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Chapter 3: NORTH OF DOWNTOWN HISTORIC DISTRICT NEIGHBORHOOD 

PLANNING AREA ANALYSIS 
 
The North of Downtown Historic District Neighborhood Planning Area is roughly bounded by N 
11th Street at the east, Atlantic Avenue/the Downtown Historic District Boundary at the south,  
the Downtown Historic District Boundary at the west, and Escambia, N 8th, and Dade Streets at 
the north, as illustrated on Figure 13. Included below is a summary of the Neighborhood 
Planning Area’s predominant character defining features, and an entire list of character defining 
features is included later in this section of the report.  
 

• Density - The Neighborhood Planning Area has a low density with a large number of 
vacant lots. This gives it rural and undeveloped character which contrasts with the nearby 
Downtown Historic District.  

 
• Sidewalks and Landscaping – The Neighborhood Planning Area has a high level of 

natural landscaping. Many of the vacant lots are covered in trees and plants, and the built 
lots are also heavily wooded and greened with natural landscape. Sidewalks are located 
throughout the Downtown Historic District and end at the edge of the Neighborhood 
Planning Area, clearly differentiating the streetscape in the two areas.  

 
• Architectural Styles – The Neighborhood Planning Area contains primarily modest 

residences constructed in vernacular styles. This contrasts with the larger residences 
designed in high styles throughout the Downtown Historic District, and gives the area a 
unique sense of place.  

 
History and Development Patterns 
 
The development patterns of the historic resources in the North of Downtown Historic District 
area are illustrated in Table 2. The six historic periods established during the survey reflect the 
developmental history of the area. These patterns of development also provide the contexts 
necessary for determining the significance of the various historic resources. 
 
Table 2: Development Patterns of Resources within the North of the Downtown Historic District 
Neighborhood Planning Area  

Periods of Development Number of Parcels 

Spanish-American War Period/Turn-of-the-Century (1898-1916) 18 

World War I and Aftermath Period (1917-1919) 0 

Florida Land Boom Period (1920-1929) 8 

Depression and New Deal Period (1930-1940) 3 

World War II and Post-War Period (1941-1949) 3 

Modern Period (1950-1961) 20 

Non-Historic (Post 1961) 34 
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Figure 13: Development Patterns in the North of the Downtown Historic District 
Neighborhood Planning Area 
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One of the most notable elements of the neighborhood, when reviewing Figure 13, is the large 
amount of vacant lots. Although there are many vacant lots, local informants stated that this was 
not the result or teardowns (Bradford 2010). Rather, the area has historically included many 
vacant lots giving it an almost rural, undeveloped character. This has remained constant 
throughout all historical periods. The likely reason for its lack of development, and minimal 
development throughout each historical period, is that the majority of the lots are located within 
a flood zone. The large amount of vacant lots can be seen as late as the 1960 aerial photograph 
(Figure 14). 
 
The earliest period of development within the North of the Downtown Historic District 
Neighborhood Planning Area occurred during what is often referred to as Fernandina’s “golden 
years,” which lasted from 1873 through 1910 (Litrico n.d.). It was during this period that the area 
prospered from tourism, lumber, and phosphate stores. A building boom during this period 
resulted in the construction of the majority of the elaborate and high style commercial and 
residential buildings within the Downtown Historic District.  In contrast, the residences within 
the planning area from the period are of a smaller scale and simpler designs than those within the 
historic district, as illustrated further in the Character Defining Features section of the report. 
They are typically modest, one-story Frame Vernacular and Masonry Vernacular structures. 
Little information is available about the residents’ occupations from early City Directories. The 
structures were farther removed from the main centers of activity at the waterfront and along 
Centre Street. While one or two residences are clustered together, there appears to be no 
cohesive development of the area during this period, and houses were constructed on an 
individual basis.  
 
There was scattered development throughout the neighborhood from 1917 through 1949, and the 
next major historic period of development occurred during the Modern Period, from 1950 
through 1961. The designs of the residences during this period continued to be modest and were 
primarily Masonry Vernacular in style. The locations of resources constructed during this period 
throughout the Neighborhood Planning Area shows that the residences do not appear to have 
been cohesively developed as part of any organized development scheme. Available City 
Directories from the late 1950s list the professions of residents as primarily working class. 
Typical listed professions included maid, Rayonier employees, janitor, laborer, fisherman, 
helper, construction worker, laundress, and painter as well as teacher. Due to its flood zone status 
and proximity to industrial development, this area was likely less desirable than other locations 
throughout the City which were being newly developed during the period. 
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Figure 14: 1960 Aerial Photograph showing the Amount of Vacant Lots within the North of 
the Downtown Historic District Neighborhood Planning Area 
Aerial Photograph Courtesy of Aerial Photography: Florida, State University System of Florida, 
http://www.digital.uflib.ufl.edu/collections/FLAP/Index.htm 
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Figure 15: Current Aerial Photograph for Comparison with Figure 14 
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Character-Defining Features 
 
Land Use 
Land use is primarily single-family residential, with some vacant lots, and the St. Peter’s Cemetery 
(8NA800) located at the intersection of N 9th Street and Alachua Street (Figure 16-Figure 19). 
 

 
Figure 16: View of St. Peter’s Cemetery (8NA800) in the North of the Downtown Historic 
District Neighborhood Planning Area, facing southwest at N 9th Street 

 
Figure 17: Typical Street of Single Family Residences in the North of the Downtown 
Historic District Neighborhood Planning Area, N 11th Street, facing northwest at 119 11th 
Street 
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Figure 18: Typical Street of Single Family Residences in the North of the Downtown 
Historic District Neighborhood Planning Area, Broome Street, facing northeast at 901 
Broome Street 
 

 
Figure 19: Typical Street of Single Family Residences in the North of the Downtown 
Historic District Neighborhood Planning Area, N 10th Street, facing Southeast at Calhoun 
Street 
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Height/stories 
The structures are primarily one-story throughout the Neighborhood Planning Area. However, there 
are some historic and non-historic two-story structures throughout the area. 
 
Setbacks 
Setbacks are generally uniform, with most houses set close to the street (Figure 17, page 30). Fewer 
houses have slightly deeper street setbacks, as illustrated by the representative photo in Figure 20. 
 

 
Figure 20: View of Typical Slightly Larger Setbacks of some Residences in the North of the 
Downtown Historic District Neighborhood Planning Area, 901 Broome Street (8NA624), 
facing north 
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Density 
The overall density throughout the Neighborhood Planning Area is low due to the abundance of 
vacant land. There are pockets of concentrated development throughout the area which typically 
consist of a series of homes, or a block of development, surrounded by vacant lots. Representative 
photos of typical blocks of development are included in Figure 17-Figure 19 on pages 30-32, and a 
typical vacant lot is included in Figure 21. 
 

 
Figure 21: Typical Vacant Land in the North of the Downtown Historic District 
Neighborhood Planning Area, North of 209 N 6th Street, facing northwest 
 
Building materials 
Residences in the neighborhood are of concrete block, brick, and wood frame construction. The 
exterior fabric of the structures includes primarily concrete block, stucco, brick, weatherboard, and 
asbestos shingles.  
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Garage entrances 
The majority of the structures throughout the Neighborhood Planning Area do not have garages. Of 
those that do, the later non-historic structures typically feature an attached two-car garage or carport. 
The historic structures with covered parking typically feature either historic or non-historic carports 
or a detached one-car garage (Figure 22). 
 

 
Figure 22: N 11th Street Showing Historic and Non-Historic Carports, facing southwest 
from Broome Street 
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Porch enclosures 
The porch enclosures within the neighborhood are varied. Some porches are open (Figure 20, Page 
32) or have simple rails, some of which have been replaced (Figure 23). Other porches have been 
enclosed or screened (Figure 24). 
 

 
Figure 23: Representative View of Porch with replaced Rails in the North of the Downtown 
Historic District Neighborhood Planning Area, 209 N 6th Street (8NA364), facing west 

 
Figure 24: Representative View of Enclosed Screened Porch in the North of the Downtown 
Historic District Neighborhood Planning Area, 912 Broome Street (8NA627), facing south  
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Fences and walls 
The majority of the structures do not have fences. Of those that do, chain-link fences are the most 
common type. 
 
Scale 
Most of the residences in the neighborhood are moderately sized. A random sampling of 20 
structures was selected to determine an approximate average square footage for the 
Neighborhood Planning Area. The approximate average is 1201 square feet. 
 
Floor area ratio 
The floor area ratio of the structures is typically low, as they are primarily one story structures 
which do not cover the entire lot. 
 
Lot coverage 
Lot coverage in the neighborhood is moderate. It appears to average approximately 50% with 
each house having a small yard/green space.  
 
Street patterns and widths 
The street pattern is a grid with varying widths. Some of the streets are paved and others are gravel. 
Eighth Street is one of the major north-south roadways through the neighborhood which has higher 
traffic and few structures oriented towards it. The grid pattern of the streets is evident on Figure 13 
on page 26, and typical views of the streetscape are included in Figure 25-Figure 27. 
 

 
Figure 25: Representative View of Street within the North of the Downtown Historic 
District Neighborhood Planning Area, Escambia Street, facing east from N 4th Street 
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Figure 26: Representative View of Street within the North of the Downtown Historic 
District Neighborhood Planning Area, N 10th Street, facing south from Calhoun Street 
 

 
Figure 27: Representative View of Street within the North of the Downtown Historic 
District Neighborhood Planning Area, N 7th Street, facing north from Alachua Street 
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Accessory structures 
There are few accessory structures within the Neighborhood Planning Area. A few of the older 
residences have a detached garage and some include carports as illustrated on Figure 22 on page 34. 
 
Architectural styles 
Architectural styles include primarily Frame Vernacular (Figure 28) and Masonry Vernacular 
(Figure 29) residences, with some Minimal Traditional structures (Figure 30). The structures 
display fewer high styles than those in the Downtown Historic District.  
 

 
Figure 28: Representative Photo of Frame Vernacular Residences within the North of the 
Downtown Historic District Neighborhood Planning Area, NW corner of N 10th Street and 
Alachua Street, facing northwest 
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Figure 29: Representative Photo of Masonry Vernacular Residence within the North of the 
Downtown Historic District Neighborhood Planning Area, 914 Calhoun Street (8NA1131), 
facing south 
 

 
Figure 30: Representative Photo of Minimal Traditional Residence within the North of the 
Downtown Historic District Neighborhood Planning Area, 111 N 11th Street, facing west 
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Spatial relationships 
This neighborhood was not cohesively developed. As previously discussed there are series of 
residences and more developed blocks interspersed with vacant lots.  
 
Sidewalks and landscaping 
There are no sidewalks in this neighborhood except at the edge of the Downtown Historic District 
and along 8th Street. The Neighborhood Planning Area has a higher level of landscaping west of 7th 
Street than east. Typical landscaping is shown in the figures throughout this section. Landscaping 
throughout the Neighborhood Planning area is primarily natural rather than manicured. Many of the 
vacant lots are covered in trees and plants, and the built lots are also heavily wooded and greened 
with natural landscape. There is a clear differentiation of this area from the Downtown Historic 
District, created by the sidewalks and landscaping as illustrated in Figure 31 and Figure 32. 

 
Figure 31: View of the Landscaping and Sidewalks within the Downtown Historic District 
from its Edge at the North of the Downtown Historic District Neighborhood Planning Area, 
N 6th Street, facing south from Broome Street 
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Figure 32: View of the Landscaping and Sidewalks within the North of the Downtown 
Historic District Neighborhood Planning Area at the Edge of the Downtown Historic 
District, N 6th Street, facing north from Broome Street 
 
Massing 
The residences are typically rectangular or L-shaped. Irregular forms are created primarily by 
additions to the structures.  
 
Roof line and pitch 
The majority of the residences feature gable or hip roofs. The older structures in the Neighborhood 
Planning Area typically have more steeply pitched roofs (Figure 28, page 38, and Figure 33), while 
those from the 1940s and later have a low pitch and gentle slope (Figure 29, page 39; and Figure 
30, page 39). 
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Figure 33: View of Typical Residence with a Steeply Pitched Gable Roof, 911 Calhoun 
Street (8NA1133), facing northwest 
 
Lot size and width 
The lot size and width varies throughout the neighborhood as illustrated on Figure 13, page 26. 
According to the records of the Nassau County Property Appraiser, the average lot size within 
the Neighborhood Planning Area is .235 acres. 
 
Elevation features 
The residences typically have little architectural ornament on the elevations. Many feature porches 
of various sizes and enclosures on the main elevation, from which the entrance is accessed. They 
have both asymmetrical and symmetrical façade arrangements.   
 
Parking and driveways 
The majority of the residences feature unpaved off-street parking (Figure 22, page 34) or the swale 
is utilized for parking (Figure 30, page 39). Some of the newer residences have paved driveways.  
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Doors and windows 
The doors and windows vary throughout the neighborhood and many structures feature replacement 
windows and doors. The primary window types are wooden double hung sash and metal single 
hung sash with a variety of light configurations.  
 
Building orientation 
Residences are typically set parallel to the roadway.  
 
Trees and shrubbery 
Some of the streets within the Neighborhood Planning Area are lined with trees and others have less 
landscaping as illustrated in Figure 22-Figure 24 on pages 34-35, and Figure 28 on page 38. Shrubs 
are often used to delineate the property lines. As previously discussed, there is a greater degree of 
natural landscaping in the portion of the Neighborhood Planning Area west of N 7th Street. 
 
Topography  
The topography gradually rises towards the north end of the Neighborhood Planning Area where 
more hills are present.  
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Recommendations 
 
It is the evaluation of Janus Research that the North of Downtown Historic District 
Neighborhood Planning Area is not eligible for designation as a local or National Register 
historic district. The existing Downtown Historic District, immediately south, contains a much 
better concentration of historic resources which represent both the area’s high styles and 
vernacular architecture, and retain a high level of historic integrity. During the 2007, The 
Historic Properties Resurvey, City of Fernandina Beach, Nassau County, Florida by Bland and 
Associates, Inc., the possibility of expanding the boundaries of the Downtown Historic District 
were explored. That report recommended that no expansion occur and the existing boundaries 
remain. A field survey of the Neighborhood Planning Area was also conducted as part of the 
2007 study, which also found that there was not potential to create a new historic district in the 
area.  
 
As illustrated in the History and Development Patterns discussion, there are a large amount of 
vacant lots within the Neighborhood Planning Area. These result in a lack of cohesion 
throughout the area. Solely based on the proportion of historic structures to non-historic 
structures and vacant lots, only approximately 28% of the existing lots could be considered 
contributing to a potential historic district. This is not a sufficient concentration of historic 
resources from which to compose a historic district. Further, many of the existing historic 
structures have been altered and may lack sufficient historic integrity to be considered 
contributing to a historic district, thus reducing the percentage of contributing resources 
additionally. 
 
What is unique about this area is its low scale of development and heavy level of landscaping. As 
illustrated on Figure 31 and Figure 32 on page 40, there is a clear differentiation between the 
streetscape in the Downtown Historic District and the North of Downtown Historic District 
Neighborhood Planning Area. Its vacant lots and heavy landscaping continue to recall a time 
when these structures were on the outskirts of town, outside of the concentrated development of 
downtown, as illustrated on a historic aerial photograph from 1960 (Figure 14, page 28). This 
area and the South of Downtown Historic District Neighborhood Planning Area function as a 
buffer, surrounding the historic district. It is recommended that the character of the North of 
Downtown Historic District Neighborhood Planning Area be protected by the creation of a 
conservation district.  
 

Conservation Districts 
 
Conservation districts are often created in areas that have a distinct history, historic character, or 
unique quality but do not qualify for designation as a historic district. They typically have less 
stringent regulations than historic districts and can be tailored to fit the desires and characteristics 
of the neighborhood. In most cases, the difference between historic districts and conservation 
districts can be summed up as the difference between conserving architecture and conserving 
sense of place and community.  
 
Conservation districts are becoming more common in historic preservation planning as a form of 
zoning overlay that seeks to protect the integrity of a neighborhood or area that may not rise to 
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the level of historic, or would not support historic designation. In the 2004 National Trust for 
Historic Preservation publication, Protecting Older Neighborhoods Through Conservation 
District Programs, Julia Miller writes,  
 

“[i]ncreasingly, local jurisdictions are turning to ‘Neighborhood Conservation 
Districts’ (NCD’s) in an effort to address neighborhood concerns…[t]hrough the 
use of a preservation-based design review process and/or special planning and 
zoning controls tailored to address specific development concerns, neighborhood 
conservation districts offer community-based solutions aimed at protecting an 
area’s distinctive character” (Miller 2004: 1). 
 

As part of a Center for Urban and Regional Affairs Housing Forum study, Neighborhood 
Conservation Districts as Community-Engaged Preservation Planning, approximately 35 states 
with conservation district legislation and 165 conservation districts nationwide were identified 
(McClurg and Donofrio 2010). Florida was one of the states included. Miami authorizes 
Neighborhood Conservation Districts through their zoning ordinance, and they are administered 
by the Department of Planning and Zoning. 
 
The Florida Planning Toolbox, found online and sponsored by Florida Atlantic University, also 
addresses the use of conservation districts.  This site states, “NCDs are being used more often in 
areas where growth results in new development that is replacing or altering existing homes with 
buildings that erode the traditional neighborhood character. They can be used to accomplish a 
variety of goals: to protect and strengthen certain physical and design characteristics of an area; 
to reduce conflict and, in some cases, blight and loss of property values, caused by incompatible 
or insensitive development; promote compatible development; and provide residents with more 
certainty about the future character of their neighborhood” (Florida Atlantic University n.d.).  
This site mentions St. Petersburg as an example of a Florida community that has utilized this 
planning tool. In Tampa, the Historic District Commission is specifically authorized to 
recommend designations of historic districts and conservation districts.   
 
Due to their varied applications, a variety of imperatives can be utilized to develop the 
boundaries for conservation districts, and various types of regulations can be applied. In an 
October 28, 2010 meeting with Janus Research staff, Adrienne Dessy and Marshall McCrary of 
the City of Fernandina Beach requested that multiple options for conservation district boundaries 
and regulations be prepared rather than one prescriptive recommendation for each district. As 
this report is intended to be used as a tool throughout the neighborhood planning process, it can 
be utilized to solicit community input and build consensus towards the development of final 
boundaries and regulations.  
 
There are two general classifications of conservation district regulations: less stringent historic 
district and zoning/land use. Less stringent historic district-type conservation districts assign a 
contributing and non-contributing status to each resource and develop design guidelines and 
standards to regulate activity within the conservation district. Design guidelines and standards 
are developed on a case by case basis but are typically more general and lenient than in a 
traditional historic district. Zoning/land use type conservation districts are aimed at preventing 
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large scale demolition and maintaining the scale of the neighborhood. A zoning overlay is 
typically used to regulate these types of conservation districts.  
 
For both less stringent historic district and zoning/land use type conservation districts, there are 
four major actions which can be regulated: new construction, alterations, additions, and 
demolition. Some communities choose to only regulate one of these four aspects, while others 
regulate other combinations up to all four aspects. It is recommended that at a minimum new 
construction be regulated in each of the recommended conservation districts, in order to protect 
the scale of the neighborhood. 
 
The two potential boundaries for a conservation district within the North of Downtown Historic 
District Neighborhood Planning Area are illustrated on Figure 34. Option one is based on the 
locations of historic resources, excluding vacant lots at the periphery. Option two is more 
inclusive and based on geographic, regular boundaries of major roads. Due to the number of 
vacant lots in the area, option two is recommended as it would protect against out of scale and 
incompatible new development and continue to allow the area to serve as a buffer to the existing 
historic district.  
 
The entirety of this Neighborhood Planning Area was surveyed as part of The Historic 
Properties Resurvey, City of Fernandina Beach, Nassau County, Florida by Bland and 
Associates, Inc., in 2007. As such, no additional survey work is currently recommended in this 
area. The 2007 report and FMSF forms should be referenced, and the recommendations for local 
or National Register individual historic designation of any eligible structures should be pursued 
to protect the area’s individually significant resources. The table within Appendix C notes any 
historic structures within the Neighborhood Planning Area which have not been previously 
recorded.  
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Figure 34: Potential Conservation District Boundaries within the North of the Downtown 
Historic District Neighborhood Planning Area 




