
oRDTNANCE NO. 2023-06

AN ORDINANCE OF THE TOWN OF HILLIARD, FLORIDA' REZONING
THE PROPERTY CONSISTING OF APPROXIMATELY 5.97 ACRES,
MORE OR LESS, LOCATED OFF WEST SIXTH STREET AND
ORANGE STREET AND MORE PARTICULARLY DESCRIBED IN

EXHIBIT "A" LEGAL DESCRIPTION HILLIARD, FL, NASSAU COUNTY
PARCEL lD: # 08-3N-24-2380{024-0040, 08-3N-24'2380-0039'0012,
08-3N-24-2380-0039-0031, 08-3N-24-2380-0037-0020, 08'3N-24-2380-
0024-0010, 08-3N-24-2380-0039{025, and 08-3N-24'2380-0037'0010'
FROM R-2, SINGLE FAMILY TO PUD, PLANNED UNIT

DEVELOPMENT TO CREATE THE DAYSPRING COMMONS PUD;

DESCRIPTION, AND EXHIBIT "C" SITE PLAN; AND PROVIDING FOR

SEVERABILITY, REPEALER, AND SETTING AN EFFECTIVE DATE.

WHEREAS, the property owner for the property consisting of approximately 5.97

acres, more or less, which is located off West Sixth Street and Orange Street and more
particularly described in Exhibit "A" Legal Description, Hilliard, Fl, Nassau County

PARCEL iO: * OA-aU-Za-2380-0024-0040, 08-3N-24-2380-0039-0012' 08-3N-24-2380-

oo39-0031, o8-3N-24-2380-0037-0020,08-3N-24-2380-0024-0010,08-3N-24-2380-
OO39-0025, and 08-3N-24-2380-0037-0010, requested zoning change for the subject

from R-2, Single Family to PUD, Planned Unit Development ; and

WHEREAS, the owner has requested lo rezone the property described Exhibit
"A" Legal description to PUD, Planned Unit Development to create the Dayspring

Commons PUD; and

WHEREAS, the Town of Hilliard Planning & Zoning Board held a duly noticed
public hearing on March 14,2023, regarding the rezoning of the of the subject property

to PUD, Planned Unit Development; and

WHEREAS, the Town of Hilliard Planning and Zoning Board, has reviewed the
proposed rezoning of the subject property to PUD, Planned Unit Development and found

it to be consistent *ith the Town's Comprehensive Plan and the Town's Code, and

recommended approval to the Town Council of the rezoning of the subject property from

R-2, Single Family to PUD, Planned Unit Development, at their March 14, 2023, rcgulat
meeting; and

WHEREAS, the Town Council has completed a review of the request and finds it

in compliance with the Town's Comprehensive Plan and the Town's Code and does not

adversely impact the health, safety, and welfare of the Town's residents; and

WHEREAS, a companion Comprehensive Plan Future Land Use Map

amendment to INS lnstitutional has been applied for the subject property and has been

approved by the Town Council; and



NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE
TOWN OF HILLIARD, FLORIDA, AS FOLLOWS:

SEGTION l. RECITALS. The foregoing findings are true and correct and are
hereby adopted and made a part hereof.

SECTION 2. LEGAL DESCRIPTION. The property with Nassau County Parcel
lD:# 08-3N-24-2380-0024-0040,08-3N-24-2380-0039-0012,08-3N-24-2380-0039-0031,
08-3N-24-2380-0037-0020, 08-3N-24-2380-0024-0010, 08-3N-24-2380-0039-0025, and
08-3N-24-2380-0037-0010, more particularly described in described in Exhibit "A", Legal
Description, is hereby rezoned from R-2, Single Family, to PUD, Planned Unit
Development to create lhe Dayspring Commons PUD:

SECTION 3. PUD PLAN. This ordinance includes Exhibits "B", Written
Description and "C', Site Plan, for the Dayspring Commons PUD created by this
ordinance. Development of and uses within the PUD shall conform to the limitations and
conditions set forth in this ordinance and in the attached written description and site
plan.

SECTION 4. Recording. The Town Clerk is authorized and directed to forward a
certified copy of this Ordinance to the Clerk of the Circuit Court for recordation and to the
Nassau County Property Appraiser to update any records as may be deemed
necessary.

SECTION 4. REPEALER. Any Ordinances or parts thereof in conflict with the
provisions of this Ordinance are hereby repealed to the extent of such conflict.

SECTION 5. EFFECTIVE DATE. This ordinance shall take effect immediately
upon its final adoption.

ADOPTED this
Council.

e A. Sims
uncil President

ATTEST:

Lisa rVIS

){, ay of by the Hilliard Town

Town Clerk



APPROVED

John Beasley

Planning & Zoning Board Publication:
Planning & Zoning Board Public Hearing:
Town Council First Publication:
Town Council First Public Hearing:
Town Council Second Publication:
Town Council Second Public Hearing:

December 21,2022
January 10,2023
April26,2023
May 18,2023
July 5,2O23
August 17,2023
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EXHIBIT A
LEGAL DESCRIPTION
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Dayspring Commons Planned Unit Development
PUD Written Description

November 22,2022
Revised August 2, 2023

PROJECT DESCRIPTION

This application for the Dayspring Commons Planned Unit Development ("PUD") is
submitted by Dayspring Commons, LLC, a Florida limited liability company ("Applicant"), the
owner ofthe property subject to this application. As described herein, the Applicant proposes to
rczone 5.97 acrcs of propcrty from Single Family R-2 to PUD to allow for development of an
institutional campus to provide senior housing with supportive neighborhood commercial uses, as
herein described. The Applicant is proposing to construct three buildings with related amenities
for a maximum of 62,700 square feet of senior living residential uses (maximum of 105
units/beds), and a maximum of 18,810 square feet of neighborhood-related commercial, retail and
professional office uses. All references herein to the Applicant shall includc the Applicant's
successors and assigns.

The property that is subject ofthe proposed rezoning is owned by the Applicant and located
east of U.S. Highway I / North Kings Road at West Sixth Street and Orange Street, being more
particularly described in Exhibit "A" attached hereto (collectively, the "Property"). The Property
consists of seven parcels having Nassau County Real Estate Identification Nos. 08-3N-24-2380-
0024-0040;08-3N-24-2380-0039-0012:08-3N-24-2380-0039-0031;08-3N-24-2380-0037-0020;
08-3N-24-2380-0024-0010;08-3N-24-2380-0039-0025; and 08-3N-24-2380-0037-0010. The
Property totals 5.68 +/- acres.

The Property has a Future Land Use map ("FLUM") designation of Medium Density
Residential C'MDR'). This application is submitted as a companion application to the proposed
amendment to the Town of Hilliard's FLUM to change the Properry's FLUM designation from
MDR to Institutional with a text amendment to allow development of neighborhood-related
commercial, retail and professional office uses within the Institutional FLUM designation. The
project will allow for dcnsitics and intensities within the parameters of the Institutional land use
category. The immediately adjacent FLUM categories are Commercial to the west and MDR to
the north, east and south. The Property is surrounded by existing and abandoned commercial uses,
existing single-family residential homes and timberlands. The Property presently contains
agricultural timber and wetlands. The Applicant has taken steps to preserve all on-site wetlands.

A preliminary conceptual site plan indicating the general layout ofthe site is attached to
the PUD as Exhibit (B" (the "conceptual Site Plan"). The conceptual Site plan is conceptual
only and may be subject to change due to site characteristics, design and engineerilg factors. The
Conceptual Site Plan shows the locations ofthe proposed buildings within the Property along with
parking, open space, wetland, wetland buffers, stormwater ponds and existing local roadwiys to
be relocated as part ofthe proposed development.
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Thc project will provide public benefits including (i) provision of senior housing, (ii)
provision of supportive commercial, medical and office uses; (iii) preservation of l.6l acres of
wetlands; (iv) creation of jobs for Town residents with commercial developmcnt, (v)
reconfiguration and circulation improvement to portions ofexisting roadways (West Sixth Street
and Orange Street); and (vi) property taxes and other revenues generated by the proposed
development.

As a companion to this rezoning application, the Applicant will be requesting the Town
vacate, abandon and close a 0.29-acre portion of West Sixth Street, which road is unimproved and
bisects thc northern portion of the Property (the majority of which arc wetlands) and tcrminatcs
into Mill Street (an unopened, local roadway). The portion of West Sixth Street the Applicant is
requesting thc Town vacatc is the upland portion and is depicted on thc Conceptual Site Plan as

"this portion of Sixth Street to be abandoned." As shown on the Conceptual Site Plan. the
Applicant shall reserve a 30-foot easement for future Town utilities.

II. USES AND RESTRICTIONS

A. Permitted Uses: The development will be constructed in an orderly manner. The
following uses and structurcs shall be permitted within the Property.

l. Senior living residential uses shall be limited lo a maximum of 62,700
square feet which may include up to 105 units/beds with all accessory uses and related amenities.
The senior livingl uses may include: housing for seniors including, independent senior living,
assisted living, or long term carc facilities (skilled nursing living, memory care, and/or hospice).

2. Neighborhood-rclated commercial, retail, profcssional and medical office
uses shall be permitted within the Property up to a maximum of 18,8 l0 square feet and may include
those uses permitted as a principal use and use by exception within the Comrnercial Neighborhood
(C-N) or Main Street Commercial (MSC)'? designation of the Code including the following retail,
service, and medical uses:

Medical and dental offices and clinics;

Research laboratories;

Professional and business oflices;

Service establishments such as barber or beauty shops, shoe repair
shops;

Day care/child care centers;

l Any residents ofthe Property are seniors and will not include school-aged children.

'z 
As of thc date of (his PUD wrilten Description, the Town is in thc process of revising its Code to replace the

Neighborhood Commercial (C-N) designation with the MSC rezoning. ln the evcnt the Town fails to enact such
changc, the ApPlicant shall have the right to include neighborhood-bpe commercial uses as detailed in this tcxt.

2

a,

b.

c.

d.

e
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f. Parcel delivery office;

C. Bank and financial institution;

h. Delicatessen, bake shop;

i. Restaurantwithoutdrive-throughfacilities;

j. Retail sales without outside sales or storage;

k. Structured parking; and

l. Those uses included in Section II.B. below.

Temporary construction/sales trailers may be utilized and placed on the Property until
completion of the development.

B. Uses by Special Exception: Off-site signs as set forth in Section 62-425 of the
Zoning and Land Development Rcgulations (hereafter, "LDR" or the "Code") and wireless
telecommunication facilities as set forth in Section 62-386(d) shall be an allowable use.

C. Accessory Uses: Accessory uses and structures will be allowed as prescribed in
the LDR, provided such uses and structures are of the nature customarily incidental and clearly
subordinate to the permitted or principal use of a structure within the Property. The following
accessory uses and structures shall be permitted for residential uses under Section II.A.1.
including, without limitation, personal propcrty, self-service storage facilities for the purpose of
renting or leasing enclosed, individual storage space for any owner, resident or tenant of the
Property; chapels, cafeteria/dining facilities, and commercial kitchens, recreational and fitness
facilities ancillary to such pemtitted use, including a gymnasium, fitness center, indoor and,/or
outdoor pool, one or more docks, gazebos and similar structures, walking trails, meditation areas,
open space, greenspace, and passive open space uses including recreational paths, benches, picnic
tables, informational displays, kiosks, viewing areas, observation decks, and associated
community/recreational structures

D. Restriction on Uses
described in Section II.A.-C. above.

As provided, the developmenl will only include the uses

Itl DESIGN GUIDELINES

A. Lot Requirements:

a ctbacks Setbacks shall be measured pcr the LDR and shall bc as follows;
provided, encroachments by sidewalks, driveways, parking, signage, utility
structures, stormwater ponds, fcnces, street/park fumiture, and other similar
improvements shall be permitted within the minimum building setbacks.

l) Front Yard: l0 feet; Lots having a second frontage shall have a setback of
l0 feet for the second frontage.
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2)

3)

4)

Rear Yard: 5 feet

Side Yard: l0 feet

All structures shall have a minimum separation of 20 feel, as measured from

the furthest projection on the structure to the furthest projection ofany other

structure.

b. Building hcight: Buildings shall not excccd 35 feet in hcight.

Minimum lot requiremcnts (width and arca); 60 feet and 6,000 square fect

Maximum impervious surface ratio: 35 percent.

Maximum lot coverage by buildings: 50 percent ofthe Property (not to

include parking or drainage facilities)

The Conceptual Site Plan indicates the preliminary, general layout for the PUD for

construction of thc development. The location and size of all lots, roads, project entrances,

recreation/open space and other areas shown on the Conceptual Site Plan are conceptual such that

the final location of any roads, project entrances, recreation/opcn space and othcr areas will bc

depicted on the final development plan and the final engineering plans for the particular phase of
the project. The Conceptual Site Plan has been designed to utilize the most intensive parking

calculation for each the proposed use for each building to ensure final development meets parking

criteria as provided in Section I (BXl) at final engineering plan approval. The Property has been

designed that Building A may be utilized as any senior living residential use, Building B may hc

utilized as assisted living or long-term care uses, and Building C may be utilized with
neighborhood-related commercial, retail, professional and mcdical office uses.

B. Ingrcss, Egress and Circulation:

Parking Requirements: Vehicular off-street parking will be
provided in accordance with applicable offl-street parking and
loading requirements ofLDR Section 62-382 in effect at the time of

c

d

e

Thc development ofthe Propcrfy will occur in sevcral construction phases ovcr not morc

than ten (10) years. The developnrent will be divided into three (3) phases, with Building A,

Building B and Building c each being a separate phase; provided. however, that Building c shall

be constructed as part ofthe final phase ofthe development. Permitting and physical development

within each phase may occur as market conditions dictate. Construction ofthe initial phase shall

commence no latcr than three (3) years from the date ofthe PUD Ordinance approval. For purposcs

of this PUD, "commencement" shall mean securing approved construction drawings ofall or ofa
portion of the sitc. "Completion" of the dcvclopment shall bc dehned as thc installation of
horizontal infrastructure and Town approval of as-builts. Upon request from the Applicant, the

Town Council may extend the commencement period by an additional one (l ) year for good cause.

.t
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final engincering plan approval, with the following additional and
superseding provisions:

Parking standards for the following uses shall be provided at the
following minimum ratio:

Usc Minimum Number of Off-
Street Parking Spaces
Rcquired

Independent senior living
facilitics
Assisted living facilities I space per 2 units/beds
Long tcrrn care facilities
(skilled nursing living,
memory care, and hospice)

I space per 4 units/bcds

Professional and business
offices

I space for each 200 square
feet ofgross floor area

Medical and dental clinics or
offices

I space for each 200 square
feet ofgross floor area

Personal property, self-service
storage facilities

0 parking spaces required as

individual units are for
owners, tenants, and residents
ofthe Property

Where fractional spaces result, same shall be rounded to the
nearest whole number.

Parking shall be provided within the common parking as shown on
the Conceptual Site Plan. The Conceptual Site Plan has been
designed to utilize the most intensive parking calculation for the
proposed use ofeach building, as follows:

Individual parcels may share parking with other facilities, with
shared parking agreements. Structured parking may be either stand
alone or integrated with another permitted use.

5

Building Maximum Intensive
Use

Maximum
Units/Beds or
Square Feet

Required
Spaces

Independent Living
Faciliry

72 units 48

B Assisted
Facility

Living 22 units/beds lt

C ProfessionaVbusiness
office, medical and
dcntal clinics or
offices (first floor)

6,270 Sq. Ft. 3l

525139t 7
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2 Vehicular Access/Interconnectivity: The Conceptual Site Plan
depicts preliminary vchicular circulation system and shows all
points of connection with public rights-of-way. Access to the
Property will be provided offWest Sixth Street tiom U.S. Highway
I in the locations depicted on the Conceptual Site Plan. The internal
streets shall be designed and constructed with a minimum 50' righf
of-way, curb and gutter. potable water and sanitary sewer treatment
and collection systems and maintenance thereof shall be dedicated
or granted to the Town of Hilliard in accordancc with the Town's
standards for acceptance and dedication. An ambulatory drop off
and turnaround area is located in the area depicted on thc Conceptual
Site Plan. The Applicant will also provide pedestrian
interconnectivity with neighboring commercial areas to the north,
whcre feasible-

Traflic Improvements: The Applicant, at its expcnse, shall
coordinate with the Town to realign and improve portions of West
Sixth Street and Orange Street as shown on the Conceptual Site Plan
(collectively, the "Roadway Improvements") as follows: West Sixth
Street from U.S. Highway I to lhe project entrance at the
intersection with Orange Street, and Orange Street from the
intersection of West Sixth Street southeast along the project's
boundary for a distancc of +/- 85 fcct to the home owned by Rosa
Marie Allen having Parcel Identification No. 08-3N-24-2380-0039-
0023 which encroaches into the roadway. As part of the Roadway
lmprovements, the Applicant shall install stop bar with yellow
double stripes and stop/street sign combinations at the intersection
of West Sixth Street and Orange Street. The Applicant has assisted
the Town with prior application for economic development funding
for the Roadway lmprovemcnls (the "Funding Contribution"). To
the extent the Town receives the Funding Contribution, such
Funding Contribution shall be held by the Town in cscrow for thc
benefit of the Applicant. The Applicant will design, permit and
construct the Roadway Improvements as its expense with allocation
ofthe Funding Contribution if awarded to the Town. The Roadway
Improvements shall be constructed pursuant to applicable
rcquirements ofthc Town and as part of Phase I.

As part of the drivcway permit application with thc Florida
Department of Transportation ("FDOT"), the Applicant shall be
required to conduct a traffic study by a professional traffic engineer
(the "Traffic Study"), which shall be submitted and subject ro the
review and approval by FDOT. The Traffic Study shall be
comprehensive and shall evaluate the impact of the PUD through
buildout and evaluate individual thresholds or phases of

l

6
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dcvelopment in the PUD' The applicant shall bc responsible for

roadwiy improvements to U'S I as identified in the Traffic Study

and as required by FDOT based upon thc TratIc Study'

4. Pedestrian Access & Streetlights: Pedestrian circulation will be

provided via sidewalks that are a minimum width of five (5) feet'

Sidewalk will be located throughout the project, which locations are

depicted on the Conceptual Site Plan' ln addition' sidewalks will be

loiated on one side of West Sixth Street and Orange Street depicted

on thc Conceptual Site Plan to providc pedestrian interconnectivity

within the Project. All pedestrian accessible routes shall meet the

requirements of the LDR. Florida Accessibility Code for Building

Construction C'FACBC) and Americans Disability Act

Accessibility Guidelines C'ADAAG") established by Florida law

and 28 CFR Part 36. Streetlights will be purchased and installcd at

the Applicant's expense along all streets as approved by the Town

of Hilliard's Public Works' Department' Electrical services and

maintenance of the streetlights shall be the responsibility of the

Town once the Town accepts dedication ofthe strcets'

C. Signs and Entry: Dayspring Commons witl have an entry feature and related

identification sig-nage at the main entrances along West Sixth Street. All project signage will

comply with 
"p"pti.-uUt. 

provisions of the Town Signage Code. Exact sign locations will be

depiaed on construction- plans. The Applicant shall be permitted to ercct temporary on-site

construction and real estaie signage on the Property, in conformance with lhe Code Because

construction of thc Project may bc phased, the Appticant shall be permitted to place temporary

signage within portioni of the Property in which construction is underway to direct tenants,

",istoi,e., 
und oiher visitors to other areas ofthe Property that are in operation.

D.Landscaping:LandscapingfortheProjectwillbedesignedtoestablishahigh-
quality environment thai provides for visibility, safety and low maintenance. Thc landscape will

be designed to enhance thl site and to coordinate with the proposed architecture. The design ofthe

landsciping shall provide a pleasant appearance from the adjacent roadways. Landscaping will bc

consistent with typical plantings found in Nassau County.

A landscaped entrance will be constructed at atl entrances to the development. The

landscaped entraniing will be designed to be aesthetically compatible with each other so as to

result in a uniform aesthetically pleasing appcarance. Compatibility ofdesign shall bc achieved by

the repetition ofcertain plant varieties and other landscape materials'

Parking areas will be landscaped at a minimum of five (5) percent of vehicle use area,

utilizing parking islands and greenspace interspersed throughout the parking fields. Terminal

islands will be i minimum of twelve (12) feet in width and intemal islands being a minimum of
eight (8) feet wide and containing at least one (l) tree. Spacing of internal islands may be a

miximum of l30feetor fourteen (14) spaces. Continuous landscaping will be provided along the

perimeter ofthe Property adjacent to existing single-family residential uses to provide screening

7
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ofparking and service arcas. Trees will be a mixture ofcanopy and non-canopy trees intcrmingled

,h;Ghoi,, with a minimum of 70 percent of proposed trees being canopy trees' A minimum of

t0;;;";i;."-""nopy trees will be utilized where appropriate to accommodatc views and lighting.

In order to emphasize water conservation, plantings will be selected from the St. Johns

River Water Management District's Florida Waterwise plant database as appropriate to the local

climate. Landscaping shall be in conformance with all LDR provisions

E.Recreationandopenspace:ThedesignofthePUDincorporatescommonopen
space, as well as varied active and pasiive recreation opportunities, mccting and exceeding the

siandards ofthe LDR. Open space and common areas will exceed the 2070 open space requirement

of LDR Section 62-3 l6(t). The Conceptual Site Plan provides more than 20Vo open space which

is comprised ofpreserved onsite wetlands, the upland buffer, and pond area'

F. Utilities

Potable Water/Sanitary Sewer: All electrical, telephone and cable

lines will be installed underground on the site. Water and sewer will
be connectcd to thc existing lines and gravity sewer located at

Orange Street and West Sixth Street, as depicted on the Conceptual

Site flan. This work will be installed by the Applicant and no public

funds shall be needed for the provision of new infrastructure'

Electrical Utilities: All clectrical and tclcphone lines will be

installed underground on the site. Electrical power will be provided

by Florida Power & Light (FPL).

Fire Protection: The Applicant will install fire hydrants in

accordance with the LDR in the location(s) approved by the Fire

Marshall.

Solid Waste: Solid waste will be handled by the licensed franchisee

in thc area.

G.Wetlands/Environmental:ThcPropcrtycontainsapproximatclyl.6lacrcsof
jurisdictional wetlands as depicted on the Conceptual Site Plan, which will be retained to preserve
-and 

enhance the natural attributes ofthe Property. Appropriate buffers will be provided as required

by thc LDR and Sr. Johns River water Management District ("SJRWM") requirements. All gopher

tortoise burrows which may become active prior to construction, will be relocated in accordance

with Florida Fish and Wildlifc Conservation Commission ("FWC") requirements'

H. Stormwater: stormwater will be handled on site within retention areas, with

conveyance via lhe roadways and./or piping within appropriate easements. The drainage structures

and lacilities will be designed and constructed in compliance with the LDR in effect at the time of
permitting, subject to SJRWMD standards. The stormwater treatment facility will be maintained

by the owner or a property owners' association in accordance with SJRwMD requirements.

l

l
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L Maintenance of Common Areas: The common areas and infrastructure within

the Property will be maintaincd by thc owner or a property owners' association.

IV. ADDITIONAI,CONDITIONS

l. Additional buffering (a minimum often (10) feet of landscaping buffer with 85%

opacity) shall be located along the northern and eastern boundaries of Building A adjacent to

Orange Street and West Sixth Street, to adequately screen and buffer Building A from the adjacent

rights-of-way.

2. Additional buffering (a minimum offive (5) feet of landscaping buffer with 85%

opacity) shall be located southeast ofthe Building C parking area to adequately screen and buffer

tlie parking area from the adjacent single-family residence lying within the Orange Street righrof-
*ay. Io addition, the Applicant will construct either a fence or wall six (6) feet in height within the

five (5)-foot buffer. In addition, the accessory building located to the northeast of said single-

family residcncc shall bc located a minimum distance offifty (5o)-feet from the closest property

boundaries to said residence. as depicted on the Conceptual Site Plan.

3. To the extent all or a portion of Building C is developed as personal property, self-

service storage facilities, same shall be architecturally compatible and complimentary of the

aesthetic of Buitdings A and B, and interior storage units should not be readily visible through

Building C's storefront or windows. The Applicant commits that any self-storage facilities

provided in Building C shall solely serve the owners, tenants, and residcnts ofthe Propcrty.

9
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