
OCEAN HIGHWAY & PORT AUTHORITY 
NASSAU COUNTY 

 
FSCJ Betty P. Cook Nassau Center 

76346 William Burgess Blvd 
Yulee Room A-114 
Yulee, FL  32097 

 
Special Meeting Agenda 

July 27, 2023 

3:00 PM 

3:00 PM – Meeting Call to Order – Chairman 

Invocation 
 

Pledge of Allegiance 
 

Roll Call:  Miriam Hill, District 1; Danny Fullwood, District 2, Justin Taylor,    
District 3; Ray Nelson, District 4; Mike Cole, District 5 
 

 
1.  Discussion 

a. Real Estate RFP Candidates 
 

Adjourn 
 
 

If a person decides to appeal any decision made by the board, agency, or commission with respect to any matter considered at such meeting 
or hearing, he or she will need a record of the proceedings, and that, for such purpose, he or she may need to ensure that a verbatim record 
of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based. Fla. Stat. § 286.0105. 
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EXECUTIVE SUMMARY 

KW Commercial & Residential Real Estate Inc. (KW Commercial & 
Residential) has been asked to present a proposal to provide consulting 
services to Ocean Highway and Port Authority of Nassau County 
(OHPA). KW Commercial & Residential is uniquely qualified to provide 
an adaptive reuse study for the evaluation of selected OHPA facilities. 
The study will assess the feasibility and expense involved in the 
renovation of industrial facilities for either single or multi-tenant and 
manufacturing or distribution use. The economic analysis will provide 
the insight necessary for making sound decisions regarding the 
redevelopment, disposition or demolition of the selected properties in 
Fernandina Beach, Florida.        

 OVERVIEW 

   

KW Commercial & Residential has developed a three phase menu of 
services that offers OHPA a comprehensive advisory process and 
feasibility analysis for each facility in regards to existing industries and 
emerging technologies on a regional and national basis.   The three phases 
are as follows: 
 

• Strategic Analysis 

• Investigation of Facilities and Alternative Use Study 

• ’s Business Perspective and Infrastructure 

• Industrial and Business Subsectors of Emerging 

Technologies and the Auto Industry   

• Marketing Strategies and Recommendations that Optimize 

return on Real Estate Investment 

• Detailed Cost Analysis and Program Management  ( if needed ) 

• Impact Marketing 

 
 
 
 
 
 
 
 

 STRATEGY 
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KW Commercial & Residential’s track record in managing highly 
technical assignments and project approach is designed to maximize 
OHPA’s return, while involving OHPA staff on a strictly as-needed basis. 
The value added through implementation of the KW Commercial & 
Residential strategy includes: 
 
◼ Expanded real estate consulting capabilities without expanding staff. 

◼ Increased ROI  by use of and exposure to “leading edge” technologies 

and up-to-the minute information services. 

◼ Improved positioning of OHPA’s real estate through comprehensive 

city and state buyer/user incentive plans. 

◼ Efficient administration of the real estate portfolio and process. 

◼ Reduction in real estate holding costs. 
◼ Cost efficiencies and flexibility are built into the menu of services 

offered. 
   

KW Commercial & Residential’s approach to compensation is designed 

to assure a “win-win” outcome.  The proposed compensation structure is 

based on cost efficiencies to provide the required information while 

maintaining flexibility that allows OHPA several choices.  

 

The fee associated with the Phase One planning study shall  be  calculated 

utilizing substantially reduced rates. The team is essentially investing it’s 

capital, along with OHPA, to create a plan designed to meet both public 

and private requirements. Furthermore, KW Commercial & Residential 

shall fully credit Phase One consulting fees against commissions to be 

earned in the implementation phase with a Real Estate Brokerage 

Contract. 

 COMPENSATION 
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We will be the leading provider of fully-integrated Commercial & 

Residential Real Estate and Financial Advisory Services, creating value 

transformation by listening to our clients and responding with strategic 

solutions. 

 

 MISSION 
STATEMENT 
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PROJECT APPROACH 

KW Commercial & Residential is qualified and eager to provide the full 

range of services anticipated in serving in a advisory capacity to Ocean 

Highway and Port Authority of Nassau County Worldwide Real Estate. 

The proposed three-phase plan was designed with concern for cost 

efficiency and flexibility. KW Commercial & Residential believes a well-

organized, carefully monitored and effectively implemented phased 

program will satisfy every expectation of OHPA. 

 

Successful management of this multi-disciplined consulting assignment  

will require a strong service delivery system based upon prior experience 

with  …. 

 

◼ Creativity 

◼ Flexibility 

◼ Up to Date Data Systems 

◼ Local Players in  Federal, County, City Governments and Leaders 

within Local Private Stakeholder Groups 

 

In order to support both financial and operational goals of OHPA, KW 

Commercial & Residential will work together with OHPA to collect, 

evaluate, and recommend the processes (condemnation, redevelopment, 

disposition as is, etc.) that will produce the highest return on investment of 

the selected real estate in Fernandina Beach, FL.   

 

KW Commercial & Residential Real Estate has the capability and internal 

management structure in place to complete this consulting assignment 

with OHPA’s involvement on an “as-needed” basis. KW Commercial & 

Residential is committed to providing a high level of service, sophisticated 

approach, and ready availability of a team of multi-disciplined 

professionals managed by one single point of contact for OHPA 

Worldwide Real Estate.  
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To minimize OHPA’s financial exposure, KW Commercial & Residential 

has designed a three phase project outline for the focused study to identify, 

evaluate and prioritize alternative uses for selected OHPA facilities in , 

Fernandina Beach, FL.  The three phase are as follows: 

 

• Phase I   - Strategic Analysis 

• Phase II - Detailed Cost Analysis and Program Management (if needed) 

• Phase III - Impact Marketing 

 

 

Phase I - Strategic Analysis 

 

Investigation of Facilities and Alternative Use Analysis 

 

KW Commercial & Residential will investigate each site and the area. 

 

The site’s land area will be assessed, and major features noted, such as: 

◼ Topography and barriers 

◼ Land size and potential for expansion 

◼ Visible environmental contamination 

◼ Visible soil conditions 

◼ Alternative land uses 

◼ Zoning restrictions 

◼ Development impediments 

 

Relevant property reports, such as wetlands reports, traffic reports, 
environmental reports, soil conservation, land-use reports, title 
commitments and property surveys, will be reviewed. 
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KW Commercial & Residential will then evaluate the surrounding CBD 

and Historic District including: 

◼ Economic obsolesces 

◼ Functional obsolesces 

◼ External obsolescence 

◼ Building(s) size and potential for expansion 

◼ Parking 

◼ Building Amenities 

◼ Utilities 

◼ Logistics 

◼ Divisibility 

◼ Alternate uses 

 

KW Commercial & Residential will then investigate the area’s suitability 

for its current use including: 

◼ Market access 

◼ Ingress and egress 

◼ Transportation systems 

◼ Visibility and image 

◼ Area analysis 

◼ Zoning restrictions 

◼ Availability of municipal services 

◼ Adjoining land uses. 

 

As part of the process KW Commercial & Residential will collect historical 

financial information regarding the property, including appraisals, utility 

expenses, special assessments, tax assessments, real estate taxes, insurance 

and book value. 
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Alternative Use Analysis  

 

KW Commercial & Residential will use the knowledge gained in the this 

investigation phase to analyze the property’s present and alternate uses. 

We will make recommendations on items needed for future marketability 

given market expectations and current conditions.  

 

KW Commercial & Residential will learn as much as possible about 

competitive properties, reviewing recent comparable transactions as well 

as current availabilities.  A comparison of the property’s strengths and 

weaknesses relative to other on market facilities and their geographic 

locations will determine the impact the OHPA facilities will have on this 

competition. 

 

To conduct a detailed, systematic market analysis, KW Commercial & 

Residential Real Estate will forecast demand by using national, regional, 

and local data, as well as information concerning any product unique to 

OHPA’s specific facilities, and estimate demand appropriate for the type of 

property specific to the market area.  The supply estimates are derived from 

current inventory of comparable properties, renovations, and new 

construction, and expected deletions from conversions or demolitions. 

 

Fernandina Beach’s Perspective and Infrastructure 

 
Creating a willingness of both Public & Private leaders to work with OHPA 
is, in our opinion, is THE step we will tirelessly negotiate in the right 
direction. Our commitment to provide quality real estate expertise with a 
fiduciary responsibility to OHPA is a strength of the KW Commercial & 
Residential Team.  
 
Local government leaders will play a key role in establishing and 
encouraging a favorable business & residential mixed use environment and 
end product.  
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Marketing Strategies and Recommendations That Optimize Return On 

Real  Estate Investment 

 

Elements of the marketing program will address capitalizing on product 

strengths and opportunities while addressing weaknesses, 

recommendations on realistic pricing of the product and positioning within 

the market, structuring long term land leases or disposition and 

recommended commissions. The marketing plan will maximize the 

exposure of the land sites, potential facilities and identify logical users and 

investors through a campaign utilizing advertising, personal sales, direct 

mail, public relations and a multi-media presentation of collateral 

materials. 

 

There are benefits that the city, county and state could bestow upon new 

users or owners of the OHPA sites that could dramatically effect the future 

sales and long term land lease values and ROI  of these sites. 

 

PHASE II 

 

Detailed Cost Analysis and Program Management (if needed) 

 

Program Management 

 

Phase one investigations may well determine that additional in-depth 

analysis are needed to properly evaluate.   
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PHASE III 

 

Impact Marketing 

 

KW Commercial & Residential will use the information gained in the 

Investigation and Analysis phases to identify a target market and promote 

the property.  A formalized plan will be presented and will include 

descriptions of: 

 

◼ The property and its appeal to the target market. 

Target Market: The definition of the target market will include 

information about where potential prospects are located, 

geographically, by industry and by property type. 

◼ How KW Commercial & Residential will reach the target market.  

◼ KW Commercial & Residential will utilize a comprehensive checklist of 

activities appropriate for a wide range of products and markets to 

ensure that no opportunity will be overlooked in reaching the market.  

Brainstorming will also be conducted to search for new ideas.   

◼ Anticipated marketing expenses.   

To estimate the total marketing budget, it is necessary to estimate how 

long a presence in the market will be necessary. 

 

Advertising appropriate to the target market will then be designed and 

purchased.  Further efforts to reach target markets will be made by 

obtaining mailing lists sorted by Standard Industrial Codes (SIC).   

 

For example, residential or mixed used facilities should first be marketed 

to competitors who can best take advantage of the infrastructure and 

zoning which are in place.  If there is limited interest with competitors, 

conversion to a PUD Arts (not performing Art) District eliminating  the 

noise of live  music venues which shall not be considered. Studio Office 

space may be marketed locally or nationally, depending on the velocity of 

interest, building design, and the pricing.   
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KW Commercial & Residential will compile a list of firms fitting the profile 

of the target market and pursue them.  Nearby businesses will be contacted, 

because they are already related by location to the property.  Further direct 

prospecting efforts will be conducted by telephone, email and direct mail 

for prospects in close proximity to the project. 

 

The local brokerage community will be included in marketing efforts and, 

local brokers who handle the specific property type in the location of 

OHPA’s property will be contacted and made aware of the availability of 

the property. 

 

Once an interested prospect has been identified, KW Commercial & 

Residential will establish a negotiation strategy.  The prospect’s needs will 

be studied, and a presentation which outlines the suitability of the OHPA 

property to their needs will be delivered.   

 

KW Commercial & Residential will continue to manage the negotiation 

process through effective follow-up.   KW Commercial & Residential will 

evaluate all offers presented to OHPA, and manage the closing process, 

involving OHPA on an as-needed and approval basis.  Upon completion of 

the assignment, KW Commercial & Residential will continue to manage 

activities, such as wrap-up reporting, analysis of budgeted versus actual 

out-of-pocket expenses, and job satisfaction surveys.   
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COMPENSATION 

KW Commercial & Residential views its preferred vendor relationships in 

much the same way as its strategic alliance partnerships - the outcome must 

be “win-win.”  For the vendor, this means that costs are covered and a 

reasonable profit achieved.  For the client, this means protection from 

excessive fees and expenses.  

 

To ensure this “win-win” result, KW Commercial & Residential proposes 

the following compensation structure for the project and intends to 

complete the consulting portion of the work described in Phase One within 

six (6) to eight (8) weeks after receiving a notice to proceed.  OHPA shall 

appoint KW Commercial & Residential as its exclusive real estate agent and 

consultant for the purpose of providing comprehensive real estate services.  

In no circumstance shall KW Commercial & Residential make any 

commitment on behalf of OHPA unless authorized to do so in writing by 

OHPA.   

 

The proposed fee for the consulting work is a lump sum amount of _______  

plus reimbursement for all out-of-pocket expenses.  These reimbursable 

expenses include transportation costs, printing and reproduction costs, 

messenger service, postage and other similar expenses normally incurred 

during similar services and are in addition to the quoted lump sum fee.  

These reimbursable expenses shall not exceed One Thousand Dollars 

($1,000).  

 

To demonstrate our good faith, KW Commercial & Residential is willing to 

negotiate a full rebate of consulting fees paid for the Phase one study 

should KW Commercial & Residential be retained by OHPA to implement 

the recommendations of the study and receive commission.  

 

OHPA will have “open book” access to all direct income and expense 

information related to servicing this account. 



 

Daniel Griebel Keller Williams Commercial 630.205.1803 
 d.griebel@KWCommercial.com 

Daniel Griebel – KW Commercial is Licensed associate in FL and Managing Broker 

in IL. He possesses a unique background coordinating successful conclusions with 

Federal, State, County and City Governments. He has obtained approvals from 

ACOE, EPA, Inland Waterways (USCG), City Economic Departments, Zoning & 

Building Departments as well as representing International Corporations and 

entrepreneurial local entities with a singular passion. As a commercial real estate 

professional since 1988, I have gained extensive experience in navigating the 

complexities of the industry, and have honed my skills in several key areas.  

The world of commercial real estate is a dynamic and ever-evolving industry, 

requiring a keen understanding of the market, industry trends, State Incentives, 

and developed listening skills to engage local community input to provide value 

and exceed needs of clients. And community. I have developed the skills required 

to successfully work with clients to achieve both short term needs and long term 

(ROI) financial goals. 

• Proven track record of effective negotiation on behalf of office, industrial, 

retail, and medical groups & medical office building owners 

• High caliber resource to investigate, analyze and solve complex commercial 

real estate issues 

• Successfully formed entrepreneurial & corporate strategic alliances for 

tenant representation 

• Complex Co-Ordination between Public & Private and Stakeholder 

entities to create New Zoning District  

• Implementation of marketing programs to dispose, lease, acquire & 

sublease commercial properties is another specialty 

• Initiated strategies that increased operational efficiencies and decreased 

initial & long-term occupancy expenses 

• Value-Added service includes feasibility analysis that incorporates 

knowledge of the zoning and re-zoning process, ADA compliance, building 

code regulations, financing considerations for above-standard 

improvements, and review of design-build formats for construction bidding 

• Exclusive Real Estate Broker and Consulting Services provided over 9 years 

to for a Teaching Hospital System 

 

 



Tracy Fendig is a dedicated Team Leader, committed to serving the real estate needs of families in 

Fernandina Beach and the surrounding areas since 2005. With a background in architectural interiors 

and extensive experience in interior design, Tracy discovered her true passion in the real estate 

industry. Unlike traditional salespeople, Tracy sees each new customer as an opportunity to provide 

genuine assistance, driven by her unwavering passion for helping others. Her journey led her to work 

with distressed sales during the market downturn in 2008, reaffirming her belief that being a Realtor 

requires a servant's heart. Tracy's ultimate goal is to support families in achieving their dreams. 

Early in her career, Tracy encountered remarkable experiences that solidified her commitment to 

helping people achieve their unique goals. For instance, she successfully facilitated the purchase of a 

$16,000 mobile home for a young man in need of a suitable dwelling for his children. Overcoming 

the challenge of securing a small loan from conventional banks, Tracy connected the buyer with a 

hard money lender and even relied on directions from the postmaster to locate the remote mobile 

home. In that same month, she assisted a young woman in fulfilling her late father's dream of 

owning a beachfront condo. By utilizing the inheritance he left her, Tracy enabled the buyer to turn 

her father's aspiration into a reality, recognizing the profound impact she could have on individuals' 

lives. 

Tracy's exceptional achievements have earned her the esteemed title of Five-Star agent by 

Jacksonville magazine for an impressive 13 years, a distinction achieved by less than 10 percent of 

agents nationwide. In 2008, she received the prestigious honor of Realtor of the Year in Nassau 

County. Since joining Keller Williams Atlantic Partners in 2011, Tracy has been a prominent member 

of the Agent Leadership Council, a privilege reserved for the top 20 percent of KW agents. With her 

KW Luxury Agent designation and Graduate, Real Estate Institute credentials, Tracy upholds the 

highest standards of professionalism. Notably, she is recognized as a Dave Ramsey Endorsed Realtor, 

a testament to her integrity and commitment to financial responsibility. 

Outside of her thriving career, Tracy actively engages with her community and currently serves on 

the Amelia Island Shrimp Fest board. While her impressive sales numbers speak for themselves, Tracy 

values customer feedback above all else. Recently, a client praised her unmatched competence, 

combined with a genuine and compassionate approach. Another client described her as a fierce 

advocate who remains remarkably friendly. Tracy's career aspirations encompass both assisting 

individuals in achieving their goals and fostering the growth of her team's agents. 

Tracy is happily married to her husband, Wynn, and together they raised three children. Her son, 

Nick, works as a loan originator with U Mortgage and is married to Lauren, a loan processor. 

Samantha, Tracy's daughter, serves as a firefighter/paramedic in Jacksonville, while Seleah, her 

youngest daughter, is a Realtor on Tracy's team and is married to Cole, a private pilot. 
  
  
Tracy Fendig 
The Fendig Group 
Keller Williams Realty 
904-753-3572 
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STAFFING 

KW Commercial & Residential’s Strategic Relationships team, led by 

Daniel Griebel, will be the primary provider of commercial consultative 

and brokerage services.  Tracy Fendig  will serve as Residential Assistant 

Team Leader, utilizing the knowledge gained through 28 years of 

residential brokerage and consultant services across Nassau country. 

 

 

Biographies of the team members are provided on the following pages 
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SCOPE OF PROPOSED SERVICES 

The following scope of services has been developed in response to several 

real estate options available to Ocean Highway and Port Authority 

(OHPA).  Mesirow Stein offers flexibility in formulating real estate 

strategies that are most appropriate to clients’ needs and changes are 

possible in this scope of work to better suit Ocean Highway and Port 

Authority. 

 

ALTERNATIVE USE ANALYSIS 

◼ Identify alternative uses for owned and contiguous sites that 

maximize and/or create value. 

◼ Develop a comparative matrix of identifying characteristics for 

each alternative. 

◼ Evaluate the positive and negative features of each alternative. 

 

EVALUATION OF EXISTING MARKET CONDITIONS 

◼ Determine historical land values for lease and sale - vacancy rates 

and Property Values within Fernandina Beach and Historical 

District markets areas for both development under existing zoning 

and highest & best use ROI potential uses, with reasonable chances 

to reach a variety of visions for Stakeholders & Community 

consensus. 

◼ Examine competitive rent levels within each alternative including 

proposed lease-up projections for both land lease and OHPA 

Development. 

 

CONCEPTUAL DESIGN & CONSTRUCTION COST PRICING 

◼ Identify general building design requirements and level of 

finishes. 

◼ Evaluate the current zoning requirements for the subject properties 

and develop a preliminary site plan locating the building footprint 

and required parking. 

◼ Identify the basic bulk massing or building envelope limitations 

and other legal requirements as permitted by current zoning. 

◼ Investigate any available tax incentives for the subject properties. 
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