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R24-004

OR  to 
T-1 & T-2.5

Request for 
Rezoning

APPLICATION INFORMATION

Request
Consider a rezoning for approximately 60.65-acres 
from Open Rural (OR) to Transect 1 (T-1) for 5.19 
acres and Transect 2.5 (T-2.5) for 55.46 acres.

Applicant/Owners
WRC Cook Yulee, LLC

Agents
Gregory Matovina

Commission District 3
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Location Map
On the south side of Clyde 

Higginbotham Road 
between the CSX railroad 

and Lumber Creek
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William Burgess
District Overlay
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Zoning is proposed to change from 
Open Rural (OR)

to Transect-1 (T-1) & Transect-2.5 (T2.5)

Land Use
Land use proposed to change from 
Medium Density Residential (MDR) 

to Transect-1 (T-1) & Transect-2.5 
(T2.5)
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William Burgess
District Transect 

Map
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William Burgess District Context and Connectivity Blueprint
Section 4.3 Uses – T-1 and T-2.5

Permitted uses within the T-1 and T-2.5 districts include: 
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CONSISTENCY WITH COMPREHENSIVE PLAN

Policy FL.01.02(I): The proposed T-1 and T-2.5 zoning is consistent with the 
proposed Future Land Use Map (FLUM) designation of T-1 and T-2.5. Lands 
designated T-1 and T-2.5 are intended for activities that are predominately 
associated with:
• the Natural Zone for T-1 with zero (0) dwelling units per upland acre 

maximum and; 
• for the Rural Transitional Zone for T-2.5 with the potential for one (1) 

dwelling unit per upland acre and a potential Floor Area Ratio (FAR) 
maximum of 0.5. Permitted uses in T-2.5 include single family residential, 
small inns and bed & breakfast establishments, health and fitness 
establishments, religious assembly sites, fire or police stations, and 
agricultural uses, among others.  Conditional uses, subject to approval 
through a conditional use process, in T-2.5 could potentially include an 
open market building/farmers market, indoor/outdoor recreation 
(private), a cemetery, and an agricultural stand.
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CONSISTENCY WITH REZONING CRITERIA
Pursuant to LDC Section 5.02 (C) and (D), staff shall review rezoning applications for 
consistency with the Comprehensive Plan and provide a recommendation to the 
Planning and Zoning Board regarding the merits of the request based upon the goals, 
objectives, and policies of the Comprehensive Plan. This review also includes an analysis 
of the need for and justification of the rezoning, and whether the rezoning is in keeping 
with the County’s planning program. These broad criteria are addressed through 
questions on the application in Section 12 (A) through (N); see staff report for full 
analysis of these criteria.

(A) Consistency of the proposed rezoning with the uses, densities and intensities 
permitted by the underlying Future Land Use Map (FLUM) designation and the goals, 
objectives, and policies of the adopted Comprehensive Plan.
Staff Response: 
The proposed Transect-1 (T-1) and Transect 2.5 (T-2.5) zoning is consistent with the 
proposed Future Land Use Map (FLUM) designation of Transect-1 (T-1) and Transect 2.5 
(T-2.5). Under comprehensive plan policy FL.01.02 (I), Lands designated Transect-1 (T-1) 
are intended for the preservation of natural areas. Lands designated Transect 2.5 (T-2.5) 
are intended for low density residential uses and uses of a lesser intensity providing a 
transition between natural and rural areas and higher density and intensity transects. 
Development is consistent with the goals, objectives, and policies of the adopted 
Comprehensive Plan which include infill development supported by the vision of the 
William Burgess Mixed-Use Activity Center Overlay District. 
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(B) Consistency of the proposed rezoning with the uses, densities and intensities 
permitted by the adjacent and surrounding zoning districts.  

Staff Response: 
The parcel is located near moderately large lot residential (2+ acres) to the 
north and west, a Planned Unit Development (PUD) subdivision with quarter-
acre lots to the west, bounded by wetlands/waterways to the south, and 
adjacent to a railroad line to the east with commercial uses further to the east.   
Parcels immediately adjacent to the north and west consist of T2.5 Rural 
Transitional Zone within the William Burgess Mixed-Use Activity Center Overlay 
District.  To the east, across the railroad tracks, the area is proposed as T4.5, 
Urban Corridor Zone along US17. The proposed rezoning is consistent with the 
adjacent existing zoning pattern and the planned transects through the 
Overlay District. 
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CONSISTENCY WITH REZONING CRITERIA

(C) Consistency of the proposed rezoning with the applicable portions of small 
area plans, overlay districts or any current County plans or programs.

Staff Response:  
The William Burgess Mixed-Use Activity Center Overlay District was approved 
by the Nassau County Board of County Commissioners on August 28, 2017.  The 
District directly implements the principles of the Vision 2032 Plan and the 2030 
Comprehensive Plan by creating the opportunity for the establishment of a 
transit oriented compact mixed-use community that promotes social 
engagement, a live/work environment, and fiscal sustainability.
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CONSISTENCY WITH REZONING CRITERIA

(E) The availability of, and potential impact to, public infrastructure and facilities 
that will serve the site in question including public water and wastewater, public 
roads, public schools, public parks, police and fire service and other similar items.
  
Staff Response:  
The site is located within the William Burgess Mixed-Use Activity Center 
Overlay District which is developing to include public services such as the 
Courthouse, Sheriff’s Office, Emergency Operations, and Animal Control. 
Private services such as retail, grocery stores, and including emergency and 
non-emergency medical care are also developing along SR200 and within the 
nearby Wildlight development (approximately three miles away). A fire station 
is planned to be located approximately two miles away from the property, on 
Still Quarters Rd. The site currently does not have access to water and sewer 
services.
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CONSISTENCY WITH REZONING CRITERIA

(H) The nature and degree of potential adverse impacts the proposed rezoning 
could have upon environmentally sensitive lands or areas of historical or cultural 
significance. 
 
Staff Response:  
Wetlands have been identified in the environmental assessment of the site. At 
the time of site plan review, required buffers shall be maintained in accordance 
with Land Development Code (LDC) Section 37.03. The transect assignment of 
T-1 seeks to protect the natural environment on the subject property. The 
western edge of the property contains a bluff adjacent to Lumber Creek and 
the tidal marsh.  The transects assigned for the subject property were selected 
in recognition of the unique ecological characteristics of this location. The 
environmental report conducted by the applicant identifies the presence of 
gopher tortoise burrows on the subject property.  Ground disturbing activities 
within twenty-five feet of tortoise burrows require a gopher tortoise 
relocation permit from the Florida Fish and Wildlife Conservation Commission 
(FWC). Proof of issuance of any FWC tortoise permits will be required to be 
submitted with building permit applications. 
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(J) The extent to which land use and development conditions have changed since 
the effective date of the existing zoning regulations involved which are relevant 
to the property.

Staff Response:  
The William Burgess Mixed-Use Activity Center Overlay District was approved 
by the Nassau County Board of County Commissioners on August 28, 2017.  The 
District directly implements the principles of the Vision 2032 Plan and the 2030 
Comprehensive Plan by creating the opportunity for the establishment of a 
transit oriented compact mixed-use community that promotes social 
engagement, a live/work environment, and fiscal sustainability. The subject 
property is located in the southeastern portion of the District and was 
assigned to Transect 1 (Natural Area) and Transect 2.5 (Rural Transition) based 
on the location and characteristics of the property.
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CONSISTENCY WITH REZONING CRITERIA
(L) The extent to which the rezoning will result in a fiscally and environmentally 
sustainable development pattern through a balance of land uses that is internally 
interrelated; demonstrates a context sensitive use of land; ensures compatible 
development adjacent to agriculture and environmentally sensitive lands; 
protects environmental and cultural assets and resources; provides 
interconnectivity of roadways; supports the use of non-automobile modes of 
transportation; and appropriately addresses the infrastructure needs of the 
community. 

Staff Response: 
The requested rezoning recognizes the transitional nature of the subject 
property and conforms to the assigned transect within the William Burgess 
Mixed-Use Activity Center Overlay District. The property is identified as 
including a multi-use trail (not in street cross section) providing for additional 
connectivity for non-automobile modes of transportation as can be seen below 
in Figure 4.8, the Green Infrastructure Plan + Multi-use Trails/Bikeways from 
the William Burgess Context and Connectivity Blueprint:
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CONCLUSION AND RECOMMENDATION

Consistency with Comprehensive Plan Policies 
Staff finds that the requested amendment is consistent with 
requirements of Future Land Use Policies FL.01.02(I).

Land Development Code 
LDC Section 5.02 (C) and (D) requirements have been met. 

Criteria for Rezoning
The review criteria for approval of a Rezoning application, 12 (A) 
through (N), is met. 

Recommendation
Based on these findings, staff recommends APPROVAL of 
application R24-004. 
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