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FUTURE OF WESTERN
NASSAU COUNTY?

PEO Director’s Quarterly Report Summary
On behalf of the WNHP Committee, we would like to thank the citizens of
Western Nassau County, the various community groups and local,
regional and state agencies that have actively engaged in the community
planning process. The public feedback, support and direction has been
amazing.
The past two quarters have been a whirlwind for outreach, public
engagement and research. WNHP Committee and PEO staff facilitated:
• four roundtable discussions which included 38 individual agencies

and community groups,
• eight individual community outreach events and a web-based

survey platform which enabled 7,194 individual points of data to be
collected from respondents,
•given thirteen presentations on the subject to groups such as the

Town Councils of Callahan and Hilliard, School Board, Economic
Development Board, Bryceville Community Group, Rotary, etc.,
•sat on multiple professional panels and gave presentations to

professional groups such as the ULI, APA and FPZA regarding the
WNHP Project,
•participated in the School District Superintendent's Land + Growth

Committee,
•formed and facilitated a Conservation Land Acquisition and

Management Program Technical Support Team and created
roadmap for and timeline for creation and implementation.

assets are most valuable to the community and then set public policy to
protect and enhance those assets.
Throughout the outreach process, common themes became apparent.
Sustainability and a generational approach to community formation/
preservation was paramount. This overarching theme was echoed
with near uniformity from a broad spectrum of sources. It was clear
that value was placed on the preservation of: rural and agricultural
lands, protection of natural systems and proactive floodplain management, housing affordability, transportation networks and related
capacities, opportunities and implications, and preserving the rural
heritage and sense of community in Western Nassau.
Based on the 7,194 individual points of data received from citizens via
community surveys wherein respondents were asked to rate the level of
importance of items, below are the top six ranking items. The percentage
provided is the number of respondents that stated the item was either
very important or extremely important (additional data is in the body of
this report):
1.
2.
3.
4.
5.
6.

93% - Protect Natural & Sensitive Habitat Areas
93% - Protect the Aquifer/Drinking Water
92% - Preserve Active Agriculture Lands for Cultivation
91% - Preserve Rural Charm & Sense of Place
88% - Preserve Wetlands and Forest
87% - Proactive Floodplain Management

As we continue to mine the data already collected and sift through new
data that will be collected in the 1st and 2nd quarter of 2019, additional
analysis will be provided to the BOCC and public.

•coordinated with numerous other professional and community

groups on issues related to Western Nassau. This includes the
Northeast Florida Regional Council and execution of the Nassau
County Housing Affordability Assessment.
In addition to the data gathering listed above, PEO staff has continued to
execute geo-spatial analysis, mapping, research, benchmarking and
securing technical data sets from clearing houses such as the Shimberg
Center for Housing Studies at the University of Florida and the St. Johns
River Water Management District .
In addition to the data provided by respondents via community outreach
surveys, countless community members have been gracious enough to
hold one-on-one conversations with WNHP Committee members and
PEO staff. These one-on-one conversations have provided invaluable
perspective and insight that otherwise could not have been captured.
This direct form of interpersonal community engagement enables the
WNHP Committee and PEO staff to determine assets most important to
the community. As intended at the on-set, the WNHP Committee and
PEO staff have chosen an asset-based model for community
engagement. This model intends to capture what characteristics and

Most importantly, if you have not yet engaged in the planning process
you are not too late as the real fun has yet to begin! The WNHP
Committee has set an aggressive schedule for 2019 that involves another
round of public engagement, including the always fun ’visual preference
surveys’, verifying assets and issues, setting goals and objectives,
creating a unified vision plan, and the drafting of public policy to be
adopted into the Comprehensive Plan.
There is no doubt the next fourteen months are going to be exciting,
wildly challenging, and unquestionably rewarding. To stay abreast of the
WNHP Project and to be an active participant in the initiative visit our
webpage at www.nassaucountyfl.com/westernnassau.

Taco E. Pope, AICP
Director, Nassau County, FL
Dept. of Planning & Economic Opportunity
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REPORTS AND STUDIES

CONCLUSION
Ready or not, Western Nassau is in the
crosshairs for development. While
development is knocking at Western
Nassau’s door, there is time to get
ahead of the curve and follow a plan
that contains development to
appropriate areas, while maintaining
the character in others. Doing
nothing, however, will assure that
development comes without restraint.

CONTEXT
“As Nassau County enters an era of transition we,
collectively, have been granted an opportunity
that most will never have. An opportunity to
actively craft our future. The question is,
what will we do with the opportunity?”

- Taco E. Pope, AICP, PEO Director

Embrace the opportunity
Appreciate the challenge
Be open to innovation
Keep proper perspective
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19,733 Workers live in Nassau County, but are employed outside Nassau County

REGIONAL DRIVERS/
INTERNAL ATTRACTORS
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BASELINE DATA

82,748
Full-time Population 2018 (BEBR, UF)

The below projections are based on BEBR’s 2017 population estimate of 80,456. The new population projections
using the 2018 population estimate of 83,748 has not been
released.
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DIRECTION

WESTERN NASSAU HERITAGE PRESERVATION
PROJECT BRANDING INSPIRATION
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ROADMAP
A “plan” without implementation is no plan at all. The WNHP Project is
intended to be an evolutionary initiative that produces a living and
ever-evolving, community-driven framework that empowers the
community to craft their future. The below is the roadmap adopted by the
WNHP Committee.
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FACT-FINDING:
LEARNING FROM OTHER
COMMUNITIES

SARASOTA COUNTY EXAMPLE
•

Resource Management Areas
• Agricultural Reserve
• Rural Heritage / Estate
• Greenway
• Village / Open Space
• Economic Development
• Urban / Suburban

•
•

Urban Service Boundary
Environmentally Sensitive
Land Protection Program
and Neighborhood Parkland
Acquisition Program
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LEARNING FROM OTHER COMMUNITIES:
PLANNING TOOLBOX
Using communities identified as examples in the ULI report as a starting point, PEO staff researched
planning strategies and tools that can help in the WNHPC effort. Such strategies include:


Urban service vs. urban growth boundaries



Other TDR Programs



Overlay districts



Land acquisition programs



Density limits or increases in certain areas



Historic preservation



Traditional zoning / future land use changes



Conservation easements



Design standards and guidelines



Rural Land Stewardship Areas
(FL Statute 163.3248)


Transfer of development rights program



Rural and Family Lands Protection
Program



North Florida Land Trust



Scenic byways



Viewshed protections
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FACT-FINDING:
DATA AND ANALYSIS




Mapping Activities (examples)


Population disbursement



Constraints + Opportunities



Natural Resources



Transportation Corridors



Vulnerability Assessment Phase 1

Historic Resource Survey


Applied for state grant



If awarded, project begins
Summer 2019
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FACT-FINDING: ULI Technical Assistant Panel
Key Takeaways
Summary
Who

ULI is the oldest and largest network of cross-disciplinary real estate and land
use experts in the world. ULI as a nonprofit research and education organization
has set standards of excellence in development practice. Through a Technical
Assistance Panel, ULI helps provide expert advice on complex land use and real
estate issues.

When/Who

November 7-8, 2017/County staff, elected officials and public input session

Why

Community concerns about the effect of expected growth on West Nassau’s
character, resources, and quality of life that are valued by residents.

Recommendations 1. Identify places you want to protect from potential negative impacts of future
development.
2. Identify where you want to focus growth.
3. Determine the ideal character of the places where growth is directed.
4. Plan for future schools and other public facilities.
5. Consider various options for controlling growth and preserving open spaces.
6. Study places that are doing this well and determine best practices.
7. Engage the community to solicit broad input for reaching a unified vision.
8. Develop joint planning agreements to facilitate better outcomes.
9. Plan for growth using ULI’s guiding principles: preserve and protect natural
systems; be prepared for the growth that is coming; recognize the economic
value; embrace unique character; use market-based incentives; engage

Conclusion: While development is knocking at Western Nassau’s door, there is time to get ahead of the
curve and follow a plan that contains development to appropriate areas, while maintaining the character in
others. Doing nothing, however, will assure that development comes without restraint.
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FACT-FINDING: ROUNDTABLE DISCUSSIONS
Nonprofits:
June 29, 2018

State Agencies:
May 4, 2018

OVERVIEW
We recognize that community input and engagement is the most important component to a successful
planning initiative, and will be engaging people throughout the process. PEO Staff has compiled a list of
seventy organizations, agencies, and community groups that we know will want to engage. Our proposed
roadmap for this planning effort envisions the outreach being a continual part of the process.
As one of our first outreach efforts, we convened groups of similarly-situated contributors who have an
interest in Western Nassau to inform them of our efforts and to help us gather the best available data and
analysis in the early stages of this planning initiative. This strategy is helpful for several reasons: it enables us
to meet with and share and gather information with and from multiple organizations at one time, it enables
cross-communication among those organizations, and it allows for discussion about the challenges and
opportunities facing Western Nassau from different perspectives.
5 Roundtable Discussions:
State Agencies

May 4, 2018

County Infrastructure

June 8 , 2018

Nonprofit Groups

June 28, 2018

Business/Economic Development

July 13, 2018
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FACT-FINDING: ROUNDTABLE MEMO EXCERPTS
State Agencies: May 4, 2018
Our first roundtable was held on May 4 with state and regional government agencies at White Oak.
Representatives from the following agencies attended:

•

St. John’s River Water Management District (SJRWMD)

•

Florida Fish and Wildlife Conservation Commission (FWC)

•

University of Florida Extension Service (IFAS)

•

Florida Public Archaeology Network (FPAN)

•

Florida Department of Transportation (FDOT)

•

North Florida Transportation Planning Organization (TPO)

•

Florida Forest Service (FFS)

•

Florida Department of Environmental Protection (DEP)

•

Nassau Soil and Water Conservation District (USDA Natural Resources Conservation Service)

Florida Department of Environmental Protection (DEP)
•

Obtain water quality monitoring station locations and map

•

Engage Office of Greenways and Trails

•

Permitting and compliance information is on their website

•

Map brownfield locations (MapDirect)

•

Consider septic system impacts

•

USDA resources and mapping agricultural lands

Nassau Soil and Water Conservation District (USDA NRCS)
•

Think about debris staging areas post-disaster and identify in advance

•

Important to think about Thomas Creek and Hampton Lake flood control

•

Identify agricultural lands

•

They work with the USDA office in Baldwin

•

Water Quality Network – five year cycle of predictive modeling

•

Tools available – Agricultural Conservation Easement Program (ACEP), Wetland Reserve Easement Program

•

Think about how conservation easements can play a role in Western Nassau planning
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Fact-Finding: Roundtable Memo Excerpts—State Agencies Continued

Florida Forest Service (FFS)
•

State forests – Four Creeks, Ralph Simmons, Cary

•

Nassau WMA – privately owned by Rayonier, managed by Forest Service

•

Management plans – they do want public participation and county input and review on their forest
management plans. Four Creeks just had its five-year management plan review. Obtain copies of their
management plans online.

•

Fire management is a big part of their responsibilities. They do permits for public and private burning. They
want to be ahead of the game for tractor plows and staging areas. They may need to move them in the future.

•

Consider wildlife and wild-urban interface (WUI) and plan accordingly.

•

Map existing fire towers.

•

As development grows, burning becomes complex. Volusia and St. John’s counties are having major issues
with this.

•

Outright land acquisition is not as popular as it used to be, but conservation easements are. Think about ways
to use easements to help with prescribed burns but also keep land in agriculture, etc.

•

They manage Rural and Family Lands program – prioritization is moving this way in their agency and they can
help get the word out to landowners and meet with us to learn more.

•

They have landowner assistance options and are glad to meet to share more.

•

They would like to coordinate with us on trail and wildlife corridor planning.

•

Western Nassau is a “combustible” area in terms of fire-risk due to natural vegetation types.

•

Recommend addressing fire protection, vegetation and fuel management in Land Development Code and
development standards.

•

Explore National Firewise Communities.

•

They have a lot of GIS data they can share – fuel levels, fire risk.

•

They would like to work with us on a Community Wide Fire Plan (CWFP).

•

Think about water supply, truck access, fire lanes as recreation paths, buffer zones and defensible space.

•

Have to get people comfortable with adjacent forests and state land using fire as a tool – involves education
and outreach.

•

Parks have optimum boundaries established as part of management plans and these can be redrawn during
updates to plans. Consensus that aligning optimum boundaries with larger planning around County’s
prioritization of wildlife corridors connecting forests, public lands, White Oak, and lands under conservation
easements or held in mitigation banks would be ideal.

•

Coordinate with them on potential for future wildlife corridors and trail connections.

•

Tool for property owners – they will manage a prescribed burn for protection and conservation relative to
private property (6-8 homes).

•

Outreach options – interpretive sign resource and Florida Forester teacher tours.
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Florida Fish and Wildlife (FWC)

St. John’s River Water Management District (SJRWMD)

•

Part of their work involves commenting on community
comprehensive plans

•

Manage Regional Water Supply Plan

•

•

They do land use planning related to species

•

They work with private landowners and have money
available to do so – landowner assistance program

Water conservation – generally have been decreases in
water use in our immediate area since closure of some
mills.

•

Nassau County has to decide what areas of wetlands to
protect, what the criteria is, and where we want
mitigation. They do permitting, not policy creation
around what is important to communities. Think about
drainage, upland buffers and wetland protection.

•

They work on community species and habitat plans,
which also includes looking at fire

•

Clay County just did a density bonus of up to 10 du/ac for
preservation of uplands habitat that FWC helped identify •
priority lands for. They can assist with this landscape
level planning to help identify priority natural
communities.
•

•

They do outreach events

•

Currently Nassau County does not have a long-term gopher tortoise recipient site – site needs forty acres and
landowners are paid by developers to relocate tortoises.
Think about areas around Hilliard as option.

•
•

State wildlife grant program – mostly restoration-based.
1/3 match.
They are also involved with mitigation banks and ideal
is to have one within local watershed. Map existing
mitigation banks and watersheds in County.

Area where there is not much land conserved – between
Ralph Simmons and south end of St. Mary’s River.
Consider private well and septic tank issues. Can’t
prohibit private wells, but we can encourage and discourage. Some communities have a good handle on this –
follow up to find out.

•

Suggests requiring advanced treatment of septic systems – DEP can help with this.

•

They have land management plans along the rivers only.

•

Think about utility expansion in Western Nassau.

Florida Department of Transportation (FDOT)
•

FDOT focus is shifting from auto-oriented to complete
streets addressing bike and ped access

•

Bears – think about a Bear Management Plan, especially
related to SW portion of County.

•

•

They do comp plan reviews and can help with PUD
reviews

Think about the O2O Wildlife Corridor and how we
could establish similar connectivity within the County.

•

Make sure developments can easily access any public
transit (ex: don’t put a fence around a subdivision so
people can’t easily walk out)

Florida Public Archaeology Network (FPAN)
•

42 archaeological sites are in Western Nassau.

•

Connect subdivisions

•

The area has not been surveyed well overall. Historic/
cultural resources are usually just folded into
environmental surveys.

•

Carrying capacities are not really a useful index

•

Funding available for trail networks

•

Waterways hold historic resources, but few surveys exist. •

•

Outreach – ask people where relatives are buried, people
may know of sites that have not been documented yet.
•
Cemeteries/burials may be only evidence of prior
development or activity.

•

Define what is historic. Update codes.

•

Map existing resources and areas of potential resources
(predictive).

Set priorities for growth areas and identify
transportation networks as priority. Identify future
corridors and require dedication during development.
Work with FDOT on realistic mobility plans. Callahan may
ultimately still need a bypass, parallel network north of
SR 200, especially if outer beltway is not built.
(Possible study to request from TPO.)
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University of Florida Extension Service (IFAS)
•

Dr. Basil Ainnone - Forestry and Resource Management at UF as resource – does geospatial analysis,
residential landscapes

•

New Natural Resource Agent is starting with County soon – will be working on agriculture and small farms

•

Office is shifting to natural resource focus with agriculture component

•

Work on homeowner education and outreach – Florida Friendly Landscaping (note: FFL hasn’t really
addressed fire/combustibility)

•

IFAS has eight acres off of Miner Road

North Florida Transportation Planning Organization (TPO)
•

Nov 2019 = 2045 plan for area should be complete

•

The TPO uses BEBR medium for controls

•

Projects prioritized based primarily on funding

•

Final plan is not wish list – it’s what they want funded

•

New plan will look at automation (driverless vehicles), sea level rise

•

Vulnerability and resiliency study

•

Updating greenways and trails

•

Unified planning program

•

Last year they adopted technology plan

•

House clean fuels program – suggest adding energy efficiency in LDC. Example: electric car stations

•

Issue in WN – traffic gets backed up at train crossings

•

Start thinking about parallels roadway to 200 west of I-95 and plan for access management off 200 there too.

•

Make sure we have projects included in Western Nassau in their studies and identify what new studies we
need.

•

Identify potential future bottlenecks.

•

Think about transportation routes and
means of mobility – focus on
accessibility and not just capacity.
Strategically think about land use and
development patterns to increase
accessibility and decrease vehicular
miles traveled.
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County Infrastructure Roundtable: June 8, 2018
Our second roundtable was held on June 8 in BOCC Chambers with representatives of County departments invited.
Representatives from the following departments/entities were invited:

•

School Board

•

Emergency Management •

•

Health Department

•

Property Appraiser

•

Fire Department

•

Road and Bridge

•

Sheriff’s Department

•

Facilities

•

Library
Building Department

Overall, the meeting was positive and an opportunity for departments/entities to collaborate outside of our
silos. There is a recognition that this is not a single-department issue and all departments/entities need to be
incorporating future growth in Western Nassau in their conversations. Not all departments had representatives
attend the meeting; PEO staff will follow up with those departments.
School Board
•

The state Department of Education dictates when/how a school is built.

•

There is a cost to maintaining an A-rated school district.

•

Growth is happening at a pace that won’t allow money to be saved and construction completed on new
schools without incurring debt.

•

There is an issue with Duval County residents using Nassau addresses to enroll in our schools.

•

It is likely that soon boundaries will have to be shifted again to send more Yulee students to western Nassau
because of capacity issues. Schools in Yulee are close to capacity. Wildlight Elementary has only been open one
year and already has six portable classrooms (this is in part due to the state mandates that limit construction
based on projected growth versus actual numbers).

•

Consensus that transportation planning is critical because no one wants a repeat of Miner Road and having to
retroactively plan for road access.

•

A “plant study” gets conducted which relates to the size of campus for each school type. The state puts caps
on the number of students per types of school.

•

School Board had previously worked with Planning Department to identify potential future school sites. It is a
good idea to have this re-evaluated based on updated growth and agreed upon sooner rather than later.

•

It is not determined what grade level school the planned Edwards Road school will be yet.

Road and Bridge
•

Need to ensure adequate right of way widths for future expansion.

•

Need to get a handle on dirt roads. Emergency vehicle access and school transportation are impacted.

•

Flooding of Thomas Creek is a continued issue. Drainage issues overall are a major concern.

•

New houses (Infill construction) versus older homes are creating conflicts around drainage.

•

Standing water in ditches is a health issue.
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Fact-Finding: Roundtable Memo Excerpts—County Infrastructure Continued

Sheriff’s Department
•

Main concern is that population increases correlate to increased traffic control issues and crime. They
anticipate a need to increase manpower in western Nassau and can foresee a substation around the Crawford
Diamond area. Currently the Callahan substation is located in the Wells Fargo bank. Substations are not
manned at this point 24/7.

•

Can collect and provide us traffic crash data, crime report data, etc.

•

Will plan to position facilities and resources on population and crime statistics.

•

Need as much lead time as possible to plan for increased patrols. Anticipate needing two times as many officers
in ten years.

•

Have to consider school safety and need for additional schools and additional officers.

Facilities
•

As population centers grow, resources and personnel will have to be staged around the County.

•

Department is working on an assessment of all county facilities with goal of determining maintenance cost over
the life of facilities and equipment. Anticipate taking a year to complete. The direction is to take a longer view
of cost associated with capital facilities.

•

They are going to start monitoring park usage.

•

Right now there are only four employees who handle park maintenance for all facilities in the County.

Emergency Management
•

Will have to ensure updates to countywide threat assessment are accurate based on changing environment.

•

Should conduct a threat assessment specific to Crawford Diamond area. Concern about industrial uses, toxic
materials, railroad transport, etc.

•

More attention is needed around flood protection and prevention.

•

Use the Local Mitigation Strategy process to get funding for studies and assessments.

•

Work with Fire Rescue to analyze wildfire threats and responses.

•

Require utilities to be placed underground.

•

Planning for school safety.

•

Post-Disaster Redevelopment Plan is scheduled to be updated spring 2019.

•

Need more general outreach to community around hazard awareness.

Building Department
•

Floodplain management should be a higher priority.

•

Utilities should be underground.

•

FEMA has not done a Flood Insurance Study/FIRM for most of western Nassau - working to have base flood
elevations established where they are not already is important.
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Nonprofit and Advocacy Group Roundtable: June 28, 2018
Our third roundtable was held on June 28 at FSCJ Nassau with representatives of nonprofit and advocacy
organizations. Representatives from the following agencies attended and/or were invited:

•

White Oak Conservation

•

North Florida Land Trust

•

Boys and Girls Club

•

Ability Housing

•

Micah’s Place

•

St. Mary’s Riverkeeper

•

Barnabas

•

Keep Nassau Beautiful

•

Nassau Homeless Coalition

•

West Nassau Historical Society

•

Habitat for Humanity

•

Starting Point Behavioral Health

•

Trust for Public Land

•

Council on Aging

•

Florida Greenways and Trails
Foundation

Overall, the meeting was very helpful for both PEO staff and the participants. As our third roundtable, staff is
starting to see common themes emerge from the roundtables—transportation and housing being two of the
most significant issues that touch everyone’s work and lives, regardless of what agency or organization they
are representing.
Ability Housing
•

Ability Housing is a nonprofit affordable housing (60% AMI and below) housing developer, mostly small to
medium apartment complexes, primarily in Jacksonville, with some in Central Florida. They are looking at Nassau County for the next few years.

•

95% success rates

•

They also do wrap around services for tenants.

•

They have access to a lot of housing data and information – ex: gaps in what people can pay vs. what is
available.

Trust for Public Land
•

National land conservation nonprofit

•

Florida was the first state TPL came to after their founding

•

They can completely run local land conservation referendums

•

They do research that can help us understand economic benefits of land conservation

Micah’s Place
•

Domestic violence center for Nassau County

•

Increase in growth in services provided

•

Currently in shelter expansion process – new family wing will double capacity

•

Affordable housing and transportation are significant challenges for their clients

•

Many clients want to live and work in western Nassau but can’t find either the home or the work
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Fact-Finding: Roundtable Memo Excerpts—Nonprofit and Advocacy Group Roundtable Continued

Keep Nassau Beautiful
•

Funded through County, DOT, national Keep America Beautiful

•

Looking to move from just cleanups to more outreach and education – focus not just on recycling, but reusing.
They are in organizational planning phase now.

•

Want to partner with other organizations to get into the schools more. Using environmental education to help
children with self-awareness and confidence, serenity gardens, etc. Environmental Spies program – send
children into stores to give rewards to people with reusable bags. Teaches leadership and interacting with
adults.

•

Focus has been on Amelia Island – would like to be more present in Hilliard and Callahan

•

Would also like to look at more beautification efforts – ex: roundabouts, litter control

•

They sponsor the hazardous waste program – as county grows, need to think about disposal of household
hazardous wastes. Frequent call for them is where to dispose of these products.

•

Waste collection in general is a major issue. Plan for future waste disposal sites and post-disaster debris staging
sites.

•

People moving here from other areas have expectation of availability of recycling, hazardous waste disposal,
etc.

White Oak Conservation
•

17,000 acre wildlife conservation facility – mission is to conserve endangered species. Roughly 1000 acres house
the wildlife and the rest is in conservation. Largest conservation facility of their kind in the US. Involved in
conservation nationally and internationally.

•

They have expanded their landholdings to serve as a buffer.

•

Also do hospitality and events.

•

Currently have 130 employees; not unrealistic that could double in next ten years. Housing is an issue for them.

•

Working internally/externally on sustainability – looking at consumption, reducing resources

•

They are a big supporter of protection of the St. Mary’s River as property owner on both sides. They own 12
miles of riverfront property.

•

Transportation is a big issue for them – how people access the site.

•

Sound and noise issues relative to any future development is of concern to them.

•

Conservation facilities are typically in very rural areas on purpose.

•

They are looking at developing bio-waste program – currently manure is composted, but there are other
options.

West Nassau Historical Society
•

Mission to preserve history of West Nassau

•

Partner for education and outreach

•

Railroad Days event

•

Smithsonian exhibit coming this fall

•

Role history and culture plays in sense of place and community identity
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Fact-Finding: Roundtable Memo Excerpts—Nonprofit and Advocacy Group Roundtable Continued

St. Mary’s Riverkeeper
•

SMR does water quality monitoring throughout the watershed. 10% is currently impaired. Most monitoring sites
are in Fernandina Beach and Yulee, with some in western Nassau.

•

Alligator Creek has problems from agriculture runoff.

•

St. Mary’s is recreational river -fishing and swimming.

•

SMR has an outreach mission as well. Works with St. Mary’s River Management Committee.

•

Challenges – most development on septic. Bacteria levels are increasing. Nonpoint source pollution (runoff) is
another culprit. It’s recommended to pump septic systems every three years, but that is uncommon.

•

They currently have a grant in Camden County to help people get off septic systems. This is something to
explore in Nassau.

•

“Legacy sites” with old septic systems are the biggest problems. These are mapped.

•

Their work is starting to expand into the tributaries.

•

They do outreach in the schools and are looking to expand it. Ex: working with Fernandina Beach and Hilliard
high schools to teach water quality monitoring.

•

Potential to have help in identifying areas needing solutions to septic issues.

•

Can provide pictures of flooding examples.

•

USFWS is capturing sturgeon around limestone in part of river crossing from Nassau to Charlton – “relic
population”

•

Ecological survey of river from top to bottom has been done

North Florida Land Trust
•

Mission – Land conservation: open space, historic, agriculture, timber

•

They do fee simple acquisition and easements, as well as facilitate transactions for agencies.

•

They have mapped strategic conservation priorities in the region – not much has been going on in western
Nassau in part due to data gaps to help assess the priorities.

•

They are working on some corridor planning.

•

Talking to the state about Baldwin Bay conservation.

•

They have developed a partnership with White Oak – they are concerned with lands around St. Mary’s and
Little St. Mary’s Rivers. They currently hold an 894 acre easement on the Little St. Mary’s.

•

Legacy farmers – like the purchase of development value option. This allows for cash flow and for younger
farmers to get involved. This can be looked at as an economic development tool potentially.

•

There is some federal funding available, but not much at the state level. They are looking more towards
corporate partners and have opened a discussion with Rayonier.

•

Potential partner to look at working with owners around establishing gopher tortoise mitigation site.

•

National Conservation Easement Database

•

Look into 40 acre tract near Ralph Simmons (suggested by St. Mary’s Riverkeeper)
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Fact-Finding: Roundtable Memo Excerpts—Nonprofit and Advocacy Group Roundtable Continued

Barnabas
•

Serves 6000 households per year

•

Mission is to serve entire County – healthcare, food insecurity, financial assistance

•

Currently operate a health clinic in Callahan on Fridays

•

Finding they need to have more of a presence off the island and in western Nassau

•

Transit is a major issue for people in accessing their services: people can’t get to them, people who used to
come will not anymore because they don’t want to battle SR200 traffic

•

Affordable housing is a major issue - they are seeing people they previously helped in Fernandina Beach being
forced to move off the island due to housing issues. Want to help people stay in their homes.

•

Access to healthcare in general is a major issue

•

Need to think about poor and the working poor in planning efforts

•

Think creatively about how to provide services – mobile clinics, mobile food pantries, tele-health, partnerships
to provide services.

•

Data from Health Planning Council of Northeast Florida

Starting Point Behavioral Health
•

Mission – mental health, substance abuse help

•

Have seen unprecedented growth in the last year in terms of providing services

•

They have the only psychiatrist serving Medicaid population in Nassau

•

Also in 3-5 year strategic planning cycle

•

Have hit capacity at their Yulee office

•

Do have a very small office in Hilliard, but it is for very specific function – partnership with Dayspring

•

They work with referrals and self-referrals

•

Nassau has no crisis stabilization or detox unit – people have to go to Jacksonville

Council on Aging/Nassau Transit
•

Two senior service centers in Hilliard and Fernandina Beach

•

Two transit routes that go cross-county, Monday-Friday. They make four trips to Jacksonville.

•

Transit stops at Barnabas, Starting Point, etc.

•

They pay bus drivers minimum wage.

•

JTA commuter bus coming online in December hopefully, which could be a tipping point for expanded transit
services in Jacksonville.

•

Get commuter service map.
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Business/Economic Development Roundtable: July 13, 2018
Our third roundtable was held on July 13, 2018 in BOCC Chambers with representatives of business,
economic development, and education organizations. Representatives from the following agencies
attended and/or were invited:

•

Nassau County Economic Development Board

•

FSCJ Nassau

•

Nassau County Chamber of Commerce

•

Nassau County School Board

Overall, the meeting was instructive and good discussion followed, especially in light of the recent joint
BOCC/NCEDB meeting in which it was agreed that a collaborative economic development plan for the
County should be pursued. The group discussed how the Western Nassau initiative would fit well with
such an effort. This meeting was also different from our other roundtables in that the people present
already do a fair amount of collaboration with each other, so the conversation was more organic and
touched upon a variety of issues to address in the WNHPC efforts.
Nassau County Economic Development Board
•

90% of businesses that want to be here involve light manufacturing that need a warehouse component

•

Important to identify areas where businesses can have flex capacity with offices in front and warehouses in
the back – common setup for e-commerce-based businesses

•

Be mindful of parking requirements for various uses

•

Ensure Land Development Code is flexible to allow this type of space – form-based codes as alternative

•

Consider adaptive reuse of existing commercial structures

•

Look at Elevate Northeast Florida – regional Economic Development strategy

•

Having a good economic development strategic plan is paramount. Last time NCEDB had a strategic plan done
the world was a very different place.

•

Most employers do not retain employees who live in Jacksonville long-term

•

Recent study on workforce was released by NCEDB

Nassau County Chamber
•

Transportation and housing are the two major issues. Believes there are some revolutionary things in these
two areas that could happen with partners and political will.

•

Chamber works closely with existing businesses

•

Leadership Nassau

•

Discussion about Vision 2032 and not enough people using it for planning

•

Vystar as a model program that works with high school students
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Fact-Finding: Roundtable Memo Excerpts—Business/Economic Development Continued

FSCJ
•

Transportation is a major issue for students

•

Challenge around knowing what classes are going to be

•

Important in the future but in the meantime hard to fill those classes at the moment

•

Working closely with NCEDB regarding workforce development and the Chamber

•

Working on providing workforce training at FSCJ Nassau so people don’t have to go to Jacksonville

•

High schoolers come to FSCJ Nassau during the day for some of the technical program classes, but
transportation is an issue here also

•

There are currently no compensated apprenticeships for high school students in the County that anyone is
aware of

•

Current technical programs offered – truck driving, nursing, cardio, culinary
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CITIZEN EMPOWERMENT AND OUTREACH
Location

Date

Town of Callahan

August 6

Town of Hilliard

August 16

4-H Open House

August 23

West Nassau Historical Society

August 23

Bryceville Community Meeting

September 19

Callahan Community Yard Sale

September 22

Regular WNHPC Meeting

September 25

Hilliard Library

September 27

Callahan Library

October 9

FSCJ Career Fair

October 11

Hobos, Hotrods, and Heroes Event

November 3

Fairgrounds Town Hall

November 13

Regular WNHPC Meeting

November 27

Callahan Christmas Parade/Arts Fair

December 1

School Board Presentation

December 13

Get citizens involved in planning to protect the
places they love.
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HOW IMPORTANT IS—
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HOW IMPORTANT IS—
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HOW IMPORTANT IS—
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HOW IMPORTANT IS—
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HOW IMPORTANT IS—
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SHARE YOUR FAVORITE MEMORY
+ GENERAL COMMENTS
Railroad Depot
(2)
Stanley Long’s
Store

Little League Baseball

Canoeing on St. Mary’s

Watching spotted fawns grow
to maturity

St. Mary’s River
Safety (4)

Beach

Boating, Canoeing, etc.

Fishing (3)

We moved here from Jax to get away from suburbia and the rat race. Keep western Nassau
rural! We love it as is. Please, please, please keep disastrous housing developments like
Wildlight out of W. Nassau. Enhance the charm of the existing community without going
corporate or over-developing. (Traveler's Rest, South Carolina is a good example of this type
of development). We need a bicycle trail that parallels A1A and 301.

Amen on peace
and quiet!
Callahan Yard Sale
Hilliard Library

We love our privacy on our little
farm. My husbands job in
Jacksonville is so intense, so the
peace is important.

Good Schools (2)

Swimming in the St. Mary’s at
Thompkins Landing

Farming (10)

Sense of
Community (18)
Local Festivals
Wildlife (5)

Request for bike/walking trail
(A1A/301) (2)

Affordability (2)
Easy Access to
Jacksonville

Horseback Riding (2)

Fishing in local creeks and at the
beach. Also having local festival
and functions geared to community
participation. (Hilliard)

Diversity

Callahan Fair

Rural
Atmosphere (25)

Winn Dixie used to have a set of
booths in the back by the deli. We
used to eat there quite frequently
(Callahan)
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SHARE YOUR FAVORITE MEMORY
+ GENERAL COMMENTS
Moving to such a charming, quiet, and beautiful rural
community from the busy city of Jacksonville.

Spending time on the Stoke River
with my entire family.

Spending 4th of July at Rec center and seeing all the
booths at night after all-star baseball during the day.

Growing up on our family farm off A1A between I-95 and
US-1. Spending countless hours fishing in our ponds and
nearby creeks and also hunting on our family land.

Western Nassau County should remain
mostly rural, as it is now. We need the
farm and woodlands we have.

When the Callahan office was small
enough for 2 people. It was personal
and felt like visiting friends.

Fishing in our local creeks and at the beach was among
my favorite memories. Also having local festival and
functions geared to community participation.

Playing Little League Baseball, it was just the excitement
and joy of learning to play the game of baseball while
making new friends.

Rural lifestyle with
close community.

Recently moved to get away
from the build-up of Yulee. I enjoy the small town feel and hope
to be a part of a community that
stays that way.

Communities might be spread out
a little but the community is there
for one another.

Growing up here I enjoyed the creeks, pasture land, and farm
living. Feeling safe as a child was not an issue. Cheered, played
in band, enjoyed my school days. Sense of community.

Quotes from ULI TAP:
“I want to see controlled growth so that we can provide work for our children, grandchildren and great grandchildren without having to drive to Jacksonville, Yulee or Fernandina Beach.”
— Cris McConnell, Former Mayor, Hilliard
“People in Callahan don’t want strip malls. They don’t want to see what is happening along A1A. You can’t tell
where one town ends and another starts.”
— Robert Rau, Former Mayor, Callahan
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ONE-PAGE SURVEY RESULTS

Use one word to describe your favorite thing about western Nassau County—
•

Community (8)

•

Secluded

•

Less Traffic

•

Calm

•

Small Town

•

Charm

•

Friendly (2)

•

Untouched

•

Peaceful (11)

•

Comfortable

•

Safe (2)

•

Unified

•

Quiet (8)

•

Rural (6)

•

Tranquil

•

Nature

•

Country (8)

•

Great

•

River

•

Emptiness

•

Small (5)

•

Open Spaces

•

Family

•

Lifestyle

•

Four-wheeler's

•

Natural (2)

•

Growing

•

Relaxing (2)

•

Trees

•

Space (2)

•

Undeveloped

•

Empty

•

Forest

•

Homey

•

Openness

•

Wildlife

•

County-style living w/o business of “City” life

•

Fellow geeks and anime nerds! Plus, nice trails in the woods. We also can hunt on game trails there.

•

Again the people. Things have been changing here for the best. People are looking out for each other and
helping in many ways to make this a better place to live.
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2018 OUTREACH COLLAGE
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CONSERVATION LAND ACQUSITION +
MANAGEMENT (CLAM) PROGRAM:
A CLAM program is a widely used mechanism for conserving environmentally sensitive lands and wildlife habitat, preserving
working agricultural lands, and ensuring natural systems, such as wetlands and floodplains, remain functional. As part of the
WNHP Committee’s “Learning from of Other Communities” research, CLAM programs are an integral part of each community’s
approach to preserving rural character and promoting sustainable land-use patterns.
Only 12 of 67 County’s have less than 10% of their total lands in conservation. Of the remaining 54 counties, on average, each
county has 29.5% of total land in conservation*. Nassau County ranks 57th out of 67 counties with only 7% of total land in
conservation. Recognizing the integral nature of a CLAM program in establishing a sustainable land-use program for Nassau
County, proactively addressing floodplain management, preserving rural character of Western Nassau County and the Oakhammock of Amelia Island, and meeting the expectation of Citizens both in Western Nassau County and Eastern Nassau County,
the Board of County Commissioners directed PEO staff to form a Technical Support Team to assist in creating the framework for a
viable CLAM program in Nassau County.
Since that time, PEO staff has established the technical support team, see list below, and arranged for quarterly working meetings.
In between the quarterly meetings, PEO staff is meeting with individual technical support team members for items specific to their
area of expertise.
PEO staff met with Pegeen Hanrahan and Ramesh Buch in November 2018. Ms. Hanrahan is the Southeast Conservation Finance
Director at The Trust for Public Land and former Mayor Gainesville where she was integral in establishing the Alachua County
Forever Program. Since that time, Pegeen has worked successfully on numerous campaigns to establish CLAM programs across the
southeast US. Ramesh Buch currently serves as the Bureau Chief of Real Estate Services for the SJRWMD. Previously, Ramesh, as
an employee of Alachua County, played an integral role in designing and establishing the Alachua County Forever program and
then, once adopted, managed and further developed the program into the award winning program it is today. Pegeen and Ramesh
graciously met with PEO staff and assisted in the creation of a roadmap that mirrors the tested systematic approach used across
the State and Country to successfully bring forth a CLAM to referendum. In addition, Pegeen and Ramesh provided invaluable
advice on how to create a successful CLAM program. The feasibility study, community polling, and program creation are crucial
steps that must take place regardless of whether the BOCC moves forward with a referendum. It is PEO staff’s recommendation
the BOCC move forward with the below roadmap. If in the 2nd quarter of 2020 the BOCC opts to forego a referendum, staff and
the BOCC can still explore other avenues for implementing a CLAM program.
CLAM Program Roadmap:
1st /2nd Q 19

2nd/3rd Q 19

4th Q 19 —
2nd Q 20

2nd Q —
4th Q 20

4th Quarter
2020

1st Quarter
2021

Feasibility
Study

Community
Polling

Program
Creation

Public
Campaign

Referendum

Implement

*Monroe County was not included as they have 96% of land in conservation.

CLAM PROGRAM TECHNICAL SUPPORT TEAM:
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2018 Nassau County Housing
Affordability Assessment
1.

Nassau is a prosperous county overall, but incomes and housing
costs vary widely by region.

2.

Most low-income households spend more than they can afford for
their housing.

3.

Rents outpace wages for several of the county’s top industries.

4.

The Island region is a magnet for low and moderate wage jobs in the
county and metropolitan area.

5.

Nassau County’s housing stock is growing rapidly, particularly in the
Central region.

6.

Home sale volume is returning to boom era levels, but affordable
home sales to owners are limited.

7.

The county’s housing stock is dominated by single family homes and
mobile homes.

8.

The county’s supply of multifamily housing (2 or more units) is small.

9.

Preserving Nassau County’s assisted housing stock is critical to
serving low-income renters.

10. Nassau County has a baseline gap of 1,060 rental units that are
affordable and available to renters with incomes at or below 50% of
AMI.
11. 1,455 owners with incomes of 50.01-80% of AMI are cost-burdened.

Four Key Areas for local affordable housing strategies
•

Diverse Housing Stock
•

•

•

•

In 2018, Nassau County and the City of
Fernandina Beach partnered to have a
housing affordability assessment
completed for all of Nassau County. The
University of Florida’s Shimberg Center
for Housing Studies completed the
assessment. The Center completed
their report in Fall 2018 and results
were shared with the County
Affordable Housing Advisory
Committee and community
stakeholders. The report will be
forwarded to the County BOCC in
January 2019.

For more information, contact:

Expand multi-family and single-family attached alternatives
to single-family detached housing

Affordable Rental Housing

Nassau County
Planning + Economic Opportunity
Department

•

Preserve + expand supply

•

Focus on 0-50% AMI households

Yulee, FL 32097

•

Look at naturally occurring + subsidized

(904) 530-6300

96161 Nassau Place

planninginfo@nassaucountyfl.com

Affordable Homeownership
•

Expand supply of affordable for sale units between $149219,000 sales price

•

Focus on 50-80% AMI households

Jobs-Housing-Transportation Link
•

Locate affordable housing for low-moderate wage workers
on the Island
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WNHPC 2019 TENTATIVE TIMELINE
WNHPC 2019 Proposed Timeline
Q1: January - March
Regular WNHPC Meeting: Jan. 22
Community Outreach
Develop New Outreach Tools
Regular WNHPC Meeting: Mar. 26
Q2/Q3: April-September
Community Outreach
Regular WNHPC Meeting: May 28
Community Outreach
Regular WNHPC Meeting: July 23
Community Outreach
Create Vision Plan
Regular WNHPC Meeting: Sept. 24
Q4: October-December
Community Outreach
Draft Comprehensive Plan Policies
Regular WNHPC Meeting: TBD

Tasks

Adopt Statement of Purpose
Define Critical Assets and Issues
Share Results from 2018 Outreach with Statement of Purpose and
Critical Assets and Issues
Create and Test Visual Preference Surveys based on feedback/
Planning Tool Preferences
WNHPC Year One Review/Finalize Critical Assets and Issues
Test Visual Preference Surveys/Planning Tool Preferences
Deploy Visual Preference Surveys/Planning Tool Preferences
Draft Goals and Objectives Based on Feedback and Surveys
Continue Surveys
Share Draft Goals and Objectives
Finalize Goals and Objectives
Identify Alternatives
Share Draft Goals and Objectives/Alternatives
Vision Plan: Background Information, Summary of Feedback and
Results, Goals and Objectives
Finalize Vision Plan
Share Vision Plan
Utilize Vision Plan to Draft Comprehensive Plan Policies
Review Community Feedback; Prepare for Policy Public Hearings in
Q1 2020

Take our surveys!
https://www.surveymonkey.com/r/westernnassau and https://www.surveymonkey.com/r/HOWIMPORTANTIS
P: (904) 530-6300 | E: planninginfo@nassaucountyfl.com
Learn more about our effort at:
www.nassaucountyfl.com/westernnassau
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Western Nassau Heritage Preservation Committee:
Jimmy L. Higginbotham, Chair
Linda Morris, Vice Chair
Bobby Franklin
John Stack
Barry Holloway
Ronald Green (previous member)

Planning + Economic Opportunity Support Staff:
Taco E. Pope, AICP, PEO Director
Adrienne Burke, Esq., AICP, Asst. PEO Director
Kailey Saver, MURP, BikePed Coord./PEO Planner II
Sue Ann Alleger, CFM, MLA, NFIP-CRS Coord./PEO Planner II
Stephanie Kurtz, MURP, PEO Planner I
Alyssa Neil, BBA, Planning Technician

Keep up to date with the Western Nassau Heritage Preservation Project at:
https://www.nassaucountyfl.com/840/Western-Nassau-Heritage-Preservation-Com

Published 12/19/18 by:
Nassau County | Planning and Economic Opportunity
96161 Nassau Place | Yulee, FL 32097
P: (904)530-6300 | E: planninginfo@nassaucountyfl.com
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