Estuary, LLC

Conceptual Master
Plan

Transmittal Package for Multi-Use FLUE

May 1, 2024

Exhibit 3
Page 1 of 36



Estuary, LLC Conceptual Master Plan

April 15" 2024
Multi-Use: Future Land Use

The following written description is provided to demonstrate compliance of the attached
Conceptual Master Plan with the nine (9) conditions of Future Land Use Element Policies 4.3.22
of the City’s Comprehensive Plan. Each of the conditions are listed below followed by a written
description of how the Conceptual Master Plan complies with the condition.

1. The general distribution, location and densities/intensities of residential and non-
residential development;

The Conceptual Master Plan Exhibit 1.1 depicts a mixed-use Master Plan located on
approximately 11,047 acres east of major regional roadway corridors of Interstate 295, State Road
9B and US highway 1. The proposed Master Plan is east of the eTown and Wells Creek
communities, south of the Seven Pines community, north of Nocatee, and the St Johns County
line is its eastern border.

The Conceptual Master Plan illustrates the general distribution, location and densities/intensities
of residential and mixed-use development by upland parcel. Up to 10,142 dwelling units and
690,000 square feet of mixed-use space may be developed within the Property. The mixed-use
areas are located in three separate nodes. These three nodes are central to the Property and are
served by one or more collector road. The residential uses will generally transition from multi-
family uses generally surrounding mixed use nodes to provide a transition in density and
intensity of use to the lower density single family residential neighborhoods that are generally
defined by the major wetland and conservation systems.

The proposed Conceptual Master Plan is designed utilizing smart growth design principles in
order to create a socially, economically and environmentally sustainable community. Design
principles will include: a mix of uses; walkable neighborhoods with a wide range of housing
options; preservation of unique open space and environmentally sensitive areas that will help to
define community edges, utilize landmarks and nodes to help create community identity and a
strong sense of place; and the provision of a balanced, multi-modal transportation system to
increase mobility choice and to help reduce vehicle miles traveled. Civic space and pocket
parks will be provided within walking distance of homes. A wide range of land uses will be
included, from low-density residential to traditional neighborhood developments, and from
low-intensity neighborhood commercial to mixed-use villages.

2. Acknowledgement that rezonings will be submitted where such uses, densities and
intensities are inconsistent with the current zoning designations prior to
development reviews and approvals for development within the overall site.

It is acknowledged that future rezonings will be required where the proposed uses and densities
are inconsistent with the current zoning designation.
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3. The general distribution and location of conservation areas and wetland buffers;

The Conceptual Master Plan Exhibit 1.1 depicts an interconnected network of greenways and
conservation lands that define the edges of residential neighborhoods and provide wildlife
habitat corridors. The Majority of the Property’s wetlands will ultimately be placed in
conservation with upland buffers. Consistent with Conservation Element Policy 4.1.9. of the
City’s Comprehensive Plan, the wetlands to be conserved shall be protected by recordation of
conservation easements prior to or at the time of platting of adjacent upland areas in accordance
with the terms of the applicable Environmental Resource Permit (“ERP”) issued by the St. Johns
River Water Management District (SJRWMD). Mitigation for proposed wetland impacts shall
be subject to approval by the SIRWMD and the United States Army Corps of Engineers
(“ACOE”). Upland buffers consistent with STRWMD standards and the City of Jacksonville
Land Development Regulations shall be provided. Wetland mitigation will include wetland and
upland preservation and may include wetland restoration, enhancement, a mitigation bank, and
creation and upland buffer enhancement as part of the mitigation plan under the SIRWMD and
ACOE permits. The exact boundaries of wetland areas to be conserved shall be determined in
connection with wetland permitting by the SIRWMD and ACOE. The limits of conserved
wetlands shall be delineated on engineering plans submitted for approval by City of
Jacksonville.

4. The strategy for providing centralized utilities for water and sewer service throughout
the planning area, including a general phasing plan that identifies when development is
anticipated to require the need for additional facilities, and the Water Supply Facilities
Work Plan (WSFWP) must be updated prior to any development phase requiring
construction of potable, treatment, and/or non-potable water supply facilities to
incorporate the applicable planned facilities into the WSFWP;

Coordination with JEA was conducted through a series of meetings and preliminary design.
Through this coordination a Conceptual Utility Exhibit (Exhibit 4.1) was created that shows the
major utility corridors (water, sewer, and reuse) through the property including multiple
connection points to the existing and proposed JEA system. These corridors make regional
utility loops supporting resiliency of the utility system. As can be seen in the JEA Water,
Wastewater, and Reuse Exhibit (Exhibit 4.1); the project connects to planned utilities west and
south of the Property. These utilities will be supplied by existing connections within e-Town,
Nocatee, at US 1, and the Greenland Waste Water Treatment Plant. According see attached
April 9, 2024 letter from Robert Zammataro with JEA for additional information (Exhibit 4.2).
Additional coordination was done with JEA Electrical Transmission and Distribution group.
Corridors needed to supply and serve the area were identified and depicted in the Electrical
Transmission Routing and Substation Citing Exhibit (Exhibit 4.3). Attached is an April 5,
2024 letter from Russell Durham with JEA for additional information (Exhibit 4.4).
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5. Identification of the major internal transportation facilities necessary to serve the
future land uses through an efficient and connected network;

An interconnected multi-modal transportation network will be provided to serve the Master Plan
and the various neighborhoods. The major roadway corridors are depicted on the Conceptual
Master Plan (Exhibit 1.1). The major transportation corridors connect with Big Creek Timber’s
neighboring PUD and Conceptual Master Plan to the west. Together they form a cohesive
transportation network to efficiently serve both the Property and Big Creek Timber. An
interconnected local street network with sidewalks will be provided within the neighborhoods to
provide multiple options to connect to the major north-south and east-west corridors.

6. General identification of how the major internal transportation facilities will connect to
the external transportation network with proposed future connections to any State
facilities subject to review by the Florida Department of Transportation;

Coordination with FDOT was conducted through a series of meetings and review of traffic
analyses provided by the applicant. Attached as Exhibit 6.1 is a copy of FDOT’s letter stating
their ongoing role in review of the Conceptual Master Plan. The Property’s owner has agreed to
FDOT’s request for continued coordination on all modeling revisions made to the City and that
limitations on unit conversion will be documented in the Property’s PUD. 1t is also recognized
that City and FDOT’s review of the modeling does not relieve the need for City Civil Plan
approval or FDOT permitting for improvements that may be identified in the Conceptual Master
Plan.

Additionally, coordination has occurred with City planning staff to evaluate the effects of this
project on existing and future City Facilities. The Master Plan Traffic Assessment and travel
demand model has been delivered to the City for review. The Traffic Assessment illustrates the
lanage requirements, both within the master plan area and adjacent off-site facilities. We will
continue to coordinate with the planning and development department and traffic engineering
division as the project progresses. In the event additional external access points are added, that
trip generation rates are updated or refined, uses of alternative modes of transportation change,
advances in traffic modeling and data collection occur, or capacity increases within the
transportation network updates may be made to the Net External Trip total, shown in Table 4,
which will be reviewed and approved by the Planning and Development Department and FDOT.
This allows the planning to respond to changes like added external road connections, age-
restricted residential units, and transportation modeling advancements. Amendments to the
Conceptual Master Plan’s overall unit counts and density will be reviewed and approved by the
Planning and Development Department and FDOT with respect to maintaining the Net External
Trip total. A corresponding PUD revision must also be approved for increases of the overall
units counts or the Net External Trip totals.

7. A basic assessment shall be conducted of the currently identified and expected roadway
operating conditions of the immediately surrounding transportation network for the
conceptual master plan (methodologies and assumptions used in this assessment shall
be agreed upon by the Planning and Development Department, the Florida
Department of Transportation, and the owner or authorized agent); and
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An analysis of the future operating conditions was conducted using the NERPM-AB 1v3 travel
demand model modified to include the proposed development and internal roadway network.
The daily traffic predicted by the model was used to develop annual average daily
traffic(AADT) volumes along with design hourly volumes (DHV) using a model output
correction factor of 0.96 and a Kyucior of 0.09. These volumes along with the FDOT Quality and

Level of Service Handbook (2020) were used to establish the required lanage for the internal
roadway network. Roadways may be constructed incrementally as required for project traffic
(i.e. 2 lane construction of future 4 lane). Above referenced modeling has been coordinated
with and provided to COJ electronically.

The developer shall cause the design and construction of the roadway improvements shown on
the Developer Constructed Roadways Plan (Exhibit 7.1). The roadway improvements will be
phased as required to appropriately serve the parcels. The Master Plan area is subject to City of
Jacksonville Mobility Fees. Additional on-site and off-site improvements may be designed and
constructed by the developer at the developer’s discretion subject to the review and approval of
the City and FDOT.

8. Coordination with the Florida Fish and Wildlife Conservation Commission staff in the
design of the conceptual master plan.

Coordination with FWC was conducted through discussions with their staff (Josh Cucinella) and
presenting the Comprehensive Plan Amendment and Conceptual Master Plan. Discussions covered
a wide range of topics that will ultimately need to be permitted with FWC when specific
infrastructure or sites within the Master Plan are developed.

The Florida Fish and Wildlife Conservation Commission issued a letter January 16™, 2024 with
comments and recommendations (Exhibit 8.1).

9. Requirements and Limitations for submitting proposed conceptual master plan
amendments.

Revisions to the Master Plan are subject to review by the City Council and may be sought by
the owner of the parcel which is the subject of the amendment, but only with the written
consent of the Master Developer of Record.

The property owner shall provide the Planning and Development Department with a letter
formally dedicating the Master Developer of Record for the purposes of implementation and
compliance with the Master Plan. The letter shall include contact information for the Master
Developer and shall be submitted to the Planning and Development Department within 30 days
of the approval of the Master Plan.
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Estuary Conceptual Master Plan

Northeast Florida

April 24, 2024
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Estuary JEA Water, Wastewater & Reuse Exhibit

Northeast Florida

April 10 2024
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m 225 N Pearl Street
s» Jacksonville, Florida 32202

April 9, 2024

Brett James

Director of Planning and Development
City of Jacksonville

214 N. Hogan Street, Suite 300
Jacksonville, FL 32202

Subject: Estuary Development
Water/Sewer/Reclaim Utility Master Plan

Dear Mr. James:

Following the City’s policy requirements for Multi Use land, Estuary, LLC has developed a conceptual long-
term master plan addressing their 11,047 acre property to be designated MU. Requirement #4 of that
conceptual master plan is to address; “The strategy for providing centralized utilities for water and sewer
service throughout the planning area.”

JEA staff has had multiple meetings and discussions with the developer, Parc Group, and their consultant,
England- Thims and Miller, Inc. During these discussions major utility corridors within the property and
multiple connection points to the existing and proposed JEA utility system for water, sewer, and reclaimed
water have been identified. These corridors and connection points are shown on the attached Estuary JEA
Water Exhibit. Onsite facility locations and offsite treatment facility expansions will be required in the
future. JEA currently estimates the need for six (6) treatment plant, tank storage and/or master pump or
repump station facilities located along main routes to serve the property. The Developer shall be
providing all the property and easements, at no cost to JEA, needed to serve the Development. The timing
of these improvements will be addressed as part of the master plan analysis required as the development
progresses through the JEA Development process. The current 2018-2028 Water Supply Facilities Work
Plan (WSFWP) includes projects that will sufficiently meet the needs of the portion of this development
which will occur during the plan timeframe.

Subject to further project coordination, meeting JEA standards and final engineering, JEA will have the
capacity to serve this project with central water, sewer, and reclaimed water. Should additional
information be required or if you have any questions, please feel free contact me at zammrj2@jea.com
or 904-616-6288.

Sincerely,

Robert Zammataro, PE
Director Water Planning & Development
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Conceptual Electrical Transmission Routing Exhibit and Substation Citing Exhibit

Northeast Florida

March 19, 2024
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SEN

Building Community

225 North Pearl Street Jacksonville,
FL 32202-4513

Brett James

Director of Planning and Development
City of Jacksonville

214 N. Hogan Street, Suite 300
Jacksonville, FL. 32202

April 5th, 2024
Dear Mr. James:

Following the City’s policy for Multi Use land, Estuary, LLC has developed a conceptual
long-term master plan addressing their property to be designate MU. Requirement #4 of
that conceptual master plan is to address; “The strategy for providing centralized utilities
for ... service throughout the planning area.”

JEA staff has had multiple meetings and discussions with the Parc Group and their
consultants during these discussions we have identified electrical transmission routing
within the property and connection points to existing and proposed JEA facilities. These
corridors and connection points can be seen on the attached Conceptual Electrical
Transmission Routing Exhibit and Substation Citing Exhibit. This exhibit depicts the
conceptual location of electrical transmission circuits/corridors needed to serve and
supply the property. Electrical substation sites, potentially five (5), located adjacent to the
transmission route will be necessary to serve the property and are being planned for by
the property owner. Onsite and offsite facility expansions may be required in the future.
These items will be addressed as needed or coordinated as the development progresses.

Subject to further project coordination, meeting JEA standards and final engineering;
Based on approximate new electric services/load types listed below for Estuary, JEA will
have the capacity to serve this property with electrical service. Should you need any
further documentation, please do not hesitate in calling,

¢ 10,000 Single Family
2,000 Multi Family
¢ 1.5 million SF commercial/office/institutional

Sincerely,

Feass W DS

Russell Durham
Manager, Electric T&D Planning
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FDOT

Florida Department of Transportation
RON DESANTIS 605 Suwannee Street JARED W. PERDUE, P.E.
GOVERNOR Tallahassee, FL 32399-0450 SECRETARY

R. Brett James, LLA, AICP

Director of Planning and Development
City of Jacksonville

214 N. Hogan Street, Suite 300
Jacksonville, FL 32202

April 24, 2024
Dear Mr. James:

The City’s policy for the MU Land Use category requires the owner to develop a conceptual long-
term master plan addressing the entire property. Estuary, LLC has engaged in this long-term
planning for the 11,047 acre property proposed for MU Land Use, see attached Conceptual Master
Plan. Two requirements of that master plan are to address;

o Item #6 of the master plan: “Identification of the major internal transportation facilities necessary
to serve the future land uses through an efficient and connected network.”

o Item #7 of the master plan: “General identification of how the major internal transportation
facilities will connect to the external transportation network.”

FDOT has had meetings and discussions with the Parc Group and their consultant England-Thims
and Miller, Inc. During these discussions we have reviewed the major transportation corridors
within the 11,047 acre property and the multiple connection points to the existing transportation
network. These corridors and connection points can be seen on the attached Exhibit.

Subject to meeting FDOT standards, final engineering, permitting, and approvals; FDOT believes
the proposed internal transportation facilities and connections to the external transportation

network are an appropriate plan for the development.

Sincerely,

Jamgé M. Knight, P.E.
Urban Planning and Modal Administrator
Florida Department of Transportation District 2

www.fdot.gov
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Estuary Roadway Exhibit

Northeast Florida
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ESTUARY PUD AND CONCEPTUAL MASTER PLAN

Table 7 - Projected Right of Way Requirements

PM Peak Projected Minimum
Volume Lanage Right of Way

Roadway Segment (vph) Requirement Width
(ft)
US-1 to east fork of Road A 1150 4-lanes 140
to Parcel 25B 2950 4-lanes 140
Parcel 25B to Parcel 20 2030 4-lanes 140
Road A Parcel 20 to Road B 2190 4-lanes 140
Road B to Road C 3330 4-lanes 140
Road C to Parcel 10 2100 4-lanes 140
Parcel 10 to Parcel 3 1210 2-lanes 140
East Fork Road A US-1 to Road A 2070 2-lanes 140
Road B eTown Parkway to Parcel 12 4980 6-lanes 200
Parcel 12 to Road A 4550 6-lanes 200
Road A to Parcel 13 2850 4-lanes 140
Parcel 13 to Road C 1440 2-lanes 100
Nocatee Connector to Parcel 3 1290 2-lanes 100
Parcel 3 to Parcel 5 1290 2-lanes 100
Parcel 5 to Road B 1500 4-lanes 140
Road B to Parcel 6 1150 2-lanes 100
Road C Parcel 6 to Parcel 7 720 2-lanes 100
Parcel 7 to Parcel 9 1000 2-lanes 100
Parcel 9 to Road A 1670 4-lanes 140
Road A to Parcel 4 2020 4-lanes 140
Parcel 4 to eTown Parkway 1940 4-lanes 140
Road D Road A to Nocatee Connector 1380 2-lanes 100

Exhibit 3

Page 22 of 36



LYO'TT Baly ssoJp [ejo]
000069 0S2‘C 768'L S|e101|066‘t spuejdn |eloL
00¢ ov (114" (1] 9T
0sL oT€ 0€S (1] 43 ST
000'SLT 000°St 000S0T L6 14"
o't 8¢¢ 0SL - 8¢¢ €T
00T‘T 8€S 0sL 8€S [4"
00¢ LE TTT LE TT
008‘T (437 962'T (437 (1)
0000SC 000°sL 000'S6T 99 6
008‘T 899 002t 899 8
0081 19€T 002t T9€T L
00t‘T LYE 006 LyE 9
00£2 6LT 00S‘T - 6LT S
0000SS 000001 000‘06€ (49" 14
000°T €¢c 699 €¢¢ €
0sL [4A) 9TS [44) [4
008 00¢ 009 00¢ T
whuwixe wnwiul syu syu
:o_mhm..>co_>_u :o_m‘_w.\:.h_“,_u (45) 2sn-paxin >_=M_MM_-__.“_V=E >__FM_M"._ m”w:_m (ov) sealy ON 193184

SWINWIXe|A ‘SWNWIUIA ‘S1uno) 1uUn Yum ajge] [92Jed

a|gel |[92ied ue|d J191selAl [enydasuo) pue gnd Atenis3

Exhibit 3

Page 23 of 36



'sdl] Aieq jeussixg joN mau suluLs}ep pue Juswdojensp aus ayj Joj uononpal ainjdes jeusspul pue Ag-ssed 31| Buisn uoneinaes uopeiauss) du 8y} 8SINS. ‘UOISIOAUOD I8}y ‘OJON

‘uonjonpai ainyded jeusaiul Jo Ag-ssed 3| ou uo peseg

XLIJBJA| UOISIBAUO) - dNd Alen)s]

‘311 ‘uonip3 Y3} ‘,uonesauan dui],, ‘suonyenbg pue sajey JnoH yead Nd :99inoSg
LHd €€ =(£06€°0.G8) 1Hd €€ =(£€£00°0,000°0}) 499UD
sNQ 68 = 0680070 » 0000} AldINw ‘@siy Mo Ajiwue BN 0} [1Ie}Y JO §s 000°0} HOAUOD O]
1Hd 8¢ =(££00°0,585°L 1) 1Hd 8¢ =(9%92°,08) 99U
4S G8S°LL = 02L€2°0 « 0G Aldninw ueyusy Buiddoys o} syun Bulljemq |enuspisey Ajiwed o|buls 0G HeAUOD 0|
So|dwexg
000°G/6 000022 99 alenbg 000069 lleyoy 0Z8
0 0 1994 alenbg 0 200 0L
0 0 Swooy 0 [930H ole
0 0 snad 0 Allwed BN - JINPY 8AIOY 262
0 0 sna 0 Aiwed s|buig - Inpy dAROY X4
ors8'e L0V snad 0522 (as1y piN) Aiwe mniy [¥%4
0 0 sna 0 (as1y moT) Ajiwed Ny 0zZ
009} 8LEY sna 768°L payoejeq Ajjwed s|buls 012
Xe uin spun pasodoid adA] asn pue 211
£€00°0 #1000 19v9°0 10S2°0 G622°0 206£°0 £06€°0 9¥9/°0 sejey du |
€000 0115€C 015000 0Z€1L0°0 0rv10°0 058000 058000 00070 leney fozg | 9
71000 0Z¥ey 0 022000 095000 019000 09€00°0 09€00°0 081000 %Mo 0| 3
1990 009610 0619%°0 085852 0618 0v.59°'L 06959'L 0854870 ®10H JoLg m
10S2°0 085200 098/1°0 0£98€°0 08680} 00L¥9°0 080¥9°0 0L12€°0 Awed niny - unpy 8oy | zsz | 5
662270 056900 06£91°0 06¥5€°0 0921670 028850 008850 02000 Awe sipuis - Inpy oAy | 15z | 2
206€°0 0281170 08120 0¥€09°0 02095'L 0z00.'L 06660 0€015°0 (asry pIN) Alwed niny- | 1z .%
£06€°0 0€8L1°0 0882270 0G€09°0 09095" | 020021 0€000°L 050150 (esry mo) Ajweg iy fozz | 3
9¥9/°0 0/1€2°0 0L9%5°0 0£28L°1L 02.50°€ 091€€€ 05656'L 00656'L payoejeq Ajiwed ajbuls oLz
1S 0001 45 0001 na na na na na na spun
sejey leroawwo) | 8d1o uan 1910H 4IN }INpY 48 }npy asiy PIN 4IN | @Sty moT JN | Ajlwed a|Buig uonduasaqg o
duyp 0Z8 0Ll 0LE 25¢ LSC Lze 0zZ (1124 on1
o] buniaauo)n
¥202/22/€ pejeald

Exhibit 3

Page 24 of 36



Asuap s,aNd @y} Jo ued jou ale jey) sas 10} saley diu| Bunensuowap siapjoyadeld aie sayey ul umoys sazis 131 0ON
"1 ‘uonip3 yiLL ‘ uonessusn duy, ‘suoienb3 pue sajey INOH yead N  :924nog,

0€€00°0 192°C 2o'e+(X)ueL 0 = (LU V19 4S 000L [ 000069 Jejua) buiddoys 0z8
0¥100°0 GGe 62 L+(X)u1.£8°0 = (L)u1 V49 4S 000L| 000°05¢2 ESTOJCIENED) oLl
0£9%9°0 v61 68°L2-(X) ¥ = (1) wooy 008 [910H ole
010520 14} 200+(X) 62" = (1) na 005 Alllue ninp\ - BuisnoH NPy Joluas 252
06622°0 (154 0Z'0+(X)u1,82°0 = (L)u1 na 0002 Aliwe o|buig - BuisnoH JNpyY Joluas Sz
0206€°0 8.8 ve0+(X) 6" = (1) na 0S2'2 (as1y PIN) Allue-nINA 122
0€06€°0 06¢€ 7€ 0+(X) 62 = (1) na 000°L (os1y Mo) AjlWeg-mni 022
09%92°0 ¥€0°9 22 0+(X)u.#6°0 = (1)U na 268°/ [enuepisay Aiwe4 a|buig oLz

ey uopelauas Luonenb3 unoH yead Nd syun azig uonduoasag asq pueq
duj 44 dui) ssoig jnop|ing

Jead Nd

suone[nojen ajyey dii] abelaAy - gnd Alenysg

Exhibit 3

Page 25 of 36



6618 sdii] |euJaix3 1N
LTV'9€ (9%0¢€) a1n1de) jeusaiu| ‘pasn sem juswdojaAsp |elluapIsal-uou ay) 4o} dijel} Ag-ssed Joj uononpal oN (g
[A4’/A%4) uonelauan du] Ajleq ssouo ‘lenuely uonesauas dii] siesuibug uoneuodsuel |
suope[nae) duij |euidpxy JO S)NjIsu| Sy} JO UOIPd || dY}) Wolj ale suonenbaysajel uonessuab duj (| :S8ION
00Z'L
8220, | 112+ (0u1z60=mMu1 | sna | oozl lenuspisay Allwe aipuis] 012 / vrbl frems3
00Z'L
82201 122 + (X)u126°0 = (U7 sna 002’1 lepuepisey Alwed ajbuig| 012 8 59 Aenis3
980t Gl L-XGyG=1 spun 0G/ (esry pIN) BuisnoH Ajlwed-jnN|  Lez el
1€9'9 1Lz +(Xulzge0=@u1 | snd 05/ lepuepisey Ajiwed sibuis| 012 2l
_ . . 796 Asenys3
0L6'C Xp6'L = 1 sjuspnis | 0051 looyos YbIH|  S2& 6
89%'6 /G°G + (X)u189°0 = (YU 14bs | 000661 Jsjus) buiddoys| 028 6
006
618'L 12°Z + (X)u126°0 = ()u snd 006 [epuapisey Ajwed aibuis| 012 9 €96 fens3
09G'L
188'9 1272 + (X)u126°0 = (U1 snd 08/ lepuapisay Ajiwe sjbuis| 0Lz 4 296 Aienys3
1889 122 + (X)u126°0 = (U7 sna 08/ [euapisay Ajiwed ajbuis| 0lL¢ L
0852
9¢G'6 GL'L-XGpG=1 spun 0G/L (esry pIN) Buisnoy Ajwed-ninN| 122 G
196 Aienys3
691°Gl 16°G + (x)u189°0 = (Yu7 14bS | 000°06€ Jayue bBuiddoysg| 028 v
ev0'/ 122 + (X)u126°0 = (YU snd 008 lepuapisay Ajiwe sjbuig|  0Lg 3
o/
0€Z'L 122 + (X)u126'0 = (YU sna 0zl [enuapisay Ajlwed aibuis| 0le 9l 2
228’y 122+ (X)u126°0 = (U7 snd 0€S lenuapisay Ajiwe sjbuis| 0Lz Gl Kiems3
G129 16°G + (x)u189'0 = (U7 14 bS | 000'501 Jayua buiddoyg| 028 vl
0zy'L
0/2'C XJ22=1 sjuspniS [ 000} looyos Ateyuswia|g| 02§ L
_ . . 18G Aienys3
0€T’) 122 + (X)uTz6'0 = MU sna 0zl [epuspisey Ajwed sibuis| 0l L
600°L | 1Lz +(ulgeo=@u1 | snd | 00g'l lenuspisay Allwed sifuis| 012 0l
sdu| uonenb3/eley
SS0I9) syun  Amuenp uonduosaq N7 |921ed ZV.1 wswdojanag

uonessuas) duy Ajeq

suoije|nojen duj Apeq jeutaixy - and Alenys3g

Exhibit 3

Page 26 of 36



Estuary
Buildout Two-Way PM Peak Hour Traffic

2020

1940,

X/ !
0_ov 0o

__50--50
o

= 4’

\) b
' 180 ogr s A |
/ 0008 1 0 o081 50 “0‘“

\ Blue = 2-lane ROW, Orange = 4-lane ROW, Green = 6-lane ROW
(Licensed to England-Thims & Miller Inc)

Cuhe




EXHIBIT 8.1



N

,AQNOQ * FLo,?/

Florida Fish
and Wildlife
Conservation
Commission

Commissioners
Rodney Barreto
Chairman

Coral Gables

Steven Hudson
Vice Chairman
Fort Lauderdale

Preston Farrior
Tampa

Gary Lester
Oxford

Albert Maury
Coral Gables

Gary Nicklaus
Jupiter

Sonya Rood
St. Augustine

Office of the
Executive Director

Roger A. Young
Executive Director

Charles “Rett” Boyd
Assistant Executive Director

George Warthen

Chief Conservation Officer

Jessica Crawford
Chief of Staff

850-487-3796

850-921-5786 FAX

Managing fish and wildlife
resources for their long-term
well-being and the benefit
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Tallahassee, Florida

32399-1600

Voice: 850-488-4676

Hearing/speech-impaired:
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800 955-8770 (V)

MyFWC.com

January 16, 2024

Kristen Reed

City of Jacksonville

Community Planning Division
214 North Hogan Street

Edward Ball Building, Suite 300
Jacksonville, Florida 32202

kreed@coj.net

Re: Duval-Jacksonville 23-04ESR (L-5861-23A, DDOT Ranch Colony), Comprehensive
Plan Amendment

Dear Ms. Reed:

Florida Fish and Wildlife Conservation Commission (FWC) staff reviewed the above-referenced
comprehensive plan amendment package and provides the following comments and
recommendations for consideration in accordance with Chapter 163.3184, Florida Statutes.
While there are no objections to the amendment, the following technical assistance information is
provided to assist the Department of Economic Opportunity, the County, and any applicants
during the amendment review and future project planning.

Project Description

Duval County transmitted this comprehensive plan map and text amendment that amends the
Future Land Use from Agriculture to Multi-Use land use category on approximately 11,109 acres
and adds Policy 4.3.23. According to Policy 4.3.23, the multi-use land use category includes a
variety of single-family and multi-family residential and neighborhood and regional commercial
centers. The multi-use land use category in Duval County requires the development of a long-
term conceptual master plan, that addresses the distribution of land uses and the location of
conservation areas. This plan has not yet been developed.

This site of the proposed land use change is located approximately 1.8 miles east of 1-295, 1.6
miles south of J Turner Butler Boulevard, and 0. 5 miles north of Nocatee Parkway in Duval
County. Landcovers on the project site include 4,071.6 acres of freshwater forested wetlands,
3,023 acres of tree plantations, 1,084 acres of high pine and scrub, 933 acres of wet flatwoods,
413.8 acres of mesic flatwoods, 324.3 acres of rural, 265.8 acres of sandhill, 234 acres of
improved pasture, 223.9 acres of cypress, 173.4 acres of prairies and bogs, 70.9 acres of salt
marsh, 69 acres of baygall, 43 acres of mixed hardwood- coniferous, 38.6 acres of lacustrine, 35.8
acres of upland hardwood forest, 32 acres of cropland/ pasture, 24.8 acres of cultural-lacustrine,
24 acres of utilities, 9.6 acres of low intensity urban, 4.8 acres of marshes, 1.8 acres of estuarine,
and 1.2 acres of freshwater non-forested wetlands.

Potentially Affected Resources

Oneida Environmental Consultants provided an Environmental Assessment (August 2023) in
support of the amendment. The report indicates that general presence-absence wildlife
assessments were conducted from May 2, 2023, through May 10, 2023, with a focus on the
following listed and managed species:

e Eastern indigo snake (Drymarchon couperi, Federally Threatened [FT])
e  Wood stork (Mycteria americana, FT)
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Gopher tortoise (Gopherus polyphemus, State Threatened [ST])
Florida sandhill crane (Antigone canadensis pratensis, ST)
Little blue heron (Egretta caerulea, ST)

Tricolored heron (Egretta tricolor, ST)

Bald eagle (Haliaeetus leucocephalus)

Gopher tortoises, Florida sandhill cranes, and little blue herons were observed onsite. Bald eagles
were seen flying over; however, no nests were observed. The report also indicates that the Dee
Dot wood stork colony is located within the project area.

FWC staff conducted a geographic information system (GIS) analysis of the project area which
confirmed the information from the Environmental Assessment and found that the project site is
also located near, within, or adjacent to:

e U.S. Fish and Wildlife Service (USFWS) Consultation Area for the red-cockaded
woodpecker (Picoides borealis, Federally Endangered)

e Potential habitat for federally and state-listed species:

o Eastern black rail (Laterallus jamaicensis jamaicensis, FT)
Least tern (Sternula antillarum, ST)
Florida pine snake (Pituophis melanoleucus mugitus, ST)
Short tailed snake (Lampropeltis extenuate, ST)
Roseate spoonbill (Platalea ajaja, ST)
Florida burrowing owl (4Athene cunicularia floridana, ST)
Black Creek crayfish (Procambarus pictus, ST)
Worthington's marsh wren (Cistothorus palustris griseus, ST)
Southeastern American kestrel (Falco sparverius Paulus, ST)

O O O O O O O O

e Potential habitat for the Florida black bear (Ursus americanus floridanus — North and
Central Management Unit)

e Existing Conservation Area: Hodges Conservation Easement/Pablo Creek Preserve

Comments and Recommendations

Wading Birds

The potential exists for wading bird nesting activity in the freshwater marshes and freshwater
forested wetlands on the project site. FWC staff recommends that specific surveys be conducted
for wading birds in the freshwater marshes and freshwater forested wetlands prior to the
commencement of any clearing, grading, or filling activities. Surveys should be conducted
during their breeding season, which extends from March through August. Additional information
and guidance for conducting surveys can be found in the Species Conservation Measures and
Permitting Guidelines for Little Blue Heron, Reddish Egret, Roseate Spoonbill, and Tricolored
Heron (https:/myfwc.com/media/18634/threatenedwadingbirds-guidelines.pdf). If there is
evidence of nesting during this period, FWC staff recommends that any wading bird nest sites be
buffered by 100 meters (330 feet) to avoid disturbance by human activities.

Gopher Tortoise

Due to the documented presence of gopher tortoises on site, FWC staff recommends that the
applicant refer to the Gopher Tortoise Permitting Guidelines (revised April 2023)
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(http://www.myfwc.com/license/wildlife/gopher-tortoise-permits/) for survey methodology and
permitting guidance. Burrow surveys should cover a minimum of 15 percent of potential gopher
tortoise habitat to be impacted by development activities including staging areas (refer to
Appendix 4 in the Guidelines for additional information). Specifically, the permitting guidelines
include methods for avoiding impacts (such as preservation of occupied habitat) as well as
options and state requirements for minimizing, mitigating, and permitting potential impacts of the
proposed activities. Any commensal species observed during burrow excavation should be
handled in accordance with Appendix 9 of the Guidelines. For questions regarding gopher
tortoise permitting, contact Jilliam LeVasseur by phone at (850) 694-9856 or at
jillian.levasseur@MyFWC.com.

Florida Sandhill Crane

The site provides foraging habitat for Florida sandhill crane, and the freshwater marshes and
freshwater forested wetlands onsite may provide potential nesting habitat for this species. FWC
staff recommends that surveys for nesting Florida sandhill cranes be conducted prior to
construction activities and during the December through August breeding season. If construction
occurs over several years, it may be necessary to conduct surveys each year as Florida sandhill
cranes do not nest in the same location every year. The Species Conservation Measures and
Permitting Guidelines for the Florida Sandhill Crane recommend that nest sites be buffered by
400 feet to avoid disturbance by human activities. If nesting is discovered after construction has
begun or if maintaining the recommended buffer is not possible, the applicant can contact FWC
staff identified below to discuss potential permitting needs. Additional information and guidance
for conducting Florida sandhill crane surveys can be found in the Guidelines
(https://myfwc.com/media/l 1565/florida-sandhill-crane-guidelines.pdf).

Florida Pine Snake

Florida pine snakes have historically occurred in this area, and suitable habitat may also occur on
the project site. Florida pine snakes are naturally secretive in nature and can spend up to 80
percent of their time in underground refuges like stump holes, gopher tortoise burrows, and the
burrows of nine-banded armadillos and mice. This species is often associated with southeastern
pocket gophers (Geomys pinetis); however, they can persist and thrive in areas without this
species. Florida pine snakes are active from March through October but show the greatest
activity in May, June, July, and October when they move more frequently and travel farther
distances. Florida pine snakes are sensitive to habitat fragmentation and often negatively
impacted by roadways. Additional information can be found in the Species Conservation
Measures and Permitting Guidelines for the Florida Pine Snake
(https://myfwc.com/media/25003/floridapinesnakegl.pdf). If a Florida pine snake is observed
during construction, FWC staff recommends that work activities cease and the snake be allowed
to leave on its own accord, or that the snake is relocated following criteria included in the
Guidelines. It would also contribute to FWC’s research efforts if sightings could be reported to
the staff member at the close of this letter, preferably with a photograph and GPS coordinates.

Short-Tailed Snake

The project site is located within the potential range of the short-tailed snake and suitable habitat
may occur onsite. Short-tailed snakes are naturally secretive, spending most of their time
burrowed in sand and may also use fallen logs and gopher tortoise burrows as refuges. Short-
tailed snakes are most active from March through April and October through November. They
are sensitive to habitat degradation due to fragmentation and loss but can sometimes persist in
subdivisions if some natural ground cover is retained and properly managed. Additional
information can be found in the Species Conservation Measures and Permitting Guidelines for
the Short-Tailed Snake (https://myfwc.com/media/22867/shorttailedsnakeguidelines-2019.pdf).
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If a short-tailed snake is observed during your project, FWC staff recommends that work
activities cease and the snake be allowed to leave on its own accord. It would also contribute to
FWC’s research efforts if sightings could be reported to the staff member at the close of this
letter, preferably with a photograph and GPS coordinates.

Least Tern

While the existing conditions onsite likely do not support least tern nesting activity, clearing
associated with construction may create conditions conducive for beach-nesting bird nesting.
Cleared sites such as areas that have undergone surface scraping may attract ground nesting
species such as least terns or other imperiled beach-nesting birds (IBNB) during nesting season.
IBNB nests have been documented on a variety of disturbed sites, including construction sites.
Least terns deposit their eggs in shallow depressions or scrapes in the substrate, possibly lined
with pebbles, grasses, or coquina shells. Egg-laying usually begins in late April or early May and
colonies may range in size from a few breeding pairs to many hundreds. FWC staff recommends
the following measures to reduce nesting potential during construction:

e Conduct construction activities outside of the breeding season (generally April through
August) if feasible, or,

e If the site is cleared during the breeding season, clear the site only when ready to build,
and

e Avoid leaving cleared areas with little to no activity for an extended amount of time.

If nesting is observed, FWC staff are available to discuss necessary nest buffers and potential
permitting alternatives. The Species Conservation Measures and Permitting Guidelines for
American Oystercatcher, Snowy Plover, Black Skimmer, and Least Tern
(https://myfwc.com/media/29766/ibnb-guidelines.pdf) can be referenced for additional biological
information, measures for avoiding impacts, and conservation practices.

Florida Burrowing Owl

Suitable habitat for Florida burrowing owls may be found on the project site. Burrowing owls
typically occupy areas with short groundcover like agricultural fields and prairies. FWC staff
recommends that pre-construction surveys be conducted to ensure that no burrowing owl burrows
occur onsite. Additional information and guidance for conducting burrowing owl surveys can be
found in the Species Conservation Measures and Permitting Guidelines for Florida Burrowing
Owl (https://myfwc.com/media/2028/florida-burrowing-owl-guidelines.pdf). If burrowing owls
are observed onsite, the applicant should coordinate with FWC staff identified at the close of this
letter to discuss avoidance, minimization, and permitting options.

Black Creek Crayfish

The Black Creek crayfish is endemic to Clay, Duval, Putnam, and St. Johns counties, where it
inhabits small, relatively cool, swift moving, sand-bottomed, and tannic headwater streams and
tributaries. The species has been documented 3-4 miles west and southwest of the project site
and the species might also be found in the streams located on the northernmost area of the project
site. The Black Creek crayfish requires perennial streams that have highly oxygenated water,
sufficient streamside vegetation for cover and food, and canopy to regulate water temperature.
The presence of vegetation within and along creek banks as well as tree roots and submerged
detritus are important shelter and food sources for the crayfish. This species is particularly
susceptible to pollution, changes in water temperature, siltation, and other changes in water
quality. The Species Conservation Measures and Permitting Guidelines for the Black Creek
Crayfish (https://myfwc.com/media/1 1560/black-creek-crayfish-guidelines.pdf) can be referenced
for additional biological information, measures for avoiding impacts, and recommended
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conservation practices. Surveys for this species may only be conducted after an FWC Scientific
Collecting permit has been issued.

Southeastern American Kestrel

Suitable habitat for southeastern American kestrels may be found within the proposed project
area, particularly the areas of sandhill. FWC staff recommends that kestrel surveys be conducted
from April to August within potentially suitable foraging habitat according to the methodology
outlined in the Species Conservation Measures and Permitting Guidelines for Southeastern
American Kestrel (https://myfwc.com/media/24482/seamkestrelgl.pdf). Surveys from May to
July are ideal to avoid confusion with the migratory subspecies of American kestrel (Falco
sparverius sparverius). Surveys may be completed outside of the April to August survey season
when necessary, with any kestrels observed assumed to be southeastern American kestrels.
Surveys are valid until the beginning of the following breeding season (March). If surveys
encounter active nest cavities, FWC staff recommends avoiding project activities within 490 feet
(150 meters) of the nest during the breeding season (March through July) to avoid disturbance. If
nesting is discovered after construction has begun, or if maintaining the recommended buffer is
not possible, the applicant should contact FWC staff identified below to discuss potential
permitting needs. In areas of suitable kestrel habitat, the Guidelines also recommend retaining
snags whenever possible.

Florida Black Bear

The FWC has received 49 reports of human-bear conflicts within a 5-mile radius of the project
site since 2014. Florida black bears are common in this area which is within the North and
Central BMU’s identified in the 2019 Bear Management Plan. While black bears tend to shy
away from people, they are adaptable and will take advantage of human-provided food sources.
This includes sources that are currently available near this site, sources that may be available
during construction, and sources available after construction including unsecured garbage, pet
food, and bird seed. Once bears become accustomed to finding food around people, their natural
wariness is reduced to the point that there can be an increased risk to public safety or private

property.

Proactive planning may help prevent or reduce future conflicts with bears. Site designs for larger
developments should locate conservation areas along the borders of developed areas, to avoid
encouraging bears to forage within developed areas
(http://myfwc.com/wildlifehabitats/managed/bear/crossings/). If a homeowners’ association or
community covenants are planned, by-laws that would require residents to take measures to
prevent attracting bears into the neighborhood are recommended. Sample by-law language used
by other Florida communities is available at
(http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/).

During construction, construction sites should be kept clean, with refuse that might attract bears
kept separate from construction debris and stored securely in bear-resistant containers or removed
daily from the construction site before dark. Refuse that might attract bears includes all food and
drink-related materials, as well as any items with strong scents like cleaning agents. Once the
development is completed, residents should be provided with bear-resistant garbage cans as part
of their regular waste service and any larger waste storage containers should also be bear-
resistant. Providing residents with information on how to avoid human-bear conflicts is also
recommended. This information can include:

e Options for keeping garbage secure which can include using bear-resistant garbage
containers, modifying regular containers to be bear-resistant, or keeping containers secure
in a garage or sturdy shed and then placing garbage on the curb the morning of pick-up
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rather than the night before
(http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/);

e Removing bird and wildlife feeders, or modifying them to exclude bears
(http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/);

e Using electric fencing to secure outdoor attractants like fruiting trees/shrubs, gardens,
compost, and small livestock (https:/myfwc.com/media/1886/electricfence.pdf);

e Proper composting in bear range
(https://myfwc.com/media/1 888/howtocompostinbearcountry.pdf);

o Keeping pets safe (https://myfwec.com/wildlifehabitats/wildlife/bear/living/protect-pets/);
and

e C(Cleaning and securing barbeque grills.

Information should also include guidelines for how residents should respond to bears in the area,
such as:

e  What to do if they encounter a bear, whether from a distance or at close range,
e How to keep pets and livestock safe in bear range, and
e  When and how to contact the FWC regarding a bear issue.

FWC staff is available to assist with residential planning to incorporate the above features.
Additional information about Florida black bears can be found on FWC’s website at
http://www.myfwc.com/wildlifehabitats/managed/bear.

Bald Eagle

Bald eagles were observed flying over the subject property in May 2023. FWC records show that
21 historical bald eagle nests occur within 5 miles of the property. The bald eagle has been
removed from state and federal listing but is still governed by the state bald eagle rule (68A-
16.002, F.A.C.) and the federal Bald and Golden Eagle Protection Act. The recommended buffer
distance from an eagle nest is 660 feet. New or irregular activities planned within 660 feet of a
bald eagle nest should follow the USFWS Eagle Management Guidelines found at
https://www.fws.gov/media/national-bald-eagle-management-guidelines unless an eagle permit is
issued. Information about federal eagle permits is available at https://www.fws.gov/story/do-i-
need-eagle-take-permit or by contacting the regional USFWS Migratory Bird Office directly at
(404) 679-7070 or permitsR4AMB@fws.gov.

Wildlife Crossings

FWC recommends that wildlife crossings be considered in land use planning when significant
areas of productive green space, including wetland and upland forests or small streams or riparian
zones, are crossed by major roads. The overall purpose and need for the crossings are to maintain
habitat connectivity within natural landscape linkages on the property, avoid habitat degradation,
reduce wildlife roadkills, and public safety. Factors to consider when planning wildlife crossings
include the total extent of habitat, type of natural systems crossed by the roadway, wildlife
species that will potentially utilize the crossing, and an understanding and control of nearby or
adjacent planned land uses. There are numerous wildlife crossing designs which are suitable for
target mammals, amphibians, and reptile species, including some designs that provide for both
aquatic and terrestrial species movement as well as habitat and hydrological connectivity.
Structure types may include bridges, box culverts, and large drainage pipes which can be
designed and constructed at appropriate locations. Fencing erected along the outside right-of-way
is also needed to exclude animals from the roadway and funnel and encourage them to use the
structure. Signage for wildlife underpasses and lower speed limits are also useful in the area of
heavy animal use near undercross structures. While there are numerous resources to designing
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wildlife underpasses, examples and guidelines for various wildlife underpasses in Florida can be
obtained from The Florida Department of Transportation at:
https://fdotwww.blob.core.windows.net/sitefinity/docs/default-
source/environment/pubs/wildlifecrossingguidelines_2018revisions.pdf?sfvrsn=e84b7844 0 or
from the U.S. Department of Transportation at:

http://www.fhwa.dot.gov/environment/critter crossings/main.cfm.

Habitat Management

Developments of this size with large conservation areas or ecological corridors may benefit from
a Wildlife and Habitat Management Plan (WHMP) which can provide a framework for habitat
management activities that will ensure these areas continue to provide habitat for fish and wildlife
resources. A WHMP can include a list of federally and state-listed species which may occur
within the project area and suggest actions to minimize, avoid, and mitigate impacts to those
species. Similar plans also include information on proposed maintenance activities such as
prescribed fire, invasive plant management, or methods to address nuisance and exotic animal
species. FWC staff is available to assist in the development of a management plan that includes
these details so that conservation areas and open space may continue to provide habitat for fish
and wildlife resources.

Stormwater Ponds

The creation of stormwater ponds could provide potential wildlife habitat as well as a recreational
area for fishing and wildlife viewing. Stormwater ponds can be managed for both fish production
and wildlife habitat, including wading birds and waterfowl. The best design for stormwater
ponds is those with complex edges. Providing peninsulas and islands can increase habitat
variability for fish and wildlife while increasing access to the resource. The addition of native
wetland plants along this gradual slope, ideally constructed at a 4:1 grade, could provide a
vegetated littoral fringe which could increase the habitat value of the site and possibly provide
foraging or nesting areas for several wading bird species. Littoral fringe habitat may also provide
spawning habitat for fish which would enhance future recreational fishing opportunities for the
community. FWC staff recommends a commitment to long-term maintenance and development
of a plan for managing exotic invasive plant species that can significantly degrade habitat values
and impact ponds, wetlands and nearby natural areas. More information on this topic with
suggested guidelines for construction and management of stormwater ponds is available at the
following website (http://myfwc.com/conservation/you-conserve/recreation/pond-management/).

Federal Species

This site may also contain habitat suitable for the federally listed species identified above,
including the Dee Dot wood stork colony. FWC staff recommends coordination with USFWS
North Florida Ecological Services Office (ESO) as necessary for information regarding potential
impacts to these species. The USFWS North Florida ESO can be contacted at (352) 448-9151 or
email at fw4flesregs@fws.gov.
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FWC staff appreciates the opportunity to provide input on this comprehensive plan amendment
and is available to assist during the development of the associated conceptual master plan. For
specific technical questions regarding the content of this letter, please contact William Hinton at
(386) 288-8190 or by email at William.Hinton@MyFWC.com. All other inquiries may be sent to
ConservationPlanningServices@MyFWC.com.

Sincerely,
Josh Cucinella

Land Use Planning Program Administrator
Office of Conservation Planning Services

je/wh
Duval-Jacksonville 23-04ESR _57735_01162024

Cc: Helena Perola, HParola@coj.net
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