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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 LOTS 27 AND 7, BLOCK 1, CITY OF FERNANDINA BEACH TO INTERSECT HE 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 
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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 
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of 0.75. Support services, which are an integral part of a port-related 

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 
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related to port activities including:  truck terminals; distribution centers; 

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 
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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 

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 
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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 

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 (videotaped) 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.  



 

 

City of Fernandina Beach - Waterfront Area Redevelopment Plan 15 

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. 

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 
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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 

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 
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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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COMMUNITY INVOLVEMENT OVERVIEW   (TO BE REPLACED WITH 

SECTION EXPLAINING CRA BOARD STRUCTURE 

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, 2004 

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. 

 

Following the Ivey Planning Group charrettes, the City Commission hired 

Fleet and Associates to develop a concept plan of 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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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. 

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 
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limitations in the amount of right-of-way available, a series of options are 

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 



 

 

City of Fernandina Beach - Waterfront Area Redevelopment Plan 22 

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. 

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 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) 
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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. 

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. 
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 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. 

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) 
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The existing gravity sewer lines should be videotaped 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, 

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 
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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.  

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. 
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 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. 

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. 
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 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, 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. 

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. 

 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. 
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 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. 
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 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. 

 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) 
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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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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 

prepared, financial analysis and funding strategies will be prepared to 

reconcile to each activity.  
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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. 
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2) Current taxable value LESS established base year taxable values 

EQUAL net valuations subject to applicable jurisdictional millages. 

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 
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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 

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. 
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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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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 
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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 60 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 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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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, and 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. 
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5.05.01. The City shall maintain water quality at the designated 

standards for the appropriate water body classification. 

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. 
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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. 

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 
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▪ riverwalk/walkways 20 

▪ public gathering space 9 

▪ farmer's market/open air market 9 

▪ 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  
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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  

▪ 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  
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▪ 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  

 

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. 
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▪ 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.  

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” 
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▪ 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 
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COMMUNITY REDEVELOPMENT AREA 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 Statement:  

 

• Maintain views and access to the water 

• Establish a sense of place along the water’s edge 

• Maintain the character of Fernandina Beach as reflected in its working 
waterfront and the Downtown Historic District 

 

Immediate = initiate within the first year of updating the plan 

Short-term = within the first five years of the updated plan  

Long-term = beyond the first 5 years of the updated plan 
 

Objective 1 – Downtown Resiliency 

Vulnerability assessments have identified the potential risk to the City’s critical 
infrastructure, public facilities, and cultural resources along the Amelia River and 
within the Downtown Historic District. Implementing resilient flood control measures 
that protect the downtown from natural hazards must be prioritized for the long-term 
economic vitality of the Community Redevelopment Area and the City of Fernandina 
Beach.  
 
Strategy 1.1: Timeframe – Immediate 
The engineering design for the Downtown Waterfront Resiliency System will be 
completed in 2025. It is imperative that the City act as a catalyst for the 
redevelopment of the waterfront by making capital investments towards the 
completion of the flood control measures on the public properties along the Amelia 
River Waterfront. 
 
Strategy 1.2: Timeframe – Immediate  
It is essential that the City partner with the private property owners along the Amelia 
River Waterfront to assist with implementing adaptation projects that complete the 
Downtown Waterfront Resiliency system. 
 
Strategy 1.3: Timeframe – Immediate  
Grants and external funding opportunities will likely play a pivotal role in the timely 
completion of these hazard mitigation projects. The City will need to partner with Federal, 
State, and County partners to strategically plan and pursue future funding opportunities.   
 

Objective 2 – 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 Centre Street, redevelopment of the marina facility to 
alleviate siltation problems and associated deteriorating site conditions could offer 

r 
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COMMUNITY REDEVELOPMENT AREA OBJECTIVES & STRATEGIES 

a key opportunity for addressing blighted conditions and act as a catalyst for 
change in the Redevelopment Area. 

Strategy 2.1: Timeframe – Long Term 

The City must continue to evaluate if there are opportunities to redesign the marina 
facility in order to alleviate siltation problems and allow the marina to operate at an 
optimal level without continued reliance on General Fund Revenue.  

 

Strategy 2.2: Timeframe – Immediate  

The City shall consider public/private partnerships for the continued maintenance of 
the marina facility.  

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.  

 

Strategy 2.3: Funding – Short Term  

Reduce the dependency on taxpayers. Paid parking, ground lease revenue, etc.  

 

Objective 3 – Promote a Mix of Uses 

Following the adoption of the Waterfront Area Community Redevelopment Plan in 
2005, Comprehensive Plan Amendments created the Waterfront Mixed Use (WMU) 
Land Use category for properties abutting the Amelia River. 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. 

 

Objective 4 – 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 4.1: Timeframe –Work In Progress 

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 
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a cost-sharing arrangement with other City funds if TIF funds are used to 
finance this project). 

• Connect the 6" water main on Ash Street to the 8" main Front Street. 
 

Strategy 4.2: Timeframe –Work in Progress 

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

 

Strategy 4.3: Timeframe - Work in Progress 

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 5 – 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 5.1: Timeframe – Immediate 

The City has desired to open the railroad crossing on Alachua Street at North Front 
Street for many years. A Stipulation of Parties between the City of Fernandina Beach, 
First Coast Railroad, and the Florida Department of Transportation for the opening of 
a railroad crossing on Alachua Street was executed on September 7, 2021. The 
conditions require that all conditions of the Stipulation be met and completed within 
60 months of the executed agreement.   

 

Strategy 5.2: Timeframe – Short 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 occurs. 

 

Strategy 5.3: Timeframe – Long Term 

The City shall coordinate with the railroad in considering the possibility of creating a 
pedestrian crossing at the Broome and Front Street right of way. 

 

 

Strategy 5.4: Timeframe - Immediate 

The City shall coordinate with property owners to develop sidewalks within the right 

Commented [JP1]: Moved to no longer relevant 

Commented [JP2R1]: Member Santry stated this is a 
reasonable goal and should be moved to work and 
progress. Asked staff to revise the language related to 
vehicular crossing given what we know from the 
Railroad.  
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of way as necessary during the Technical Review Committee process.  

 

Strategy 5.5: Timeframe - Immediate 

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 5.6: Timeframe – Immediate  

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

 

Objective 6 – Public Access to the Water 

The Amelia River was recognized as an essential component to the City's character and 
history in the public outreach 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 and public access 
along the waterfront.  

 

Strategy 6.1: Timeframe – Short 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, shade trees, fishing piers, restrooms, public gathering 
facilities, a performance stage, and educational facilities.  

 

Strategy 6.2: Timeframe – Short 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 6.3: Timeframe – Short Term 

The CRA should plan, design, and build an uninterrupted "riverwalk" system along the 
water, throughout the redevelopment area. 

 

Strategy 6.4: Timeframe – Immediate  

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

 

Strategy 6.5: Timeframe - Immediate 

As an incentive for providing water views and/or a pedestrian connection on private 
lands, the CRA should work with landowners and appropriate government agencies to 
support resiliency and storm surge protection of private lands. 
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COMMUNITY REDEVELOPMENT AREA OBJECTIVES & STRATEGIES 

 

Objective 7 – 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 7.1: Timeframe –Long Term 

The CRA Should work with private landowners to incorporate water-viewing areas in 
conjunction with redevelopment efforts. 

 

Objective 8 – 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 8.1: Timeframe - Immediate 

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

 

Strategy 8.2: Timeframe - Immediate 

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. 

 

Objective 9 – Maintaining a “Working Waterfront” 

Throughout the City's history the waterfront area has been an essential component to 
the local economy. Through the community outreach process, the community also 
recognized the working waterfront as a primary attribute of the City's character.  

 

Strategy 9.1: Timeframe -  On-going 

The CRA shall protect and support the continuation of water­related and water-
dependent commercial enterprises in the area. 

 

Objective 10 – Protect and Celebrate the City’s Waterfront 
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. 
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COMMUNITY REDEVELOPMENT AREA OBJECTIVES & STRATEGIES 

 

Strategy 10.1: Timeframe – On-going 

The CRA should incorporate historic and environmental education elements in its 
waterfront park, riverwalk design, and marina.  

 

Strategy 10.2: Timeframe - Immediate 

The use of native drought tolerant species for landscape material, and environmentally 
sensitive development options should be evaluated in the design of the City's 
waterfront park. 

 

Strategy 10.3: Timeframe – On-going 

Historic Resource Surveys were conducted in 2007 and 2018. Due to the lack of 
contributing structures within the CRA, it was determined that the original strategy of 
expanding the Historic District Overlay to include the entire CRA was inappropriate. 
The CRA Design Guidelines were adopted in 2008 and are the primary architectural 
guidelines for the CRA Overlay. The Historic District Council shall continue to review 
new developments within the CRA in accordance with the Land Development Code. 

 

Objective 11 – 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 on 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. 

 

Objective 12 – Marketing and Programming 

The waterfront area will become a vibrant and accessible space for the entire 
community. Raising its profile will encourage maintenance and stimulate the 
redevelopment of blighted properties. The CRA will actively promote the waterfront 
through targeted marketing and programing to increase public engagement and usage.  

 

Strategy 11.1: Timeframe – Short-term 

The CRA will 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. 
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Strategy 11.2: Timeframe – Short-term 

The CRA will coordinate with tourism and economic development organizations to 
promote awareness of waterfront area. 

 

Accomplishments 

 

Strategy 2.1: Timeframe – Immediate Ordinance 2006-28, 2007-25  

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 Ordinance 2007-12   

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 Ordinance 2008-17   

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 3.2: Timeframe – Immediate  

The existing gravity sewer lines should be videotaped 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 
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technical review committee may include representation of a broad range of expertise 
including representatives from the City (roadway, water, wastewater, planning, parks 
and recreation, emergency services), a stormwater engineer, Florida Public Utilities,  
and CSX. 

 

Strategy 4.1: Timeframe – Immediate  

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: 

 

Strategy 4.9: Timeframe - Mid to Long-term 

The City shall consider developing way-finding signage throughout the historic 
downtown area to include the waterfront.  

 

Strategy 4.10: 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. 

 

Strategy 6.1: Timeframe – with Design Standards 

The CRA shall consider the provision of view corridors when establishing design 
standards for the area. 

 

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. 

 

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. 
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No Longer Relevant 

 

Strategy 1.1 

A. The City should immediately consider proceeding with “Phase 3” of the marina’s 
construction plan. 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 3.1: Timeframe – Immediate to Mid-term  

• Replace the 4" water main on Calhoun Street from Front Street to 3rd Street; 

• 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 the 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 4.1: Timeframe – Immediate 

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. 

 

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 4.9: Timeframe - Mid to Long-term 
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 8.2: Timeframe – Ongoing 

The CRA shall consider public-private partnerships that could assist marine-related 
businesses to locate in the area. 
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Strategy 8.3: Timeframe – Long-term 

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

 

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 10.2: Timeframe –Work in Progress 

The CRA shall promote clean-up and amnesty days.  

 

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.  

 

 

 

 
 



10-2025 COMMUNITY REDEVELOPMENT AREA (CRA) PROPERTY MATRIX COFB-WAB

Parcel ID Zoning FLUM Owner Name Common Name Property Use # Street No Disc. TRC HDC Permit Cons. Comp.

00-00-31-1760-0001-0010 IW IW CITY OF FERNANDINA BEACH PARKING LOT A MUNICIPAL 1 N FRONT X

00-00-31-1760-0001-0020 IW IW O'STEEN COMPANY LLP SIMMONS SIMMONS PROPERTY VACANT IND N FRONT X

00-00-31-1760-0002-0000 IW IW CITY OF FERNANDINA BEACH 101 N FRONT MUNICIPAL 101 N FRONT  X

00-00-31-1760-0003-0000 W-1 WMU FRONT STREET PROPERTY LLC GOODSELL PROPERTY WAREHOUSE- 105 N FRONT X

00-00-31-1760-0004-0000 W-1 WMU KAVANAUGH ANNE B KAVANAUGH PROPERTY VACANT COM 121 N FRONT X

00-00-31-1760-0005-0010 IW IW EXACT INVESTMENTS LLC VACANT IND 201 N FRONT X

00-00-31-1760-0005-0020 IW IW LEIBMAN MARILYN C WHOLESALE 201 N FRONT X

00-00-31-1760-0006-0000 IW IW HALL INVESTMENTS INC WHOLESALE 231 N FRONT X

00-00-31-1760-0007-0000 IW IW BEACON FISHERIES INC PACKING PL 312 N FRONT X

00-00-31-1760-0007-0020 IW IW OHPA PORT COUNTY N FRONT X

00-00-31-1760-0025-0000 IW IW CITY OF FERNANDINA BEACH PARKING LOT B MUNICIPAL 9 S FRONT X

00-00-31-1760-0025-001L IW IW CITY OF FERNANDINA BEACH BRETT'S LEASEHOLD 1 N FRONT X

00-00-31-1760-0025-003L IW IW CITY OF FERNANDINA BEACH ATLANTIC SEAFOOD LEASEHOLD 10 ASH X X

00-00-31-1760-0029-0010 IW IW CITY OF FERNANDINA BEACH PARKING LOT C & D - WF Park MUNICIPAL 123 S FRONT X

00-00-31-1760-0034-0000 IW IW AMELIA ISLAND DEVELOPMENT VACANT IND 251 S FRONT X

00-00-31-1760-0037-0020 W-1 WMU BOARD OF TRUSTEES OF INTERNAL STATE  VAC S FRONT X

00-00-31-1760-0039-0000 W-1 WMU COOK DAVID E JR TRUSTEE V IN W/XFO 500 S FRONT X

00-00-31-1800-0001-0050 C-3 CBD TSP PARTNERS LLC SALTY PELICAN RESTAURANT 12 N FRONT X

00-00-31-1800-0001-0080 C-3 CBD DOWNTOWN CRAB LLC V C W/XFOB 101 ALACHUA X

00-00-31-1800-0001-0170 C-2 GC CITY OF FERNANDINA BEACH LIFT STATION 2 MUNICIPAL 50 ALACHUA X

00-00-31-1800-0001-0180 C-2 GC 31 N 2ND ST LLC CRAB TRAP RESTAURANT 31 N 2ND X

00-00-31-1800-0001-0220 C-3 CBD ARTISAN HOMES LLC MCJUNKIN STATION SINGLE FAM 25 N 2ND X

00-00-31-1800-0001-0230 C-3 CBD ARTISAN HOMES LLC MCJUNKIN STATION SINGLE FAM 23 N 2ND X

00-00-31-1800-0001-0240 C-3 CBD SHEFFIELD GEORGE W SR MCJUNKIN STATION SINGLE FAM 21 N 2ND X

00-00-31-1800-0001-0250 C-3 CBD SMITH CHARLES MANFORD JR & JAYE SPIVEY MCJUNKIN STATION SINGLE FAM 19 N 2ND X

00-00-31-1800-0001-0260 C-3 CBD STAPLETON RUSSELL BERCHMAN & AMY ELLEN MCJUNKIN STATION SINGLE FAM 17 N 2ND X

00-00-31-1800-0002-0010 C-3 CBD FRONT STREET PROPERTY LLC STANDARD MARINE BLK V C W/XFOB N 2ND X

00-00-31-1800-0002-0290 C-3 CBD I P HOLDINGS GROUP LLC STANDARD MARINE BLDG STORES, 1 101 N 2ND X X

00-00-31-1800-0003-0010 I-1 IN THE CROSSINGS AT AMELIA LLC VACANT COM 111 BROOME X x

00-00-31-1800-0003-0300 I-1 IN DOUGLASS FAMILY TRUST WAREHOUSE- 131 BROOME X

00-00-31-1800-0008-0010 C-3 CBD CLAYTON JAMES S (3/4%) & VACANT IND BROOME X

00-00-31-1800-0008-0020 C-3 CBD BRAXTON FAMILY TRUST SINGLE FAM 212 N 2ND X

00-00-31-1800-0008-0030 C-3 CBD JOHNSON CRAIG & ROBIN SINGLE FAM 216 N 2ND X

00-00-31-1800-0008-0050 C-3 CBD PAGE DAVID P JR & KIMBERLY P PAGE PROJECT MIXED USE 220 N 2ND X

00-00-31-1800-0008-0080 C-3 CBD PAGE DAVID PEYTON JR & PAGE PROJECT MIXED USE 224 N 2ND X

00-00-31-1800-0008-0101 I-1 IN WICKED BAO LLC WICKED BAO RESTAURANT 232 N 2ND X

00-00-31-1800-0008-0102 I-1 IN HAMBROCK LUDGER WAREHOUSE- 228 N 2ND X

00-00-31-1800-0008-0310 C-3 CBD CLAYTON KERSTIN (3/16%) & SINGLE FAM 211 BROOME X

00-00-31-1800-0008-0330 C-3 CBD SAUER JOHN & TERESA SINGLE FAM 205 BROOME X

00-00-31-1800-0008-0340 C-3 CBD CLAYTON JAMES S (3/4%) & VACANT IND BROOME X

00-00-31-1800-0009-0010 C-3 CBD ALACHUA GROUP LLC GREGOR MACGREGOR'S TOURIST AT 201 ALACHUA X

00-00-31-1800-0009-0020 C-3 CBD POYNTER FAMILY HOLDINGS LLLP PAVILION VACANT 116 N 2ND X

00-00-31-1800-0009-0060 C-3 CBD CASTILIAN PROPERTIES INC STORE/OFFI 120 N 2ND X

00-00-31-1800-0009-0080 C-2 GC CITY OF FERNANDINA BEACH BROOME ST PARKING LOT MUNICIPAL BROOME  X

00-00-31-1800-0270-0010 C-3 CBD CITY OF FERNANDINA BEACH CITY HALL MUNICIPAL 204 ASH X

00-00-31-1800-0270-0031 MU-1 MU MATEER LIVING TRUST HARBOR VIEW SINGLE FAM 114 S 2ND X



10-2025 COMMUNITY REDEVELOPMENT AREA (CRA) PROPERTY MATRIX COFB-WAB

00-00-31-1800-0270-0050 MU-1 MU FLOURNOY JAMES & ALISON A HARBOR VIEW SINGLE FAM 120 S 2ND X

00-00-31-1800-0270-0060 MU-1 MU LUCCHESI DONALD A & ELIZABETH HARBOR VIEW SINGLE FAM 126 S 2ND X

00-00-31-1800-0270-0070 MU-1 MU WINTER RONALD M & DEBRA I HARBOR VIEW SINGLE FAM 132 S 2ND X

00-00-31-1800-0270-0080 MU-1 MU SCHWARTZ CHARLES R REV TRUST HARBOR VIEW SINGLE FAM 138 S 2ND X

00-00-31-1800-0270-0090 MU-1 MU COLAO IVAN & TIA HARBOR VIEW SINGLE FAM 144 S 2ND X

00-00-31-1800-0270-0100 MU-1 MU KOZMA MONIKA ANN HARBOR VIEW SINGLE FAM 205 BEECH X

00-00-31-1800-0270-0120 MU-1 MU BRADY MARY JANE & MICHAEL HARBOR VIEW SINGLE FAM 211 BEECH X

00-00-31-1800-0270-0130 MU-1 MU CARTER JULIEN HARBOR VIEW SINGLE FAM 217 BEECH X

00-00-31-1800-0270-0140 MU-1 MU PADGETT GREGORY J & ROBYN Y HARBOR VIEW SINGLE FAM 223 BEECH X

00-00-31-1800-0270-0150 MU-1 MU SIMPSON JONATHAN P & HARBOR VIEW SINGLE FAM 229 BEECH X

00-00-31-1800-0270-0160 MU-1 MU NORMAN RON JR & HARBOR VIEW SINGLE FAM 235 BEECH X

00-00-31-1800-0270-0170 MU-1 MU DAV FLORIDA SERVICES LLC HARBOR VIEW SINGLE FAM 241 BEECH X

00-00-31-1800-0270-0180 MU-1 MU DAV VENTURE TRUST HARBOR VIEW SINGLE FAM 247 BEECH X

00-00-31-1800-0270-0190 MU-1 MU DONALDSON LINDA LOU HARBOR VIEW SINGLE FAM 153 S 3RD X

00-00-31-1800-0270-0200 MU-1 MU METZ RUSSELL DAVID & JAIMI MOORE HARBOR VIEW SINGLE FAM 147 S 3RD X

00-00-31-1800-0270-0210 MU-1 MU KENNEDY DENIS M HARBOR VIEW SINGLE FAM 141 S 3RD X

00-00-31-1800-0270-0220 MU-1 MU JACKSON PAMELA BREWER HARBOR VIEW SINGLE FAM 135 S 3RD X

00-00-31-1800-0270-0230 MU-1 MU MAUK DONALD & WANDA JEAN HARBOR VIEW SINGLE FAM 129 S 3RD X

00-00-31-1800-0270-0240 MU-1 MU WIGGINS CHARLES D LIV TRUST & HARBOR VIEW SINGLE FAM 123 S 3RD X

00-00-31-1800-0270-0250 MU-1 MU 	SORTERUP MARY & GERALD JR HARBOR VIEW SINGLE FAM 117 S 3RD X

00-00-31-1800-0270-0260 MU-1 MU DAMATO JENNIFER & FRANK HARBOR VIEW SINGLE FAM 111 S 3RD X

00-00-31-1800-0270-0270 C-3 CBD ROMAN PM LLC STORES, 1 218 ASH X

00-00-31-1800-0271-0010 C-3 CBD CITY OF FERNANDINA BEACH PARK/PARKING LOT E MUNICIPAL S 2ND X

00-00-31-1800-0271-0070 MU-1 MU NEW ENGLAND FLAG & BANNER INC FORMER DISTILLERY LIGHT MANU 115 S 2ND X

00-00-31-1800-0271-0091 MU-1 MU NEW ENGLAND FLAG & BANNER INC FORMER DISTILLERY VACANT IND S 2ND X

00-00-31-1800-0271-0110 MU-1 MU RITCH TIM & DONNA & SINGLE FAM 117 S 2ND X

00-00-31-1800-0271-0120 MU-1 MU ASTRIN CAL DAVE & SINGLE FAM 119 S 2ND X

00-00-31-1800-0271-0131 MU-1 MU AMELIA RIVER VIEW LLC STORE/OFFI 115 BEECH X

00-00-31-1800-0271-0201 MU-1 MU DOC SS FLORIDA INVESTMENTS LLC WAREHOUSE- 131 S 2ND X

Project Location Status

Waterfront (Rayonier to Port) Kimley Horn in Design

123 S. Front Street Construction

Ash Street Basin Design

Centre Street Funding

N 2nd Street Construction

10 Ash Street Construction

Construction resumed; site furnishings in process; T-Mobile grant for play structure received.

COMMUNITY REVELOPMENT AREA (CRA) PUBLIC PROJECT MATRIX 

Project Name

Shoreline Resiliency

Comments

90% Design based on Original Scope. KH working on revised scope to remove northern section and revise the southern section. Passero is working on 3D 

rendering of seawall at Brett's,permitting submitted by end Oct

Atlantic Seafood

Area 6 Drainage

Amelia River Waterfront Park

Centre St Design complete; Funding TBD;  2nd Street Design reviewed at 60%;in design-remaining side streets; meeting with FPU about 

undergrounding utilities on 4th-6th St

 to HDC 11/20; demo by eoy

Downtown Revitalization 

Major stormwater project upgrading the outfall pipes under Ash Street. Work to begin early 2026.

N 2nd Street-Alachua to Broome paving scheduled 11/13-14; remaining landscape wk of 11/17; opening wk 11/24
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