
B
2018 Growth 

Trends Report



2018 Nassau County, FL
Growth Trends ReportPublished 4/18/2018

01

05

02

03

06

04

07
11

08 10
09

12

N C

D  P 
 E O
F

  
 M

A D E  I N

 

N
A

S

S A U  C O U

N
T

Y

            e s t . 1 8 2 4



2 - Nassau County Development Trends - 2017

Context Statement

Context Statement

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?     

Will we as a community commit to governance through dynamic collaboration? Will we place a priority on  cultivating lasting 
public value?  Will we put aside our differences in the spirit of developing strong and active networks? Will we proactively 
engage the full spectrum of citizens? Will we commit, with vigor, to build broad consensus on key issues?  Will we maintain a 
proper perspective in light of our commonalities and shared goals within the context of our local community?

No matter how different we are, we share one overarching similarity, a desire to create a vibrant and dynamic community 
that provides a high quality-of-life and quality-of-place for our families and ourselves. The type of community that inspires 
connections with the natural and built environment. A community that promotes day-to-day social engagement and inter-
personal connections amongst community members. A community that facilitates the creation of places that are not only 
beautiful in form but functional for day-to-day life.  A community that prioritizes a generational approach to securing the 
unique character of Nassau County.   

While we may disagree as to what constitutes an acceptable quality-of-life threshold or the proper means of ensuring the 
historic character of our communities are preserved, there are certain quality-of-life characteristics that are universal - good 
schools, quality public infrastructure, access to healthcare, entertainment, recreation, and nature, availability of high-wage 
jobs, fiscal stability and security, and most of all, a sense of place - a sense that you exist in a place that is worth caring about. 
A place that is worth your personal investment of time, energy and capital. A place you are proud to call home and where 
you and your family feel secure. 

We must make planning, policy and design decisions that put people at the center of the equation. We must establish a people 
first agenda, an agenda that places a priority on quality-of-life and generational sustainability - an agenda that places value 
in maintaining the unique character of Nassau County so that our children’s children will know the place we have all come 
to love.  

This report provides twelve tools that will assist in the decision making process as Nassau County moves into this exciting future 
that we have the power to shape. The provided twelve tools are not intended to be viewed as a comprehensive, all-inclusive 
or static list, but rather a set of practical tools Nassau County has the current capacity to implement. To paraphrase Charles 
Lindblom, real change, lasting change is not revolutionary, but rather evolutionary. People in general have a propensity to 
treat the symptoms of a problem and ignore the root cause of an issue.  Ultimately, these tools are intended to address the 
root cause of many of the challenges facing Nassau County over the course of time - in an evolutionary manner. As such, 
there is no illusion these efforts will be swift, result in instant gratification or address all of our issues. However, the path towards 
tomorrow starts today. As such, I offer the following:

Embrace the opportunity, appreciate the challenge, be open to innovation and strive to 
maintain proper perspective. 

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



Nassau County Development Trends - 2017 - 3

Contents

Contents
Existing Conditions 4
Graph 1. aGe in nassau County 2000-2016i 4
Graph 2. aGe in nassau by % of population (2016) Gender in nassau County 4
Graph 3. Gender in nassau County

 
5

Graph 4. population in nassau County from 2000-2017
 

5
Graph 5. annual population perCent ChanGe from 1999-2017 5
fiGure 1. 2017 population dot density  6
Graph 6. median inCome in nassau County 1999- 2016 8
Graph 7. perCent ChanGe in total housinG units from 2000-2017 County              9
Graph 8. total housinG units in nassau County from 2000-2016 (sourCe: us Census data) 9
fiGure 2. residential development traCker 10
fiGure 3. nassau County Commissioner distriCts 12
Graph 9.  buildinG permit perCentaGes per Commissioner distriCt     12
Graph 10. buildinG permits for new residential dwellinG units in nassau County from 2000 to 2017 12
                       residential plats/puds approved 17-18 and in Current review              13
Graph 11.        averaGe home sales priCe in nassau County by Zip Code                                               14
Graph 12. mean sinGle-family home and Condominium sales priCe in nassau County 14
Graph 13.  median sinGle-family home and Condominium sales priCe in nassau County               14  
fiGure 4. ZipCode map                  15
Graph 14.         total number of tax parCels                 16
Graph 15.         averaGe taxable value per parCel                 16  
Graph 16.         averaGe taxes to the boCC per tax parCel              16
Graph 17. total taxable value  16
REgional ContExt                 18
fiGure 5. reGional map 18
Graph 18. population distribution within the msa in 2017 20
Graph 19. people per square mile in the msa 20
Graph 20. historiCal trends for surroundinG reGion  19
                       reGional residential drivers perspeCtives - GreG matovina, fhba president, urban land institute               20
                       reGional residential drivers items                21
fiGure 6. reGional employment Centers/drivers and projeCted Growth areas 22
PREdiCtions 24
Graph 21. population in nassau County from 2000-2017

 
24

                       florida sCore Card population projeCtions               24
                       bebr population projeCtions                   24
                       straiGht line proGression population projeCtions usinG Growth rate from 2016-2017         24
fiGure 7. existinG development baseline 25
fiGure 8. 2070 development trend sCenario 25
fiGure 9. Composite Constraints and opportunities map 26
toolbox & Vision 2032 28
                       narrative & vision 2032  exCerpts                 28
tool 01.  fisCal analysis tool  29
tool 02. western nassau visioninG plan 29
tool 03. sr200/a1a Corridor plan  29
tool 04. reCreation plan                  29
tool 05. affordable housinG needs assessment                30
tool 06.  mobility plan                   30
tool 07. development review fee                  30
tool 08. enCpa CiviC faCilities study                 30
tool 09. Capital maintenanCe & planninG proGram                                     31
tool 10. multi-year staffinG plan                  31
tool 11. fleet replaCement proGram                            31
tool 12. struCturally balanCed budGet                    31



4 - Nassau County Development Trends - 2017

Existing Conditions

Existing Conditions

Full-time Population Estimate 2017(BEBR):  80,4568

(BEBR estimates 80,456 persons. The US Census Bureau estimates 82,721 persons for 2017)  

Annual Tourists (Amelia Island):  652,10010

(Tourism on Amelia Island has increased by 51% since 2011, 432,100)  

Median Age 2016 Nassau: 44.6 years3

Median Age 2016 Florida: 41.6 years3

Median Age 2016 US:      37.7 years3

2016 Nassau County
White: 87.5%3

Black or African American: 6.2%3

Hispanic or Latino: 3.8%3

Asian: 1%3

Other: 1.5%3

2016 State of Florida
White: 55.6%3

Black or African American: 15.4%3

Hispanic or Latino: 24.1%3

Asian: 2.6%3

Other: 2.3%3

Female 2016 Nassau: 50.8%4

(State of Florida is also 50.8%)

Male 2016 Nassau: 49.2%4

Population & Demographics 

gRaPh 1. agE in nassau County fRom 2000-201613, 14

MALE: 49.2% 

FEMALE: 50.8%

gRaPh 2. agE in nassau County by % of PoPulation(2016)

2000 2009 2010 2011 2012 2013 2014 2015 2016

38.3

41.6
42.2

42.8
43.1 43.4

43.8
44.2

44.6

gRaPh 3. gEndER in nassau County

Under  5: 5.1%

Bet ween  6 and  18: 20.0%

Bet ween  18 and   65: 53.3%

Over  65: 21.4%

 Footnote references found on back page
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Existing Conditions

gRaPh 4. PoPulation in nassau County fRom 2000-2017
8

gRaPh 5. annual PoPulation PERCEnt ChangE fRom 1999-2017
8
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2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017

57,663
59,409

61,094
63,062

65,016
65,759

68,188
69,569

71,915
72,588

73,314
73,684
73,745

74,661
75,321

76,536
77,814

80,456*

*80,456 persons is the population estimate from the University of Florida’s  Bureau of Economic and Business Research (BEBR produces  Florida’s official state and 
local population estimates and projections). However, the US Census Bureau has published a population estimate for  2017 at 82,721 persons**. If using US Census 
Bureau’s estimates Nassau experienced an astronomical 6.3% increase in population from 2016 to 2017. 

**Florida DEO’s Beureau of Labor Market statistics utilized US Census estimates (82,721) in the April 2018 publication of the Summary of Employment, Demographics, 
and Commuting Patterns for Nassau County, Florida.  

See pg. 24 of this report for population projections. 
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Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P Corp., NRCAN, Esri Japan, METI, Esri China (Hong Kong), Esri
(Thailand), TomTom, MapmyIndia, © OpenStreetMap contributors, and the GIS User Community

Population Disbursement
2017

0 5 102.5
Miles

*Density disbursement is based
upon 2017 parcel data. The dot-
density utilizes property use
codes to locate existing
dwelling units illustrating the
disbursement of County
citizens.

Nassau County provides the data within this exhibit as a
public resource of general information for use "as is." Nassau
County DPEO (Dept. of Planning and Economic Opportunity)
provides this information with the understanding that it is not
guaranteed to be accurate, correct or complete and any
conclusions drawn from such information are the sole
responsibility of the user. Further, Nassau County DPEO
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Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P Corp., NRCAN, Esri Japan, METI, Esri China (Hong Kong), Esri
(Thailand), TomTom, MapmyIndia, © OpenStreetMap contributors, and the GIS User Community
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Demographics & Employment

gRaPh 6. mEdian inComE in nassau County 1999- 201613,14

Demographics & Employment
Median Household Income 2016 Nassau: $59,1963

(Mean Household Income Nassau 2016: 79,4823)

Median Household Income 2016 Florida: $48,9003

(Mean Household Income Nassau 2016: 69,9363)

Jacksonville MSA Area Median Income (AMI) 2016:  $64,4002

Per Capita Income 2016 Nassau: $31,1413

Per Capita Income 2016 Florida: $27,5983

Individuals Below the Poverty Level Nassau: 12.7%3

Individuals Below the Poverty Level Florida: 16.1%3

Graduation Rates Nassau:
High School: 90.9%3

Bachelor’s Degree: 24.5%3

1999 2009 2010 2011 2012 2013 2014 2015 2016

46,022

57,907 58,712 58,933
57,163

55,315 55,256 54,116

59,196

Employment Information:
30,745 number of workers living in Nassau County15

19,733 number of workers who live in Nassau County but are employed outside Nassau County15

64.2% of the workers in Nassau County are employed outside of Nassau County15

29.4 minutes is the mean travel time to work3

12,591 of the 19,733 workers who work outside Nassau work in Duval County15

19,360 is the number of total workers who are employed in Nassau County15

8,348 is the number of people who live outside Nassau County but work in Nassau County15

43.1% of those working in Nassau County live outside Nassau County15

11,012 is the number of workers who live and work in Nassau County15

71% of the 11,012 workers living and working in Nassau County work in the service industry15

3.4% Unemployment Rate Nassau (Feb. 2018)15

Area Median Income: The median divides the 
income distribution into two equal parts: one-half 
of the cases falling below the median income and 
one-half above the median. HUD uses the median 
income for families in metropolitan and non-
metropolitan areas to calculate income limits for 
eligibility in a variety of housing programs. HUD 
estimates the median family income for an area 
in the current year and adjusts that amount for 
different family sizes so that family incomes may 
be expressed as a percentage of the area median 
income. 

Per Capita Income: The mean income computed 
for every man, woman, and child in a particular 
group including those living in group quarters. It 
is derived by dividing the aggregate income of a 
particular group by the total population in that 
group



Nassau County Development Trends - 2017 - 9

Housing

Housing

gRaPh 7. PERCEnt ChangE in total housing units fRom 2000-2017
4

gRaPh 8. total housing units in nassau County fRom 2000-2016
4
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2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

26,102
26,858

27,617
28,374

29,134
30,425

31,845
32,954

33,761
34,119

35,039
35,157

35,354
35,544

35,968
36,477

37,453

Total Housing Units: 37,4534

Persons Per Household: 2.624

Owner-occupied Units: 76.1%4
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Residential Development Tracking Project

figuRE 2. REsidEntial dEVEloPmEnt tRaCkER
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Residential Development Tracking Project

figuRE 2. REsidEntial dEVEloPmEnt tRaCkER



12 - Nassau County Development Trends - 2017

Housing

Esri, HERE, DeLorme, MapmyIndia, © OpenStreetMap contributors, and the GIS user community

District 
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District 
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0 2 4 6 81
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[

figuRE 3. nassau County CommissionER distRiCts 

DISTRICT 501:  21%

DISTRICT 502: 8%

DISTRICT 503: 60%

DISTRICT 504: 3%

DISTRICT 505: 8%

Graph 9. Building Permit Percentages per 
Commissioner District 2017

16

‘00 ‘01 ‘02 ‘03 ‘04 ‘05 ‘06 ‘07 ‘08 ‘09 ‘10 ‘11 ‘12 ‘13 ‘14 ‘15 ‘16 ‘17

519 562
589 628

970

1285

1109

655

431

196
257 283 265

463

541

1006
915

1036

gRaPh 10. building PERmits foR nEw REsidEntial dwElling units in nassau 
County fRom 2000 to 2017

16
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Housing

aPPRoVEd Pud’s in 2017-2018:
Nassau Crossing: 
*350 Single Family Units, 
*450 Multi-Family Units (15% 

reserved for workforce housing @ 
80% AMI)

*300,000sf of Office & Retail 
Space

*Five acre reservation for a future 
transit station

*Publicly accessible Community and 
Neighborhood Park

*Private Neighborhood/Pocket 
Parks

*Over two miles of publicly 
accessible multi-use trails

*Redevelopment of William Burgess 
Blvd.

Plats/housing PRojECts in REViEw: 
Laurel Oak Estates:                                     
Crane Island Phase I:                                               
Hideaway Phase 1B:                                     
Candlewood Farms:                                      
Heartwood Farms:                                         
Mills Creek Farms:                                        
Hampton Lakes Phase 3: 
Woodbridge Phase 4**:                        
Wildlight Apartment Complex:                     
Mills Creek Preserve:
Crane Island Phase II**:                                        
Concourse Crossing PUD*:                          
Wildlight Phase 1C-1 and 1C-2:                 
Village Walk Phase One:
Village Walk Phase Two:                                  

 
Blackrock Park Phase II:                
ENCPA Village Center:                 
Plummer Creek Phase 2B:             
Barnwell Manor:                          
Heron Isles Phase 3C:                    
Horseshoe Ridge:                            
Hampton Mill:                                 
Mills Corner:                                  
Lumber Creek Phase II:                 
Creekstone:                                 
Hamtpon Lakes Phase II:              
Heron Isles Phase Two C-3:            
Amelia Concourse Phase 2:          
Villas at Oyster Bay Harbour:          
Clear Lakes Unit 2:                         
Cashen Farms:                                 
McCully Forest:                                
Andy’s Acres:                                   
Lumber Creek Phase 3:                 
Flora Parke Unit 6B:                        
Woodbridge Phase 3:                    
Sandy Pointe Preserve Unit 1:          
Woodbrier Phase 2:                       

      
                                    

  55 SF Lots
  84 SF Lots
  76 SF Lots
189 SF Lots 
  39 SF Lots 
    4 SF Lots
    3 SF Lots
    9 SF Lots
  78 SF Lots 
  46 SF Lots
134 SF Lots
  56 SF Lots
153 SF Lots
  54 SF Lots
  72 SF Lots
    6 SF Lots
    7 SF Lots
    5 SF Lots
165 SF Lots
  60 SF Lots
113 SF Lots
  71 SF Lots
  41 SF Lots

     
Total:  1,520 Units

  30 SF Lots
  47 SF Lots
  73 SF Lots
    6 SF Lots 
    6 SF Lots 
    6 SF Lots
  95 SF Lots 
104 SF Lots
300 MF Units
350 MF Units
  66 SF Lots 
275 SF Lots
257 SF Lots
  72 SF Lots
  59 SF Lots 
  

Total: 1,746 Units

*Current PUD in review, not yet approved by decision making body. 
**Infrastructure Plans (Engineering Plans) in Review prior to plat submittal.  

Plats aPPRoVEd in 2017-2018 (sf = singlE family lots/units):
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Housing

Graph 11.  Average Home Sales Price in Nassau County by Zip Code7

gRaPh 12. mEan salEs PRiCE in nassau 1990-20179

gRaPh 13. mEdian salEs PRiCEs 1990-20179

$1
81

,5
84

$1
64

,4
05

$3
56

,5
69

$1
32

,1
03 $2

07
,2

30

$1
94

,9
63

$1
82

,1
29

$3
73

,6
25

$1
73

,6
76

$2
04

,3
36

$1
93

,2
97

$1
88

,2
97

$3
94

,4
93

$1
73

,0
05 $2

23
,1

34

32009 32011 32034 32046 32097

2015

2016

2017

Single Family Home

Condominium

19
90

19
92

19
94

19
96

19
98

20
00

20
02

20
04

20
06

20
08

20
10

20
12

20
14

20
16

20
17

 $100,000.00

 $200,000.00

 $300,000.00

 $400,000.00

 $500,000.00

 $600,000.00

 $700,000.00

 $800,000.00

 $900,000.00

$92,545

$172,737

$340,127

$766,034

$192,825
$244,182

$333,169

$413,022

Single Family Home

Condominium

19
90

19
92

19
94

19
96

19
98

20
00

20
02

20
04

20
06

20
08

20
10

20
12

20
14

20
16

20
17

 $50,000.00
 $100,000.00
 $150,000.00
 $200,000.00
 $250,000.00
 $300,000.00
 $350,000.00
 $400,000.00
 $450,000.00

$80,900

$147,750

$255,000

$385,500

$120,600

$192,200
$255,250

$290,000




