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AGENDA ITEM 

ST. JOHNS COUNTY BOARD OF COUNTY COMMISSIONERS 

Deadline for Submission - Wednesday 9 a.m. – Thirteen Days Prior to BCC Meeting 

 7/17/2018  

 BCC MEETING DATE  

TO: Michael D. Wanchick, County Administrator DATE: June 20, 2018 

FROM: Cynthia A. May, Senior Planner PHONE: 904 209-0591 

SUBJECT OR TITLE: PUD 2017-02 Grand Oaks 

AGENDA TYPE: Ex Parte Communications, Ordinance, Public Hearing 

  

BACKGROUND INFORMATION:  

 
Request to rezone approximately 524 acres of land from Open Rural (OR) to Planned Unit 
Development (PUD) to allow for the development of a maximum of 999 residential units, a 
maximum of 100,000 square feet of commercial space, and a maximum of 50,000 square feet of 
office space. The subject property is located on State Road 16 west of Interstate 95. This is a 
companion application to Comprehensive Plan Amendment COMPAMD 2016-08 to change the 
Future Land Use Map (FLUM) designation from Rural/Silviculture to Residential-C with a text 
amendment. The Planning and Zoning Agency held a public hearing on June 7, 2018 and voted 4-1 
to recommend approval. Additional information is provided in the attached packet. CONMAJ 2018-
10 is also a companion application on this agenda pending approval of the Comprehensive Plan 
Amendment and this associated PUD Rezoning. 

1. IS FUNDING REQUIRED? No  2. IF YES, INDICATE IF BUDGETED. No   

IF FUNDING IS REQUIRED, MANDATORY OMB REVIEW IS REQUIRED:  

INDICATE FUNDING SOURCE:  

 

SUGGESTED MOTION/RECOMMENDATION/ACTION:  

 
APPROVE: Motion to enact Ordinance 2018- ________  PUD 2017-02 Grand Oaks based on 9 
findings of fact. 
DENY: Motion to deny PUD 2017-02 Grand Oaks based on 9 findings of fact. 

For Administration Use Only: 
Legal: PS 7/2/2018          OMB: JDD 7/2/2018          Admin: DML 7/3/2018 

 

 



 

Growth Management Department 
PLANNING DIVISION REPORT 

Application for Planned Unit Development Rezoning 
File Number: PUD 2017-02 Grand Oaks 

    
 

To:   Board of County Commissioners 
 
Through:   Planning and Zoning Agency 
  
From:   Cynthia A. May, Senior Planner  
 
Date:   June 22, 2018 
    
Subject:   PUD 2017-02 Grand Oaks:  Request to rezone approximately 524 acres 

of land from Open Rural (OR) to Planned Unit Development (PUD) to 
allow for the development of a maximum of 999 residential units, a 
maximum of 100,000 square feet of commercial space, and a maximum 
of 50,000 square feet of office space. The subject property is located on 
State Road 16 west of Interstate 95. This is a companion application to 
Comprehensive Plan Amendment COMPAMD 2016-08 to change the 
Future Land Use Map (FLUM) designation from Rural/Silviculture to 
Residential-C with a text amendment. 

 
Owner/Applicant:  Day Late Enterprises, Inc. 
 
Representative:   Rogers Towers, P.A., Ellen Avery-Smith, Esq.    

     
Hearing dates: Planning and Zoning Agency – June 7, 2018 
 Board of County Commissioners – July 17, 2018 
 
Commissioner  
District: District 2 
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MAP SERIES 
 
Location:  The subject property fronts along the south side of State Road 16 approximately 2 miles 
west of Interstate 95 and 2 miles east of the intersection of State Road 16 and International Golf 
Parkway. 
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Future Land Use:  The applicant is proposing a Residential-C Future Land Use Map designation 
with a text amendment to limit the residential development to 999 dwelling units, the office space 
development to 50,000 square feet, and the retail space to 100,000 square feet. The surrounding 
area is designated Park/Recreation to the west, Rural/Silviculture (R/S) to the north, east and 
south, Residential-C to the northeast, and Residential-B nearby to the southeast.  
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Zoning District:  The subject property is zoned Open Rural (OR).  The surrounding area is also 
zoned Open Rural (OR), with a small PUD across State Road 16 to the northeast, and a nearby PUD 
to the southeast. The applicant is proposing a PUD rezoning, which will heard concurrently with 
this proposed amendment at final hearings. 
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Aerial Imagery: The subject property contains approximately 524 acres of land which includes 
approximately 93.5 acres of wetlands, and frontage on the south side of State Road 16 in two 
locations. The property is vacant and primarily utilized as a farmstead with two single family 
homes, several agricultural structures, grazing pastures, and large stands of trees.  The Star-4 
Mitigation Bank abuts the property to the south, and the St. Johns County Turnbull Creek 
Conservation Area is situated along the western edge. Wetlands associated with the Twelve Mile 
Swamp Preservation Area and some residential lots of varying sizes lie to the north, located 
between the subject property’s two State Road 16 frontages. The parcel to the immediate east is 
undeveloped grazing land. The Windward Ranch and Whisper Ridge PUDs are situated east of this 
undeveloped lot, and the recently approved Tomoka Pines PUD is located on the northeast side of 
State Road 16 across from the subject parcel. The future County Road 2209 and Murabella 
community lie to the west. CR 2209 may intersect with the subject parcel at the southwest corner. 
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PROPOSED MASTER DEVELOPMENT PLAN MAP 
 

  
 
APPLICATION SUMMARY 
The applicant is proposing to rezone approximately 524 acres from Open Rural (OR) to Planned 
Unit Development (PUD), and is a companion application to a Comprehensive Plan Amendment 
(COMPAMD 2016-08). The Future Land Use Map (FLUM) designation would be changed from 
Rural Silviculture (R/S) to Residential-C (RES-C), and extend the Development Area Boundary to 
encompass the entire property.  A text amendment is also proposed for the Comprehensive Plan 
Amendment to limit development to a maximum of 999 single-family dwelling units, 100,000 
square feet of commercial space, and 50,000 square feet of office space. A maximum of 325 single-
family homes will be age-restricted.  

There are approximately 393 developable acres available for residential development, and 12.4 
acres for commercial and office development. Approximately 89 acres of wetlands will be 
preserved on site. The RES-C FLUM designation allows for a maximum residential density of six 
dwelling units per acres, and the PUD application is proposing a density of 2.54 dwelling units per 
net acre. The RES-C FLUM also allows a maximum non-residential density of 12,000 square feet 
per acre. The proposed commercial and office uses for the Grand Oaks PUD will be Community 
Commercial and Neighborhood Commercial uses as defined in the Comprehensive Plan and Land 
Development Code.  

The Applicant is proposing an interconnected mixed use development, with non-residential uses 
to be located on the frontage of SR 16. A 30-acre parcel with frontage on SR 16 along the southeast 
side of the property is proposed to be donated to the St. Johns County School District for the future 
construction of a school. The remainder of the property will be developed as single-family 
residential lots in clustered neighborhoods surrounded by preserved wetlands and canopy trees. 
Several active and passive recreation spaces will also be provided for community use.  
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The property will be accessed by two roadways from SR 16, with a third vehicular access possible 
from the future CR 2209. That portion of CR 2209 future Right-of-Way within the project boundaries 
will be dedicated to the County. The roadways within Grand Oaks will be owned and maintained 
by either a Community Development District (CDD) or Homeowners’ Association (HOA). The 
applicant proposes to improve a minimum of approximately 3 miles of SR 16 from two to four 
lanes, worth a total maximum estimated contribution of $15 million dollars.  

All utilities to the site will be public, and adequate capacity exists currently in the systems to 
accommodate the Grand Oaks project. Public water, sewer and reuse water lines are currently 
available to the site within the SR 16 Right-of-Way. The Applicant has agreed to provide an 
extension of a new potable water main through the CR 2209 corridor, and to also connect to the 
existing sanitary sewer and reuse mains in SR 16.  

There are two St. Johns County Fire Stations located within 5 miles of the project site, one at 
County Road 208 and the other at Murabella on SR 16.  
 
Residential Development Standards 

• Minimum Lot Width:  40 feet 
• Minimum Lot Area:  4,400 square feet 
• Minimum Lot Depth:  110 feet 
• Setbacks:   Front Yard:  20 feet 

Second Front/Corner Lots: 10 feet 
Rear Yard:  10 feet 
Side Yard:  5 feet  

• Setbacks from SR 16 and CR 2209:  50 feet 
• Maximum Lot Coverage by Buildings:  65% per individual lot; 35% overall  
• Maximum Impervious Surface Area Ratio: 70% 
• Maximum Building Height:  35 feet 
• Minimum Separation:  Structures shall be separated by 10 feet as measured from the outer 

walls (projections permitted in side yard setbacks) 
 

Figure 1 below illustrates the area of the lot to be covered at a range of lot sizes and percentage of 
coverage, with the proposed minimum lot size of 4,400 square feet provided in the first column. 
 

 Figure 1: Maximum Lot Coverage and Building Footprint 

 
4,400 

Square 
Foot Lot 

5,000 
Square 

Foot Lot 

6,000 
Square 

Foot Lot 

7,000 
Square 

Foot Lot 

8,000 
Square 

Foot Lot 

9,000 
Square 

Foot Lot 

10,000 
Square 

Foot Lot 
25% 1,100 1,250 1,500 1,750 2,000 2,250 2,500 

35% 1,540 1,750 2,100 2,450 2,800 3,150 3,500 

45% 1.980 2,250 2,700 3,150 3,600 4,050 4,500 

50% 2,200 2,500 3,000 3,500 4,000 4,500 5,000 

55% 2,420 2,750 3,300 3,850 4,400 4,950 5,500 

65% 2,860 3,250 3,900 4,550 5,200 5,850 6,500 
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Non-Residential Development Standards 

• Setbacks:   Front Yard:   0 feet 
Rear Yard:   0 feet 
Side Yard:   0 feet  
Adjacent to Road ROW and residential uses (Building, Parking, 
Storage):  20 feet 

• Maximum Impervious Surface Ratio (ISR):  75% 
• Maximum Floor Area Ration (FAR): 70% 
• Maximum Lot Coverage by Buildings:  70% overall parcel 
• Maximum Building Height:  45 feet (Over 35 feet to be protected by automatic sprinklers) 
• Minimum Separation:  Structures shall be separated by 10 feet as measured from the outer 

walls 

Compatibility Chart 
 

 Figure 2: PUD 2017-02 Grand Oaks   

Criteria Subject Property West North/ 
South 

East (Windward 
Ranch) 

FLUM Residential-C Park/Recreation Rural/Silviculture Residential-B 

Zoning 
Planned Unit 
Development 

(PUD) 
Open Rural Open Rural  PUD 

Proposed/ 
Present Use 

Single-Family 
Residential/ 
Commercial 

County 
Conservation Timberland 

Single-Family 
Residential/ 
Commercial 

Area 524 acres 204+ acres Multiple Lots 431 acres 
SF 

Commercial/
Office 

100,000 sf/ 50,000 
sf N/A N/A 90,000 sf 

Minimum Lot 
Area 4,400 sf N/A 100 acres 6,360 sf 

Minimum Lot 
Width 40 feet (Residential) 100 feet 100 feet 53 feet 

(Residential) 

Total Units 999 du N/A N/A 580 du 

Net Density 2.54 du/acre N/A 1 du/100 acres 2.24 du/acre 

 
Figure 3: Zoning Designation Comparison  

Permitted Use Categories OR PUD 
Residential (*PUD Limited to Single-Family) X X* 
Agricultural (subject to compatibility) X  
Cultural/Institutional X  
Neighborhood Public Service X  
Outdoor Passive X  
Solid Waste/Correctional Facilities/Mining X  
Commercial Retail  X 
Office  X 
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Compatibility Map 
 

 
 
 
 
Waivers 
The applicant is requesting the following nine waivers to Land Development Code provisions.:  

(1) Request waiver from LDC Section 6.01.03.E.3 (Corner Lots): The Applicant seeks relief to allow 
the second front yard to be reduced by 50% on designated corner lots as shown on the MDP Map, 
where a 20% reduction is currently permitted. 

Provided Justification: The requested reduction to 50% allows for corner lots to have a 10 foot 
second front yard provided site distance and visibility are not impacted, and there are no 
driveways permitted on the second frontage. 

(2) Request for waiver from LDC Section 6.03.01 (Minimum Building Separation): The Applicant 
requests that the minimum separation between buildings be measured from outer wall to outer 
wall. The regulation provides that a minimum ten (10) feet of separation be provided from the 
furthest projection. 

Provided Justification: The request would permit projections into the side yard, so long as the 
requisite fire protection system is provided. To ensure adequate public safety, the development 
will provide a fire sprinkler protection system designed and installed in accordance with NFPA 13 
or the required fire hydrants shall be capable of providing an additional 500 gallons per minute of 
flow for two (2) hours. Such flow shall be in addition to that required by NFPA 1, Chapter 18. All 
homes will have a minimum ten (10) foot separation as measured form the outer wall to outer wall 
at thirty (30) inches above grade.  
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(3) Request for waiver from LDC Section 6.04.07.A.2 (Temporary Construction Access): The 
applicant also requests a waiver to allow temporary access for construction traffic to be permitted 
to each phase of the development from the subdivision roadways. The applicant will not be 
permitted to plat lots fronting on local roads that will provide access for horizontal construction 
traffic to future phases within each residential development area unit such horizontal construction 
in each area is complete. 

Provided Justification: The Applicant shall be permitted to use local roads, so long as residential 
lots along those roads are not platted.  

(4) Request for waiver from LDC Section 7.02.06.B (Directional Signs):  The request is to allow 
ingress, egress and directional signs along the primary collector road in Grand Oaks to exceed 3 
square feet in size, and more than 3 feet in height. The Applicant proposes that these signs can be 
a maximum of 16 square feet in size and up to 5 feet in height. 

Provided Justification:  The project has a number of individual neighborhoods, a school, parks, 
and commercial sites that may require larger directional signs.  

(5) Request for waiver from LDC Section 7.06.01 (Subdivision and Project Entrance Signs):  The 
request is to allow two project and subdivision entrance signs on SR 16 to be a maximum height of 
25 feet, where 15 feet is the maximum height permitted. 

Provided Justification:  The project has two entrances on SR 16 and the taller signs will provide 
greater visibility. 

(6) Request for waiver from LDC Section 7.06.01 (Subdivision and Project Entrance Signs): The 
request is to allow two 25-foot high project signs where the maximum height permitted is 15 feet. 

Provided Justification:  The higher structure is requested to provide greater project visibility 
along SR 16. 

(7) Request for waiver from LDC Section 11.09.07.B.2 (Timeline for Proportionate Share 
Improvement/Payment:  LDC Section 11.09.07.B.2 requires that the proportionate fair share be 
paid to the County no later than 2-years from the date of the proportionate fair share agreement 
approval. The waiver request is to allow the Applicant to provide its transportation proportionate 
fair share in accordance with the provisions of the companion Concurrency and Impact Fee 
Agreement.  

Provided Justification: CONMAJ 2018-10 is a companion application on this agenda pending the 
Board’s adoption of the Comprehensive Plan Amendment and approval of this associated PUD 
Rezoning. 

(8) Request for waiver from LDC Section 6.06.02.G (Northwest Sector Scenic Edges):  The request 
is to allow the use of some non-native landscape material within the scenic edges along State Road 
16. 

Provided Justification: The Applicant will provide a mix of native and non-native species that 
would blend with the landscaping to be provided within the Grand Oaks community. The same 
number and type of landscaping required will be installed. 
 
The following two waivers are related to the western minor collector road providing secondary 
access to the Grand Oaks PUD from SR 16, as depicted in the cross section below the waivers, 
which is also attached to the PUD Text as Exhibit “D”:  
 
(9) Request for waiver from LDC Section 6.04.07.C (Right-of-Way Requirement):  The request is to 
allow a reduction in the ROW width from 80 feet to 60 feet.  

Provided Justification: The existing available land area is only 60 feet wide, and would include 11-
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foot travel lanes without bike lanes. The Applicant will construct a 5-foot sidewalk on one side and 
a 12-foot multi-use path on the other to accommodate pedestrian and bicycle circulation.  
 
(10) Request for waiver from LDC Section 6.06.02.H (Northwest Sector Development Edges):  The 
request is to allow a reduction in the required development edge on both sides of the collector 
road from 35 feet to 10 feet.  

Provided Justification: The existing available land area is 60 feet wide, and the Applicant is 
proposing to provide enhanced landscaping consistent with LDC Section 6.06.02.H to buffer 
adjacent properties, and modified to accommodate utilities and sidewalks. Comprehensive Plan 
Goal A.2 refers to the creation of “complete communities” which are connected by development 
edges, trails, and transportation systems. The secondary Grand Oaks minor collector will provide 
a landscaped corridor for pedestrians, bicycles, and vehicles to link the community to SR 16 and 
other neighborhoods and destinations in the area. The adjacent private lands would also be 
required to provide development edges.  Therefore, it is anticipated that more than a 35’ edge 
would exist on both sides of the collector road upon development of either adjacent site, meeting 
the intent of the Comprehensive Plan policy. 
 
Proposed 60 Foot Right-of-Way Cross Section for Minor Collector Road 
 

 
 
Staff does not object to the proposed waivers for the project development. The clustering of the 
homes, with reduction of setbacks and separation, provides a site design to preserve specimen 
trees and upland buffers to the contiguous wetlands. The development roadways will remain 
privately owned and maintained.  State Road 16 is proposed to be a four lane divided highway, 
and the proposed signs and entry feature would be appropriate for a mixed use development.  

DEPARTMENTAL REVIEW 
This application was routed to all appropriate reviewing departments. There are several open 
comments and informational items related to the proposed development. The Applicant continues 
to work with staff to address the open comments, which are noted in the departmental reviews 
below.  

• Technical Division Review:  All future site engineering, drainage and required 
infrastructure improvements will be reviewed pursuant to the established Development 
Review Process to ensure that the development has met all applicable local regulations 
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and permitting requirements.  No permits will be issued prior to compliance with all 
applicable regulations. 

There is no major concern for drainage impacts in this area. Technical staff noted during 
review that the westerly access road would be required to be designed as a collector road 
with a minimum ROW width of 80 feet, where there is approximately 60 feet of width along 
that portion of the parcel that extends out to SR 16. The Applicant acknowledged this 
requirement in their response to comments and have subsequently asked for a waiver to 
the 80’ width standard as described above. The development will need to account for 
offsite drainage that flows through from SR 16. The map below displays areas of inundation 
during both the 10 and 25 year events. The site generally drains from the east to the west, 
with waters eventually reaching Turnbull Creek.  
 

    Inundation Map 

 

• Transportation/Concurrency Planning:  The project is subject to compliance with Article XI 
of the Land Development Code (Concurrency) as a Major Project estimated to generate 
50+ average weekday peak hour trips based on 999 single family units, 100,000 square 
feet of retail commercial, and 50,000 square feet of office space. An Application for 
Concurrency Determination, including a Land Development Traffic Assessment (LDTA) has 
been submitted to the Transportation Planning/Concurrency Section for review.  

Staff review of CONMAJ 2018-10 indicates inadequate capacity to accommodate project 
impacts based on the total committed peak hour traffic including pending and approved 
development in line ahead of Grand Oaks on the following roadway segments: 

1.  Link 73.1 (IGP from SR 16 to Royal Pines Pkwy) - new deficiency not previously           
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     noted in CPA review 
2.  Link 73.2 (IGP from Royal Pines Pkwy to I-95)  
3.  Link 91.2 (SR 16 from IGP to CR 2209)  
4.  Link 92.1 (SR 16 from CR 2209 to West Mall Entrance)  
5.  Link 92.2 (SR 16 from West Mall Entrance to I-95)  
6.  Link 93.1 (SR 16 from I-95 to Inman Rd) 
7.  Link 132 (I-95 from IGP to CR 210) 

Continuing to work with staff over the last several months, the Applicant’s proposed 
transportation mitigation has evolved to focus on the directly accessed segment of SR 16.  
The applicant is proposing to contribute the project’s proportionate fair share to 
be determined in the formal concurrency review (approximately $10M) plus additional 
funds to bring the total value of transportation mitigation to $15M.  The applicant has 
committed in the proposed proportionate fair share agreement to complete   the 4-laning 
of SR 16 from just east of IGP (San Giacomo Road) to the eastern entrance into Grand Oaks.  
The proposed Proportionate Fair Share Agreement provides for the applicant to design, 
acquire pond sites, permit and commence construction of this +/- 3 mile segment prior to 
the platting of the 581st residential lot, or within 180 days’ notice by the county that SR 16 
has reached 90% of its level of service volume (1,917 average daily trips). The 
proportionate fair share agreement also provides for incremental payments to the county 
of $___ per house for the first ___ lots, and $____ per house for the remaining lots up to 580 
houses, after which time no further platting would be allowed until the road improvements 
are permitted, bonded and commenced. 

Detailed language is incorporated into the PUD text and the companion proportionate fair 
share agreement. These documents will be considered for approval by the Board at the 
same time as adoption of the Comprehensive Plan Amendment to ensure the provisions of 
the public benefit are confirmed. In addition, the applicant has agreed to dedicate that 
portion of the CR 2209 Right-of-way that traverses the southwestern portion of the site to 
the County. Impact fee credits may be sought per a separate agreement once appropriate 
appraisals have been secured and approved. 

• Environmental Division:   The property includes the proposed preservation of 89 acres of 
wetlands.  The County's Turnbull Creek Conservation Area exists along the subject 
property's western parcel line and the Star-4 Mitigation Bank exists along the southern 
parcel line. There are areas of the site with large oak trees, including a number of 
specimen trees, which are depicted on the MDP Map with drip lines and labeled by size 
and species. The MDP Text states that all specimen trees will be preserved as shown on 
the MDP Map. 

• Recreation:  The PUD calls for recreation facilities to be provided via a Community 
Development District (CDD), which would require that the facilities be open to the public 
for a fee; however,  it appears that recreation facilities will be primarily  for the exclusive 
use of Grand Oaks residents.  

• Utility Department:  Project details have evolved since the Planning and Zoning Agency 
comprehensive plan amendment transmittal hearing in June of 2017 as the Applicant 
continued to work with staff to identify utility extension options. The Applicant has agreed 
to construct 12,500 linear feet of 20 inch potable water mains to be located within the Right-
of-way of future CR 2209 and connect with the existing water main at the proposed CR 2209 
intersection with International Golf Parkway.  

A Utility Memorandum of Understanding is currently being drafted to include the details of 
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the final project cost for the oversized portion of the pipe. The County will also enter into 
an agreement with the Applicant to refund up to the value of the actual cost to construct the 
potable water line in the “Contributed Section”, which is that length of new water main 
considered “upsized” to accommodate future County needs. A proposed Memorandum of 
Understanding would allow the County to track and retain the transmission component of 
Water Unit Connection Fees collected within Grand Oaks PUD, as well as connection by 
other future development to the Contributed Section. The developer will be entitled to a 
refund of the value of the transmission component of potable water connection fees. 
Refunds to the developer will not exceed the maximum Contributed Section cost, which is 
approximately $2 million dollars. 

• Office of the County Attorney:  As a recommending body, this Agency may recommend to 
the Board of County Commissioners that certain aspects of the proposed Planned Unit 
Development be modified, changed, or deleted.  The Board of County Commissioners will 
take action on the PUD as a whole and will take the recommendation and report of the 
Agency as well as the evidence presented by Staff, the Applicant, and members of the 
public in consideration. 

Planned Unit Developments are considered rezonings, and therefore the Applicant bears 
the initial burden for approval of demonstrating that the proposed rezoning is a) consistent 
with the Goals, Objectives, and Policies of the Comprehensive Plan and b) complies with 
the procedural requirements of the Land Development Code.  The Agency/Board may 
approve or deny the proposed request to rezone if there is evidence that maintaining the 
existing zoning serves a legitimate public purpose.  A legitimate public purpose for 
keeping the existing zoning may include that the rezoning: produces an urban sprawl 
pattern of development; is spot zoning; produces an incompatibility or deviation from an 
established or developing logical and orderly development; produces significant adverse 
impact upon property values of the adjacent or nearby properties; or detracts from the 
character and quality of life in the neighborhood by creating excessive noise, lights, 
vibration, fumes, odors, dust, physical activities and other detrimental effects or nuisances. 

• Planning and Zoning Division Review:  The proposed rezoning is consistent with the 
companion comprehensive plan amendment. The subject property is currently zoned 
Open Rural (OR), which allows one single-family residential dwelling unit per acre, and 
various non-residential use categories such as Agricultural and Cultural/Institutional. The 
proposed Planned Unit Development would allow single-family residential with a density 
of 2.54 units per net acre, which complies with the allowed density for a Residential-C 
Future Land Use designation pursuant to Policy A.1.11.1(m) of the Comprehensive Plan. 

A School Concurrency Determination Letter was provided May 24, 2017, noting that there 
is no capacity in the Pedro Menendez CSA at any level, but there is elementary capacity in 
adjacent CSA’s at that time. The applicant will be required to re-file a School Concurrency 
Determination application and/or begin the proportionate share mitigation process. 

PLANNING AND ZONING AGENCY ADOPTION HEARING 
A public hearing was held by the Planning and Zoning Agency on June 7, 2018, and a 
recommendation to approve the Grand Oaks PUD passed by a vote of 4 to 1. In addition to the 
items covered under the Comprehensive Plan Amendment, the Agency discussed the following 
related to the PUD: 

• Access to the County’s Turnbull Creek Conservation Area to the west was discussed, and 
the Applicant agreed to provide pedestrian and bicycle access to the conservation land as 
a community amenity upon consent and cooperation with the County. 
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• The Agency asked for clarification of the proposed CR 2209 dedication, which would 
receive impact fee credits, and impediments to a future Right-of-Way connection to CR 
2209. The applicant responded that a connection was challenging because of the extensive 
wetlands and the requirement for a minor collector roadway through Grand Oaks. 

CORRESPONDENCE 
There is no correspondence submitted for the PUD application; however, the Comprehensive Plan 
Amendment review referenced the proposed PUD, and a number of neighbors participated in the 
Community Meetings, with some providing correspondence both in favor and opposed to the 
project. 
 
NORTHWEST SECTOR COMMUNITY MEETING 
A Northwest Sector community meeting was held at the Mill Creek Elementary School on April 25, 
2017.   There were 18 public attendees in addition to the applicant team and staff. The residents in 
attendance had questions regarding the type of housing to be provided, traffic mitigation, and the 
provision of traffic signals at the project entrance on State Road 16, as well as at the intersection 
with Windward Ranch PUD to the east. The Northwest Sector community meeting minutes 
provided by the applicant are attached to this report. The applicant reported to the Planning and 
Zoning Agency that the Comprehensive Plan Amendment application was updated to remove a 
provision for townhomes, noting the limitation of the PUD to single-family residential homes.  

A second Northwest Sector community meeting was held at the Mill Creek Elementary School on 
April 24, 2018. There were 16 attendees from the public in addition to the property owners, 
applicant team and staff. Questions focused on traffic and utility improvements in the area. 
 
RECOMMENDED ACTION 
Please note that Staff Recommendations are not binding. 

Staff does not object to a recommendation for the approval of PUD 2017-02 Grand Oaks with 
resolution of open comments, subject to the nine (9) findings of fact. Staff finds the request to be 
compatible with the Residential-C Future Land Use Map designation as proposed by the 
companion Comprehensive Plan Amendment, and consistent with the Comprehensive Plan and 
Land Development Code. These findings may be subject to other competent substantial evidence 
received at the quasi-judicial hearing. 
 
ATTACHMENTS 

1. Recorded Documents Section 
2. Cited Comprehensive Plan and Land Development Code Provisions 
3. Application and Supporting Documents 
4. Water and Sewer Availability Letter 
5. Correspondence 



 
 FINDINGS OF FACT 

PUD 2017-02 Grand Oaks PUD 
APPROVE DENY 

1. The request for Rezoning has been fully 
considered after public hearing with 
legal notice duly published as required 
by law.   

1. The request for Rezoning has been fully 
considered after public hearing with 
legal notice duly published as required 
by law.   

2. The PUD is consistent with the goals, 
policies and objectives of the 2025 St. 
Johns County Comprehensive Plan, 
specifically Goal A.1 of the Land Use 
Element related to effectively managed 
growth, the provision of diverse living 
opportunities and the creation of a sound 
economic base. 

2. The PUD is not consistent with the goals, 
policies and objectives of the 2025 St. 
Johns County Comprehensive Plan, 
specifically Goal A.1 of the Land Use 
Element related to effectively managed 
growth, the provision of diverse living 
opportunities and the creation of a sound 
economic base. 

3. The PUD is consistent with the Future 
Land Use Designation of Residential-C. 

3. The PUD is not consistent with the Future 
Land Use Designation of Residential-C. 

4. The PUD is consistent with Part 5.03.00 of 
the St. Johns County Land Development 
Code, which provides standards for 
Planned Unit Developments. 

4. The PUD is not consistent with Part 
5.03.00 of the St. Johns County Land 
Development Code, which provides 
standards for Planned Unit 
Developments. 

5. The PUD is consistent with the St. Johns 
County Comprehensive Plan specifically 
Policy A.1.3.11 as it relates to 
compatibility of the project to the 
surrounding area. 

5. The PUD is not consistent with the St. 
Johns County Comprehensive Plan 
specifically Policy A.1.3.11 as it relates to 
compatibility of the project to the 
surrounding area. 

6. The PUD meets the standards and criteria 
of Part 5.03.02 of the Land Development 
Code with respect to (B) location, (C) 
minimum size, (D) compatibility, and (E) 
adequacy of facilities. 

6. The PUD does not meet the standards and 
criteria of Part 5.03.02 of the Land 
Development Code with respect to (B) 
location, (C) minimum size, (D) 
compatibility, and (E) adequacy of 
facilities. 

7. The PUD meets all requirements of 
applicable general zoning, subdivision 
and other regulations except as may be 
approved pursuant to Sections 
5.03.02.G.1, 5.03.02.G.2, and 5.03.02.F of 
the Land Development Code. 

7. The PUD does not meet all requirements 
of applicable general zoning, subdivision 
and other regulations except as may be 
approved pursuant to Sections 
5.03.02.G.1, 5.03.02.G.2, and 5.03.02.F of 
the Land Development Code. 

8. The PUD would not adversely affect the 
orderly development of St. Johns County. 

8. The PUD would adversely affect the 
orderly development of St. Johns County. 

9. The PUD as proposed is consistent with 
Objective A.1.11 of the St. Johns County 
Comprehensive Plan as it relates to an 
efficient compact land use pattern. 

9. The PUD as proposed is not consistent 
with Objective A.1.11 of the St. Johns 
County Comprehensive Plan as it relates 
to an efficient compact land use pattern. 
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ORDINANCE NUMBER 2018 - ________ 
 
AN ORDINANCE OF THE COUNTY OF 
ST. JOHNS, STATE OF FLORIDA, 
REZONING LANDS AS DESCRIBED 
HEREINAFTER FROM OPEN RURAL 
(OR) TO PLANNED UNIT 
DEVELOPMENT (PUD); PROVIDING 
FINDINGS OF FACT; PROVIDING A 
SAVINGS CLAUSE; REQUIRING 
RECORDATION; AND PROVIDING AN 
EFFECTIVE DATE. 
 
BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS COUNTY, 
FLORIDA: 
 
WHEREAS, the development of the lands within this Planned Unit Development shall proceed in accordance 
with the application, dated February 27, 2017, in addition to supporting documents and statements from the 
applicant which are a part of Zoning File PUD 2017-02 Grand Oaks PUD, as approved by the Board of 
County Commissioners, and incorporated by reference into and made part hereof this Ordinance. In the case of 
conflict between the application, the supporting documents, and the below described special provisions of this 
Ordinance, the below described provisions shall prevail. 
 
SECTION 1.   Upon consideration of the application, supporting documents, statements from the applicant, 
correspondence received by the Growth Management Department, recommendation of the Planning and 
Zoning Agency, and comments from the staff and the general public at the public hearing, the Board of County 
Commissioners, finds as follows: 

 
1. The request for Rezoning has been fully considered after public hearing with legal notice duly published as 

required by law.   

2. The PUD is consistent with the goals, policies and objectives of the 2025 St. Johns County Comprehensive 
Plan, specifically Goal A.1 of the Land Use Element related to effectively managed growth, the provision 
of diverse living opportunities and the creation of a sound economic base. 

3. The PUD is consistent with the Future Land Use Designation of Residential-C. 

4. The PUD is consistent with Part 5.03.00 of the St. Johns County Land Development Code, which provides 
standards for Planned Unit Developments. 

5. The PUD is consistent with the St. Johns County Comprehensive Plan specifically Policy A.1.3.11 as it 
relates to compatibility of the project to the surrounding area. 

6. The PUD meets the standards and criteria of Part 5.03.02 of the Land Development Code with respect to 
(B) location, (C) minimum size, (D) compatibility, and (E) adequacy of facilities. 

7. The PUD meets all requirements of applicable general zoning, subdivision and other regulations except as 
may be approved pursuant to Sections 5.03.02(G)1.t and 5.03.02.(F).of the Land Development Code. 

 



 
 
 

8. The PUD would not adversely affect the orderly development of St. Johns County. 

9. The PUD as proposed is consistent with Objective A.1.11 of the St. Johns County Comprehensive Plan as 
it relates to an efficient compact land use pattern. 

 
SECTION 2.  Pursuant to this application File Number PUD 2017-02 Grand Oaks PUD, the zoning 
classification of the lands described within the legal description, Exhibit “A”,  

  
is hereby changed to PUD. 

 
SECTION 3. The development of lands within the PUD shall proceed in accordance with the Master 
Development Plan Text, Exhibit “B” and the Master Development Plan Map, Exhibit “C”.  
 
SECTION 4.  To the extent they do not conflict with the specific provisions of this PUD Ordinance, all 
provisions of the Land Development Code as such may be amended from time to time shall be applicable to 
this development; except (a) that modification to this PUD by variance or special use shall be prohibited except 
where allowed by the Land Development Code; and except (b) to the degree that the development may qualify 
for vested rights in accordance with applicable ordinances and laws.  Notwithstanding any provision of this 
ordinance, no portion of any impact fee ordinance, concurrency provision, building code, Comprehensive Plan 
or any non Land Development Code ordinance or regulation shall be deemed waived or varied by any 
provision herein.  Notwithstanding any provision of this ordinance, no portion of any use restriction, title 
conditions, restriction or covenants shall be deemed waived or varied by any provision herein. 

 
SECTION 5.  This Ordinance shall be recorded in a book of land use regulation ordinances kept and 
maintained by the Clerk of the Court of St. Johns County in accordance with Section 125.68, Florida Statutes. 
 
SECTION 6.   Upon the effective date of this Ordinance, the zoning classification shall be recorded on the 
Zoning Atlas.  
 
PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. 
JOHNS COUNTY, FLORIDA THIS________________DAY OF 
___________________________2018. 
 
 
BOARD OF COUNTY COMMISSIONERS 
OF ST. JOHNS COUNTY, FLORIDA 
 
BY: _________________________________ 
 Henry Dean, Chair 
  
 
ATTEST:  HUNTER S. CONRAD, CLERK 
 
BY: _________________________________ 
       Deputy Clerk 

 
EFFECTIVE DATE: ____________________________ 
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GRAND OAKS 

PLANNED UNIT DEVELOPMENT 

MASTER DEVELOPMENT PLAN TEXT 

 This application proposes to rezone approximately 524 acres located south of State Road 

16, west of Interstate 95, east of Pacetti Road and north of County Road 208 in unincorporated 

St. Johns County (the “Property”) from Open Rural to Planned Unit Development (“PUD”).  

Southeast Development Partners, LLC (“Applicant”), is the contract purchaser of the Property. 

The Property is currently vacant and used primarily for agricultural and silvicultural purposes.  

The Property has St. Johns County Parcel Identification Nos. 027420-0000, 027440-0010, 

027370-0000 and 027270-0000. 

The Applicant is proposing the development of a mixed-use project with a maximum of 

999 single-family homes with related amenities, a maximum of 100,000 square feet of 

commercial space and a maximum of 50,000 square feet of office space.  The existing Future 

Land Use Map (“FLUM”) designation of the Property is Rural/Silviculture (“R/S”).  The 

Applicant has filed a companion Comprehensive Plan Amendment application to change the 

future land use designation of the Property from R/S to Residential C and to include the Property 

in the Development Area Boundary. 

A. A description related to the design, character and architectural style or theme of the 

Project, which demonstrates an innovative, unified, cohesive and compatible plan of 

development for all uses included in the Project.  Mixed Use PUDs that contain 

different uses or several development parcels must also demonstrate consistency in 

design and character and plan of development. 

 The Applicant is seeking approval for a mixed-use development containing a maximum 

of 999 single-family residential units and related amenities, a maximum of 100,000 square feet 

of commercial space and a maximum of 50,000 square feet of office space on the Property. Of 

the residential units, a maximum of 699 will be non-age-restricted and a maximum of 300 will be 

age-restricted.  The architectural design of homes and businesses within the project will be in 

character with residences in surrounding communities.  

The Property is located near the existing Development Area boundary and along State 

Road 16 west of the St. Augustine outlet malls and other businesses and near several existing 

residential communities. The existing Windward Ranch and Whisper Ridge neighborhoods and 

the developing community of Tomoka Pines lie to the east of the Property;  existing single-

family residences and wetlands associated with the Twelve Mile Swamp preservation area 

owned by the St. Johns River Water Management District lie to the north of the site; the 

County’s Turnbull Creek Conservation Area and the existing Murabella residential community 

lie to the west of the site; and the Star 4 Mitigation Bank is situated to the south of the Property.  

Thus, the proposed Grand Oaks community is near existing and approved businesses and single-

family residences, State Road 16 and the Twelve Mile Swamp preservation area to the east; 

Turnbull Creek and the County’s Turnbull Creek Conservation Area, the future County Road 

2209 and the Murabella community to the west; and the Star 4 Mitigation Bank and other lands 

owned by Star IV Investors to the south.  Lands associated with the Turnbull Creek Conservation 
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Area, Twelve Mile Swamp and Star 4 Mitigation Bank will be preserved in their natural state 

and will never be developed. 

Residential, commercial, office and school parcels within the Property will be 

interconnected via roadways and sidewalks.  The project will also be interconnected with 

adjacent lands via State Road 16.  A public transit stop will be provided within the 

commercial/office parcel along State Road 16. 

 

The Applicant will four (4)-lane an approximately three (3) mile segment of State Road 

16 from San Giacomo Road just east of International Golf Parkway to the main project entrance, 

the location of which is depicted on the MDP.  The Applicant will enter into a Concurrency and 

Impact Fee Credit Agreement with St. Johns County concurrently with the County 

Commission’s approval of this PUD Ordinance to memorialize the details of the aforementioned 

roadway construction project. 

The Developer will dedicate right-of-way for the future County Road 2209 within the 

project boundaries.  All roads within Grand Oaks will be owned and maintained by either a 

homeowners’ association (“HOA”) or community development district (“CDD”).  Thus, the 

County will not be required to maintain project roads. 

St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located 

within five (5) miles of the site, so the project will not result in a diminution of that public 

service in the area.   

Water and sewer lines are currently available to the site along State Road 16 to provide 

service to the development. However, the St. Johns County Utility Department (“SJCUD”) has 

identified the need to loop the potable water infrastructure in this area of the County. In order to 

assist the SJCUD in this endeavor, the Applicant will install the lines necessary to loop a potable 

water system needed for SJCUD’s utility systems to be hydraulically and financially feasible, at 

no cost to the SJCUD. The line being installed by the Applicant to facilitate the potable water 

loop is approximately four (4) miles, including the construction of a 20-inch potable water 

transmission line within the right-of-way of the future County Road 2209 to serve future 

development within the central and western areas of St. Johns County.  .  The estimated cost 

(design, engineering, installation, inspection, etc.) of the oversizing of the potable water 

transmission is estimated to be approximately $2.8 million.  The final amount of the oversizing 

and the details thereof will be memorialized in a Utility Memorandum of Understanding and a 

Potable Water Refund Agreement to be approved by the St. Johns County Commission 

concurrently with this PUD Ordinance.  Thus, the net public benefit is estimated to be $2.8 

million.  Reclaimed water will be made available consistent with the SJCUD availability letter at 

the time of system design.   

The Master Development Plan, Exhibit “C” (“MDP”) illustrates how the Applicant has 

taken steps to preserve a majority of the on-site wetlands, including wetlands associated with 

Turnbull Creek, by clustering development within upland portions of the site.  Any development 

adjacent to wetlands will comply with St. Johns County Comprehensive Plan Policy 

E.2.2.4(a)(1)(a).  By providing upland buffers adjacent to contiguous wetlands, the Applicant 



 

 -3-  

 

will preserve water quality within Turnbull Creek.  In fact, water quality may be enhanced by the 

cessation of cattle operations within the Property. 

The project will donate, free of charge, a 30-acre middle school site to the St. Johns 

County School District to serve students in this area of the county, provided that the School 

Board approves the proposed donation and the County Commission approves the pending 

Comprehensive Plan Amendment and PUD rezoning applications for the Property.   

The project will provide a number of recreational fields to serve residents of the 

community.  The Master Development Plan also shows site access (two access points) onto State 

Road 16 and a potential future access point onto County Road 2209, drainage and open space. 

A list of the project’s public benefits includes: 

1. Commitment to private (community development district) ownership and private 

maintenance of the streets. 

 

2. Donation of a 30-acre middle school site to the St. Johns County School Board. 

 

3. Construction of an approximately three (3)-mile segment of State Road 16 from two 

(2) to four (4) lanes from San Giacomo Road just east of International Golf Parkway 

to the eastern project entrance. 

 

4. Dedication of right-of-way for future construction of County Road 2209. 

 

5. Commitment to improve and extend the existing water distribution system, which will 

improve water pressure and fire flows in adjoining neighborhoods, including the 

additional transmission of one million gallons per day of potable water through the 

State Road 16 corridor to the Tillman Ridge grid. 

 

6. Installation of an oversized potable water transmission line within the right-of-way of 

the future County Road 2209 to serve the project and future developments in the area, 

at a net public benefit of approximately $2.8 million 

 

7. Preservation of approximately 89 acres of wetlands associated with Turnbull Creek. 

 

8. Preservation of all specimen oak trees and other large oak trees within the site 

 

9. Commitment to water conservation. 

 

10. Provision of landing pads for commercial and office space, which will generate jobs 

and increase the County’s non-residential tax base. 

 

11. Property taxes and other revenues generated will more than pay for public services 

for new residents. 

 

 This application is a companion to a Large-Scale Comprehensive Plan Amendment 



 

 -4-  

 

application that seeks approval to change the FLUM designation of the Property from R/S to 

Residential C, with a text amendment that caps development of the Property to a maximum of 

999 single-family residential units, a maximum of 100,000 square feet of commercial space and 

a maximum of 50,000 square feet of office space. 

Density and intensity of proposed uses are: 

Land Use Units/Square 

Footage 

Developable 

Acres 

Wetland 

Acres 

Net 

Density/Intensity 

Residential 999 units 393 89 2.54 units per 

acre 

Commercial/Office 150,000 square 

feet 

12.4 0 12,000 square 

feet per acre 

Middle School Site  30 0  

 

The requested density and intensity are within the parameters of the Property’s proposed Future 

Land Use designation of Residential C. 

The Residential C FLUM designation allows for a maximum residential density of six (6) 

units per acre.  The Applicant is proposing a density of 2.54 units per acre, which density is 

consistent with the densities of the neighboring residential projects of Murabella, Windward 

Ranch and Whisper Ridge and developing community Tomoka Pines.  FLUM designations for 

properties in close proximity include Residential B, Residential C and Rural/Silviculture to the 

north and east, Park/Recreation to the west and Rural/Silviculture to the south.  FLUM 

designations of other nearby lands include Residential A, Residential B, Residential C and St. 

Johns DRI.  Many of the contiguous and surrounding lands designated Rural/Silviculture and 

Park/Recreation are associated with the Turnbull Creek Conservation Area, Twelve Mile Swamp 

and Star 4 Mitigation Bank will be preserved in their natural state and will never be developed. 

The Residential C FLUM designation allows for a maximum non-residential intensity of 

12,000 square feet per acre.  The Applicant is proposing a commercial and office intensity of a 

maximum of 12,000 square feet per acre, which intensity is consistent with the commercial 

intensity at Murabella and less than the intensities existing at the St. Augustine Outlet Mall and 

other commercial parcels along State Road 16 near Interstate 95 and at the I-95/International 

Golf Parkway interchange.  The proposed commercial and office uses will be primarily 

Community Commercial and Neighborhood Commercial, as those terms are defined in the 

Comprehensive Plan and St. Johns County Land Development Code (“Code”) or (“LDC”). 

 The project also meets the requirements of Comprehensive Plan Objective A.2.1.9, as 

follows: 

1. Development shall respect existing development patterns and provide for 

compatibility, quality and integrity of existing neighborhoods. Screening between 

neighborhoods shall have a vegetation component. The use of opaque fencing, walls 
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and similar privacy fencing around the perimeter of neighborhoods shall also 

provide natural vegetation along the outside. 

 

The Applicant has proposed a residential density of 2.54 units per acre, which density is 

consistent with neighboring communities of Tomoka Pines, Gran Lake, Murabella, 

Windward Ranch and others.  The Applicant will provide the required development and 

scenic edges, as shown on the Master Development Plan.  Existing natural vegetation 

should provide adequate screening around the perimeter of the neighborhood. 

 

2. Incompatibilities between existing neighborhoods shall be mitigated through 

architectural design, development edges and recreational trails, additional 

landscaping and similar types of screening. Proposed mitigation for neighborhood 

incompatibility shall be determined by the Board of County Commissioners. The 

burden of proof shall be upon the applicant to prove to the Board of County 

Commissioners that the proposed mitigation meets the intent of this policy. 

 

The Applicant will comply with requirements of the Comprehensive Plan and Code to 

provide required buffering, development edges, screening and architectural design to 

eliminate any incompatibilities between existing neighborhoods and the proposed project. 

 

3. Development shall identify and incorporate into its plans measures to protect rural 

character, archeological, cultural, and historic sites, when these sites are deemed to 

be significant by St. Johns County or the State of Florida. 

 

 The Applicant has not identified any potential archaeological, cultural or historic sites 

within the Property.  A cultural resources report was included with the companion 

Comprehensive Plan Amendment application package. 

 

4. Development shall avoid the creation of urban sprawl and strip development. 

 

 (a) the extent to which the proposed amendment is contiguous to an existing 

Development Area which has developed in a manner providing a compact, 

contiguous development pattern with the proposed amendment; 

 The Property is located across State Road 16 from the existing Development Area 

boundary that was recently extended to the Tomoka Pines community, and the Applicant 

has requested to include the site within said boundary.  The proposed residential density 

of 2.54 units per acre and non-residential intensity of 12,000 square feet per acre are 

consistent with residential densities of the nearby Murabella, Windward Ranch, Whisper 

Ridge and other developments which have densities of two (2) units per acre to six (6) 

units per acre and commercial/office/light industrial intensities at the interchanges of I-

95/State Road 16 and I-95/International Golf Parkway. 

The Property is one of the last parcels along State Road 16 between Interstate 95 and 

International Golf Parkway/Pacetti Road that is not developed, approved for development 

or used as a mitigation or conservation bank preserved under conservation easement.  The 

Windward Ranch and Whisper Ridge communities and the St. Augustine outlet malls and 



 

 -6-  

 

other businesses are located to the east, and the proposed Tomoka Pines residential 

project is located to the north.  The County’s Turnbull Creek Conservation Area lies to 

the west of the site.  The Star 4 Mitigation Bank lies to the south of the site.  The St. 

Johns River Water Management District’s Twelve Mile Swamp Conservation Area lies to 

the north of the site.  Thus, the Property is almost entirely surrounded by lands that are 

being used for wetland preservation and are preserved from development by conservation 

easements.   

 (b)  the extent to which population growth and development trends warrant an 

amendment, including an analysis of vested and approved but unbuilt development; 

The Property is one of the last parcels along State Road 16 between Interstate 95 and 

International Golf Parkway/Pacetti Road that is not developed, approved for development 

or used as a mitigation or conservation bank preserved under conservation easements.  

The St. Augustine outlet malls and other businesses and the Windward Ranch and 

Whisper Ridge communities are located to the east, and the proposed Tomoka Pines 

residential project is located to the north.  The County’s Turnbull Creek Conservation 

Area lies to the west of the site.  The Star 4 Mitigation Bank lies to the south of the site.  

The St. Johns River Water Management District’s Twelve Mile Swamp Conservation 

Area lies to the north of the site.  Thus, the Property is almost entirely surrounded by 

lands that are being used for wetland preservation and are preserved from development 

by conservation easements.   

The Property’s location among the aforementioned mitigation areas, coupled with its 

preservation of a majority of wetlands and all specimen trees within the site, will allow 

for the preservation of sensitive lands, the creation of a special feel within the community 

and diffusion of visual impacts of development along State Road 16.  The Applicant has 

agreed to cluster homes within upland areas of the site to preserve as many wetlands as 

possible and to preserve the beautiful tree canopies within the Property. 

Grand Oaks will provide additional residential development to support existing and 

growing businesses in this area of the County.  It also provides expanded commercial and 

employment opportunities for residents of the communities already planned or developed 

in the I-95/State Road 16 corridor and the I-95/International Golf Parkway corridor. 

St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located 

within five (5) miles of the site, so the project will not result in a diminution of that 

public service in the area. 

Water and sewer lines are currently available to the site along State Road 16 to provide 

service to the development. However, the St. Johns County Utility Department 

(“SJCUD”) has identified the need to loop the potable water infrastructure in this area of 

the County. In order to assist the SJCUD in this endeavor, the Applicant will install the 

lines necessary to loop a potable water system needed for SJCUD’s utility systems to be 

hydraulically and financially feasible, at no cost to the SJCUD. The line being installed 

by the Applicant to facilitate the potable water loop is approximately four (4) miles, 

including the construction of a 20-inch potable water transmission line within the right-
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of-way of the future County Road 2209 to serve future development within the central 

and western areas of St. Johns County.  The estimated cost (design, engineering, 

installation, inspection, etc.) of the oversizing of the potable water transmission is 

estimated to be approximately $2.8 million.  The final amount of the oversizing and the 

details thereof will be memorialized in a Utility Memorandum of Understanding and a 

Potable Water Refund Agreement to be approved by the St. Johns County Commission 

concurrently with this PUD Ordinance.  .  Thus, the net public benefit is estimated to be 

$2.8 million.  Reclaimed water will be made available consistent with the SJCUD 

availability letter at the time of system design. 

The Applicant will donate, free of charge, a 30-acre middle school site within the 

Property to the St. Johns County School Board.  The School Board has approved the site 

donation, subject to the County Commission’s adoption of the pending Comprehensive 

Plan Amendment and PUD rezoning applications for the Property.  The Applicant will 

also provide a number of recreational fields to serve project residents. 

The Applicant will four (4)-lane an approximately three (3) mile segment of State Road 

16 from San Giacomo Road just east of International Golf Parkway to the main project 

entrance, the location of which is depicted on the MDP.  The Applicant will enter into a 

Concurrency and Impact Fee Credit Agreement with St. Johns County concurrently with 

the County Commission’s approval of this PUD Ordinance to memorialize the details of 

the aforementioned roadway construction project. 

The Applicant will dedicate approximately 16 acres of right-of-way for the future 

construction of County Road 2209, which is slated to run through the western portion of 

the Property.  The project will provide a potential future connection to County Road 

2209. 

This Project has been designed to minimize impacts to wetlands and endangered or 

threatened species by clustering development within upland portions of the site. The 

Applicant will preserve approximately 89 acres of wetlands which will add to the 

County’s environmental preservation efforts with the adjacent St. Johns County Turnbull 

Creek Conservation Area.  Any development adjacent to wetlands will comply with 

Comprehensive Plan Policy E.2.2.4(a)(1)(a).  By providing upland buffers adjacent to 

contiguous wetlands, the Applicant will preserve water quality within Turnbull Creek.  In 

fact, water quality may be enhanced by the cessation of cattle operations within the 

Property. 

In order to ensure the Project is compatible with the existing Turnbull Creek 

Conservation Area and Star 4 Mitigation Bank, the Applicant will provide a minimum 

35-foot undisturbed development edge along all Property perimeters except along the 

secondary access road.  The Project will not be interconnected into either the Turnbull 

Creek Conservation Area or Star 4 Mitigation Bank lands to preserve them from 

intrusion.  There are existing access roads into both the Turnbull Creek Conservation 

Area and Star 4 Mitigation Bank.  The Applicant will notify homeowners within the 

community of the possibility of prescribed burns and other land management activities 
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that may occur within the Turnbull Creek Conservation Area and Star 4 Mitigation Bank, 

with such notice being included in recorded homeowners association documents. 

All roads within Grand Oaks will be owned and maintained by an HOA or CDD.  Thus, 

no taxpayer dollars will be used to maintain, repair or replace community roads. 

The average proposed sale price of homes within Grand Oaks will exceed $355,000.00.  

The average taxable value of all single-family homes in the County is $208,944.  Homes 

in Grand Oaks will achieve a much greater level of self-sufficiency in terms of paying for 

and offsetting costs of County services than the average home. Under the per capita cost 

approach, a Grand Oaks home will yield an annual average of $2,212 in valorem tax 

revenues compared an estimated cost of $1,627 per household for County services in zip 

code 32209.  Annual revenue contributions by Grand Oaks homes are 36 percent greater 

than governmental costs per household in the area (Urbanomics, 2017).  

 (c)  the extent to which adequate infrastructure to accommodate the proposed 

amendment exists, or is programmed and funded through an adopted Capital 

Improvement Schedule, such as the County Capital Improvement Program, the 

Florida Department of Transportation Five-Year Work Program, the North Florida 

Transportation Planning Organization (TPO) Transportation Improvement 

Program, or will be privately financed through a binding executed agreement, or 

will otherwise be provided at the time of development impacts as required by law; 

 Access to the Property is via State Road 16, which is an existing, improved public road.  

The Applicant has proposed two (2) access points to the Property from State Road 16.  

The Applicant will provide any required turn-lane improvements from State Road 16 into 

the project site. 

 (d)  the extent to which the amendment will result in an efficient use of public funds 

needed for the provisions of new infrastructure and services related to it; 

 The residential parcels within the Property can be easily served by the existing State 

Road 16 for access.  Existing SJCUD water and sewer lines are located adjacent to the 

site.  The Applicant will extend those lines to the Property.  Therefore, no public funds 

are needed for the provision of new infrastructure or services for the project. 

 (e)  the extent to which the amendment will not result in a sprawl development 

pattern as determined by Chapter 163, Florida Statutes, and will not discourage 

infilling of more appropriate areas available for development within existing 

Development Area Boundaries; and 

 Section 163.3177(6)(b), Florida Statutes, states that a Comprehensive Plan 

amendment shall be determined to discourage the proliferation of urban sprawl if it 

incorporates a development pattern or urban form that achieves four or more of the 

following:   
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1. Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 

impact on and protects natural resources and ecosystems. 

Project accomplishes by providing housing for County residents near the existing 

Development Area, and within the Development Area boundary once this application 

is approved, and preserving a majority of the existing on-site wetlands. 

2. Promotes the efficient and cost-effective provision or extension of public 

infrastructure and services. 

Project accomplishes by using the existing roadway network of State Road 16, as well 

as potential connections to proposed water and sewer lines located within the adjacent 

projects. 

3. Promotes walkable and connected communities and provides for compact 

development and a mix of uses at densities and intensities that will support a 

range of housing choices and a multimodal transportation system, including 

pedestrian, bicycle, and transit, if available. 

Project accomplishes by requiring vehicular and pedestrian interconnectivity within 

the Property and to off-site areas.  The Applicant will provide a sidewalk within 

portions of the site adjacent to State Road 16 that will provide interconnection with 

adjacent projects. 

4. Promotes conservation of water and energy. 

Project accomplishes by connecting to existing water and sewer systems owned by 

SJCUD within the existing Development Area boundary. 

5. Preserves agricultural areas and activities, including silviculture, and dormant, 

unique, and prime farmlands and soils. 

Not applicable.  No agricultural uses are proposed for the Property once fully 

developed. 

6. Preserves open space and natural lands and provides for public open space and 

recreation needs. 

Project accomplishes by preserving more than approximately 89 acres of on-site 

wetlands by clustering development within upland areas of the site.  Project also 

accomplishes by providing two (2) amenity centers, swimming pool, recreational 

fields, a dog park, nature trail and other active recreational facilities for residents. 

7. Creates a balance of land uses based upon demands of the residential population 

for the nonresidential needs of an area. 
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Project accomplishes by providing single-family residential housing in an area where 

the County is currently issuing the most building permits.  The project will provide a 

30-acre middle school site and several park sites, and will preserve more than 

approximately 89 acres of on-site wetlands.   

The Applicant is proposing a maximum of 150,000 square feet of commercial and 

office space within the Project, which would consist of the uses set forth in Section F 

hereof. These uses would complement the higher intensity commercial uses at the St. 

Augustine Outlet Mall to the east and the existing community and neighborhood 

commercial uses to the west at Murabella.   

8. Provides uses, densities, and intensities of use and urban form that would 

remediate an existing or planned development pattern in the vicinity that 

constitutes sprawl or if it provides for an innovative development pattern such 

as transit-oriented developments or new towns as defined in section 163.3164. 

Project accomplishes by providing a proposed residential density and non-residential 

intensity consistent with that in the nearby outlet malls and other businesses within 

the Interstate 95/State Road 16 and Interstate 95/International Golf Parkway corridors 

and nearby projects of Murabella, Gran Lake, Whisper Ridge, Windward Ranch and 

others.  Commercial development within the I-95/State Road 16 and I-

95/International Golf Parkway corridors has increased in recent years, spurring other 

commercial growth and the need for additional housing in this area.  Grand Oaks can 

provide such housing. 

Also, the County’s construction of County Road 2209 along the western border of the 

Property will bring higher traffic volumes to the area of the county west of Interstate 

95.  The project will provide housing and commercial and office space within this 

new roadway corridor. 

The Property will be developed in the manner required by Section 163.3177(6)(b), 

Florida Statutes, and thus does not, by law, constitute urban sprawl.  As shown in the 

Generalized Site Plan attached to this application, the Applicant is proposing a 

maximum of single-family residences at an average density of 2.54 units per acre and 

non-residential intensity of 12,000 square feet per acre, which density and intensity 

are consistent and compatible with the densities of nearby communities of Windward 

Ranch and Tomoka Pines and nearby communities of Murabella, Gran Lake, Whisper 

Ridge and others. 

(f)  the extent to which the amendment will result in a sustainable development 

pattern through a balance of land used that is internally interrelated; 

demonstrates an efficient use of land; ensures compatible development adjacent 

to agriculture lands; protects environmental qualities and characteristics; 

provides interconnectivity of roadways; supports the use of non-automobile 

modes of transportation; and appropriately addresses the infrastructure needs 

of the community. 

http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.3164.html
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The Applicant has devised a Master Development Plan in order to illustrate how the 

proposed FLUM change is consistent and compatible with the FLUM designations of 

surrounding lands.  The Applicant will provide roadway and sidewalk interconnectivity 

throughout the site, as shown on the Master Development Plan.  The Applicant will also 

provide sidewalk interconnectivity with contiguous lands along State Road 16. The 

Applicant will use existing State Road 16 for site access and will connect to water, sewer 

and reclaimed water lines available within State Road 16.  When County Road 2209 is 

extended to the west of the Property in the future, the parcels located to the east of that 

road may have additional access points.  

Residential, commercial, office and school parcels within the Property will be 

interconnected via roadways and sidewalks.  The project will also be interconnected with 

adjacent lands via State Road 16.  The Applicant, its successors and assigns, will 

construct sidewalks a minimum of five (5) feet in width on at least one (1) side of the 

neighborhood streets.  Neighborhood streets will connect to the spine road which will 

have a 5-foot sidewalk on both sides of the roadway.  The spine road sidewalks will 

connect residential areas and parks to the elementary school site and commercial/office.  

The commercial/office site will have a sidewalk along State Road 16 in front of the 

property for future connectivity.  A public transit stop will be provided in the 

commercial/office parcel along State Road 16.   

5. Development shall provide accessible open space in the form of squares, plazas, 

parks, greens and similar open space design. The extent, scale and size of these open 

space areas shall be submitted with the development plan. Where possible, areas 

used as open spaces shall consider the use of existing agricultural or rural 

silvicultural areas to help maintain the rural character of the sector. 

 

 The project will provide all required parks, green space, development and scenic edges 

and other open space.  Those areas are depicted on the Master Development Plan 

enclosed with this application.  The various open space and edges will contain existing 

vegetation where applicable. 

 

6. Residential, commercial, retail, office and other non-residential uses shall be 

provided in compact centers. Strip development shall be prohibited. Commercial, 

retail, office and other non-residential uses shall be interconnected with residential 

areas with vehicular, bike and pedestrian ways to assist in alleviating traffic 

congestion on other roadways. 

 

 The proposed commercial and office uses shall be provided in compact centers.  The 

proposed residential use is provided interior to the Property and is adequately screened 

and buffered from surrounding lands by the required green space and development and 

scenic edges.  The project will provide pedestrian/bicycle and vehicular interconnection 

with adjacent lands via connections along State Road 16. 

 

7. When determined appropriate, development shall provide a mixture of housing 

types and price ranges to provide housing opportunities for all residents of the 

Northwest and benefit the area's economy. 
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The average proposed sale price of homes within Grand Oaks will exceed $355,000.00.  

The average taxable value of all single-family homes in the County is $208,944.  Homes 

in Grand Oaks will achieve a much greater level of self-sufficiency in terms of paying for 

and offsetting costs of County services than the average home. Under the per capita cost 

approach, a Grand Oaks home will yield an annual average of $2,212 in valorem tax 

revenues compared an estimated cost of $1,627 per household for County services in zip 

code 32209.  Annual revenue contributions by Grand Oaks homes are 36 percent greater 

than governmental costs per household in the area (Urbanomics, 2017).  

8. Development shall provide a pedestrian friendly transportation system. Pedestrian 

sidewalks or bikeways shall be provided. 

 

 The Applicant will provide sidewalks throughout the Property and along State Road 16 

adjacent to the Property, as depicted on the Master Development Plan. 

 

9. When determined appropriate, development shall provide the location and 

proposed density/intensity of development of each neighborhood, as well as the 

demand, location and size of schools, civic sites and parks in accordance with the 

requirements of these policies. 

 

 The Master Development Plan shows the locations of proposed residential areas, middle 

school site, park sites, amenity areas, open space and other improvements. 

 

10. Development shall identify major, minor collector roadways and limited access 

arterial roadways. Interconnectivity within the development and with surrounding 

development shall be provided. 

 

 The project will connect to State Road 16, in the locations depicted on the Master 

Development Plan. The project will be connected with neighborhoods to the southeast via 

State Road 16.  The project cannot be connected with lands to the north, south or west 

due to the location of existing residences (north and south) and the location of contiguous 

wetland systems, including Turnbull Creek Conservation Area. 

 

11. Development shall identify bikeways and pedestrian ways. Bikeway and pedestrian 

interconnectivity within the development and with the surrounding area shall be 

provided, if feasible. 

 

 The Applicant will construct a sidewalk along the west side of State Road 16 to provide 

pedestrian and bicycle interconnection with surrounding communities. 

12. Development shall identify the extent, type and location of natural features and 

vistas in the planned development. 

 

 The Applicant has engaged an environmental consultant to identify the extent, type and 

location of natural features within the Property.  A majority of the on-site wetlands will 

be preserved. 



 

 -13-  

 

 

13. Development shall identify existing land uses and prevalent development patterns 

within and surrounding the proposed development within the defined community. 

 

 The Property is located across from and adjacent to land with FLUM designations of 

Residential C, Rural/Silviculture and Park/Recreation and near lands with FLUM 

designations of Residential B, Residential A, Residential C and St. Johns DRI.  The site is 

adjacent to State Road 16.  Nearby developments include single-family residences in 

densities ranging from less than two (2) units per acre to six (6) units per acre.  Nearby 

commercial, office and light industrial businesses located near the interchanges of I-

95/State Road 16 and I-95/International Golf Parkway have intensities greater than 

10,000 square feet per acre. 

14. Development shall identify development edges and recreational trails and other 

environmental features within and surrounding the proposed development within 

the defined community. 

 

 As shown on the Master Development Plan, the Applicant has provided the required 

development edges and recreational trails, with pedestrian and vehicular connection to 

State Road 16 and its adjacent sidewalks/paths.  The Applicant will preserve a majority 

of on-site wetlands. 

 

15. Development shall identify the developable land area within the development. 

 

 Developable land within the Property is depicted on the Master Development Plan. 

 

16. When determined appropriate, Development shall identify public facilities and 

services available to the area, available capacity and any deficiencies. 

 

 The Applicant has provided information about public facilities and services available to 

the area and available capacity as an exhibit to the rezoning application form enclosed.  

The Applicant will mitigate for any facility or capacity deficiencies. 

 

17. Development shall use underground utilities unless topography, drainage, or similar 

constraints cause underground utilities not to be feasible. This includes electric, 

water, sewer, cable, fiber optics, and phone lines that may be located in the 

development edges. 

 

 The Project will provide underground utilities unless infeasible. 

 

18. Development shall provide a statement of the community goals and objectives 

(Vision) consistent with the goals, objectives and policies of the Northwest Sector 

Overlay and provide how the proposed development meets the intent of the Vision. 

 

 This narrative provides a statement of the community goals and objectives. 
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19. Development shall identify the relationship to the surrounding defined community, 

neighborhoods, and commercial support areas. 

 

 The Applicant has devised a Master Development Plan in order to illustrate how the 

proposed FLUM change will be consistent and compatible with development in the 

surrounding area.  The proposed residential density of 2.54 units per acre and non-

residential intensity of 12,000 square feet per acre are an efficient and compact land use 

pattern that provides overall densities and adequate land uses to support balanced growth 

in this area of the County, where residential densities range from two (2) units per acre to 

six (6) units per acre and non-residential intensities are 10,000 square feet and higher per 

acre. 

 

20. When determined appropriate, the Development shall identify the proposed 

locations for right-of-ways and reserve right-of-way for roadways depicted on the 

Northwest Sector Overlay Map. 

 

 The Applicant will dedicate any right-of-way necessary to provide turn lanes if required 

from State Road 16 into the Property.  The Applicant will also dedicate any right-of-way 

within the project boundaries necessary for the construction of County Road 2209. 

 

21. Development shall identify neighborhood support facilities that are projected to be 

needed to address the impacts of the proposed development, such as but not limited 

to, traffic circulation, water and wastewater treatment plants, solid waste transfer 

facilities, fire stations, emergency medical services, police stations, government 

buildings, libraries, civic/cultural places, public gathering places, parks, and 

schools. 

 

 The Applicant will provide project roadway connection to State Road 16 in the locations 

depicted on the Master Development Plan, and will extend existing SJCUD potable water 

and sanitary sewer lines to this site. The Applicant will work in conjunction with SJCUD 

to loop its potable water system in this area of the County. The Applicant will also 

provide required parks and open space.  The Applicant does not propose to provide any 

solid waste transfer facilities, fire stations, emergency medical services, police stations, 

government buildings, libraries, civic/cultural places, public gathering places.  The 

Applicant is providing a much needed 30-acre middle school site to the St Johns County 

School District. 

 

B. The total number of acres included within the Project as requested in the application. 

The Property includes approximately 524 acres, as described in Exhibit “A” and as 

shown on the Master Development Plan (“MDP”) attached hereto as Exhibit “C”. 

C. The total number of wetland acres included within the Project as requested in the 

application. 

 The Property includes approximately 93.5 acres of wetlands, including approximately 

five (5) acres of wetland impacts. 
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D. The total amount of development area, including the total number of developable acres  

(including filled wetlands) for each proposed use and the total number of wetland acres 

to be preserved for each land use.  Each developable parcel shall be limited to one use 

classification, as provided in Article II of the Code. 

There are approximately 435 developable acres (including approximately five (5) acres of 

filled wetlands) within the Property.  Approximately 89 acres of wetlands will be preserved. 

E. The total number of residential dwelling units and density of the Project, proposed 

density bonuses, the projected population, and projected population of school age 

children that may reside within the Project. 

The Property will include a maximum of 999 single-family residential units on 

approximately 481.5 gross acres and approximately 393 net developable acres. Of those units, a 

maximum of 674 will be non-age-restricted and a maximum of 325 will be age-restricted. The 

Applicant will provide a declaration of restrictive covenant recorded against title to age-restricted 

lots, with approval of the St. Johns County School District. The requested density is within the 

parameters of the Property’s proposed Future Land Use designation of Residential C. 

The proposed maximum of 999 units will result of a maximum project density of 2.54 

units per acre net acre and 2.1 units per gross acre.  The projected population within the Property 

is 2,438 residents, based on 2.44 residents in each of the maximum 999 homes.  The projected 

population of school age children is 472 (674 units times 0.70 children per household).  

F.  The total square footage and intensity of non-residential development. 

The Property will include a maximum of 100,000 square feet of commercial space and a 

maximum of 50,000 square feet of office space on approximately 12.4 acres.  Non-residential 

uses within the Property may include Neighborhood Business and Commercial, General 

Business and Commercial, Cultural/Institutional, Office and Professional, Neighborhood Public 

Service, General Public Service, Regional Business and Commercial, and Mixed Use 

Community Commercial, as those terms are defined in the Code, as a matter of right.  Any 

Special Uses allowed in the Commercial General zoning district shall be permitted within Grand 

Oaks, subject to applicable development standards set forth in LDC Part 2.03.00.  Sale of 

Alcoholic Beverages and Recreational Vehicle/Boat Storage facilities shall be allowed within the 

Property, subject to applicable development standards set forth in LDC Part 2.03.00. 

Much of the Property has been and will continue to be used for agricultural and 

silvicultural purposes.  Agricultural and silvicultural practices may continue in areas of the 

Property where construction has not commenced (except in upland buffers or preserved wetland 

areas) and so long as no requirements set forth herein or on the MDP are compromised.  

Agricultural and silvicultural operations would be subject to any applicable provisions of the 

Code. 

G. The residential and non-residential structure setbacks, as measured from the property 

line, the minimum size of residential lots, the number of parking spaces for residential 

and non-residential uses, the use of signs and signage to serve the Project, including 

sign height, size and type, such as wall, ground or monument, pylon, etc., street lights 
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or other required outdoor lighting within the Project, and the maximum height of all 

structures. 

1. Single-Family Residential Criteria 

a. Setbacks: 

1.  Residential lots will be set back a minimum of 50 feet from the right-of-way of 

State Road 16, which is a Major Collector roadway, and a minimum of 50 feet from 

the right-of-way of future County Road 2209, pursuant to LDC Section 5.03.03.B.5.   

2.  Lot setbacks are:      Front Yard:   20 feet 

      Second Front/Corner Lots: 10 feet 

      Rear Yard:     10 feet 

      Side Yard:       5 feet 

3.  All structures shall have a minimum separation of 10 feet, as measured from 

outer wall to outer wall.  Projections will be permitted to encroach into side yard 

setbacks. See Section T for waiver. Setbacks shall be measured from a point on each 

structure that is at least thirty (30) inches above the general ground level. No air 

conditioning equipment, electrical equipment, masonry walls, masonry fences, 

concrete walkways, pools, pool decks, pool enclosures, buildings or eaves of any 

buildings shall be located within an underground utility or drainage easement. 

b. Building height:  Buildings shall not exceed 35 feet in height. 

c. Minimum lot size:  4,400 square feet. 

d. Minimum lot width:  40 feet; however, lots on cul-de-sacs or curves shall be a 

minimum of 25 feet where the side yards intersect the street line. In accordance with 

LDC Section 6.01.04.I, the minimum dimension of the buildable lot shall not be less 

than the required and minimum lot width at the front yard. In the case of lots not 

meeting the minimum dimension at the minimum required front yard, as defined in 

LDC Table 6.01, the front yard shall be extended to the point at which the minimum 

dimension is met. 

e.  Minimum lot depth:  110 feet. 

f.  Maximum impervious surface ratio:  70 percent per lot. 

g. Maximum coverage by buildings:  65 percent per lot and 35 percent for the 

Property as a whole. 

h. Parking:  Two (2) parking spaces shall be provided within the garage and/or 

driveway of each single-family residential unit. 
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i. Signage:  Any signage located within County right-of-way shall be permitted 

through the County’s Engineering Office. For the purposes of signage, the Property 

shall be considered one premise. 

1.  Each of the two (2) residential entrances along State Road 16 shall be allowed 

one (1) double-faced or two (2) single-faced sign located and erected at or near 

the subdivision entrance.  Such sign may be internally or externally illuminated 

and shall not exceed 32 square feet of advertising display area (“ADA”).  The 

heights of sign structures shall not exceed 25 feet and the heights of ADA on such 

structures shall not exceed 15 feet.  Entry signs shall be designed as monument or 

ground signs and may be incorporated into a wall, fence or other structure.  The 

general locations of subdivision entrance signs are shown on the Master 

Development Plan. See Section T for waiver. 

 

2.  Ingress, egress and directional signs along the main collector road internal to 

the Property can be a maximum of 16 square feet in size and a maximum of five 

(5) feet in height.  See Section T for waiver. 

 

3.  Temporary signs shall conform to the requirements of LDC Sections 7.02.02 

and 7.02.03. 

 

4.  Various locational, directional, model home, wayfinding and traffic control 

signs shall be allowed on site to direct traffic and for identification of sales 

offices, recreation areas and others.  Such signs shall comply with applicable 

requirements of LDC Section 7.02.06. 

 

2.  Non-Residential Criteria 
 

a.  Setbacks:  The minimum building setbacks are: 

1. Setbacks are:  Front Yard:  0 feet 

      Rear Yard:  0 feet 

      Side Yard:  0 feet 

2. All structures shall have a minimum separation of ten (10) feet, as measured from 

outer wall to outer wall.  Projections shall be permitted to encroach into side 

yards. See Section T for waiver. Setbacks shall be measured from a point on each 

structure that is at least 30 inches above the general ground level. No air 

conditioning equipment, electrical equipment, masonry walls, masonry fences, 

concrete walkways, buildings or eaves of any buildings shall be located within an 

underground utility or drainage easement.   

3. 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. 
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b. Building height:  Buildings shall not exceed 45 feet in height. Structures over 35 

feet in height shall be protected with automatic sprinkler systems designed and 

installed in accordance with the latest edition adopted by the Florida Fire 

Prevention Code and NFPA 13. 

c. Maximum impervious surface ratio:  75 percent. 

d. Maximum lot coverage by buildings:  70 percent of the overall parcel. 

e. Maximum floor area ratio: 70 percent. 

f. Parking:  Individual parcels may share parking with other facilities pursuant to 

shared parking agreements, provided the uses sharing the parking areas do not 

result in a lack of required parking and are in conformance with LDC Section 

6.05.02.B. The shared parking shall be located within 300 feet of the public 

entrance to the structure or the land area containing the use for which such spaces 

are required.  Off-site parking, which shall be located within the bounds of the 

non-residential are of the PUD, will be an allowable use for out-parcels with the 

Property. 

 g. Signage: 

1.  Along State Road 16, the Applicant shall be permitted two (2) ground signs, 

with a maximum of 150 square feet of ADA each. The heights of sign structures 

shall not exceed 25 feet.  See Section T for waiver. The general locations of these 

signs are depicted on the Master Development Plan. 

2.  Along the project collector road, the Applicant shall be permitted to have 

ground signs at each of the entrances into the commercial/office parcel and the 

school site, in the locations depicted on the MDP.  Such signs will have maximum 

of 150 square feet of ADA each and a maximum height of 20 feet. 

3.  Building storefront signs shall be allowed one and one-half (1.5) square feet 

per linear foot of frontage for each unit, with no individual sign exceeding 150 

square feet of advertising display area.  Each building will be allowed a maximum 

of 200 square feet of signage related to building frontage per business. 

4.  Temporary signs shall comply with applicable provisions of LDC Sections 

7.02.02 and 7.02.03. 

5.   Various directional, location, model and traffic control signs shall be allowed 

on-site to direct traffic and for identification of sales offices, amenity areas and 

the like.  Such signs shall comply with applicable requirements of LDC Section 

7.02.06. 

6.    A project identity monument (without signage) will be allowed in the median 

of the eastern access road into the project from State Road 16, in the location 

depicted on the Master Development Plan.  Such project identity monument shall 

not exceed 25 feet in height. See Section T for waiver.  The monument will meet 

all other applicable requirements of LDC Section 7.06.02.  

7.    For purposes of signage, the Property shall be considered one premise. 
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3.  Overall Site Criteria 

 

a. Lighting:  Project lighting will comply with the provisions of LDC Sections 

5.03.06.H.6 and 6.09. 

b. Incremental Master Development Plans.  The Master Development Plan is 

included with this rezoning application.  Due to the large size of the development 

parcels within the PUD, incremental MDPs (“IMDPs”) will be submitted for the 

remaining portions of the site in conjunction with submittal of final construction 

plans for the applicable portion of the PUD.  These IMDP maps must demonstrate 

compliance with all sections of this MDP.  Each IMDP shall include a notation that 

building locations are general and subject to final construction plan approval. 

H. The type and location of infrastructure needed to serve the Project, including at a 

minimum, drainage facilities, vehicle and pedestrian access to the Project, internal 

vehicle and pedestrian access within the Project, interconnectivity access points to 

adjacent properties, potential new or expanded thoroughfare or right-of-way location, 

park, open space and recreation facilities, types of active recreation that will be 

provided, the provision of water and sewer, fire protection, and solid waste collection.  

Additional infrastructure requirements may be addressed based upon the character or 

location of the Project. 

1. Drainage:  A master stormwater management system shall be constructed and 

maintained by one or more property or homeowners associations and/or a CDD.  

The stormwater management system will be constructed in accordance with the 

requirements of St. Johns County and the St. Johns River Water Management 

District (“District”).  When feasible, the project will utilize the stormwater ponds 

as a source of irrigation to all common areas. 

2. Site Access:  Vehicular access within the Property is depicted on the Master 

Development Plan and connects off-site to State. Road 16.  The Applicant will 

provide right and left turn lanes into the project entrances from State Road 16, in 

the locations depicted on the MDP, if required by the Florida Department of 

Transportation (“FDOT”) or the Code.  A collector road (the “Collector Road”) 

will be provided through the project, from the eastern State Road 16 entrance and 

connecting to the western State Road 16 entrance, as depicted on the MDP.  The 

portion of the Collector Road that connects to the western State Road 16 entrance 

(the “Western Collector Road”) shall be constructed within a 60-foot-wide right-

of-way, in the configuration depicted on Exhibit “D” attached hereto. A waiver 

related to the typical section for the Western Collector Road is included in Section 

T.  The other portions of the Collector Road will be constructed to applicable 

Code standards.  A potential future connection to the future County Road 2209 is 

depicted on the location depicted on the MDP.  The Collector Road will be 

constructed in conformance with applicable Code requirements except as set forth 

in this paragraph.  Roads within the Property will be owned and maintained by a 

homeowners association or community development district. 
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As transportation mitigation for the project, the Applicant will widen 

approximately three (3) miles of State Road 16 from two (2) to four (4) lanes 

from San Giacomo Road just east of International Golf Parkway to the eastern 

project entrance, in the location depicted on the MDP (the “SR 16 Project”).  The 

details of the SR 16 Project are set forth in more detail in a Concurrency and Road 

Impact Fee Credit Agreement between the Applicant and the County approved by 

the County Commission concurrently with this PUD Ordinance. 

Emergency access to the western portion of the site will be via the existing private 

road into the Property until such time as the Collector Road is constructed to the 

western project entrance. Signalization at the eastern project entrance on State 

Road 16 is anticipated to be warranted based on the project’s build-out condition.  

The Applicant will install such signal if warranted and approved by FDOT. The 

Applicant will also dedicate right-of-way for the future County Road 2209 within 

the project boundaries. 

The project will connect to State Road 16 in two (2) locations to the north and 

east.  The project will provide a potential connection to the future County Road 

2209 to the west.  The project will provide non-vehicular interconnection to the 

County’s Turnbull Creek Conservation Area in the location depicted on the MDP. 

The project cannot connect to lands to the south and southeast because they are 

part of the Star 4 Mitigation Bank. 

3. Pedestrian/Bicycle Circulation:  Pedestrian and bicycle circulation will be 

provided via a minimum four (4)-foot-wide sidewalk on one side of all interior 

roads; via a minimum five (5)-foot-wide sidewalk on both sides of collector 

roadways; via a minimum six (6)-foot-wide sidewalk adjacent to the proposed 

school site within the project; and within the project collector road as required by 

the Code. If approved by FDOT, the Applicant will construct a sidewalk along 

State Road 16 within the project boundaries. Sidewalks internal to the Property 

will be constructed concurrently with the adjacent roads. Sidewalks shall comply 

with Section 403.5.3 of the Florida Accessibility Code for Building Construction 

(“FACBC”) for “passing space”.  All pedestrian accessible routes shall meet the 

requirements of the FACBC and Americans Disability Act Accessibility 

Guidelines (“ADAAG”) established by Florida law and 28 CFR Part 36. 

4. Parks, Open Space and Recreational Facilities:  The project will have 2,438 

residents (999 units x 2.44 persons per unit) and will provide approximately 14.4 

acres of recreational area (approximately 2.2 acres more than the required 12.2 

acres) in the locations depicted on the Master Development Plan.  A minimum of 

sixty (60) percent of the required park acreage, or 7.9 acres, will consist of 

community parks (e.g., ballfields, multi-use fields).  The Applicant will construct 

two (2) amenity centers, a swimming pool, recreational fields, a dog park, nature 

trail and other active recreational facilities for residents. Concurrently with the 

platting of the first lot within the project, the Applicant will provide a one (1)-acre 

lakefront park that includes an enclosed pavilion with restrooms, children’s 

playground, a shade pavilion, a turfed multi-purpose field and related parking. 
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Prior to platting the 361
st
 lot, the Applicant will provide a 12-acre master amenity 

site, including a clubhouse, swimming pool with restroom facilities and a 

children’s water park, a children’s playground, a lakefront party pavilion with 

dock, a resident’s campground, sport courts, tennis courts and a pickle ball court. 

The project will also include a second dog park. The recreational facilities will be 

owned and maintained by an HOA or CDD.  Recreational facilities owned by a 

CDD shall be open for use by members of the public, for a fee. The project may 

provide passive recreational opportunities, including walking paths, picnic tables 

and other park areas.   

The Project will provide more than the required minimum of five (5) percent 

conservation of upland natural vegetation.  There is no Significant Natural 

Communities Habitat on the Property.  All specimen oak trees within the Property 

will be preserved, pursuant to applicable provisions of the Code..  The Applicant 

has shown the locations of specimen oak trees within the Property on the Master 

Development Plan.  The Project will provide approximately 140 acres of open 

space, which is approximately nine (9) acres more open space than required by 

LDC Section 5.03.03.A.1.  All of the facilities and elements for each open space, 

recreational area and/or amenity center, or the like, shall meet the requirements of 

the FACBC, adopted pursuant to Section 553.503, Florida Statutes, based on the 

2010 ADA Standards for Accessibility Design. 

5. Fire Protection:  Fire protection will be provided in accordance with LDC Section 

6.03.00. 

6. Solid Waste Collection:  Solid waste collection will be provided by a County-

contracted waste collection company. 

I. The amount of water/wastewater/reuse, based upon the projected population, and the 

public utility providers, if applicable. 

Water and sewer services will be obtained from the SJCUD via central utility systems 

which will be extended serve the adjacent Steeplechase project.  The Applicant will extend water 

and sewer mains to serve the Project, subject to agreement and permitting by SJCUD and other 

applicable agencies.  Water and sewer use will be as follows: 

1.   Water:   

        

999 residential units 350 gallons per day/unit 349,650 gallons per day 

100,000 square feet of 

commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 

space 

15 gpd/100 square feet 7,500 gallons per day 
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2.   Sewer:  

 

999 residential units 350 gallons per day/unit 349,650 gallons per day 

100,000 square feet of 

commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 

space 

15 gpd/100 square feet 7,500 gallons per day 

  

All on-site utilities will be public and will be installed underground to the extent feasible.  All 

utility construction projects are subject to the current construction standards within the Manual 

of Water, Wastewater, and Reuse Design Standards & Specifications at the time of review.  

Utility connection points shall be installed as listed in the availability letter or as directed 

otherwise by the SJCUD to minimize impact to the existing infrastructure or to the existing level 

of service.  Water and sewer lines that are to be dedicated to the SJCUD for ownership that are 

not in the public right-of-way shall require an easement/restoration agreement.  No 

improvements such as pavement, sidewalks, and/or concrete walks are to be placed on top of 

water, reuse, and/or sewer pressurized mains unless otherwise approved by SJCUD.  

Landscaping trees and landscaping buffers shall be placed at a minimum of 7.5 feet away from 

the centerline of utility pipelines.  Reuse infrastructure for irrigation may be installed in 

anticipation of future service, as indicated in the SJCUD availability letter.  Lot irrigation 

systems may utilize soil moisture readers to reduce the amount of water used for irrigation and to 

better conserve water resources.  Landscaped common areas shall be irrigated with stormwater 

from on-site retention/detention ponds as the primary (first) source. Reuse water, once available, 

will serve as a secondary (back up) supply for irrigating common areas. The Applicant will 

maximize use of stormwater, surface water and reclaimed water for irrigation, as indicated in the 

SJCUD availability letter. 

 

Any wells and septic systems located within the Property that are displaced by development shall 

be properly abandoned consistent with Florida Administrative Code and Environmental Health 

procedures prior to construction plan approval. 

 

J. The type of underlying soils and their suitability of development of the proposed 

 Project. 

 Soils located on the Property include those listed in the environment report by 

Environmental Services, Inc. (“ESI”) dated December 2016 (the “Environmental Report”) 

attached hereto as Attachment “E”.   The suitability of such soils for development of the 

proposed project is as follows: 

 

1. St. Johns Fine Sand, depressional (05). St. Johns fine sand, depressional, is a very 

poorly drained, nearly level soil in depressions in the flatwoods. This soil is covered with 

standing water for periods of 6 to 12 months in most years. Typically, the surface layer is 

black fine sand about 13 inches thick. The subsurface layer is fine sand, which is about 
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12 inches thick. It is dark gray in the upper three inches and gray in the lower nine inches. 

 

2. Pomona Fine Sand (09). Pomona fine sand is a poorly drained, nearly level soil is in 

broad areas in the flatwoods. The seasonal high water table is within 10 inches of the 

surface for one to three months and is at a depth of 10 to 40 inches for six months or 

more. During extended dry periods, the water table recedes to a depth of more than 40 

inches. Typically, the surface layer is black to very dark gray fine sand about six inches 

thick. The subsurface layer, which is about 15 inches thick, is gray and light gray fine 

sand. 

 

3. Ona fine sand (12). Ona fine sand is a nearly level, poorly drained sandy soil in 

flatwood areas. The seasonal high water table is at a depth of 10 to 40 inches for periods 

of four to six months during most years. It rises to a depth of less than 10 inches for 

periods of one to four months and may recede to a depth of more than 40 inches during 

very dry seasons. Typically, the surface layer, about eight inches thick, is very dark gray 

fine sand. The subsoil between depths of 8 and 16 inches is black to dark brown fine 

sand. 

 

4. Floridana fine sand, frequently flooded (18). Floridana fine sand is a very poorly 

drained, nearly level soil on flood plains and in broad, shallow drainageways. This 

Floridana soil is subject to flooding for one to three monthsduring the rainy season. The 

water table is at a depth of less than 10 inches for more than six months during most 

years. Typically, the surface layer is black fine sand about 18 inches thick. The 

subsurface layer is grayish brown fine sand about 10 inches thick. 

 

5. Manatee fine sandy loam, frequently flooded (22). Manatee fine sandy loam is a very 

poorly drained, nearly level soil on flood plains and in poorly defined drainageways. This 

soil has a water table within 10 inches of the surface for two to four months in most 

years. It is subject to flooding for long periods during seasons of high rainfall. Typically, 

the surface layer is very dark gray and black fine sandy loam about 13 inches thick. The 

subsoil, which extends to a depth of 34 inches, is very dark gray fine sandy loam in the 

upper 12 inches and dark gray sandy clay loam in the next nine inches. 

 

6. Wesconnett fine sand, frequently flooded (30). Wesconnett fine sand is a very poorly 

drained, nearly level soil in narrow to broad, weakly defined drainageways in the 

flatwoods. The seasonal high water table is at a depth of less than 10 inches for 6 to 12 

months during most years under natural conditions. It is subject to flooding during wet 

seasons. Typically, the surface layer is covered by partly decomposed leaves, roots, and 

twigs about three inches thick. The surface layer is black fine sand about eight inches 

thick. 

 

7. Tocoi fine sand (34). Tocoi fine sand is a poorly drained, nearly level soil in broad 

flatwood areas. The seasonal high water table is at a depth of less than 10 inches for two 

to four months during rainy seasons. It is within a depth of 20 to 40 inches for six months 

or more during most years. Typically, the surface layer is black fine sand about 13 inches 
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thick. The upper part of the subsoil consists of very dark brown and dark reddish brown 

fine sand, which extends to a depth of 23 inches. 

 

8. Holopaw fine sand (46). Holopaw fine sand is a poorly drained, nearly level soil in 

low, broad areas in the flatwoods. The seasonal high water table is at a depth of less than 

10 inches for one to three months, but may recede to a depth of 10 to 40 inches for three 

to four months in most years. Typically, the surface layer is covered with partly 

decomposed litter and organic matter about one inch thick. It is mixed very dark gray and 

grayish brown fine sand in the upper seven inches, and it is dark gray fine sand in the 

lower six inches. The subsurface layer, which extends to a depth of about 53 inches, is 

light gray to gray fine sand. 

 

9. Holopaw fine sand, frequently flooded (47). Holopaw fine sand, frequently flooded, is 

a very poorly drained, nearly level sandy soil in broad, shallow drainageways. This soil is 

flooded for more than one month during most years. The water table is within 10 inches 

of the soil surface for two to six months annually. Typically, the surface layer is black 

fine sand about six inches thick. The subsurface layer, about 44 inches thick, is grayish 

brown and gray fine sand. 10. Winder fine sand, frequently flooded (48). Winder fine 

sand is a poorly drained, nearly level soil that formed in loamy marine materials. The 

seasonal high water table is within a depth of 10 inches for two to six months during most 

years. The soil is subject to flooding for periods up to three months during times of high 

rainfall in most years. Typically, the surface layer is dark gray fine sand about three 

inches thick. The subsurface layer is light gray fine sand about eight inches thick. 

 

10. EauGallie fine sand (58). EauGallie fine sand is a poorly drained, nearly level soil on 

low knolls and ridges, adjacent to depressions and drainageways in the flatwoods. The 

water table is within 10 inches of the surface for a period of one to four months and 

within 40 inches for more than six months. Typically, the surface layer is black fine sand 

about six inches thick that contains many uncoated sand grains. The subsurface layer, 

about 11 inches thick, consists of gray and light gray fine sand. 

 

11. Riviera fine sand, depressional (61). Riviera fine sand, depressional, is a very poorly 

drained, nearly level soil in depressional areas and in the flatwoods. The water table is 

above the surface for more than six months in most years. Typically, the surface layer 

consists of about six inches of dark gray fine sand. The subsurface layer is grayish brown 

fine sand, which extends to a depth of 25 inches. 

 

12. Placid fine sand (63). Placid fine sand is a very poorly drained, nearly level soil on 

broad, low, flat areas. This soil has a seasonal high water table within a depth of 10 

inches for more than six months in most years. During extended dry periods, the water 

table may recede to a depth of more than 40 inches. Typically, the surface layer is black 

fine sand about 12 inches thick. The subsurface layer is fine sand, which extends to a 

depth of 51 inches. It is dark gray in the upper part and grayish brown, light gray, and 

dark grayish brown below. 
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K. The type and extent of upland forest and wetlands on the site using the Level III 

classification of the Florida Land Use Cover and Classification System (FLUCCS).  A 

map depicting the location of upland forest and wetland vegetation shall be provided 

with the application. 

 

The Property includes the Florida Land Use Cover and Classification System 

(“FLUCCS”) areas shown on the FLUCCS map contained in the Environmental Report attached 

hereto as Attachment “E”. 

Turnbull Creek runs north and south along the western border of the Property.  The 

preservation of Turnbull Creek will allow for the perpetual protection of contiguous 

wetland/tributary systems from this Property north to the County’s Turnbull Creek Conservation 

Area to the Twelve Mile Swamp.  

L.  The type and extent of any Significant Natural Communities Habitat as defined by the 

Code.  Listed Species information including locations, densities and extent of habitat. 

 There is no Significant Natural Communities Habitat within the Property. There are no 

listed species within the Property, according to the Environmental Report. 

M. Identification of known or observed Historic Resources as defined by the Code, 

including any sites listed within the State Division of Historical Resources Master Site 

File or the St. Johns County Historic Resources Inventory.  In such cases, the 

requirements of Part 3.01.00 of the Code shall apply. 

The Applicant had a cultural resources analysis done of the Property and no such 

resources were located.  A copy of the analysis has provided to the County and is included in the 

file for this application. 

N. The type and extent of buffering, landscaping, tree removal, tree protection and 

buffering between adjacent uses as needed to aesthetically screen uses and provide 

privacy. 

1. Buffers:  A 10-foot natural/landscaped buffer will be provided around the project 

perimeter, as depicted on the MDP.  Portions of the Property located adjacent to State Road 

16 and the future County Road 2209 will have 50-foot buffers along such road rights-of-way 

and shall include Type “B” screening as required in LDC Section 6.06.04.B.6.  An average 

25-foot upland buffer (minimum ten (10) feet) will be provided adjacent to contiguous 

wetlands.  The upland buffer shall be measured from the State jurisdictional wetland line, 

pursuant to LDC Section 4.01.06.B.  The requirement of LDC Section 4.01.06.B.2 for a 25-

foot setback from the upland buffer shall not be required for residential lots adjacent to 

contiguous wetlands when the required upland buffer is not included as area or acreage 

within the platted lots. 

2. Development Edges:  A 35-foot development edge will be provided around the 

project perimeter, as depicted on the MDP; provided,  however, that a 10-foot development 

edge shall be provided within the right-of-way of the Western Collector Road.  See Section T 
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for waiver.  The Applicant will provide enhanced landscaping within the Western Collector 

Road right-of-way development edges, including the following (See Section T for waiver): 

a. On the side of the right-of-way where no utilities are present and where little or 

no native vegetation exists, buffers will be landscaped as follows: 

i. Native evergreen canopy trees planted every 20 to 30 feet on center. 

ii. Native non-canopy trees shall be planted every ten (10) to 20 feet on 

center. 

iii. Shrubs shall be of native species and be planted between every five (5) to 

15 feet on center and appropriately staggered. 

iv. Native groundcover shall be planted every three (3) to five (5) feet on 

center. 

v. Breaks in the development edge may be allowed in otherwise continuous 

edges to allow for access and associated entrance features, and provide 

view corridors to parks, scenic areas and other publicly accessible areas. 

The spacing may also be modified through the clustering of the required 

trees provided the same number of trees is planted and the gap between 

the trees cannot exceed 50 feet.  

 

b. On the right-of-way side where utility and/or drainage easements are present, 

buffers will be landscaped as follows: 

i. Shrubs shall be of native species and be planted between every five (5) to 

15feet on center and appropriately staggered. 

ii. Native groundcover shall be planted every three (3) to five (5) feet on 

center. 

iii. Breaks in the development edge may be allowed in otherwise continuous 

edges to allow for access and associated entrance features, and provide 

view corridors to parks, scenic areas and other publicly accessible areas. 

The spacing may also be modified through the clustering of the required 

shrubs provided the same number of shrubs is planted.  

 

Other project development edges may be left in a natural state or landscaped.  Where 

edges have little or no vegetation, they will be planted with native vegetation consistent with 

LDC Sections 6.06.02.G.1 and 6.06.02.H.1. 

Development edges may include signs, multi-purpose paths, trails and stormwater ponds 

designed as amenities (for example, with fountains, gazebos, benches and similar 

improvements).  Development edges may include natural walking paths that can be used by 

residents.  Such paths shall be owned and maintained by a homeowners association.  No 

development edge is required where a scenic edge is provided. 

3. Scenic Edges:  A 75-foot scenic edge will be provided adjacent to the State Road 

16 and proposed County Road 2209 rights-of-way, as depicted on the MDP, except that the 

scenic edge may be 30 feet adjacent to the proposed commercial and office parcels along 

State Road 16, as depicted on the MDP.  Scenic edges may be left in a natural state or 

landscaped. Where edges have little or no vegetation, they will be planted according to the 

following landscape requirements (See Section T for waiver): 
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a. Native evergreen canopy trees planted every 20 to 30 feet on center. 

b. Non-canopy trees shall be planted every 10 to 20 feet on center, except that the 

spacing may be modified through the clustering of the required trees provided the 

same number of trees is planted and the gap between the trees cannot exceed 50 

feet. 

c. Shrubs shall be planted between every three (3) to 15 feet on center and 

appropriately staggered. 

d. Groundcover shall be planted every two (2) to five (5) feet on center.  

e. Breaks in the scenic edge may be allowed in otherwise continuous edges to allow 

for access and associated entrance features, and provide view corridors to parks, 

scenic areas and other publicly accessible areas. The spacing may also be 

modified through the clustering of the required trees provided the same number of 

trees is planted and the gap between the trees cannot exceed 50 feet.  

 

At the reasonable discretion of County staff, roads, signs, drainage, utility or access easements, 

multi-purpose paths, and drainage outfalls may be located within the scenic edge.  Breaks in the 

scenic edge are allowed in otherwise continuous edges to allow for 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. 

4. Use of Native Vegetation:  The Project will use native vegetation around 

stormwater ponds to create wildlife habitat and passive recreation areas, consistent with 

Comprehensive Plan Policies D.3.2.6 and E.2.6.8. 

O. PUDs located in Special Districts as defined by Article III of this Code shall include a 

 statement identifying the particular Special District and referencing the requirements 

 to comply with the provisions of such Special District. 

 The Property is not subject to any Special District requirements. 

P. The use, location and duration of temporary uses, including construction trailers, sales 

units, model homes and temporary signage related to construction of the Project. 

Development of the site and construction of the improvements will require temporary 

uses such as construction trailers, sales offices, temporary signage and temporary access.  The 

location of these uses will be depicted on construction plans.  Temporary construction and sales 

trailers will be removed no later than 30 days following the issuance of a certificate of occupancy 

for the last home constructed on the Property.  The Applicant shall be permitted to erect 

temporary on-site construction and real estate signage on the Property, in conformance with LDC 

Sections 7.03.01.B and C.   The Applicant may also construct model homes within the Property.  

Model homes may consist of no more than ten (10) percent of the total number of lots within 

individual, approved construction plans.  No certificates of occupancy shall be released until a 

final plat has been recorded and as-builts have been approved by the County. 
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Q. The use and location of Accessory Uses for residential and non-residential structures, 

including guest houses, A/C units and related heating/cooling units, setbacks, 

swimming pools, fencing and similar uses. 

Accessory Uses such as private garages, mother-in-law suites, guest houses and storage 

buildings; Home Offices, pursuant to LDC Section 2.02.04.B.9; Home Occupations, pursuant to 

LDC Section 2.03.07 (including the requirement to obtain homeowners association approval of a 

Home Occupation); model homes; guardhouses; air conditioning units and related 

heating/cooling units; swimming pools and pool equipment; Household Animals; fences, walls 

or hedges; gazebos and other open-air structures; boardwalks, docks, and other similar uses shall 

be permitted within the Property, all as subject to the applicable standards set forth in LDC 

Section 2.02.04.B and 6.04.06.F.7.d.  Setbacks for accessory structures will meet all applicable 

requirements of LDC Sections 2.02.04.B.8 and 5.03.03.B.1.d.  Accessory structures such as 

home offices and the like may receive the public as long as such structures comply with all 

appropriate Florida Building Codes, life safety issues and FACBC requirements. No air 

conditioning equipment, electrical equipment, masonry walls, masonry fences, concrete 

walkways, pools, pool decks, pool enclosures, buildings or eaves of buildings shall be located 

within an underground utility or drainage easement. 

R. A phasing schedule, which shall include the amount of residential and non-residential 

development to be completed within a specified phase; a specific commencement term 

with a definition of commencement, and a specific completion term with a definition of 

completion.  Phasing of the PUD may be obtained by:….(2) the provision of number of 

residential units or non-residential square footage that comprise a phase and the 

provision of specific development conditions related to the specific phase (e.g. prior to 

the platting of one hundred (100) dwelling units, a park shall be provided).  The 

phasing schedule shall also provide for a PUD Progress Report as required by Section 

5.03.07. 

The project will be developed in one (1), ten (10)-year phase.  The phase shall commence 

upon approval of construction plans by St. Johns County, but in no event shall commencement 

occur later than December 31, 2021.  Completion shall occur no later than ten (10) years 

following commencement.  Commencement shall be defined as approval of construction plans 

by the County.  Completion shall be defined as approval of as-builts by the County.  

Construction phasing and construction accessibility routes shall be determined in cooperation 

with the County prior to the release of approved construction plans. 

S. The projected impact of the Project upon St. Johns County and an explanation of the 

Project’s benefit to the County, as compared to existing zoning or other zoning district, 

and justification for the Project. 

The Applicant is seeking this rezoning in order to develop single-family residences and 

related amenities on the Property.  The Property is adjacent to the Tomoka Pines project and near 

the Whisper Ridge, Windward Ranch, Murabella, Gran Lake and other communities, as well as 

the outlet malls at the interchange of Interstate 95 and State Road 16.  Thus, the project is a 

natural extension of compatible development.  The project will preserve wetlands associated 

with Turnbull Creek.  The project may have a community development district. 
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T. A description of any requested waivers from the strict provisions of the Land 

Development Code to allow for innovative design techniques and alternative 

development patterns through the PUD zoning process.  An explanation of the benefits 

arising from the application of flexible standards and criteria of the Code shall be 

provided to justify the need for such waivers. 

The Applicant is requesting the following waivers from the provisions of the Land 

Development Code:  

LDC Section 6.01.03.E.3   Front Yards on Corner Lots 

 

This waiver is requested to allow for a 10-foot front yard setback on the secondary road 

of corner lots. The primary front yard setback will be 20 feet, as provided for in Section 

G.1 hereof. The second front yard setback will be 10 feet, and no driveway shall be 

located within the secondary front yard. The reduction of second front yards will only be 

allowed when there are not impacts to site distance and/or visibility. 

 

LDC Section 6.03.01 Fire Protection Regulations/Building Setbacks 

 

This waiver is requested to allow the minimum separation of 10 feet between structures 

to be measured from outer wall to outer wall since the Applicant will provide a fire 

protection system designed and installed in accordance with NFPA 13; or the required 

fire hydrants shall be capable of providing an additional 500 gallons per minute at 20 psi 

for two (2) hours. Such fire flow shall be in addition to that required by NFPA 1, Chapter 

18.  

  

LDC Section 6.04.07.A.2   Construction Access 

This waiver is requested to allow temporary access for construction traffic to be provided 

to each phase of the Grand Oaks development.  The Applicant shall be permitted to use 

the southern project entrance road, which will be a collector that connects to State Road 

16 for construction access. Additionally, the Applicant shall be permitted to use local 

roads to provide access for horizontal construction traffic to future phases within 

residential development areas as long as the Applicant does not plat lots along such local 

roads.  Construction phasing and construction accessibility routes shall be determined in 

cooperation with the County prior to the release of approved construction plans. 

 

LDC Section 6.04.07.C  Right-of-Way Requirements 

 

This waiver is requested to allow a reduced right-of-way width for the Western Collector 

Road, which provides a secondary access to State Road 16 in the location depicted on the 

MDP.  The Applicant has proposed a typical section for the Western Collector Road 

attached as Exhibit “D”.  The typical section includes a 60-foot-wide right-of-way in lieu 

of 80 feet.  It also includes 11-foot travel lanes with no bicycle lanes.  The Applicant will 

construct a five (5)-foot sidewalk on one side of the Western Collector Road and a 12-

foot multi-purpose path on the other to provide pedestrian and bicycle circulation.  
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LDC Section 6.06.02.G  Northwest Sector Scenic Edges 

 

This waiver is requested to allow some non-native landscaping within the scenic edges 

along State Road 16 in order to have such edge landscaping more appropriately blend 

into landscaping within the project.  The Applicant will provide the same number and 

type of landscaping required by the Code (e.g., trees, groundcover), except that some of 

those plants may be non-native. 

 

LDC Section 6.06.02.H  Northwest Sector Development Edges 

 

This waiver is requested in order to reduce the development edge within the Western 

Collector Road from 35 feet to 10 feet.  The Western Collector Road includes 60 feet of 

right-of-way, which is not adequate in width to include 35-foot development edges on 

both sides of the parcel.  The Applicant is proposing to plant landscaping consistent with 

LDC Section 6.06.02.H within the development edge to provide buffering to adjacent 

properties.  Such landscaping will be modified slightly from the Code in order to avoid 

interference with utilities and sidewalks within the road right-of-way. 

 

LDC Section 7.02.06.B  Directional Signs 

 

This waiver is requested to allow ingress, egress and direction signs along the primary 

collector road within Grand Oaks to be larger than three (3) square feet in size and no 

more than three (3) feet in height. The project will include commercial and office parcels, 

a school, park sites and a number of individual neighborhoods, which may require larger 

directional signage. 

 

LDC Section 7.06.01    Subdivision and Project Entrance Signs 

 

This waiver is requested to allow two (2) project and subdivision entrance signs located 

along State Road 16 to be a maximum of 25 feet in height The project has two (2) 

entrances from State Road 16, so larger identification signs are necessary in order to 

provide project visibility to passersby along State Road 16. 

 

LDC Section 11.09.07.B.2 Time for Proportionate Share Improvement/Payment 

 

This waiver is requested to allow the Applicant to provide its transportation proportionate 

share pursuant to a Concurrency and Impact Fee Credit Agreement approved by the St. 

Johns County Commission on the date of the Board’s adoption of this PUD rezoning 

ordinance.  The schedule for the Applicant’s pond site acquisition, design, permitting and 

construction of the widening of an approximately three (3)-mile segment of State Road 

16 from two (2) lanes to four (4) lanes is set forth in the Concurrency and Impact Fee 

Credit Agreement. 
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U. A statement, and agreement to comply, binding all successors and assigns in title to the 

commitments and conditions of the Master Development Plan. 

The Applicant, on behalf of itself and its successors and assigns, hereby agrees and 

stipulates to proceed with the proposed development in accordance with the PUD ordinance for 

this application as adopted by the St. Johns County Board of County Commissioners.  The 

Applicant 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 Planned Unit Development rezoning application. 

 

V. When the subject property is designated as more than one Future Land Use 

designation on the Comprehensive Plan Future Land Use Map, a map shall be 

provided depicting the boundaries between the designations and provide the total 

upland and wetland acres for each Land Use designation. 

 The Future Land Use designation of the Property is Rural/Silviculture.  The Applicant 

has filed a Large-Scale Comprehensive Plan Amendment application to change the Future Land 

Use Designation of the Property to Residential C.  
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EXHIBIT “C” 

Master Development Plan 
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Grand Oaks – CPA LDTA 

04/25/2017 Meeting Minutes – FDOT and St. Johns County Staff 

 

The roadway segments anticipated to be impacted and adversely impacted by the traffic 

proposed Grand Oaks mixed-use development was discussed with St. Johns County and FDOT 

staff.  The following are the topics that were discussed at that meeting. 

 

Topic: Single Model run instead of separate model runs: 
 
Discussion: Single As discussed and agreed upon by St. Johns County Staff, two separate model 
runs were obtained to determine the project traffic distribution for the residential development 
and the non-residential development.  This is because of the residential and non-residential 
impacts to the study area roadway links are determined using different thresholds.  FDOT staff 
required a model run combining both the residential and non-residential in a single model run.   
However, this method of performing a single model run to determine impacts is not possible due to 
the impact thresholds are different for residential and non-residential land uses.   
 
A roadway segment is considered impacted due to residential development if the traffic 
generated by the subject residential development contributes 1% or more of the maximum service 
volume of the adopted level of service standard of the roadway segment.  A roadway segment is 
considered adversely impacted if residential development contributes 1% percent or more of the 
maximum service volume of the adopted level of service standard and existing traffic plus vested 
development traffic plus reserved development traffic plus project traffic exceeds 100% of the 
maximum service volume of the adopted level of service standard. 
 
The study area roadway segments are anticipated to be impacted due to non-residential 
development if the traffic generated by the subject non-residential development contributes 1% or 
more of the maximum service volume of the adopted level of service standard to the directly 
accessed link and 3% or more of the maximum service volume of the adopted level of service 
standard to all the other roadway segments in the study area) due to the traffic generated by the 
proposed Grand Oaks non-residential development. 
 
A roadway segment is considered adversely impacted if non-residential development contributes 
1% or more of the maximum service volume of the adopted level of service standard to the directly 
accessed link and 3% or more of the maximum service volume of the adopted level of service 
standard to all the other roadway segments in the study area and existing traffic plus vested 
development traffic plus reserved development traffic plus project traffic exceeds 100% of the 
maximum service volume of the adopted level of service standard. 
 
The results of the separate model runs were further combined to perform link analysis to determine 
the impacts and adverse impacts to the study area roadway segments. 
 
Response:  This issue was further discussed with St. Johns County staff and has requested the traffic 

analysis based on the above stated methodology.  The analysis based on the above stated 



methodology has been submitted to St. Johns County Staff in the project CPA LDTA dated 

05/11/2017 for further review and approvals. 

 

Topic: County’s and FDOT’s List of Priority Projects within-in the study area of the proposed 

development 

 

Discussion: The applicant requested the County and FDOT staff a list of priority projects that 

potentially could be provided as mitigation to the traffic impacts from the proposed development.  

FDOT and St. Johns County staff suggested that the following are the list of priority projects in the 

order listed below that is would provide relief to the traffic in the area. 

 

 Widening SR 16 -  I-95 to Inman Road 

 Widening SR 16 – West Mall Entrance to I-95 

 Construction of CR 2209 (2 Lanes) – International Golf Parkway (IGP) to SR 16 

 Widening SR 16 – IGP to S. Francis Road/Intersection improvements on the west approach 

on SR 16 

 

Response:  The developer is seeking any design plans and scope of work that FDOT and St. Johns 

County may have to determine the cost of the above listed improvements. 

 

Topic: Improvements on SR 16 at the eastern/main entrance to the proposed development 

 

Discussion:  Under build-out conditions of the proposed development a traffic signal is anticipated 

to be required on SR 16 at the entrance to the proposed development.  This information was 

provided to the County staff as response to CPA LDTA comments.  The project is anticipated to be 

completely built in 10 years from inception.  However, FDOT staff wanted to know timing/project 

phasing at which this traffic signal is anticipated to be warranted.  FDOT staff requested that a 

preliminary signal warrant analysis (Peak hour warrant only) be performed under projects first five 

year phase and the second five year phase (build-out) conditions of the proposed development.  

 

Response:  Applicant’s traffic consultant is currently working on the requested preliminary signal 

warrant analysis and will provided it to the County and FDOT as soon as it becomes available. 
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