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ORDINANCE NO. 2026 - .

AN ORDINANCE OF THE COUI. . . OF ST. JOHNS, STATE OF FLORIDA,
APPROVING A MAJOR MODIFICATION TO THE DURBIN PARK
PLANNED UNIT DEVELOPMENT (PUD), ORDINANCE NUMBER 2020-
20, AS AMENDED; MAKING FINDINGS OF FACT; PROVIDING A
SAVINGS CLAUSE; Rl _JIRING RE. _tDAT._.I; AND PROVIDING
FOR AN EFFECTIVE DATE.

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS COUNTY, FLORIDA:

WHEREAS, the development of lands within this Major Modification shall proceed in accordance
with the application dated June 29, 2026, in addition to the supporting documents and statements
from the applicant which are a part of file MAIMOD 2026-09 Durbin Park, for an amendment to the
Durbin Park PUD, Ordinance Number 2020-20, as amended, and as approved by the Board of County
Commissioners, and incorporated into and made part hereof this Ordinance. In the case of conflict
between the application, the supporting documents, and the below special provisions of this
Ordinance, the below described provisions shall prevail.

SECTION 1. That development of lands within the Durbin Park PUD, described in the attached
Exhibit “A” (Legal), shall proceed in accordance with Ordinance Number 2020-20, as amended,
including the Application for Major Modification and attached hereto and made a part hereof as
Exhibit “B” (MDP Text), Exhibit “C" (MDP Map), and Exhibit “D” (Unified Sign Plan).

SECTION 2. That the need and justification for modification of the Durbin Park PUD has been
considered in accordance with Section 5.03.05.C of the St. Johns (  nty Land Development Code
and the St. Johns County Comprehensive Plan, whereby:

1. The request for a Major Modification has been fully considered after public hearing pursuant
to the legal notice duly published as required by Florida law and the St. Johns County Land
Development Code.

2. As modified, the Durbin Park PUD is consistent with the goals, objectives and policies of the
2050 St. Johns County Comprehensive Plan.

3. As modified, the Durbin Park PUD is consistent with Part 5.03.05.C of the St. Johns County
Land Development Code, which provides conditions for Major Modifications to approved
PUDs.

4. As modified, the Durbin Park PUD is consistent with Part 5.03.00 of the St. Johns County Land
Development Code, which provides standards for Planned Unit Developments and with the
General Standards of Section 5.03.02 with respect to (B) location; (C) minimi  size, (D)
compatibility, and (E) adequacy of facilities.

5. The Master Development Plan Text and Map for the Durbin Park PUD meets all requirements
of Section 5.03.02.G of the St. Johns County Land Development Code.

6. As modified, the Durbin Park PUD is consistent with Policy A.1.4.11 of the 2050 St. Johns
County Comprehensive Plan in that it does not adversely affect the orderly development of St.
Johns County and is compatible with the development trends of the surrounding area.



SECTION 3. That all other provisions of Ordinance 2020-20, as amended, not in conflict with the
provision of this Ordinance, shall remain in full force and effect.

SE_..DON 4. Except to the extent that they conflict with specific provisions of the approved
development plan or PUD Ordinance, all building code, zoning ordinance, and other land use and
development regulations of St. Johns County, including, without limitation, the Concurrency
Management Ordinance and the St. Johns County Comprehensive Plan, as may be amended from
time to time shall be applicable to this development, except modification to approved development
plans by variance or special use shall be prohibited except where allowed by the Land Development
Code. Notwithstanding any provision of this ordinance, no portion of any impact fee ordinance,
concurrency provision, building code, comprehensive plan or any Land Development Code ordinance
or regulation shall be deemed waived or varied by any provision herein.

SECTION 5. it is the intent of the St. Johns County Board of County Commissioners that scriveners
and typographic errors which do not change the tone or tenor of tt  Ordii 1ce iy be cor ted
during codification and may be authorized by the County Administrator or designee, without public
hearing, by filing a corrected or recodified copy of the same with the Clerk of the Board.

SECTION 6. That the terms of this modification to the Durbin Park PUD shall take effect immediately
upon receipt of the Ordinance by the Secretary of State.

SECTION 7. This ordinance shall be recorded in a book kept and maintained by the Clerk of the
Board of County Commissioners of St. Johns County, Florida, in accordance with Section 125.68,
Florida Statutes.

PASSED AND 7**~"D BY TH - COUNTY COMMISSIONERS OF ST. JOHNS COUNTY,
FLORIDA, THI! _DAY OF _2026.

BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS FOIINTVY FINRINA
Rendition Date

S
BY:

ATTEST: BRANDON J. PATTY,
Clerk of the Circuit Court & Comptroller

BY:
Deputy uierk

Effective Date





















RIGHT OF WAY LINE ANL ..iE ARC OF SAID CURVE, HAVING A RADIUS OF 8,374.41 FEET,
...ROUGH AN ANGLE OF 05°24'18", AN ARC DISTANCE OF 790.00 FEET, AND A CHORD
BEARING AND DISTANCE OF NORTH 04°28'24" WEST, 789.70 FEET; THENCE CONTINUE
ALONG SAID EASTERLY EXISTING LIMITED ACCESS RIGHT OF WAY LINE THE
FOLLOWING FOUR (4) BEARINGS AND DISTANCES; (1) SOUTH 82°49'43" WEST, 268.31 FEET;
(2) NORTH 88°18'37" WEST, 234.77 FEET; (3) NORTH 46°41'45" WEST, 73.71 FEET; (4) NORTH
12°16'21" WEST, 589.63 FEET; THENCE NORTH 87°37'45" EAST, A DISTANCE OF 918.46 FEET,
THENCE SOUTH 18°04'34" EAST, A DISTANCE OF 1099.09 FEET; THENCE SOUTH 53°39'17"
WEST, A DISTANCE OF 642.19 FEET TO THE POINT OF BEGINNING.

CONTAI ... .G 20.850 ACRES, MORE OR LESS.
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Master Development Plan, Exhibit “A”

AFORESAID NORTHWEST ONE-QUARTER OF THE SOUTHWEST ONE-QUARTER OF
SECTION 3; THENCE SOUTH 89°30'48" V73T, ALONG ™ AST S LI1™ 851.187 =T, T™ THE
WESTERLY LINE OF SAID NORTHWEST ONE-QUARTER OF THE SOUTHWEST ONE-
QUARTER OF SECTION 3; THENCE NORTH 00°20'20" WEST, ALONG LAST SAID LINE, 1371.34
FEET, TO THE PC™™ OF BEGINNING;

THE ABOVE DESCRIBED LANDS BEING S__JECT TO ANY SUBMERGED SOVEREIGN
LANDS OF THE STATE OF FLORIDA ASSOCIATED WITH DURBIN CREEK.

C( TAINING 295.34 ACRES, MORE OR LESS.
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This application seeks to modify St. Johns County Ordinance No. 2020-20 for the Durbin Park
Planned Unit Development (“PUD”), which includes approximately 1,281 acres (the
“Property”) owned by Durbin Creek National, LLC (“Owner”). The PUD ordinance provides
parameters for development of the mixed-use project within the Property over a number of years.
The Property is located east and west of Interstate 95 along State Road 9B, and will connect to
County Road 2209 and Race Track Road. The Property has Future Land Use Map (“FLUM”)
designations of Intensive Commercial (“IC”) and Rural/Silviculture (“R/S”) and is subject to the
following St. Johns County approvals:

1. Comprehensive Plan Amendment/Urban Service Area approved by the St. Johns
County Commission (“Commission”) as Ordinance No. 2015-4.

2. Development Agreement between the Owner and St. Johns County dated February 9,
2015 and recorded in Official Records Book 3986, Page 1862, as amended by the
First Amendment to Development Agreement dated January 19, 2017 and recorded in
Official Records Book 4319, Page 1805 and as further amended by the Second
Amendment to Development Agreement dated May 26, 2020 and recorded in Official
Records Book 4951, Page 1179, all of the Public Records of St. Johns County,
Florida (collectively, the “Development Agreement”).

3. Tax Increment/Trust Fund Ordinance approved by the Commission as Ordinance No.
2015-5.

4. Road Capacity Charges Ordinance approved by the Commission as Ordinance No.
2015-6, as amended by Ordinance No. 2020-19.

The above-referenced ordinances and Development Agreement approved transportation
mitigation and associated funding for the development of approximately 1,624 acres owned by
the Owner (the “Durbin Creek National Land”). The Property lies within the Durbin Creek
National Land, with the Property being subject to the Durbin Park PUD, St. Johns County
Ordinance No. 2020-20 and the balance of the Durbin Creek National Land located in the
adjacent Durbin Park Phase 1A PUD, St. Johns County Ordinance No. 2016-64, as amended.

This PUD major modification application only applies to approximately 295 acres of the
Property that lies east of Interstate 95 and south of Race Track Road (the “East Parcel”). The
East Parcel is currently approved for a mixture of land uses, including commercial, office and
multi-family. The Owner is requesting to add single-family to the already approved uses on the
East Parcel. Any single-family units within the East Parcel will be achieved by converting
previously approved multi-family development rights planned for the East Parcel, so no
additional transportation trips will be generated on Race Track Road from the project.

No other portion of the Property is affected by this PUD major modification application. The
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Master De ixhibit “B”

legal description of the Property is being revised to remove approximately 20 acres conveyed to
the Florida Department of Transportation.

This application seeks a major modification to the Durbin Park PUD approved by St. Johns
County Ordinance No. 2020-20 only for the East Parcel. No changes are proposed to any
portion of the Property outside of the East Parcel. The East Parcel is currently approved for a
mixture of land uses, including con ‘rcial, office and ilti-family. TI Owner is
requesting to add single-family as a permitted use on the East Parcel, in addition to the
already approved commercial, office and multi-family uses.

The Property is surrounded on the north by the Bartram Park Development of Regional
Impact (“DRI”) and Duval County, on the east by the Twin Creeks project and other
residential and commercial uses, on the west by the Durbin Park Phase 1A PUD and Durbin
Crossing project, and on the south bv the Gourd Island Conservation Area owned by the St.
Johns River Water Management _ _strict. The Owner has dedicated right-of-way for the
extension of State Road 9B frc its current ter  nus in Duval County south into St. Johns
County, where the road connects to County Road 2209, Interstate 95 (“I-95”), West Peyton
Parkway and Race Track Road.

Durbin Park will provide St. Johns County with a long-sought-after regional business,
shoppii  and entertainment experience, a more intensely developed urban service area with
qualities and characteristics that are very different from a conventional low-density suburban
neighborhood with single-family homes and community shc Hing centers. The intent is to
create a compact mixed-use center that serves as an interactive gathering place for those
living within Durbin Park, as well as serving the primary needs of the surrounding
community. Such urban characteristics include a strong pedestrian orientation, the use of
civic and cultural elements, street trees, and a full mix of uses that are thoroughly integrated.
Through the use of architectural elements and an extensive open space system, Durbin Park
will create a new focal point f St. Johns County. Because of the unique character of the
Project, it is necessary to vary w.om some of the provisions of the St. Johns County Land
Development Code (the “Code” or “LDC”) in some areas in order to achieve the character
that is described above.

A legal description of the Property is attached as Exhibit “A-1”", and a legal description of
the East Parcel is attached as Exhibit “A-2".

It is the intent to provide for the complimentary and orderly development of a planned
mixed-use project which may contain a variety of retail, office, medical and residential uses
mixed on-site both horizontally and vertically in accordance with an approved development
plan which:
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Much of the Property has been and will continue to be used for silvicultural purposes in
conformance with LDC Section 4.01.02.C.10. Silvicultural | :tices may continue in areas
of the Property where construction has not commenced (except in upland buffers and
preserved upland and wetland areas) and so long as no requirements set forth herein or on the
MDP are compromised. Silvicultural operations shall be subject to applicable provisions of
the Code, including L. _ Section 4.01.05.C.6. “Silviculture” is defined as the use of land for
bona fide Silvicultural purposes as determined by the County Administrator taking into
account silvicultural best management practices by the Florida Department of Agriculture
and Consumer Services, Division of Forestry, the requirements of Chapters 373 and 403,
Florida Statutes, and St. Johns River Water Management District silviculture rules.

The project may include 1,520 multi-family residential dwelling units and 330 single-family
residential dwelling units. Residential densities within the Property as a whole will not
exceed the densities permitted in the Commercial Intensive Future Land Use designation.
Durbin Park’s residential density may range from 1 to 35 dwelling units per net acre among
individual development parcels; however, the overall density among the entire Property shall
not exceed 13 dwelling units per developable acre.

The projected population within the Property is 4,514 residents, based on 2.44 residents for
each of 1,520 multi-family residential dwelling units and 330 single-family residential
dwelling units. The projected population of school age children is 647 (1,520 multi-family
residential dwelling units times 0.28 children per multi-family unit and 330 single-family
residential units times 0.67 children per single-family unit). The Owner has the right to
construct age-restricted multi-family dwelling units that expressly prohibit any permanent
resident 18 years old or younger. Thus, no school-age population would require
accommodation by the St. Johns County School District. In the event age-restricted housing
is constructed, the Owner shall comply with the St. Johns County School District’s policies
and procedures for exempting the housing from school concurrency. Prior to County
construction plan approval for any age-restricted residential development, the Owner will
obtain the School District’s approval of appropriate covenants and restrictions for age-
restricted communities.

Any land use conversion that will result in more than 1,520 multi-family residential units and
more than 330 single-family residential units must demonstrate at the time of election that the
conversion received acceptance from the St. Johns County School District based on its
proportionate share mitigation or other mitigation formula effective when the School District
receives notice of the Owner’s exercise of a land use conv sion. In the event the Owner
elects to increase the total number of multi-family residential units above 1,520 or the total
number of single-family residential units above 330, any required school mitigation shall be
approved prior to receiving construction plan approval for any multi-family units obtained
through land use conversion.

Mobile homes are not allowed within Durbin Park, with the exception of temporary sales and
construction trailers, and security housing for night watchman quarters.

Permitted uses and structures include:

=  Mull" ‘e family dwellings, including age-restricted senior communities
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= Townhouses, including age-restricted senior communities
= Condominiums, including age-restricted senior communities

= Single-family dwellings (conventional and Traditional Neighborhood Design
typologies), including age-restricted senior communities (only within the East
Parcel) — Traditional Neighborhood Design (TND) includes an emphasis on a
walkable pattern generally where lots are smaller and vehicular access to
garages is from an alley located at the rear of the home. The central tenet is to
create a walkable space at the fronts of homes emphasizing pedestrian
movement in lieu of vehicles. Primary elements include rear alleys, fronts of
homes without garages, street trees where possible, and promoting more
resident interaction.

= Assisted living facilities and nursing homes
= Parks, playgrounds, playfields and recreational and community structures

= Churches, including a rectory or similar use, in compliance with LDC Section
2.03.12

=  (Cellular telephone towers and radio towers meeting the performance standards
and development criteria set forth in Section Q.7 hereof in compliance with
all of LDC Sections 2.03.26 and 6.08.12

=  Temporary construction trailers and offices

= QOther Accessory Uses and Structures as per LDC Section 2.02.04 consistent
with Section Q hereof

= Essential services including roads, water, sewer, gas, telephone, stormwater
management facilities, radio, television and electric and cellular
communication towers

Buildings containing both residential units and non-residential uses shall be
considered non-residential for the purposes of the design criteria in Table G-1.

The Property may be developed with uses classified by the St. Johns County Comprehensive
Plan and Code as Neighborhood Business and Commercial, General Business and
Commercial; High Intensity Commercial; Highway Commercial; Regional Business and
Commercial; Regional Cultural and Entertainment; Mixed Use-Intensive Commercial;
Neighborhood Public Service; and Office and Professional. The Project may include a series
of uses including:
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Plan, Exhihit “F

The uses set forth in this Section F shall be permitted uses. Any use listed in LDC Part
2.03.00 regarding special uses shall meet the applicable performance criteria set forth in
such Part 2.03.00. For the purposes of this PUD, hospital space shall include, but not be
limited to, hospital rooms, nursing stations, emergency rooms, operating rooms,
administrative offices and other space for overnight care of patients customarily included
within a hospital. Only those buildings licensed as a hospital by the State of Florida shall be
classified as a hospital. Medical offices or medical uses in separate buildings or wings shall
be considered professional and business office space. These uses are subject to permitted
increases and/or decreases, as specified in the Land Use Conversion Table contained in
Section A hereof. Permitted Accessory Uses shall be consistent with LDC Section 2.02.04
and Section Q hereof.

Non-residential development may offer a full range of goods and services for sale, hotels
and restaurants, as well as professional/regional office, hospital/medical related uses,
education/resource centers, entertainment, movie theaters, performing arts and services.
Development shall encourage a pedestrian-oriented environment through building
placement and massing, an integrated street network, pedestrian connections, open spaces
and other development criteria. A vertical integration of land uses is permitted, allowing for
office and residential uses above retail uses within the same building or structure. Such
buildings or structures shall be considered non-residential for the purposes of the design
criteria in Table G-1.

Restaurants, sidewalk cafés, bars, liquor stores, grocery stores, pharmacies, specialty food
stores and other commercial establishments within the Project shall be permitted to sell
alcoholic beverages for on-premises and off-premises consumption, as applicable. The sale
of alcoholic beverages for on-premises and off-premises consumption shall not be subject to
distance separation requirements prescribed in LDC Section 2.03.03 for places of worship
and schools (see Section T. Waiver 3). Restaurants and sidewalk cafes may be located
within Project public spaces.

The Project may include kiosks/movable carts/vehicles for the sales of food, beverages and
merchandise; and seasonal sales of merchandise (see MDP Section P for limitations on
these temporary uses and MDP Section T, Waiver 2). Cooking equipment used in fixed,
mobile, or temporary concessions such as trucks, buses, pavilions, tents, or any form of
roofed enclosure shall comply with NFPA 96 (Standard for Ventilation Control and Fire
Protection of Commercial Cooking Operations) or NFPA 1.

Sidewalk cafés will be permitted within the Property. For the purposes of this Project, a
sidewalk café is a group of tables and chairs and permitted decorative and accessory devices
situated and maintained upon the sidewalk and used for the consumption of food and
beverages sold to the public. A clear path, parallel to the street shall be provided for the
comfortable movement of pedestrians. The path shall be as allowed by the St. Johns County
Fire Department pursuant to applicable local, state and federal requirements. Tables, chairs,
umbrellas, awnings and any other objects provided within a sidewalk café shall be
maintained in a clean and attractive manner and shall be in good repair at all times, ensuring
a tidy appearance. Sidewalks in area where sidewalk cafes will be located will be a width
appropriate to allow the above-referenced clear path. Where such sidewalks abut curbs, a
minimum seven (7)-foot-wide sidewalk will be required.
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Master Develooment Plan, Exhibit “B

(2) Non-residential structures will be located a minimum of 30 feet fr  the Race Track Road right-of-way and ten
(10) feet from the East Peyton Parkway 1 t-of-way, to be located within the scenic edges, for buildings, parki
areas and storage areas along the Property s perimeter adjacent to road rights-of-way, in accordance with LDu
Subsection 5.03.03.B.2. Residential structures will be located a minimum of 50 feet from Arterial and Major
Collector roadways, to be located within the scenic edges, for buildings, pursuant to LDC Section 5.03.03.B.1.a.

(3) Zero (0) feet for common wall lot lines may be used for apartment buildings, townhomes, row houses,
condominiums and commercial buildings. “TND” is traditional neighborhood design.

(4) Height limitations shall not apply to any roof structures for housing elevators, stairways, tanks, ventilating fans,
solar energy collectors or similar equipment required to operate and maintain the building (provided that such
structures shall not cover more than 20 percent of roof area or extend over ten (10) feet in height), or to chimneys,
antennas, church spires, steeples, belfries, cupolas, domes, monuments, water towers, skylights, flag poles, vents, nor
to fire parapet walls; provided, however, that such walls shall not exceed more than five (5) feet above the roof; or
other appurtenances usually required to be placed above the roof level and not intended for human occupancy.

(5) No building taller than 45 feet in height shall be located within 200 feet of Race Track Road.
(6) Multi-family TND units will only be permitted within the East Parcel.

(7) Single-family residential units will only be permitted within the East Parcel.

(8) Front Setback. See Section T, Waiver 40.

(9) Second Front (Comer Lots) 10-foot setback for conventional lots; 5-foot setback for TND lots. See Sectior
Waiver 41.

Maximum floor area ratio within the Property shall not exceed 50 percent PUD-wide, consistent
with St. Johns County Comprehensive Plan Policy A.1.11.3. For example, certain office or
commercial parcels may be developed with more than 50 percent floor area ratio, but the average
floor area ratio within the PUD boundaries will not exceed 50 percent.

All development within Durbin Park will comply with all the requirements of LDC Part 3.0 00
regarding flood damage control regulations. The proposed stormwater systems shall be in
compliance with the Land Development Code and other applicable public agency regulations.

All structures shall have a minimum separation of ten (10) feet, as measured from the outer wall
of the structure to the outer wall of any other structure. See Section T, Waiver 10. Setbacks shall
be measured from a point on each structure that is at least 30 inches above the general ground
level.

A minimum ten (10)-foot setback will be provided between parking areas for non-residential
development and adjacent road rights-of-way. See Section T, Waiver 11. Recreation sites will
have the same building setback requirements as the other non-residential design criteria. A 20-
foot setback will be provided for building, parking and/or storage areas along property lines
adjacent to road rights-of-way and adjacent to residential uses, in accordance with LDC Section
5.03.03.B.2. Portions of the non-residential property may be sold as individual parcels, provided
each parcel has shared property frontage for access/ingress/egress.

Within the East Parcel only, both conventional and TND neighborhood patterns are permitted.
The TND pattern includes an emphasis on walkability where lots are generally smaller, setbacks
support an architectural envelope that enhances the street, and vehicular access to garages is
from an alley located at the rear of the home. The central tenet is to create a walkable space at
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. n the form of public lots, parking garages and on-street parking may
pe usea to sausty all or part of the minimum parking requirements. Such off-site
parking shall be assigned to uses by the Owner on an equitable basis. Parking areas
to satisfy these offsite parking requirements must be constructed by the Owner prior
to or concurrently with the time that such uses are cor  -ucted.

. shall be placed at recreation facilities, shopping centers and multi-family
sites to facilitate the bicycle mode of travel. Bicycle parking facilities shall be
provided within 100 feet of the main entrance to any commercial buildings, multi-
family buildings and recreational facilities. Adjacent uses may co-locate and share
bicycle parking structures. Bicycle parking shall conform to standards of LDC
Section 6.05.02.M.

Single-family units, both conventional and TND, shall provide a minimum one (1)-car
garage with associated driveway apron.

Proje lighting will comply with applicable provisions of LDC Sections 5.03.06.H.6 and
6.09.00. Lighting shall be designed and installed so as to be directed downward and reflect
back to the subject property to prevent glare and /or excessive light onto surrounding
property. Pole fixtures shall be flush mounted, with full cut-offs. Any light fixtures mounted
on canopies shall be recessed so that the lens cover is flush with the bottom surface (ceiling)
of the canopy. Lighting is not required on all canopies.

The Property will be developed with a mix of hospital/medical, commercial, office, hotel,
multi-family residential and single-family residential uses. The MDP Map, Exhibit “C”,
included with this rezoning application is comprised of five (5) sheets:

Sheet MDP-1 Overall Master Development Plan

Sheet MDP-2 Legal Description

Sheet MDP-3 Master Development Plan (West of 1-95)
Sheet MDP-4 Master Development Plan (East of [-95)

Due to the complexities of constructing a regional-scale employment, shopping, dining and
entertainment destination with a broad range of tenants, incremental MDPs (“IMDP”) will
be submitted for individual portions of these districts in conjunction with corresponding
construction plans. These IMDP maps must demonstrate compliance with all sections of this
MDP and will include tracking tables noting upland and wetland acreage, land uses,
development rights and other details to enable staff to determine such compliance. Each
IMDP shall include a notation that building locations are general and subject to final
construction plan approval. See Section T, Waivers 6, 9 and 14.
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" arbin Park will promote a North Florida Vernacular architectural style consistent with
styles found in St. Augustine as well as examples found elsewhere in St. Johns County. The
project architecture will have a rational and aesthetic relationship to the elevation of a
structure, and be harmonious with the pattern, proportions and materials of surrounding
structures.

Pertinent to an attractive physical environment for the public is the design of the Property,
use of colors and materials, signage, building orientation, architectural style and
compatibility with surrounding structures. In order to ensure high quality development and to
maintain and enhance an attractive physical environment within Durbin Park, the Owner
shall cause all construction on the Property to comply with Architectural Design Guidelines
(“Guidelines”) contained in covenants and restrictions recorded against title to the Property.

The architectural design of all structures will comply with the requirements of these
Guidelines. Architectural elevations of all facades of all structures to be constructed within
Durbin Park will be a required exhibit for architectural review by an Owner-appointed
architectural review board. Such exhibits will include colors, materials, building dimensions,
locations of service areas and mechanical equipment, screening devices, lighting fixtures,
notes indicating compliance with these Guidelines, and any other information as determined
necessary to ensure consistency with the intent of these Guidelines by the administrative
official.

Final approval of all architectural designs shall be determined by the Owner’s architectural
review board as part of the development plan approval process. Such approval shall include,
but not be limited to, roof design, colors, building orientation and signage.

A master stormwater management system shall be constructed and maintained by one or
more 1 __\s or a community development district (“CDD”) for common infrastructure where
individual parcels will be responsible for their own stormwater. The stormwater management
system will be constructed in accordance with the requirements of St. Johns County and the
St. Johns River Water Management District. Individual parcels which need unique
stormwater features shall meet the same standards.

The stormwater management associated with East Peyton Parkway, a public facility, may be
maintained by St. Johns County, one or more POAs or a _JD. If this pond accepts water
from any place other than East Peyton Parkway, the County may decline to take maintenance
responsibility.

Stormwater ponds shall include design elements such as natural vegetation to create wildlife
habitat and passive recreation areas. Ponds shall be designed to have curvilinear perimeters
and shall not be designed to be square or rectilinear in shape or appearance.

Primary vehicular access to the site will be provided via State Road 9B and Race Track
Road, in the locations depicted on the MDP Map, Ex*iki¢ “C”_ with connections to County
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Master Develonment Plan. Exhihjt ¢

Road 2209 and Interstate 95. East Peyton Parkway will be the primary collector road within
the Project. Figures H-1 and H-2 (see next page) are cross-sections of two types of internal
roadways within the PUD. See Section T, Waivers 15, 16 and 17. ~ iveway locations
meeting the Code spacing standards are shown on the MDP Map, Exhib* “7”, Additional
local roadways meeting St. Johns County standards may be used for venicular access to
single-family communities within the East Parcel. Signals will be interconnected to increase
operational efficiency of the signal system. Streets located within mixed use areas of the
Project may contain on-street parking. All roads within the Project may be dedicated to St.
Johns County for ownership and maintenance. Acceptance of any roads proposed for
dedication shall be at the sole discretion of the St. Johns County Commission. The County
will not accept roads which have on-street parking. See Section T, Waivers 19 and 20 related
to timing of Owner providing second lift of asphalt on project roads.

Personal interaction shall be encouraged within Durbin Park through logical and aesthetically
congruent pedestrian routes. Pedestrian interconnections shall be provided between adjacent
land uses where it is functionally feasible and maintains ¢ highest level of pedestrian
safety. The preferred location for pedestrian crossings is at intersections. Wherever medians
are provided at intersections, they shall be wide enough to accommodate groups of
pedestrians, wheelchair users, bicyclists, and people pushing strollers.

Pedestrian and bicycle circulation will be provided via sidewalks and bike lanes, in the
widths and locations depicted on the MDP Map. The Owner will construct sidewalks along
Race Track Road, East Peyton Parkway, internal collector roads and other roads within the
Project, in the general locations depicted on the MDP Map and IMDPs. Such sidewalks will
be constructed in conformance with the requirements of the Code except as provided in
Section T hereof, Waiver No. 21 at the time of construction of either side of the road or
fronting development parcels.

All pedestrian accessible routes shall meet the requirements of the Land Development Code,
Florida Accessibility Code for Building Construction (“FACBC”) and Americans Disability
Act Accessibility Guidelines (“ADAAG”) established by Florida law and 28 CFR Part 36.
Transit stops with locational signage will be located within Durbin Park. The number and
locations of transit stops shall be agreed upon by both the transit service provider and the
Owner and depicted upon IMDPs.

Vehicular interconnectivity is provided primarily via East Peyton Parkway and West Peyton
Parkway. See Section T, Waiver 21. Internal vehicular interconnectivity shall be provided
via access drives as depicted on the MDP Map. Pedestrian interconnectivity is provided via a
series of sidewalks and multi-purpose paths, in the locations and widths depicted on the MDP
Map.

One (1) Type C wildlife crossing shall be located within the Mixed Use Parcel B and three
(3) Type C wildlife crossings shall be located within the Mixed Use Parcel C, as illustrated
on the MDP Map, ™-"-*it ““”. The crossings shall be at-grade crossings, with a traffic
calming design, posted speed limit signs not to exceed 35 miles per hour and the placement
of signs identifying the area as a wildlife crossing.

10232371 7









The Property is located within the service area of ™ A. ¢ utility construction shall be
designed in accordance with JEA standards and subject to St. Johns County approval for
location within public rights-of-way.

Fire protection shall be consistent with applicable provisions of the Code and current Florida
Fire Prevention Code. Fire equipment accessibility will be provided in compliance with
NFPA 1, Chapter 18 and the Code. All structures that exceed two (2) stories in height shall
be protected with an automatic sprinkler system designed and installed in accordance with
the latest edition of NFPA 13, or equivalent standard as adopted in the Florida Fire
Prevention Code

Solid waste collection shall be provided by the County-contracted waste collection company
or other private provider. Solid waste from the Project shall be stored in enclosed receptacles
and appropriately screened areas.

Water, sewer and reclaimed water services will be obtained from JEA via central utility
systems. All on-site utilities will be public. Water and sewer lines that are to be dedicated to
the JEA for ownership that are not located in public rights-of-way shall require an
easement/restoration agreement. All utility construction shall be designed in accordance with
JEA standards.

The predominant soils on this site, as determined by the Soil Survey of St. Johns County
(U.S. Department of Agriculture, Soil Conservation Service, 1983) indicates that the
Property contains the following 14 main soil types:

Astatula Fine Sand (0 to 8 percent slopes) St. Johns Fine Sand

Cassia Fine Sand St. Johns Fine Sand, depressional

Myakka Fine Sand Tavares Fine Sand (0 to 5 percent slopes)
Pomona Fine Sand Terra Ceia Muck, frequently flooded slopes
Pottsburg Fine Sand Tocoi Fine Sand

Smyma Fine Sand Wesconnett Fine Sand, frequently flooded
Sparr Fine Sand (0 to 5 percent slopes) Zolfo Fine Sand

Wetland and upland information is included in the Environmental Report provided to County
Staff. A FLUCCS Map is included in the Report.
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Significant Natural Communities Habitat and Listed Species information for the Property are
contained in the Environmental Report. There are approximately 53.9 acres of Significant
Natural Communities Habitat within the Property. A minimum of ten (10) percent of such
habitat will be preserved, pursuant to LDC Section 4.01.07. The Significant Natural
Communities Habitat preservation area will be shown on Incremental Master Development
Plans for portions of the Property in which the preserved habitat is located. The Significant
Natural Communities Habitat preservation area shall be considered as community and
neighborhood park space and included in the cumulative accounting of recreational acreage
required in Section H.5 hereof. The Owner shall be permitted to construct trails within
preserved Significant Natural Communities Habitat areas for passive recreational purposes.
There are gopher tortoises present on the Property, as noted in the Project Environmental
Report. The Owner will conduct an updated gopher tortoise study prior to commencing
development within various portions of the Property. The Owner will relocate any tortoises
in each portion of the Property in compliance with state and federal laws.

There is one historic resource group that extends into the current area of potential effect
(“APE”): 5500 Race Track Road Group (8SJ05569). One historic structure is recorded
within the current APE: Durbin Structure (8SJ05031). There are five archaeol _ :al sites
recorded within the current APE — Hester Prynne (8SJ05023), Pearl (8SJ05024), Governor
Bellingham (8SJ05027), Nathaniel Hawthorne (8SJOS( '), and The Scarlet Letter
(85J05030).

A natural or preserved landscaped perimeter buffer a minimum ten (10) feet wide shall be
located along the perimeters of the Property and not around the boundaries of individual
development parcels. The location of the perimeter buffer is illustrated on Exhibit “C” (the
“MDP Map”). This buffer may be located within, and not in addition to, any development
edge or scenic edge described in Subsection N.4. Such buffers will meet the applicable
requirements of LDC Section 6.06.04. The Owner will show all buffers on Incremental
Master Development Plans. The Owner will be permitted to construct sidewalks within the
perime  buffer. Tree mitigation and landscapii  will comply with =~ ~ Section 6.06.04 and
other applicable Code provisions. See Section T, Waiver 18 or regarding buffering within
the Property.

Screening between residential parcels and Arterial and Collector roads will be provided per
applicable Code provisions. Screening of mechanical equipment located on the ground and/or
rooftop will be in compliance with LDC Section 6.06.04.B.9.



Master Develanment Plan FExhihi

An averaged 25-foot-wide undisturbed (natural vegetative) upland buffer (minimum width of
ten (10) feet) shall be maintained around all contiguous wetlands on the Property, except for
unavoidable wetland impacts, measured landward from the State jurisdictional wetland line.

Other than crossings for trails and utility/drainage structures, no uses will be allowed within
the required upland buffers, and all upland buffers shall be maintained in their natural
vegetative condition. The landward edge of the upland buffer will be identified, and no
harvesting will occur in the upland buffer. In an area where an upland buffer is or will be
comprised of fill material, or the bank of a stormwater system, with permits by state and
federal regulatory agencies, the area shall be reestablished as a natural upland buffer by the
replanting of plants that are natural and native to the original ecological community. Turf
grasses and exotic or non-native plants are expressly prohibited. Upland buffer planting plans
shall be provided with development applications. Prior to commencement of any construction
regardless of location, all contractors shall be required to ins 1 silt fencing ont landward
edge of the undisturbed upland buffer or landward of the undisturbed upland buffer at the
_ 1ysical limits of construction to protect the conserved wetlands.

Crossings of upland buffers are permitted for roadways, utility crossings, trails and pathways
and drainage outfalls. The minimum amount of upland buffer vegetation may be trimmed
where necessary to maintain the areas of upland buffer crossii

A 25-foot-wide building setback shall be maintained landward of any upland buffer located
within a development parcel. Reduced (no minimum) setbacks may be allowed within the
portion of a parcel to be developed except for residential, as approved by the County
Administrator using acceptable environmental evaluation practices. The additional ~ j-foot
building setback from the upland buffer shall not be required if the upland buffer is not
located within a development parcel (including for multi-family areas, pursuant to LDC

:ction 4.01.06.B.2). The upland buffer and additional building setback shall be depicted on
all construction plans and shall be recorded on the plat. Provided there is no encroachment
into the required upland buffer, all Accessory Uses listed in MDP Section Q hereof shall be
permitted within this additional building setback, except buildings which have a permanent
foundation. Further, provided there is no encroachment into the upland buffer, this setback
requirement shall not apply to:

e The installation of sprinkler systems, utility lines, landscaping and hardscape, pool
enclosures, fencing and ~1zebos;

e The construction of roads essential for access and the construction of stormwater
retention or « ention basins or other stormwater-related structures;

e The construction of recreation trails; and

e Any necessary grade finishing providing gradual slopes between the setback lines and
the upland buffers.
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Master Develanment Plan. Exhibit “B”

This section N.4 applies only to the perimeter of the portion of the Property that is located
west of Interstate 95, in the County’s Northwest Sector (the “NW Sector Land”), as depicted
on the MDP Map. No scenic edge or development edge described he n shall be required
around the perimeter of any portion of the Property located east of Interstate 95, including the
East Parcel.

Scenic edges of a minimum 10 feet for non-residential uses and a minimum 30 feet/average
50 feet for residential uses will be provided adjacent to the rights-of-way of State Road 9B
and East Peyton Parkway within the NW Sector Land, as depicted on the I “~P Map. A 30-
foot nimum scenic edge will be provided adjacent to the right-of-way of Race Track Road
within the NW Sector Land, as depicted on the MDP.

A 35-foot-wide development edge will be provided around the Property’s perimeter
wherever no scenic edge is required. Development edges may be left in a natural state or
landscaped in accordance with performance standards. Landscaped scenic edges may be
designed to provide either a natural or manicured appearance. Shrubs and groundcover
planted within the scenic edge shall provide a continuous screen of parking and service areas.
Plant materials shall be selected from the St. Johns River Water Management District’s
Florida Waterwise Plant Database and as appropriate to the local climate.

No development edge is required where a scenic edge is provided. No development lge or
scenic edge is required along any roadway internal to the Property except for East Peyton
Parkway, as detailed above. Development edges may include signs; drainage, utility or
access easements; multi-purpose paths; trails; walking paths; drainage outfalls; and
stormwater ponds ~ signed as amenities (for example, with fountains, gazebos, benches or
similar improvements).

Breaks in the scenic edge are allowed in otherwise continuous edges to allow for pond
maintenance paths, access and associated entrance features, including signage and fencing
incorporated into entry features, and to provide views corresponding to parks, scenic areas
and other publicly accessible areas. Tree mitigation and landscaping will comply with
applicable provisions of the Code at the time of permitting.

Portions of any scenic edge that are less than 30 feet wide shall contain enhanced
landscaping and hardscaping consistent with Comprehensive Plan Future Land Use Policy
A.2.1.4(a). Any enhanced landscaping and hardscaping within the rights-of-way of East
Peyton Parkway or Race Track Road shall be considered on-site landscaping and eligible for
tree mitigation credit. Further, because the Owner is preserving over 200 wetland acres
within the Durbin Creek Conservation Corridor, in conformance with Comprehensive Plan
Policy A.2.1.6, and the vast linear park that maintains a vast network of green space
throughout the Property, this PUD offers flexibility in scenic edge dimensions in exchange
for strengthening and protecting the County’s greenway system in the Northwest Sector.
Except for East Peyton Parkway, no scenic edge shall be required along any other internal
roadway located upon the Property. Requiring rural character along internal roadways runs
contrary to the intention and design necessary to create a mixed-use urban center.

The Owner will provide enhanced landscaping and hardscaping within the scenic edges
within the portion of the Property west of Interstate 95, as required © Comprehensive Plan
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Master Develanment Plan Fxhihit “B»

Policy A.2.1.4(a) and LDC Subsection 6.06.02.G.2. See Section T, Waiver 23, which sets
the enhanced landscaping and hardscaping performance standards for scenic edges within
Durbin Park are as follows:

One (1) tree for every 20 feet of scenic edge frontage, exclusive of entry drives, with a
maximum spacing of 40 feet between trees (including canopy and non-canopy) trees to allow
for clustering and denser screening where appropriate for that portion of the scenic edge
along Race Track Road. A minimum of 70 percent of trees along Race Track Road will be
canopy trees, as defined by the Code. The scenic edge shall incorporate a continuous hedge
as long as it does not interfere with sight distance requirements. Shrubs and groundcovers
shall be selected from the St. Johns River Water Management District’s Florida Waterwise
Plant Database and consistent with the local climate. Scenic edge landscaping (including
trees) along East Peyton Parkway and Race Track Road may be planted within the adjacent
right-of-way, subject to the County’s approval of a right-of-way use permit and hold
harmless agreement related to the use of such right-of-way. Hardscape embellishments,
signage elements and other landscaping shall be allowed within all scenic edges. A maximum
of 20 percent of the landscaping required within the scenic edge along Race Track Road may
be planted in the right-of-way in order to enhance the project view from the roadway.

One (1) tree for every 30 feet of scenic edge frontage, exclusive of entry drives, with
maximum spacing of trees (canopy and non-canopy) not exceeding 40 feet. Trees may
consist of any combination of canopy trees, Palms, and non-canopy trees, with 70 percent of
trees being canopy trees. Palm trees may be planted with a n imum spacing of five (5) feet
when planted as a cluster, and non-canopy trees may be planted no closer than ten (10) feet
of a canopy tree. Scenic edges shall incorporate a continuous hedge in areas with visible
vehicular use and service areas as long as the hedge does not interfere with sight distance
requirements. Shrubs and groundcovers within the scenic edge shall be selected from the St.
Johns River Water Management District’s Florida Waterwise Plant Database and consistent
with the local climate. Scenic edge plantings may be located within the 10-foot-wide scenic
edge or adjacent to the scenic edge either within the Property or within the right-of-way,
subject to the County’s approval of a right-of-way use permit and hold harmless agreement
related to the use of such right-of-way. Landscaping within rights-of-way will meet the
FDOT roadside recovery and clear zone standards. Landscape planted within a scenic edge
may satisfy up to 20 percent of the landscape requirements within the adjacent East Peyton
Parkway right-of-way or adjacent development parcel.

Landscaping for Durbin Park will be designed to establish a high-quality environment that
provides for visibility, safety and low maintenance. The landscape will be designed to
enhance the Property and to coordinate with the proposed architecture. The design of the
landscape shall provide a pleasant appearance from the adjacent roadways, and special
emphasis will be placed on screening service areas from these roads. Landscaping will be
consistent with typical plantings found in northwestern St. Johns County.
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The parking areas will be landscaped at the required minimum five (5) percent of vehicle use
area, utilizing parking islands and green space interspersed throughout the parking fields.
Terminal islands will be a minimum of 12 feet in width and internal islands being a minimum
of eight (8) feet in width, both types of islands containing at least one (1) tree. Maximum
spacing of internal islands shall be 130 feet or 14 spaces. See Section T, Waiver 25.

Scenic edges will be planted in a configuration consisting of one (1) tree planted at a rate of
based on 1 tree per 30 linear feet of scenic edge (excluding driveways). Scenic edges may
consist of trees, shrubs and groundcovers where breaks in the planting may be up to 40 feet
in length allowing views within the development parcels. The breaks in the scenic edges will
consist of either shrubs or groundcover. Scenic edge trees (canopy or non-canopy) will be
planted at a maximum distance of 40 feet. See Section T, Waivers 4 and 23.

Tree plantings shall be a mixture of canopy and non-canopy trees intermingled throughout
1 oject (including scenic edges) with a minimum of 70 percent of the trees being canopy
trees and 30 percent non canopy. The 70 percent allocation of canopy trees may consist of
both canopy trees and palm trees. The allocation of palm trees in this mix may include up to
a minimum of 55 percent canopy trees and 45 percent palm trees. Palm trees used to satisfy
this requirement shall be a minimum of 12 feet clear trunk. See Section T, Waiver 4. No
landscaped buffers will be provided internal to the site because of the mixed-use nature of
Durbin Park. The non-residential uses are similar in intensity. The site is separated from
parcels not included within this Project by large expanses of conservation lands and major
roadways.

Replacement trees and all trees planted to satisfy the requirements of the Code shall be
planted to support the commercial nature of the project for this purpose Section T, Waiver 5
articulates the applicable diversity ratio for the project. To satisfy the planting requirements
for spacing of canopy trees for Values Assigned to Trees, trees of the Pinus species will be
permitted to be spaced ten (10) feet from all newly planted and existing trees to receive
credit.

The Project will use vegetation around stormwater ponds within residential portions of the
Project and the Durbin Creek Conservation Corridor to create wildlife habitat and passive
recreation areas, consistent with Comprehensive Plan Policies D.3.2.6 and E.2.6.8.
Commercial and office areas within the Property will have more manicured stormwater
ponds that serve as amenities that add to the aesthetics of the Durbin Park.

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. Landscapii  shall be in conformance with ™~ 7T Section 6.06.00 and other
applicable Code provisions, exci . as waived or otherwise relieved in Section T, Waivers
23,24, 25, 39 and 40.

The Property shall be subject to the provisions of I ~ C Section 4.01.05 in effect as of the
date of the County Commission’s approval of this PUD Ordinance except as waived or
otherwise relieved in Section T, Waivers 23, 24, 25, 39 and 40.
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Durbin Park is not located within any special district as defined in LDC Article III and is not
subject to any special district requirements.

Temporary construction and temporary leasing trailers may be located on the site duri
construction of the Project and for construction of State Ro: 9B and East Peyton Parkway
by FDOT and its contractors. Temporary construction and leasing trailers shall be removed
no later than 30 days following the issuance of a certificate of occupancy for all buildings
within each phase. Because construction of the Project will be phased, the Owner shall be
permitted to place temporary signage within portions of the Property in which construction is
underway to direct residents, tenants, customers, and other visitors to other areas of the
Property that are in operation. All temporary leasing offices shall meet all of the applicable
requirements of the Florida Accessibility Code for Building Construction, including, but not
limited to, an accessible route and accessible parking with signage. Construction staging
areas may be located within any phase of the Project.

Ten (10) percent of the homes within the PUD may be constructed as model homes with
approved construction plans. The model homes may be built during construction of the
infrastructure and may be used for sales, administration and construction offices, subject to
the provisions of MDP Section R hereof. Parking for the model homes and sales offices will
be located within the driveway or adjacent lot. Parking for the model homes will comply
with ADA guidelines.

The Owner shall be permitted to erect temporary on-site construction and real estate signage
on the Property, in conformance with LDC Subsections 7.03.01.B and C.

The Owner will be permitted to conduct Outdoor Seasonal Sales of merchandise and hold
outdoor festivals and events in public greens and parks and within internal drives and their
adjacent sidewalks and café areas in commercial and office areas of the Project. Temporary
1 s will comply with LDC Section 2.02.05, except as set fo1  in Section T, Waivel

Because of the mixed-use nature of the Project, locations of Accessory Uses for structures
are not limited from, or assigned to, any specific location on the site. Air conditioning units
and/or heating/cooling units may be placed on roofs, provided they are screened from view

adjacent _ iblic 1 _ ts-of-way, or located on the ground and reened from v v from
any adjacent public right-of-way. See Section T, Waiver 38. Trash receptacles, dumpsters,
utility meters, above-ground tanks, satellite dishes (except as provided by Florida law),
antenna and other similar structures shall be similarly screened. Off-street parking and
loading shall also be permitted. All loading areas will comply with LDC Section 6.05.02.K,
except as provided in Section T, Waiver 22.

Swimming pools may be provided for recreation at any hotel or amenity center that may be
constructed on the Property. Any swimming pool shall be permitted as an Accessory Use
associated with the hotel, amenity center or with a commercial use such as a health club or
SCUBA shop. Swimming pools shall not be located closer than 40 feet from any public
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Master Develooment Plan

The Owner has commenced construction of Phase 1. ~ )rmmencement of construction shall be
deemed to have occurred upon the County’s approval of applicable infrastructure
construction plans. ..le Owner will commence construction of the remaining phases as the
real estate market dictates. Unused development rights from a particular phase carry over into
subsequent phases until build-out. The Project will be completed by September 12, 2051. The
PUD completion date has been extended pursuant to Section 252.363, Florida Statutes. See
St. Johns County Application DOE 2024-17. Completion shall be defined as receipt of
approval from the County of applicable As-Built Surveys or certification of completion by
the Owner’s engineer. This completion date may be extended through a modification of this
PUD Ordinance. See Section T, Waiver 7.

The Project will provide a first-class, mixed-use regional employment and shopping district
that will become a viable, desirable and attractive amenity for St. Johns County. The Project
is expected to draw shoppers and diners from all over Northe ! Florida. The office buildings
will provide workspace for thousands of people and will ger ate jobs for County residents.
The residential component will provide multi-family and sin; -family housii  where people
who work within the Project can reside and will deliver muc] eeded market-rate rental units
for the County.

The Project expands employment, entertainment and shoppin  dpportunities for residents and
greater tax and other revenues for the County and other governmental agencies. With only 11
percent of the County’s tax base coming from non-residential properties, the expansion of
commercial, office and hotel uses at the Project will be of assistance to the County
Commission, which has a stated goal of increasing the non-re Jential tax base to 30 percent.

The Future Land Use Element of the St. Johns County Comprehensive Plan supports and
promotes creative design concepts and innovative land use patterns such as mixed-use
developments and village centers. However, because most of the provisions of the Code have
not yet been amended to incorporate these highly desirable design concepts, there are many
criteria within the Code that would prohibit this type of mixed-use development pattern.
Until the Code is updated to incorporate these concepts, it is necessary for the Owner and
others who wish to develop mixed-use projects to request waivers from many of the
provisions of the Code.

The Property contains a substantial amount of wetland associated with and located alongside
Durbin Creek. Those wetlands will be placed under conservation easement to ensure their
perpetual preservation, to enhance the County’s Northwest Sector Greenway system and to
provide wildlife habitat, recreational opportunities, natural corridors, aesthetics and open
space, in conformance with St. Johns County Comprehensive Plan Policy A.2.1.6. The Policy
allows the Board of County Commissioners to provide incentives like flexible setbacks,
accelerated timing and phasing of development and others in exchange for provision of
Greenway lands.

In order to implement Durbin Park as a mixed-use center, it is necessary for the Owner to
obtain certain waivers from the provisions of the Code, as enumerated in Table T.1.
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The Owner, on behalf of itself and its successors and assigns hereby agree and stipulate to
proceed with the proposed development in accordance wi the PUD ordinance for this
application as adopted by the St. Johns County Board of County Commissioners. The Owner
also agrees to comply with all conditions and safeguards established by the St. Johns County
Planning and Zoning Agency and the St. Johns County Board of County Commissioners with
respect to this PUD rezoning application.

All roads, drainage facilities and common areas located within the PUD for the common use
and benefit of all property owners shall initially be constructed by the Owner and will be
operated and maintained by either the County, a property ow rs association or a community
development district.

The Property is designated as IC (Intensive Commercial) and R/S (Rural/Silviculture) within
the boundary of an Urban Service Area on the County’s 2025 Future Land Use Map.
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Master Development Plan
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Master Develanment Plan, Exhibit “D”

Overview

As part of the Master Development Plan for Durbin Park, this comprehensive plan for sign:
has been prepared to set standards and guidelines for signage elements in the Project areas. The
many signs and graphics will be planned and designed to communicate with visitors and
residents to facilitate orientation and wayfinding. The Unified Sign Plan (“USP”) addresses
signage for Durbin Park.

...e USP is almost identical to the signage plan for Durbin Park Phase 1A PUD (St. Johns
County Ordinance No. 2016-64, County File No. 2016-17) and enhances the place-making and
identity-building for Durbin Park. The USP is a conceptual document that provides a signage
program for the public open spaces and general recommendations for the design, scale, location
and content of signage within the developed areas. This document includes criteria for project
identification, specialty icons/signs, parcel identification and wayfinding signs.

For purposes of this USP, any sign located within the boundari of the Durbin Park PU™ and
Durbin Park Phase 1A PUD (collectively “Durbin Park™) will be considered an “on-premise
sign”, without regard to ownership of individual parcels so long as the sign content is relevant
only to development within Durbin Park. See Section T, Waivers 13 and 36 in Exhibit “B”. No
sign: : shall be allowed to describe development outside of Dur n Park’s boundaries; provided,
however, the USP shall be applicable to any properties that may .e added to Durbin Park in the
future.

The 1ccessful implementation of this USP will ensure that Durbin Park will enable visitors and
tenants alike to identify professional offices, commercial retail and service uses, dynamic
entertainment venues and recreational opportunities, hospital/medical park, multi-family
residential dwellings, single-family residential dwellings and conservation lands.

Unless stated otherwise herein, signs will conform to requirements of the St. Johns County Land
Development Code (the “Code” or “LDC”).

E 1 section of the USP describes the sign type’s characteristics, location and design intent.
Various signs designed to serve specific needs are grouped according to these types. Within the
type groupings, individual signs are generally described and illustrated to convey detail
specifications, suggested materials, allowances and maximum heights.

The general locations of larger monument/ground signs are shown on the USP Location Map
(see Exhibit “D-1” at the end of this USP). Sign locations shown on the USP Location Map are
approximate and actual locations may vary according to unforeseen field conditions or to prevent
conflict with existing or planned utilities. This map may be updated periodically pursuant to
County approval of a Small Adjustment that reflects any changes to sign types and/or locations.
In the event that signs are located in conflict with existing utilit , the utility contractor will not
be responsible for damage or repair to existing signs. Utility sleeves will be installed as
necessary under monument signs to accommodate future utility changes. Smaller
monument/ground signs and tenant types for wall sign purposes shall be detailed on Incremental
Master Development Plans to allow for staff review of such signs in relation to this Unified Sign
Plan.
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in the median.  In the Code, this sign type is classified as a Mixed Use Project Identification
Sign and functions as an entry feature.

The Owner has the right to construct two (2) Durbin Identity Feature signs at one or both
intersections if traffic safety conditions warrant per the locational description above and the
enclosed Exhibit 1”. These signs may be placed in the right-of-way and include a central
architectural feature in the median of East Peyton Parkway fl <ed by additional features on
each adjacent roadway shoulder to create a gateway at each location. The two exterior flanking
features may be four-sided, and each side may contain a sign (100 square feet ADA total for each
individual feature) that displays the branding, project name mage and/or specialty tenant
signage. either internally lit, halo letter lit, shielded/niche down and/or up-lighting. The central
architectural feature (located in the median) may include a sign on both sides up to 75 square feet
of ADA per side either internally lit, halo letter lit, shielded/ che down and/or up-lighting.
These signs will be architecturally compatible with the Durb Park Theme which is to be
determined. See Waivers 27 through 37 in %% “7}”,

are  ated adjacent to Interstate 95
and shall be designed to compiement tne arcnitecture witnin Dui -1 Park. Each Business Identity
Pylon is permitted to display the name, logo and/or symbol of one or more businesses or
org zations located within Durbin Park, including certain businesses located in the Phase 1A
PUD. Such signs may be either internally lit halo letter lit, shielded/niche down and/or up-

lighting. BIP’s must be no closer than 100 feet from one another. See Waivers 28 and 29 in
‘IF‘-.L:L:t “B”.

nay contain signs that display the project name
and/or [0go along with mndividual tenant name or uses on panels either internally lit, halo letter
lit, shielded/niche down and/or up-lighting. In the Code, this sign type which is located along
State Road 9B and Interstate 95 is not specifically classified. It is similar to the Interstate
Business Sign, and the Mixed Use Project Identification Sign along East Peyton Parkway, Race
Track Road and internal roads. The tenants, project name or primary tenant(s) may be aggregated
onto a single ADA or separated among an architectural feature while still remaining within the
maximum permissible ADA limits. All signs may be either internally lit, halo letter lit,
shielded/niche down and/or up-lighting. These signs are identic in size, function and ADA to
the “Project Identity Monument” approved for the Phase 1A PUD (Amended ORD. 2018-57).
See Waivers 30, 31 and 36 in ™—%3he D>

display branding and tenant/multi-tenant signage along
Last Peyton Parkway. Lhese signage elements may contain project name and/or logo along with
individual tenant n: multi- 1ant or uses on panels ther internally lit, halo letter lit,
shielded/niche down and/or up-lighting. In the code these signs closely align with those
described in 7.06.01.B since they are entrances to mixed use or non-residential projects. See
Waiver 28 in Exhibit “B”.

display branding and tenant/multi-tenant signage along
Kace 1rack Koad. >ignage witi ve aesigned so that it is consistent with the Durbin Park theme.
These signage elements may contain project name and/or logo along with individual tenant
name/multi-tenant or uses on panels either internally lit, halo letter lit, shielded/niche down
and/or up-lighting. In the code these signs closely align with those described in 7.06.01.B since

they are entrances to mixed use or non-residential projects. See Waivers 31 and 37 in Exhibit
[13 » 20
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display branding and tenant/multitenant signage along the
Loop Koad. >ignage win ve aesigned so that it is consistent with the Durbin Park theme but
integrate branding elements of future users. These signage elements may contain project name
and/or logo along with individual tenant name/multi-tenant or uses on panels either internally lit,
halo letter lit, shielded/niche down and/or up-lighting. See Waivers 31 and 37 in Exhibit “B”.

display the individual tenant name or multiple
tenant names located on an naiviauai aeveiopment parcel. The signs may be either single or
double-sided and internally lit, halo letter lit, shielded/niche down and/or up-lighting. The
business and/or organization name shall be the dominant message (larger sign) with the option of
including the Durbin Park name and/or logo as a subordinate message (smaller sign) while
remaining within the maximum permissible ADA limits. In the Code, this sign type is classified
as a Mixed Use Project Identification Sign.

are permitted for each single-family development
within the East rarcel. 1nese signs wiii aispiay the name of the single-family development and
may be either internally lit, halo letter lit, shielded/niche down and/or up-lighting. See Waivers
26 and 47 in Exhibit “®”.

are permitted throughout single-family
developments within the bast barcel. lhese signs identify the entrances to neighborhoods,
amenities, park locations and certain destinations. These signs will display the name of the
neighborhood and destinations and may be either internally lit halo letter lit, shielded/niche down
and/or up-lighting. See Waivers 26 and 47 ir ¥<hibi* “13”.

indicate to travelers, bicyclists and pedestrians the locations of
Durbin Park's major builaings, office parks, common areas, education facilities, various building
entries, and recreational facilities/linear park system. Each sign may be single or double-sided
and bear information related to the uses and tenants within Durbin Park (including future phases
of Durbin Park) and shall be permitted within the right-of-way. " e design of these signs should
reflect the character of the nearby buildings and may include the Durbin Park name and/or logo
either internally lit, halo letter lit, shielded/niche down and/or up-lighting. See Waivers ) and
34 in Exhibit “»”.

This type of architectural feature may be utilized by large-scale
ana free-standing commercial tenants whose businesses and brand are recognized with a unique
physical structure signifying their presence in the marketplace. “Durbin Park™ and “St. Johns
County” may also be displayed on such icons. Such icons may include, but not be limited to,
lighthouses, clock towers, and spires. These prominent architectural features must complement
the business’ vernacular and may display the name of the business and their logo, if applicable.
Specialty Commercial Icons may not contain the names of any neighboring tenants or businesses
located within Durbin Park. Each of the four Mixed-Use Parcels within Durbin Park are limited
to a single (one) Specialty Commercial Icon. See Waivers 32, 37 and 38 in Exhibit “B”.

For pedestrian directional signage, such as “informational sidew: :kiosks”, 1, 2, 3, or 4 sides (or
cylindrical), such signs shall be a maximum of 40 square feet ADA per side and not exceed ten
(10) feet in height. All Vehicular Control Signs shall meet the requirements of the Manual on
Uniform Traffic Control Devices with decorative post(s) and finials.
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are permitted for each multi-family development within
Durbin Park. Lhese signs wil aispiay the name of the multi-family development and may be
either internally lit halo letter lit, shielded/niche down and/or up-lighting.

are permitted for each outparcel on which a gas station is
located. 'Lhis sign type may incluae electronic message boards for numbers.

—LILI4 DO

The following criteria apply to building signage, See Waiver 27 in ™

This wall signage typical is for commercial and office tenants
with leasable area between v square feet and 8,000 square feet of leasable area grouped in multi-
tenant buildings.

Commercial and office tenants with between 5,000 square feet
and 6U,UVU square Teet oT leasaole area, grouped in large, multi-tenant buildings.

Large commercial, office, hotel and hospital tenants in free-
standing buildings ranging trom 45,000 or more square feet of leasable space.

This wall signage applies project-wide and is for free-standing, primarily
single-tenant builaings located on outparcels.

This signage applies only to tenants whose primary business is the sale
ot gasotine. kach station shall be permitted to have signage on each side of the canopy over the
gas pump area.

This sign applies to major free anding anchor tenants whose
primary business 1s not me sales of gasoline. One ground sign shall be allowed not to exceed 8
feet in height, have a maximum of 2 gas price lines with letters not exceeding 12 inches in
height.

For the purpose of awning signage, the anchor/tenant buildings shall be deemed
as one (1) single enclosed building such that the awning signage facing the pedestrian and
vehicular drives within the interior of Durbin Park are deemed as interior signs. Additionally,
wall signage facing public rights-of-way for each tenant within the anchor/tenant buildings will
be permitted and will not exceed ten (10) percent of the square footage of the occupancy frontage
or respective sides of the building facing public rights-of-way. These signs may be perpendicular
to the street and may encroach into the right-of-way and/or setbacks. These signs will maintain a

nimum ¢ rance distance of at least ten (10) feet over pedestrian use areas 1d 18 feet over
vehicle use areas. Awning sign ADA will be deducted from overall wall signage for each
building.

One (1) under the canopy sign per occupancy is permitted not
exceeding a maximum ot eight (8) square feet in ADA per side; provided, any square footage
utilized for an under the canopy sign shall be subtracted from the allowable square footage that
can be utilized for wall signs. These signs may be perpendicular to the street and may encroach
into the right-of-way and/or setbacks. These signs will maintain a minimum clearance distance of
at least ten (10) feet over pedestrian use areas and 18 feet over vehicle use areas.
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Banner signs will be permitted for temporary and special events. Such signs shall
not exceed >V square feet in ADA. Banner signs will be permitted in the entrances and interior of
Durbin Park. The banners shall be allowed to display logos and/or the name of the Project and/or
Owner. Banners placed on streetlight poles are permitted and unregulated. Banner signs do not
count toward the overall maximum ADA allowable for monument and pylon signs. Banners shall
be maintained by the Owner, POA or € ) to limit interference with public utilities, pedestrian
and vehicle access and visibility. See Waiver 35 in Exhibit “B”.

Up to three (3) permanent flags may be flown per business site, office site, multi-family
compiex and recreational facility site. The maximum distance from top to bottom of all flags
situated on a single flagpole shall be 20 percent of the total height of the flagpole. For flags
situated without a flagpole, the maximum distance from top to bottom of all flags shall be 20
percent of the distance from the top of the flag or insignia to the ground. The height of a flagpole
shall not exceed 30 feet. Temporary flags shall adhere to the related parameters contained within
the Code.

Signs located on the interior of a structure, but visible from the exterior of the
building, are permitted and are not part of the maximum allowed sign area. Such signs are not
physically attached or painted to the window and do not obscure more than 10 percent of the
ground floor street side building transparency. This 10 percent is not to exceed total glass area
calculated for both unattached and temporary window signs.

One (1) single-sided menu board shall be allowed per street address. Menu
boards shall not exceed six (6) square feet in size and shall be placed no further than four (4) it
from the front entrance of the restaurant or take-out food establishment. Pedestal menu signs
shall not impede pedestrian movement.

Murals shall be permitted on building walls, provided the painted area within any
mural does not cover more than 20 percent of the applicable wall.

Signs within Rights-of-Way

In addition to the signage specifically defined in the Code, some Durbin Park signs may be
located within the right-of-way due to their size and function, but only within areas for which the
County has approved a right-of-way use and maintenance agreement. Any signage located within
the right-of-way and subject to an aforementioned use and maintenance agreement shall be
maintained by the Owner, a Property Owner’s Association (“POA”), or a Community
Development District (“CDD”), as applicable. The Owner, CDD and/or POA shall be
responsible for any signage and associated landscaping, lighting and/or decorative hardscape
elements that may be located within public rights-of-way, subject to the Owner, CDD and/or
POA entering into a hold harmless agreement with St. Johns County in a form reasonably
acceptable to both parties.

» The hold harmless agreement and permit shall touch and concern the land and the
development within Durbin Park and shall be a covenant running with the fee interest
underlying the right-of-way, whether in existence from the date hereof or constructed in
the future.
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General Sign Construction Requirements

10.

11.

12.

13.

14.

15.
16.

17.

All signs and t!  r installation shall comply with all local building and electrical codes.

All electrical signs will be fabricated by an Underwriters Laboratories (U.L.) approved sign
company, according to U.L. specifications and bear a U.L. label.

Sign companies installing such signs must be fully licensed with the County and State and
shall provide proof of full Workman’s Compensation and general liability insurance.

All penetrations of building exterior surfaces are to be sealed, waterproofed and in color and
finish to match existing exterior.

Internal illumination to be 30 milliamp neon, fluorescent tube or LED of storefront elevations
and #3500 white neon or LED halo for freeway elevations. Installed and labeled in
accordance with the “National Board of Fire Underwriters Specifications”.

Painted surfaces must have an acrylic polyurethane finish or baked-on finish.

L¢ 1 and letter heights shall be as specified and shall be determined by measuring the
normal capital letter of a type font exclusive of swashes, ascenders and descenders.

All sign fabrication work shall be of excellent quality. All logo images and type styles shall
be accurately reproduced.

All lighting must match the exact specification of the approved working drawings. No
exposed conduits or race ways will be allowed.

Signs must be made of durable, rust-inhibited materials that are appropriate and
complimentary to the building.

Color coatings shall exactly match the colors specified on the approved plans.

Joining materials (e.g., seams) shall be finished in such a way as to be unnoticeable. Visible
welds shall be continuous and ground smooth. Rivets, screws and other fasteners that extend
to visible surfaces shall be flush, filled and finished so as to be unnoticeable.

Finished surfaces of metal shall be free from canning and warping. All sign finishes shall be
free from dust, orange peel, drips, and runs and shall have a uniform surface conforming to
tl  highest standards of the industry.

In no case shall any manufacturer’s label be visible from the street from normal viewing
angles.

Exposed conduit is not permitted unless it is incorporated into the overall sign design.
Exposed junction boxes, lamps, tubing or neon crossovers of any type are not permitted.

A lettering shall be attached to the building surface. Existing adjacent building paint color
shall not be altered in any way. There shall be no backing, plates, screens, sheets or boards
behind letteri~ -~
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Shop Tenants Signage Specifications

The intent of these criteria is to encourage creativity to ensure : individuality of «ch ant
sign as ¢ osed to similar sign design, construction and colors r¢  ated throughout Durbin Park.
Signs must be architecturally compatible with the entire center. The idea of using dissimilar
materials and creating signs with varying colors, layers and textures will create an exciting and
appealing retail environment. The following types of construction will be allowed:

= Acrylic face channel letters

= Through-face and halo channel letters

= Reverse pan channel letters

= Skeleton neon behind flat cut out shapes and letters

= QOpen pan channel letters (only in an artistic letter style/font)
=  Push-thru letters and logos in aluminum cabinets

= Flat cut out dimensional shapes and accents

= Metal screen mesh accents

» Exposed neon accents

Building murals are allowable and are not considered signs pursuant to Durbin Park. Such
murals are considered public art and will not require sign permitting through St. Johns County
Development Servic:  Murals shall not contain advertising display or copy.

All lighting standards of LDC Sections 6.09.02 and 7.00.06.C shall be adhered to by all lighted
sign locations within Durbin Park.

In order to allow creativity and artistic designs, ascendii and de ending shapes will be allowed
to extend up to 25 percent beyond the envelope limits, provided w.at the overall allocated square
footage is not exceeded. In other words, these areas have to be calculated individually.

“Ascender” shall mean the part of the lowercase letters such as b, d and h that extends above the
other lowercase letters. “Descender” shall mean the part of the lowercase letters such as g, p and
q that extend below the other lowercase letters.

Prohibited Signs

1. Signs _onstituting a ..%.... Hazard. No person shall . tall or maintain or cause to be
installed or maintained, any sign which simulates or imitates in size, color, lettering or
design any traffic sign or signal, or which makes use of the words “STOP”, “LOOK?”,
“DANGER” or any words, phrases, symbols or characters in such a manner as to
interfere with, mislead or confuse traffic.

2. Signs in Proximity to Utility Lines. Signs which have less horizontal or vertical
clearance from authorized communication or energized electrical power lines that are
prescribed by the applicable laws and or code are prohibited. No sign shall project above
or below the sign-able area.
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3. Painted ~ tters. Painted letters will not be permitted.

4. Projections. Wall signs may not pro_ :t above the top of a parapet, the roof line at the
wall, or roof line.

5. Flashing, Moving or Audible Signs. Flashing, moving and audible signs that are not
reader boards shall be prohibited.

6. Vehicle Signs. Signs on or affixed to trucks, automobiles, trailers, or other vehicles
which are used to advertise, identify, or provide direction to a use or activity not  ated
to its lawful activity are prohibited.

7. Light Bulb Strings. External displays, other than temporary decorative holiday lightii
and strings above open air, outdoor seating and plazas w*~h consists of unshielded light
bulbs, are prohibited. An exception hereto may be grant | upon review and at the sc
discretion of the County Administrator or his designee.

8. Banners, Pennants & Balloons Used for Advertising Purposes. Temporary flags,
banners or pennants, or a combination of same constituting an architectural feature which
is an integral part of the design character of a project may be permitted subject to Code
requirements.

9. “Sale” Signs. The use of permanent “sale” signs is prohibited. The temporary use of
these signs are limited to a 30-day period and are restricted to signs affixed to the interior
windows which do not occupy more than 20 percent of the window area. Each business is
permitted a total of not more than 90 days of temporary window sale signs per calendar
year.

10. Storefront Decal Signs. Signs that are affixed in a manner that covers the storefronts in
full or in part in a permanent fashion. Window signs shall not be used for retail sales
messages, excluding food intended for on-site consumption, and shall not cover more
than 20 percent of one (1) window pane per storefront.

11. Outdoor Advertising or Portable advertising Structures, including signs, Balloons,
Flags, Etc.

12. Holographic Display Signs.
13. Ol :ene Signs.

14. Par ] _, Except for Official Traffic Control Markit and ™ 1ildi
Address Markings Required by Law.

15. Abandoned Signs.
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Waivers

Because Durbin Park encompasses more than 1,600 acres and may include more than 3.5 million
square feet of non-residential space and more than 2,600 multi-family residential units, a variety of
signs are necessary to provide for the safe and efficient movement of people through the community.
Durbin Park also includes uses along Interstate 95, State Road 9B, and Race Track Road, so all
signage to be installed along these roadways will be designed to complement the travel experience.
In order to accomplish these goals, waivers from certain provisions of LDC Article VII are required.
Please see Section T and Table T.1 of the PUD Text, ¥~hib* “B” of this PUD Ordinance for sign-
related waivers.
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'LORIDA )EPARTMENT Of S’ \TF

RON DESANTIS CORD BYRD
Governor Secretary of State

October 13, 2026

Brandon Patty

Clerk of Courts

St. Johns County

500 San Sebastian View
St. Augustine, FL 32084

Dear Brandon Patty,

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of St. Johns County Ordinance No. 2026-33, which was filed in this office on October 12,
2026.

Sincerely,

Alexandra Leijon
Administrative Code and Register Director

AL/dp

R. A. Gray Building ¢ 500 South Bronough Street e Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270





