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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 

8/19/2026 

BCC MEETING DATE 

TO: Joy Andrews, County Administrator DATE: August 3, 2026 

FROM: Abrielle Genest, Senior Planner PHONE: 904 209-0598 

SUBJECT OR TITLE: ENCERT 2026-05 Heritage Development East 

AGENDA TYPE: Business Item, Public Hearing, Report 

BACKGROUND INFORMATION: 

The 2026 amendments to Sections 163.3162 and 163.3164, Florida Statutes establish a process 
allowing property owners to request certification that a property qualifies as an Agricultural Enclave 
before submitting a development application. Heritage Development Company of NE Florida, LLC 
submitted an application to certify PARCEL ID# 136090-0005 and 136640-0000 as an Agricultural 
Enclave. The property is approximately 615.41 acres and is located directly east of Interstate 95 
and south of State Road 207. 

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: 

Motion to APPROVE Agricultural Enclave Certification Application ENCERT 2026-05 upon finding 
that, based upon the competent substantial evidence contained in the record, the application 
demonstrates that the subject parcel(s) satisfy the statutory definition of an agricultural enclave 
contained in Section 163.3164(4), Florida Statutes, and the certification requirements of Section 
163.3162(4)(a), Florida Statutes.
Motion to DENY Agricultural Enclave Certification Application ENCERT 2026-05 finding, based 
upon the competent substantial evidence contained in the record, that the subject parcel(s) do not 
satisfy the statutory definition of an agricultural enclave under Section 163.3164(4), Florida 
Statutes, and the requirements for certification under Section 163.3162(4), Florida Statutes; and 
direct the Office of the County Attorney to prepare the final written order, including Findings of 
Fact and Conclusions of Law supporting the Board’s determination, as required by Section 
163.3162(4), Florida Statutes. 

For Administration Use Only: 
Legal: Kealey West 8/11/2026  OMB: ARM 8/11/2026  Admin: JDD 8/11/2026 



Growth Management Department 
Planning Division Report 

Application for an Agricultural Enclave Certification 

ENCERT 2026-05 Heritage Development East 

To: 

From: 

Date: 

Subject: 

Applicants: 

Owner: 

Hearing Dates: 

Commissioner 
District: 

Board of County Commissioners 

Abrielle Genest, Senior Planner 

August 10, 2026 

ENCERT 2026-05 Heritage Development East, a request to certify 
PARCEL ID# 136090-0005 and 136640-0000 as an 
Agricultural Enclave per Sections 163.3162(4) and 163.3164(4), 
Florida Statutes. 

Robert J. Walters, Esq. 

Heritage Development Company of NE Florida, LLC 

Board of County Commissioners – August 19, 2026 

District 3 

SUMMARY: 
The 2026 amendments to Sections 163.3162 and 163.3164, Florida Statutes establish a process allowing property 
owners to request certification that a property qualifies as an Agricultural Enclave before submitting a 
development application. Within thirty (30) days after receipt of an application, the local government is 
required to provide the applicant with a written report evaluating whether the application complies with the 
statutory requirements. The Board of County Commissioners must thereafter conduct a public hearing to 
determine whether the application satisfies the statutory definition of an agricultural enclave contained in 
Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes. 

The applicant is seeking certification of an Agricultural Enclave located at Parcel ID# 136090-0005 and 
1366400-0000. The property is approximately 615.41 acres and is located directly east of Interstate 95 and south 
of State Road 207. 

County staff reviewed the application materials submitted by the Applicant together with information 
independently verified by County staff and prepared the written report required by Section 163.3162(4)(a), 
Florida Statutes. 
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Based upon the application materials submitted and staff’s independent review, the application appears to 
demonstrate that the subject parcel(s) satisfy the statutory definition of an agricultural enclave contained in 
Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes. The detailed analysis supporting staff’s preliminary evaluation is contained in the Agricultural 
Enclave Certification Report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, which is attached 
as Attachment 1 and incorporated herein by reference. 

 
BOARD DETERMINATION 
Pursuant to Sections 163.3162 and 163.3164, Florida Statutes, the Board of County Commissioners shall 
determine whether the application satisfies the statutory definition of an agricultural enclave based upon the 
application, the written report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, testimony 
presented during the public hearing, and any other competent substantial evidence contained in the record. 

 
Certification of an agricultural enclave constitutes only a determination that the statutory requirements for 
certification have been satisfied. Any subsequent development application remains subject to the procedures 
established by Section 163.3162, Florida Statutes. 

 
CORRESPONDENCE/PHONE CALLS 
At the time of writing this staff report, staff has received no correspondence in reference to this request. 

 
SUGGESTED MOTIONS 
Motion to APPROVE Agricultural Enclave Certification Application ENCERT 2026-05 upon finding that, 
based upon the competent substantial evidence contained in the record, the application demonstrates that the 
subject parcels satisfy the statutory definition of an agricultural enclave contained in Section 163.3164(4), 
Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida Statutes. 
 
Motion to DENY Agricultural Enclave Certification Application ENCERT 2026-05 finding, based upon the 
competent substantial evidence contained in the record, that the subject parcel(s) do not satisfy the statutory 
definition of an agricultural enclave under Section 163.3164(4), Florida Statutes, and the requirements for 
certification under Section 163.3162(4), Florida Statutes; and direct the Office of the County Attorney to 
prepare the final written order, including Findings of Fact and Conclusions of Law supporting the Board’s 
determination, as required by Section 163.3162(4), Florida Statutes. 

 
 
ATTACHMENTS 

1. Agricultural Enclave Certification Report 
A. Application and Supporting Documents 



 
 
July 31, 2026 
 
Robert J. Walters, Esq. 
Stearns Weaver Miller, P.A. 
rwalters@stearnsweaver.com  
 
RE:  Agricultural Enclave Certification Report (ENCERT 2026-05) 

Parcel ID# 136090-0005 
      136640-0000 
Property Location: East of Interstate 95 and south of State Road 207 

 
 
Dear applicant:  
 
This letter is in response to the application filed on July 7, 2026 for an Agricultural Enclave Certification 
pursuant to Section 163.3162, Florida Statutes. Within thirty (30) days after receipt of an application for 
Agricultural Enclave Certification, the County is required to provide the applicant with a written report 
detailing whether the application complies with the requirements of Section 163.3162(4)(a), Florida Statutes.  
 
Please find the required written report attached to this letter.  
 
If you have any questions regarding the attached report or need further assistance, I can be reached at 904-
209-0598 or agenest@sjcfl.us. 
 
Sincerely, 
 
 
 
Abrielle Genest, Senior Planner 
 

 

 

 

 

 

 

 

mailto:rwalters@stearnsweaver.com
mailto:agenest@sjcfl.us
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APPLICATION SUMMARY 
The applicant is seeking certification of an Agricultural Enclave located at Parcel ID# 136090-0005 and 
1366400-0000. The property is approximately 615.41 acres and is located directly east of Interstate 95 and south 
of State Road 207. 

 
Proposed Development 

Development Type Residential, Commercial, and Industrial  
Total Acreage 615.41 acres 
Proposed Density 13 units per acre 
Proposed Commercial Development Highest allowable intensities/uses permitted 
Proposed Industrial Development Highest allowable intensities/uses permitted 
Other Proposed Development Other uses permitted under Mixed Use 

 
 
Eligibility Determination:  
According to Florida Statutes 163.3162(4)(a), an applicant may apply to the governing body of the local 
government for certification of the parcel(s) as an agricultural enclave as defined in s. 163.3164 if one or more 
adjacent parcels or an adjacent development permits the same density as, or higher density than, the proposed 
development. An applicant seeking such certification may not use the perimeter of another parcel certified by 
the local government as an agricultural enclave to meet the definition of the term “agricultural enclave.” 
 
Additionally, Section 163.3162(4)(h), Florida Statutes, provides that a parcel or parcels certified as an 
Agricultural Enclave consistent with s. 163.3164(4)(c)1.c. may be developed for commercial, industrial, or 
single-family residential. Based on this provision, if the property is certified as an Agricultural Enclave, the 
applicant is proposing residential, commercial, and industrial development consistent with the land uses 
allowed in the Mixed Use District.   
 



 
 
Page 3                  ENCERT 2026-05 Heritage Development East 
 
 

Adjacent Development Comparison 

Criteria North East  South 
West 

 

FLU Mixed Use and Public 
Residential- C 

(RES-C)  
Rural Sylviculture 

(RUR/SYV) 
Mixed Use 

Zoning 

St. Johns Marketplace PUD 
(Ord. 2014-4, as amended);  

Robert F. Ensslin, Jr. Armory 
PUD (Ord 2008-54, as 

amended); Treaty Ground 
PUD (Ord. 1987-37, as 

amended); Open Rural (OR); 
Commercial Intensive (CI) 

Residential 
Single-Family 

(RS-2); Andalusia 
PUD (Ord. 2015-
02 , as amended) 

Open Rural (OR) 

The Quadrant 
PUD (Ord 2022-
63); Commercial 

Highway Tourism 
(CHT) 

Maximum 
Permitted 
Density 

Mixed Use: 
13 units per acre 

RES-C: 
1.0 unit per acre 

RUR/SYV: 
0.025 unit per acre 

Mixed Use: 
13 units per acre 

Existing 
Development 

Yes Yes No No 

 

 
Statutory Comparison 

Development Type Single Family Residential 
Applicant’s Proposed Density 13 units per acre 
Highest Density on Adjacent Parcel(s) 
or Adjacent Development 

13 units per net acre 

 

 
Staff review: In the following Criteria Analysis section, the applicant cites that the property is seeking 
certification consistent with Section 163.3164(4)(c)2., not 163.3164(4)(c)1.c. Section 163.3164(4)(c)1.c., Florida 
Statutes requires the parcels be surrounded on at least 75% of their perimeter by a combination of an interstate 
highway and one or more parcels within an urban service district, area, or line that are designated on the 
FLUM for industrial, commercial, or residential development. Because the subject property does not satisfy 
these criteria and is not requesting to be certified under Section 163.3164(4)(c)1.c., the provisions of Section 
163.3162(4)(h) do not apply. Accordingly, an Agricultural Enclave certification would allow only single-family 
residential development on the site. 
 
The highest adjacent density is within Northern and Western sites which would allow a maximum density of 
13 units per acre. The applicant has indicated the proposed development matches this density. The applicant’s 
full application can be found in Exhibit A - Supporting Documents attached to this letter. 
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STAFF EVALUATION SUMMARY: 
The 2026 amendments to Section 163.3162, Florida Statutes, establish a new process allowing property owners 
to request certification that a property qualifies as an Agricultural Enclave before pursuing development 
approvals. The certification request must be submitted to the local government and requires a determination 
that the property meets the statutory criteria for an Agricultural Enclave. The local governing body is 
responsible for reviewing the application and approving or denying the certification through a public hearing.  
 
Staff reviewed the application materials submitted by the applicant together with available County records, 
including, as applicable, Property Appraiser records, recorded instruments, the Comprehensive Plan, the 
Future Land Use Map, zoning records, aerial imagery, Geographic Information System (GIS) mapping, and 
other relevant information to determine whether the application demonstrates that the subject property 
satisfies the statutory definition of an Agricultural Enclave under Sections 163.3162 and 163.3164, Florida 
Statutes. Based upon the application materials submitted and staff’s review, the application does 
demonstrate that the subject property satisfies the statutory definition of an Agricultural Enclave 
under Section 163.3164(4), Florida Statutes. The proposed project appears to meet the definition of an 
Agricultural Enclave with respect to single ownership, prior bona fide agricultural use, adjacency to existing 
or proposed development, the applicant's willingness to enter into an agreement to fund, construct, or dedicate 
land for required public service improvements, and applicable density and intensity requirements.  
 
Pursuant to the public hearing process requirements of 163.3162(4), Florida Statutes, this application is 
scheduled to be heard by the Board of County Commissioners on August 19, 2026, to approve or deny 
certification of parcels as an Agricultural Enclave. Pursuant to Section 163.3162, Florida Statutes, the Board of 
County Commissioners shall determine, based upon the entire record before it, whether the application 
demonstrates that the subject property satisfies the statutory definition of an Agricultural Enclave under 
Section 163.3164(4), Florida Statutes. In making that determination, the Board may consider the application 
materials, this written report, public comment, and any other competent evidence presented at the public 
hearing. 
 
Certification of an Agricultural Enclave constitutes a determination only that the subject property satisfies the 
statutory definition of an Agricultural Enclave under Section 163.3164(4), Florida Statutes. Certification does 
not approve a comprehensive plan amendment, rezoning, development order, site development plan, or 
authorize development. Any subsequent application remains subject to the applicable provisions of law. 
 
CRITERIA ANALYSIS 
 

Section 163.3164(4), Florida Statutes, establishes the statutory definition of an Agricultural Enclave. Staff 
reviewed the application materials and supporting documentation to determine whether the application 
demonstrates compliance with each applicable element of the statutory definition. As defined in 163.3164(4), 
Florida Statutes a parcel or parcels of land must be undeveloped. Staff have reviewed the two (2) subject parcels 
applying for Agricultural Enclave certification and determined that both parcels are undeveloped. 
 
To be eligible for certification as an Agricultural Enclave, the following factors must apply to the requested 
unincorporated, undeveloped parcel or parcels of land as of January 1, 2025:  
 

(a) Parcel or parcels are owned or controlled by a single person or entity.  
 

Applicant response: The applicant states that the two (2) parcels that make up the subject property 
are owned and controlled by Heritage Development Company of NE Florida, LLC. To confirm this, 
the applicant has provided an Owners Affidavit in Exhibit 4, Legal Description in Exhibit 5, and 
Warranty Deeds in Exhibit 7 of the application.  
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Staff review: According to the warranty deed in Exhibit 7 of the application materials and St. Johns 
County records, staff has verified that the subject parcels have been owned by a single entity, Heritage 
Development Company of NE Florida, LLC, as of January 1, 2025.   
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(a), Florida Statutes. 
 

(b) Parcel or parcels have been in continuous use for bona fide agricultural purposes, as defined by 
s. 193.461, for a period of five (5) years before the date of any comprehensive plan amendment or 
development application. 
 
Applicant response: The applicant asserts that the subject property has operated as a timber 
plantation for approximately seventy (70) years. The applicant notes that Section 163.3164(4)(b), 
Florida Statutes, does not require a property to have an agricultural classification from the Property 
Appraiser to qualify as a bona fide agricultural use. In support of this assertion, Exhibit 9 of the 
application provides the past five (5) years of historical aerial imagery documenting the continued use 
of the property as timberland. 
 
Section 193.461(3)(b), Florida Statutes, defines "bona fide agricultural purposes" as the good-faith 
commercial agricultural use of land and identifies several factors that may be considered when making 
this determination. The applicant addressed the factors as follows: 
 

a. The length of time the land has been so used.  
Applicant response: In 1956, the Subject Property was leased as a pine farm operation and has 
continued to be utilized as such, as supported by the aerial photography attached to Exhibit 9.  
 

b. Whether the use has been continuous.  
Applicant response: The Subject Property has remained a pine farm operation since 1956, and 
Heritage Development presently continues that usage.  
 

c. The purchase price paid. 
Applicant response: The subject property was purchased as a part of a larger property for 
$18,000,000.00, or approximately $6,574.14 per acre, which is around the average per acre cost for 
agricultural lands, and far less that the average cost of non-agricultural lands.  
 

d. Size, as it relates to specific agricultural use, but a minimum acreage may not be required 
for agricultural assessment. 
Applicant response: The subject property for this application encompasses approximately 615.41 
acres.  
 

e. Whether an indicated effort has been made to care sufficiently and adequately for the 
land in accordance with accepted commercial agricultural practices, including, without 
limitation, fertilizing, liming, tilling, mowing, reforesting, and other accepted 
agricultural practices. 
The applicant did not provide a response.  
 

https://www.leg.state.fl.us/STATUTES/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0193/Sections/0193.461.html
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f. Whether the land is under lease and, if so, the effective length, terms, and conditions of 
the lease. 
The applicant did not provide a response.  
 

g. Such other factors as may become applicable 
The applicant did not provide a response.  

 
Staff review:  Although the statute does not expressly require an agricultural classification by the 
Property Appraiser, staff reviewed the documentation submitted by the applicant and verified 
through the St. Johns County Property Appraiser’s records that the subject property has received an 
agricultural classification and agricultural assessment pursuant to Section 193.461, Florida Statutes 
from 2015 to 2025. Staff finds this classification demonstrates compliance with Section 163.3164(4)(b).   
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(b), Florida Statutes. 
 
 

(c)  
1. Parcel or parcels are surrounded on at least 75 percent of their perimeter by:  

a. A parcel or parcels that have existing industrial, commercial, or residential development;  
b. A parcel or parcels that the county has designated on its   zoning map and FLUM as land to 

be developed for industrial, commercial, or residential purposes, and at least 50 percent of 
such parcel or parcels is existing industrial, commercial, or residential development: or 

c. A combination of an interstate highway and one or more parcels within an urban service 
district, area, or line that are designated on the FLUM for industrial, commercial, or 
residential development.  

 

2. Do not exceed 700 acres and are surrounded on at least 50 percent of their perimeter by property 
designated on the FLIUM to be developed for industrial, commercial, or residential purposes; 
and the parcels or parcels are surrounded on at least 50 percent of their perimeter by a parcel or 
parcel within an urban service district, area, or line; or 

 
3. Are located within the boundary of an established rural study adopted on the Comprehensive 

Plan that was intended to be developed with residential uses.  
 
Applicant response: The applicant finds that the subject parcels meet Section 163.3146(4)(c)2, 
Florida Statues, stating that the parcels are less than 700 acres and are surrounded by 69.06% of its 
perimeter by parcels designated on the St. Johns County FLUM as land to be developed for industrial, 
commercial, or residential purposes, and it is surrounded on 78% of its perimeter by parcels within an 
urban service district, area, or line. The map on the following page was submitted as Exhibit 6 of the 
application to depict the perimeter and urban service area calculations.  
 
Staff review: The applicant asserts qualification under Section 163.3164(4)(c)2, Florida Statutes. Staff 
evaluated the application materials and available GIS data to confirm that the subject property has 
69.06% of its perimeter surrounded by parcels designated on the Future Land Use Map (FLUM) as 
land to be developed for industrial, commercial, or residential. The subject properties also border land 
designated Public on the FLUM; however, this does not count towards the perimeter calculations 
since Public land is not designated for residential, commercial, or industrial development.  
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Additionally, GIS staff confirmed that approximately 78.37% of the parcels surrounding the subject 
property are located within the County's Development Area Boundary. Section 163.3164, Florida 
Statutes, defines an “urban service area” as an area identified in the comprehensive plan where public 
facilities and services, including central water and sewer capacity and roads, are already in place or are 
identified in the capital improvements element. Staff reviewed the County’s Comprehensive Plan, 
including Objective A.1.2 establishing the Development Area Boundary, together with the Capital 
Improvements Element, and determined that the Development Area Boundary identifies the areas 
where urban public facilities and services are provided or planned. Accordingly, staff finds the 
Development Area Boundary satisfies the statutory definition of an urban service area for purposes of 
Section 163.3164(4)(c)2., Florida Statutes. 
 
Staff finds that the subject property satisfies the agricultural enclave qualification criteria set forth in 
section 163.3164(4)(c)2., Florida Statutes, because the property does not exceed 700 acres, is 
surrounded on at least 50 percent of its perimeter by property designated on the Future Land Use 
Map for industrial, commercial, or residential development, and is surrounded on at least 50 percent 
of its perimeter within an urban service district, area, or line.  
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(c)2., Florida Statutes. 
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(d) Have public services, including water, wastewater, transportation, schools, and recreation facilities, 

available or such public services are scheduled in the capital improvement element to be provided by the 
local government or can be provided by an alternate provider of local government infrastructure in order 
to ensure consistency with applicable concurrency provisions of s. 163.3180, or the applicant offers to 
enter into a binding agreement to pay for, construct, or contribute land for its proportionate share of 
such improvements;  

 
Applicant response: The applicant asserts that the subject property has the required existing public 
services, including but not limited to, water, wastewater, transportation, schools, and recreation 
facilities, or such services are scheduled. The applicant has agreed that the property owner will 
negotiate with the County to comply with all statutory requirements for public facilities and services.  
 
Staff review: Review by various county departments determines that there are not presently 
adequate public services for the site; however, the applicant has offered to enter into an agreement to 
provide, fund, construct, or dedicate land for the required public facilities and services consistent with 
Section 163.3164(4)(d), Florida Statutes. 
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(d), Florida Statutes. 
 

 

(e)  Not exceeding 1,280 acres; however, if the parcel or parcels are surrounded on at least 75 percent of their 
perimeter by existing or authorized residential development that will result in a density at buildout of at 
least 1,000 residents per square mile, the area must be determined to be urban, and the parcel or parcels 
may not exceed 4,480 acres; and 

 
Applicant response: The applicant states that the subject property is approximately 615 acres in size 
and thus does not exceed the 1,280-acre threshold. 
 
Staff review: Review of the application and supporting documents confirms the parcel is less than 
1,280 acres. 
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(e), Florida Statutes. 

 
 

(f) Are located within a county with a population of 1.75 million or less. 
 

Applicant response: Exhibit 10 of the application provides the population estimates prepared by the 
Office of Economic and Demographic Research, which estimate the population of St. Johns County 
to be 348,336 as of April 1, 2025. 
 
Staff review: Review of the application and supporting documents confirms that St. Johns County 
has a population less than 1.75 million. 
 
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3164(4)(f), Florida Statutes. 
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CONCLUSION 
Based upon the application materials submitted by the applicant and the information reviewed by County staff, 
the application appears to satisfy the statutory definition of an agricultural enclave contained in 
Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes. 
  
This report constitutes staff’s preliminary evaluation required by Section 163.3162(4)(a), Florida Statutes. The 
Board of County Commissioners must conduct a public hearing and consider the application, this report, and 
any additional evidence presented before determining whether the subject parcels satisfy the statutory 
definition of an agricultural enclave and whether certification should be approved or denied. 
 
 
EXHIBIT 

A. Supporting Documents  



PROPOSED DEVELOPMENT 

 

Project Name:  Heritage Development East 

 

Subject Property: St. Johns County Property Appraiser Parcel ID Nos.: 

• 1360900005 

• 1366400000 

 

Size: 615.41 acres 

 

Surrounding Qualifying 

Parcel Designations: 

Mixed Use 

 

 

Surrounding Qualifying 

Parcel Allowable 

Uses/Intensities and 

Densities:  

• Neighborhood Business and Commercial  

• General Business and Commercial  

• High Intensity Commercial  

• Highway Commercial  

• Light Industrial  

• Heavy Industrial subject to Policy A.1.11.8 

• Agricultural uses when not incompatible with the surrounding area.  

• Solid Waste and Correctional Facilities when not incompatible with the 

surrounding area and subject to Policy A.1.11.9. 

• Cultural/Institutional 

• Office and Professional 

• Neighborhood Public Service 

• General Public Service 

• Regional Business and Commercial 

• Regional Cultural and Entertainment 

• Residential up to 13 units per acre. 

 

Proposed Development: Heritage Development seeks to develop the Subject Property not to exceed the 

highest allowable densities and intensities and for uses currently permitted for the 

Subject Property and allowed for the surrounding parcels. The Subject Property 

will include a combination of the following:  

 

• Residential: Up to 13 units per acre 

• Commercial: Highest allowable intensities permitted  

• Industrial: Highest allowable intensities permitted 

• Other Uses Permitted under Mixed Use 

 

Upon certification as an agricultural enclave, Heritage Development will submit 

development plans to the County as required by Section 163.3162(4)(e), further 

detailing the proposed development.  

 



Robert Walters 

106 East College Avenue, Suite 700 

Tallahassee, FL 32301 

Direct: (850) 329-4851 

Email: rwalters@stearnsweaver.com 

July 1, 2026 

Chair Clay Murphy 

St. Johns County 

Board of County Commissioners 

500 San Sebastian View 

St. Augustine, FL 32084 

Re: Heritage Development East - Certification of Parcels as Agricultural Enclave 

Pursuant to Sections 163.3162(4) and 163.3164(4), Florida Statutes –– Heritage 

Development Company of NE Florida, LLC 

Chair Murphy, 

On behalf of Heritage Development Company of NE Florida, LLC (“Heritage 

Development”), please accept this application as an official request per Sections 163.3162(4) and 

163.3164(4), Florida Statutes, as amended by Chapter 2026-34, Laws of Florida, for certification 

of two undeveloped parcels (“Subject Property”) as an agricultural enclave. The Subject Property 

meets the amended definition of an agricultural enclave as explained in the attached application 

and exhibits. As part of this application, Heritage Development will submit the $8,453.00 

application fee as determined by St. Johns County’s Online Fee Calculator for a Rezoning 

Application. Heritage Development looks forward to working with St. Johns County through this 

process.  

Thank you,  

/s/ Robert J. Walters 

Robert J. Walters, Esq.  

Stearns Weaver Miller, P.A. 

Email: rwalters@stearnsweaver.com 

Counsel for Heritage Development 

mailto:rwalters@stearnsweaver.com
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APPLICATION SUMMARY 
 

Project Name: Heritage Development East 

  

Applicant: Heritage Development Company of NE Florida, LLC 

  

Authorized Representative: Stearns Weaver Miller, P.A. 

 

Robert J. Walters, Esq.  

106 E. College Avenue, Suite 700 

Tallahassee, Florida 32301 

Direct: (850) 329-4851 

Email: rwalters@stearnsweaver.com  

  

Property: St. Johns County Property Appraiser Parcel ID Nos.: 

• 1360900005 

• 1366400000 

  

Size: 615.41 acres 

  

Application Type: Certification of Parcels as Agricultural Enclave Per Sections 

163.3162(4) and 163.3164(4), Florida Statutes 

  

Application Date: July 1, 2026 

  

 

 

  

mailto:rwalters@stearnsweaver.com
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Exhibit List 

Exhibit Description 

1.  Chapter 2026-34, Laws of Florida 

2.  Sections 163.3162(4) & 163.3164(4) (Amended) 

3.  Heritage Development Articles of Incorporation 

4.  Owners Affidavit 

5.  Legal Description of Subject Property 

6.  Heritage Development East Map 

7.  Warranty Deed  

8.  St. Johns County Property Appraiser – Ag. Classification 

9.  Heritage Development East – Aerials  

10.  Office of Economic and Demographic Research Population Estimates 
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I. Introduction 

 

A. Background 

 

Senate Bill 686 (2026) (“SB 686”) became effective on July 1, 2026. See Exhibit 1. SB 

686 amended the definition of “agricultural enclave” in Section 163.3164(4), Florida Statutes, and 

amended the process for certifying property as an “agricultural enclave” per Section 163.3162. A 

property owner seeking to certify a parcel or parcels as an agricultural enclave under the amended 

provisions must meet the requirements in Section 163.3164(4)(a)-(f). The amended language is 

attached as Exhibit 2.  

 

B. Subject Property 

 

Heritage Development is the sole entity that owns and controls the Subject Property. See 

Exhibits 3 and 4. The two parcels for the Subject Property are:  

 

• Parcel ID: 1360900005 

• Parcel ID: 1366400000 

 

The legal description of the Subject Property is attached as Exhibit 5.  

 

C. Certification Request Process 

 

Heritage Development seeks to certify two parcels totaling approximately 615.41 acres 

(“Subject Property”) as an agricultural enclave pursuant to the amended process in Section 

163.3162(4). See Exhibit 6. The amended process allows for an applicant to submit to the 

governing body of St. Johns County (“County”) parcels that meet the amended definition. Within 

30 days after submittal of the request, the County shall then provide a written report detailing 

whether the application meets the requirements. Within 30 days of delivery of the written report, 

the County shall then hold a public hearing approving or denying the application.  

 

D. Subject Property Meets Certification Requirements 

 

The Subject Property meets the statutory definition of an agricultural enclave as follows: 

  

As of January 1, 2025, the Subject Property: 

 

• Contains only undeveloped parcels located in unincorporated St. Johns County.  

 

• Is owned and controlled by a single entity.  

 

• Has been in continuous use for bona fide agricultural purposes for five years before 

submission of this application.  

 

• Does not exceed 700 acres; is surrounded on at least 50 percent of its perimeter by 

parcels that St. Johns County has designated on the future land use map as land to be 
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developed as industrial, commercial, or residential; and the property is surrounded on 

at least 50 percent of its perimeter by parcels within an urban service district, area, or 

line. 

  

• Has the necessary public services (transportation, potable water, sanitary sewer, 

schools, and parks) and/or the Heritage Development will negotiate in good faith with 

the County in compliance with statutory requirements.  Drainage will be provided on-

site. 

 

• Does not exceed 1,280 acres.  

 

• Is located within a county with a population of less than 1,750,000 people.  

 

Because the Subject Property meets the statutory definition of an agricultural enclave, the 

County must provide a written report within 30 days after receipt of this application confirming 

the requirements have been met. The County shall then hold a public hearing to approve the 

certification request. After receiving certification from the St. Johns County Board of County 

Commissioners, Heritage Development will then utilize the process for receiving entitlements 

matching surrounding developments and submit development plans which are consistent with the 

land use requirements, or future land use designations, including uses, density, and intensity, of 

one or more adjacent parcels or an adjacent development. 

 

II. Analysis 

 

The Subject Property meets the statutory definition as amended by SB 686 because it meets 

the requirements in Section 163.3164(4)(a)-(f). The two parcels within the Subject Property are 

undeveloped and located within unincorporated St. Johns County.  

 

(a) The two parcels that make up the Subject Property are owned and controlled by Heritage 

Development Company of NE Florida, LLC. See Exhibit 4. The legal description of the 

Subject Property and warranty deed are attached as Exhibits 5 and 7, respectively.  

 

(b) In compliance with Section 163.3164(4)(b), the two parcels have been in continuous use 

for bona fide agricultural purposes since at least 2021, as they have received an agricultural 

classification from the St. Johns County Property Appraiser and have been used as a timber 

plantation for seventy (70) years.  See Exhibit 8. Section 163.3164(4)(b) does not require 

that a parcel seeking certification have an agricultural classification, but such classification 

creates a per se affirmation that the parcel is used for a bona fide agricultural purpose.1 If 

 
1 As a constitutional officer, a property appraiser’s action is “clothed with the presumption of 

correctness.” Straughn v. Tuck, 354 So. 2d 368, 371 (Fla. 1977). Section 193.461, Florida Statutes, 

requires property appraisers to make a yearly determination as to whether lands are being used for 

a bona fide agricultural purpose, and such property appraisers have a duty to analyze the evidence 

presented by the applicant. Id. When determining whether a property is being used for a “bona fide 

agricultural purpose,” the property appraiser’s designation bears on that determination. See Sheik 

Island Farm, Inc. v. Covington Farm, Inc., 429 So. 3d 1095, 1104 (Fla. 2d DCA 2026). 
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a parcel was not classified agricultural by the Property Appraiser, then a separate analysis 

to determine compliance must be made.  

 

Under the separate statutory analysis, Section 193.461(b), Florida Statutes, defines “bona 

fide agricultural purposes” as “good faith agricultural use of the land” and the following 

factors, which the Subject Property satisfies, may be taken into consideration in making 

that determination: 

 

• The length of time the land has been so used. In 1956, the Subject Property was 

leased as a pine farm operation and has continued to be utilized as such, as 

supported by the aerial photography attached to Exhibit 9. 

 

• Whether the use has been continuous. The Subject Property has remained a pine 

farm operation since 1956 and Heritage Development presently continues that 

usage. 

 

• The purchase price paid. The Subject Property was purchased as part of a larger 

property for $18,000,000.00, or approximately $6,574.14 per acre, which is around 

the average per acre cost for agricultural lands2, and far less than the average cost 

of non-agricultural land.  

 

• Size, as it relates to specific agricultural use, but a minimum acreage may not be 

required for agricultural assessment. The Subject Property for this application 

encompasses approximately 615.41 acres. 

 

• Whether an indicated effort has been made to care sufficiently and adequately for 

the land in accordance with accepted commercial agricultural practices, including, 

without limitation, fertilizing, liming, tilling, mowing, reforesting, and other 

accepted agricultural practices.  

 

Irrespective of the St. Johns County Property Appraiser’s binding determination the 

Subject Property is agricultural, the Subject Property has been used for silviculture for at 

least the past 70 years, the property value is commensurate of other agricultural lands, the 

size of the property meets the requirements, and standard agricultural practices have been 

utilized meaning the Subject Property satisfies the factors in determining whether land is 

used for a bona fide agricultural purpose, and thus meets the requirement in (4)(b).  

 

(c) In order to meet the definition of an agricultural enclave, such parcel or parcels must meet 

one of the five conditions found in paragraph (4)(c). The Subject Property meets the 

requirement in paragraph (4)(c)2. as it is less than 700 acres, it is surrounded on 69.06% of 

its perimeter by parcels designated on the St. Johns County FLUM as land to be developed 

for industrial, commercial, or residential purposes, and it is surrounded on 78% of its 

perimeter by parcels within an urban service district, area, or line. See Exhibit 1.  

 
2 USDA National Agricultural Statistics Service – 2025 Land Values Summary. 

https://www.nass.usda.gov/Charts_and_Maps/Land_Values/index.php.  

https://www.nass.usda.gov/Charts_and_Maps/Land_Values/index.php
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Per the perimeter analysis detailed in Exhibit 13, the total perimeter of the Subject Property 

is approximately 25,344.7 feet, of which 17,502.93 feet or 69.06% of the perimeter has a 

qualifying FLUM designation, and 19,768.86 feet or 78% of the perimeter falls within an 

urban service district, area, or line: 

 

• Acreage: The Subject Property totals 615.41 acres, thus less than the 700-acre 

maximum. 

 

• FLUM Designation: 17,502.93 feet or 69.06% of the perimeter has a qualifying 

designation as land to be developed for residential and/or commercial purposes. 

 

o Mixed Use4: 6,911.69 feet or 27.27% of the perimeter abuts parcels designated 

on the FLUM as mixed use.  

 

o Residential C5: 10,591.24 feet or 41.79% of the perimeter abuts parcels 

designated on the FLUM as residential. 

 

• Urban Service District, Area, or Line: 19,768.86 feet or 78% of parcels 

surrounding the Subject Property fall within an urban service district, area, or line. 

 

The 2025 St. Johns County Comprehensive Plan (“Comprehensive Plan”) directs growth 

and supporting public facilities and services to Development Areas depicted on the FLUM.  

Specifically, Future Land Use Policy A.1.2.7 states: “The County shall encourage urban 

and suburban growth in Development Areas where public facilities and services exist.”  

Comprehensive Plan Infrastructure Element Policies D.1.1.5 and D.4.1.2 state, 

respectively, that potable water lines and sanitary sewer lines shall serve development 

located within the Development Areas. Pursuant to those policies, the County designated 

various surrounding parcels with Residential C or Mixed Use FLUM categories and 

extended water and sewer lines to this location within the Development Area. The Subject 

Property is surrounded on 78% of its perimeter by parcels located within an urban service 

area – an area where existing central water and sewer capacity is available and that is served 

by existing roads, schools and recreational facilities, and have been designated on the 

FLUM to be developed for residential or commercial purposes. The Subject Property 

qualifies under Section 163.3164(4)(c)2. The Subject Property, which is less than 700 acres 

 
3 The perimeter analysis was conducted utilizing GIS software and publicly available information 

from the St. Johns County Property Appraiser and St. Johns County. The analysis overlayed the 

County’s zoning map, FLUM designations, Development Area Boundary, and other information. 

The analysis then calculated the qualifying perimeters and determined the qualifying percentages. 

 
4 Mixed Use Districts are intended to provide for areas that have a mixture of land uses including 

commercial, light industrial, office, and low, medium, and high density residential development, 

and are supported by urban services (e.g. central water and sewer). 

 
5 2025 St. Johns County Comp. Plan, Future Land Use Policy A.1.11.1(m). 
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in size, is surrounded on over 50% of its perimeter by parcels that are designated on the 

FLUM for residential, commercial, or industrial uses, and is surrounded on over 50% of its 

perimeter by parcels that fall within an urban service district, area, or line. 

 

(d) The Subject Property has the required existing public services, including but not limited 

to, water, wastewater, transportation, schools, and recreation facilities, or such services are 

scheduled. To the extent necessary, Heritage Development will negotiate in good faith with 

the County to comply with all statutory requirements for public facilities and services. 

 

(e) The Subject Parcel is approximately 615 acres in size and thus does not exceed the 1,280-

acre threshold.  

 

(f) Per Office of Economic and Demographic Research estimates, St. Johns County’s 

population is 348,336 as of April 1, 2025. See Exhibit 10. 

 

III. Conclusion 

 

The Subject Property must be certified as an agricultural enclave upon request of an 

applicant to the County because it meets the amended statutory definition in Section 163.3164(4), 

Florida Statutes. Upon receipt of this application and within 30 days, the County shall provide a 

written report determining whether the County agrees with the analysis in this Application. 

Heritage Development looks forward to working with the County through this process and can 

provide additional information to confirm the Subject Property meets the amended statutory 

definition, as needed.  

#14852975 v2 



CHAPTER 2026-34

Committee Substitute for Committee Substitute for
Committee Substitute for Senate Bill No. 686

An act relating to agricultural enclaves; amending s. 163.3162, F.S.;
authorizing certain persons to apply to the governing body of the local
government for certification of certain parcels as agricultural enclaves;
prohibiting an applicant from using the perimeter of certain parcels for a
specified purpose; requiring the local government to provide to the
applicant a certain report within a specified timeframe; requiring the
local government to hold a public hearing within a specified timeframe to
approve or deny such certification; requiring the certification of a parcel or
parcels as an agricultural enclave under certain circumstances; requiring
the governing body to issue certain decisions in writing; authorizing an
applicant to seek judicial review under certain circumstances; authorizing
certain persons to submit certain development plans; requiring that
certain developments be treated as a conforming use; encouraging a local
government to incorporate certain site design measures where feasible for
certain development; prohibiting a local government from enacting or
enforcing certain laws or regulations; requiring a local government to
treat certain agricultural enclaves as if they are within urban service
districts; requiring the local government and the owner of a parcel or
parcels certified as an agricultural enclave to enter a certain written
agreement; authorizing the development of certain parcels for commer-
cial, industrial, or single-family residential purposes under certain
circumstances; deleting provisions relating to certain amendments to a
local government’s comprehensive plan; revising construction; amending
s. 163.3164, F.S.; revising the definition of the term “agricultural enclave”;
providing for the future expiration and reversion of specified provisions;
providing an effective date.

Be It Enacted by the Legislature of the State of Florida:

Section 1. Subsection (4) of section 163.3162, Florida Statutes, is
amended to read:

163.3162 Agricultural lands and practices.—

(4) PUBLIC HEARING PROCESS.—

(a) Notwithstanding any other law or local ordinance, resolution, or
regulation, the owner of a parcel or parcels of land, or such owner’s
authorized agent or controlling entity, may apply to the governing body of
the local government for certification of the parcel or parcels as an
agricultural enclave as defined in s. 163.3164 if one or more adjacent
parcels or an adjacent development permits the same density as, or higher
density than, the proposed development. An applicant seeking such
certification may not use the perimeter of another parcel certified by the

1
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local government as an agricultural enclave to meet the definition of the
term “agricultural enclave.”

(b) Within 30 days after the local government’s receipt of such an
application, the local government shall provide to the applicant a written
report detailing whether the application complies with the requirements of
paragraph (a).

(c) Within 30 days after the local government provides the report
required under paragraph (b), the local government shall hold a public
hearing to approve or deny certification of the parcel or parcels as an
agricultural enclave. If the local government does not approve or deny
certification of the parcel or parcels as an agricultural enclave within 90
days after receipt of the application, the parcel or parcels must be certified as
an agricultural enclave.

(d) If the application is denied, the governing body of the local
government must issue its decision in writing with detailed findings of
fact and conclusions of law. The applicant may seek review of the denial by
filing a petition for writ of certiorari in the circuit court within 30 days after
the date the local government renders its decision.

(e) If the application is approved, the owner of the parcel or parcels
certified as an agricultural enclave, or the owner’s authorized agent or
controlling entity, may submit development plans for single-family residen-
tial housing which are consistent with the land use requirements, or future
land use designations, including uses, density, and intensity, of one or more
adjacent parcels or an adjacent development. A development for which plans
are submitted under this paragraph must be treated as a conforming use,
notwithstanding the local government’s comprehensive plan, future land
use designation, or zoning. If development within an agricultural enclave
affects an established wildlife corridor, the local government is encouraged
to incorporate site design measures that maintain habitat permeability,
including clustering, open space retention, and wildlife crossing accommo-
dations, where feasible.

(f) A local government may not enact or enforce a law or regulation for an
agricultural enclave which is more burdensome than for other types of
applications for comparable uses or densities. A local government shall treat
an agricultural enclave that is adjacent to an urban service district as if such
enclave is within the urban service district.

(g) Within 30 business days after the local government’s receipt of
development plans under paragraph (e), the local government and the owner
of the parcel or parcels certified as an agricultural enclave must agree in
writing to a process and schedule for information submittal, analysis, and
final approval, which may be administrative in nature, of the development
plans. The local government may not require the owner to agree to a process
that is longer than 180 days in duration or that includes further review of the
plans in a quasi-judicial process or public hearing.

Ch. 2026-34 LAWS OF FLORIDA Ch. 2026-34
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(h) Notwithstanding paragraph (e), a parcel or parcels certified as an
agricultural enclave as defined in s. 163.3164(4)(c)1.c. which are adjacent to
an interstate highway may be developed for commercial, industrial, or
single-family residential purposes if one or more adjacent parcels or an
adjacent development permits the same density or intensity as the proposed
development AMENDMENT TO LOCAL GOVERNMENT COMPREHEN-
SIVE PLAN.—The owner of a parcel of land defined as an agricultural
enclave under s. 163.3164 may apply for an amendment to the local
government comprehensive plan pursuant to s. 163.3184. Such amendment
is presumed not to be urban sprawl as defined in s. 163.3164 if it includes
land uses and intensities of use that are consistent with the uses and
intensities of use of the industrial, commercial, or residential areas that
surround the parcel. This presumption may be rebutted by clear and
convincing evidence. Each application for a comprehensive plan amendment
under this subsection for a parcel larger than 640 acres must include
appropriate new urbanism concepts such as clustering, mixed-use develop-
ment, the creation of rural village and city centers, and the transfer of
development rights in order to discourage urban sprawl while protecting
landowner rights.

(a) The local government and the owner of a parcel of land that is the
subject of an application for an amendment shall have 180 days following the
date that the local government receives a complete application to negotiate
in good faith to reach consensus on the land uses and intensities of use that
are consistent with the uses and intensities of use of the industrial,
commercial, or residential areas that surround the parcel. Within 30 days
after the local government’s receipt of such an application, the local
government and owner must agree in writing to a schedule for information
submittal, public hearings, negotiations, and final action on the amendment,
which schedule may thereafter be altered only with the written consent of
the local government and the owner. Compliance with the schedule in the
written agreement constitutes good faith negotiations for purposes of
paragraph (c).

(b) Upon conclusion of good faith negotiations under paragraph (a),
regardless of whether the local government and owner reach consensus on
the land uses and intensities of use that are consistent with the uses and
intensities of use of the industrial, commercial, or residential areas that
surround the parcel, the amendment must be transmitted to the state land
planning agency for review pursuant to s. 163.3184. If the local government
fails to transmit the amendment within 180 days after receipt of a complete
application, the amendment must be immediately transferred to the state
land planning agency for such review. A plan amendment transmitted to the
state land planning agency submitted under this subsection is presumed not
to be urban sprawl as defined in s. 163.3164. This presumption may be
rebutted by clear and convincing evidence.

(c) If the owner fails to negotiate in good faith, a plan amendment
submitted under this subsection is not entitled to the rebuttable presump-
tion under this subsection in the negotiation and amendment process.

Ch. 2026-34 LAWS OF FLORIDA Ch. 2026-34
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(i)(d) Nothing within this subsection relating to agricultural enclaves
shall preempt or replace any protection currently existing for any property
located within the boundaries of any of the following areas:

1. The Wekiva Study Area, as described in s. 369.316.; or

2. The Everglades Protection Area, as defined in s. 373.4592(2).

3. Any area of critical state concern, as designated in s. 380.055, s.
380.0551, s. 380.0552, s. 380.0553, or s. 380.0555.

4. Any portion of a property encumbered by a recorded conservation
easement as defined in s. 704.06.

5. A military installation or range identified in s. 163.3175(2).

Section 2. Subsection (4) of section 163.3164, Florida Statutes, is
amended to read:

163.3164 Community Planning Act; definitions.—As used in this act:

(4) “Agricultural enclave” means an unincorporated, undeveloped parcel
or parcels that, as of January 1, 2025:

(a) Are Is owned or controlled by a single person or entity;

(b) Have Has been in continuous use for bona fide agricultural purposes,
as defined by s. 193.461, for a period of 5 years before prior to the date of any
comprehensive plan amendment or development application;

(c)1. Are Is surrounded on at least 75 percent of their its perimeter by:

a.1. A parcel or parcels Property that have has existing industrial,
commercial, or residential development; or

b.2. A parcel or parcels Property that the local government has
designated, in the local government’s comprehensive plan, zoning map,
and future land use map, as land that is to be developed for industrial,
commercial, or residential purposes, and at least 50 75 percent of such parcel
or parcels property is existing industrial, commercial, or residential
development; or

c. A combination of an interstate highway and a parcel or parcels that
are within an urban service district, area, or line and that the local
government has designated in the local government’s future land use map as
land that is to be developed for industrial, commercial, or residential
purposes;

2. Do not exceed 700 acres and are surrounded on at least 50 percent of
their perimeter by a parcel or parcels that the local government has
designated on the local government’s future land use map as land that is to
be developed for industrial, commercial, or residential purposes; and the
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parcel or parcels are surrounded on at least 50 percent of their perimeter by
a parcel or parcels within an urban service district, area, or line; or

3. Are located within the boundary of an established rural study area
adopted in the local government’s comprehensive plan which was intended
to be developed with residential uses;

(d) Have Has public services, including water, wastewater, transporta-
tion, schools, and recreation facilities, available or such public services are
scheduled in the capital improvement element to be provided by the local
government or can be provided by an alternative provider of local govern-
ment infrastructure in order to ensure consistency with applicable con-
currency provisions of s. 163.3180, or the applicant offers to enter into a
binding agreement to pay for, construct, or contribute land for its propor-
tionate share of such improvements; and

(e) Do Does not exceed 1,280 acres; however, if the parcel or parcels are
property is surrounded on at least 75 percent of their perimeter by existing
or authorized residential development that will result in a density at
buildout of at least 1,000 residents per square mile, then the area must shall
be determined to be urban and the parcel or parcels may not exceed 4,480
acres, unless such parcel or parcels exceeding 1,280 acres are within the
affected counties covered by the water protection plan specified in s.
373.4595(4)(c); and

(f) Are located within a county with a population of 1.75 million or less.
For purposes of this subsection, population is determined in accordance with
the most recent official estimate pursuant to s. 186.901.

Where a right-of-way, body of water, or canal exists along the perimeter of a
parcel, the perimeter calculations of the agricultural enclave must be based
on the adjacent parcel or parcels across the right-of-way, body of water, or
canal.

Section 3. The amendments made by this act to ss. 163.3162(4) and
163.3164(4), Florida Statutes, shall expire January 1, 2028, and the text of
those subsections shall revert to that in existence on June 30, 2026, except
that any amendment to such text enacted other than by this act shall be
preserved and continue to operate to the extent that such amendment is not
dependent upon the portions of text which expire pursuant to this section.

Section 4. This act shall take effect July 1, 2026.

Approved by the Governor April 20, 2026.

Filed in Office Secretary of State April 20, 2026.
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163.3162 Agricultural lands and practices.—  

(4) PUBLIC HEARING PROCESS.— 

(a) Notwithstanding any other law or local ordinance, resolution, or regulation, the owner 

of a parcel or parcels of land, or such owner’s authorized agent or controlling entity, may apply 

to the governing body of the local government for certification of the parcel or parcels as an 

agricultural enclave as defined in s. 163.3164 if one or more adjacent parcels or an adjacent 

development permits the same density as, or higher density than, the proposed development. An 

applicant seeking such certification may not use the perimeter of another parcel certified by the 

local government as an agricultural enclave to meet the definition of the term “agricultural 

enclave.” 

(b) Within 30 days after the local government’s receipt of such an application, the local 

government shall provide to the applicant a written report detailing whether the application 

complies with the requirements of paragraph (a). 

(c) Within 30 days after the local government provides the report required under 

paragraph (b), the local government shall hold a public hearing to approve or deny certification 

of the parcel or parcels as an agricultural enclave. If the local government does not approve or 

deny certification of the parcel or parcels as an agricultural enclave within 90 days after receipt 

of the application, the parcel or parcels must be certified as an agricultural enclave. 

(d) If the application is denied, the governing body of the local government must issue its 

decision in writing with detailed findings of fact and conclusions of law. The applicant may seek 

review of the denial by filing a petition for writ of certiorari in the circuit court within 30 days 

after the date the local government renders its decision. 

(e) If the application is approved, the owner of the parcel or parcels certified as an 

agricultural enclave, or the owner’s authorized agent or controlling entity, may submit 

development plans for single-family residential housing which are consistent with the land use 

requirements, or future land use designations, including uses, density, and intensity, of one or 

more adjacent parcels or an adjacent development. A development for which plans are submitted 

under this paragraph must be treated as a conforming use, notwithstanding the local 

government’s comprehensive plan, future land use designation, or zoning. If development within 

an agricultural enclave affects an established wildlife corridor, the local government is 

encouraged to incorporate site design measures that maintain habitat permeability, including 

clustering, open space retention, and wildlife crossing accommodations, where feasible. 

(f) A local government may not enact or enforce a law or regulation for an agricultural 

enclave which is more burdensome than for other types of applications for comparable uses or 

densities. A local government shall treat an agricultural enclave that is adjacent to an urban 

service district as if such enclave is within the urban service district. 
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(g) Within 30 business days after the local government’s receipt of development plans 

under paragraph (e), the local government and the owner of the parcel or parcels certified as an 

agricultural enclave must agree in writing to a process and schedule for information submittal, 

analysis, and final approval, which may be administrative in nature, of the development plans. 

The local government may not require the owner to agree to a process that is longer than 180 

days in duration or that includes further review of the plans in a quasi-judicial process or public 

hearing.  

(h) Notwithstanding paragraph (e), a parcel or parcels certified as an agricultural enclave 

as defined in s. 163.3164(4)(c)1.c. which are adjacent to an interstate highway may be developed 

for commercial, industrial, or single-family residential purposes if one or more adjacent parcels 

or an adjacent development permits the same density or intensity as the proposed development. 

(i) Nothing within this subsection relating to agricultural enclaves shall preempt or 

replace any protection currently existing for any property located within the boundaries of any of 

the following areas: 

1. The Wekiva Study Area, as described in s. 369.316. 

2. The Everglades Protection Area, as defined in s. 373.4592(2). 

3. Any area of critical state concern, as designated in s. 380.055, s. 380.0551, s. 380.0552, s. 

380.0553, or s. 380.0555. 

4. Any portion of a property encumbered by a recorded conservation easement as defined in 

s. 704.06. 

5. A military installation or range identified in s. 163.3175(2). 

 

163.3164 Community Planning Act; definitions.—As used in this act: 

 

(4) “Agricultural enclave” means an unincorporated, undeveloped parcel or parcels that, as of 

January 1, 2025: 

 

(a) Are owned or controlled by a single person or entity; 

 

(b) Have been in continuous use for bona fide agricultural purposes, as defined by s. 

193.461, for a period of 5 years before the date of any comprehensive plan amendment or 

development application; 

 

(c)1. Are surrounded on at least 75 percent of their perimeter by: 

 

a. A parcel or parcels that have existing industrial, commercial, or 

residential development;  

 

b. A parcel or parcels that the local government has designated, in the 

local government’s zoning map and future land use map, as land that is to 

be developed for industrial, commercial, or residential purposes, and at 



least 50 percent of such parcel or parcels is existing industrial, 

commercial, or residential development; or 

 

c. A combination of an interstate highway and a parcel or parcels that are 

within an urban service district, area, or line and that the local government 

has designated in the local government’s future land use map as land that 

is to be developed for industrial, commercial, or residential purposes; 

 

2. Do not exceed 700 acres and are surrounded on at least 50 percent of their 

perimeter by a parcel or parcels that the local government has designated on the 

local government’s future land use map as land that is to be developed for 

industrial, commercial, or residential purposes; and the parcel or parcels are 

surrounded on at least 50 percent of their perimeter by a parcel or parcels within 

an urban service district, area, or line; or 

 

3. Are located within the boundary of an established rural study area adopted in 

the local government’s comprehensive plan which was intended to be developed 

with residential uses; 

 

(d) Have public services, including water, wastewater, transportation, schools, and 

recreation facilities, available or such public services are scheduled in the capital improvement 

element to be provided by the local government or can be provided by an alternative provider of 

local government infrastructure in order to ensure consistency with applicable concurrency 

provisions of s. 163.3180, or the applicant offers to enter into a binding agreement to pay for, 

construct, or contribute land for its proportionate share of such improvements;  

 

(e) Do not exceed 1,280 acres; however, if the parcel or parcels are surrounded on at 

least 75 percent of their perimeter by existing or authorized residential development that will 

result in a density at buildout of at least 1,000 residents per square mile, the area must be 

determined to be urban and the parcel or parcels may not exceed 4,480 acres, unless such parcel 

or parcels exceeding 1,280 acres are within the affected counties covered by the water protection 

plan specified in s. 373.4595(4)(c); and 

 

(f) Are located within a county with a population of 1.75 million or less. For purposes 

of this subsection, population is determined in accordance with the most recent official estimate 

pursuant to s. 186.901. 

 

Where a right-of-way, body of water, or canal exists along the perimeter of a parcel, the 

perimeter calculations of the agricultural enclave must be based on the adjacent parcel or parcels 

across the right-of-way, body of water, or canal. 

 

 

 



The amendments made by this act to ss. 163.3162(4) and 163.3164(4), Florida Statutes, shall 

expire January 1, 2028, and the text of those subsections shall revert to that in existence on June 

30, 2026, except that any amendment to such text enacted other than by this act shall be 

preserved and continue to operate to the extent that such amendment is not dependent upon the 

portions of text which expire pursuant to this section. 
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Heritage Development East – Legal Description 
 

Parcel 1 (From Warranty Deed): 
 
A PORTION OF SAID SECTIONS 3, 10, 15, 22 AND 27, TOWNSHIP 8 SOUTH, RANGE 29 EAST, ST. 
JOHNS COUNTY, FLORIDA, ALL LYING EASTERLY OF INTERSTATE No. 95 (STATE ROAD No. 9) AS 
SHOWN ON FLORIDA DEPARTMENT OF TRANSPORTATION RIGHT OF WAY MAP, STATE PROJECT 
No. 78080-2443, AND SOUTHERLY OF STATE ROAD No. 207 AS SHOWN ON FLORIDA DEPARTMENT 
OF TRANSPORTATION RIGHT OF WAY MAP SECTION 78050-2516, AND BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
FOR A POINT OF REFERENCE COMMENCE AT THE NORTHWESTERLY CORNER OF SAID SECTION 
15, SAME BEING THE SOUTHEAST CORNER OF AFOREMENTIONED SECTION 9, AND THE 
SOUTHWEST CORNER OF AFOREMENTIONED SECTION 10; THENCE NORTH 00°28'14" WEST, 
ALONG THE WESTERLY LINE OF SAID SECTION 10, 2782.48 FEET TO THE POINT OF BEGINNING: 
 
FROM THE POINT OF BEGINNING JUST DESCRIBED THENCE NORTH 00°28'14" WEST CONTINUE 
ALONG SAID WESTERLY LINE OF SECTION 10, 1297.06 FEET; THENCE NORTH 63°17'43" EAST, 
ALONG A SOUTHERLY LINE OF THOSE LANDS AS DESCRIBED IN OFFICIAL RECORDS BOOK 941, 
PAGE 1631, 1407.40 FEET TO A SOUTHERLY CORNER OF SAID LANDS; THENCE SOUTH 10°58'14" 
EAST, ALONG A WESTERLY LINE OF SAID LANDS, 216.57 FEET TO A SOUTHERLY CORNER OF 
SAID LANDS; THENCE NORTH 63°20'19" EAST, ALONG A SOUTHERLY LINE OF SAID LANDS, 474.51 
FEET TO THE MOST EASTERLY CORNER OF SAID LANDS; THENCE NORTH 9°26'58" WEST, ALONG 
THE EASTERLY LINE OF SAID LANDS, 670.61 FEET TO AN EASTERLY CORNER OF SAID LANDS; 
THENCE NORTH 11°01'30" WEST, CONTINUING ALONG SAID EASTERLY LINE, 861.29 FEET TO AN 
EASTERLY CORNER OF SAID LANDS; THENCE NORTH 53°32'12" WEST, ALONG A 
NORTHEASTERLY LINE OF SAID LANDS AND ITS NORTHWESTERLY PROLONGATION, 412.27 
FEET TO THE SOUTHERLY RIGHT OF WAY LINE OF AFOREMENTIONED STATE ROAD No. 207; 
THENCE NORTH 36°30'28" EAST, ALONG SAID RIGHT OF WAY LINE, 126.47 FEET; THENCE NORTH 
36°25'28" EAST, CONTINUING ALONG SAID RIGHT OF WAY LINE, 80.83 FEET; THENCE SOUTH 
53°34'32" EAST, CONTINUING ALONG SAID RIGHT OF WAY LINE, 5.00 FEET; THENCE NORTH 
36°25'28" EAST, CONTINUING ALONG SAID RIGHT OF WAY LINE, 350.00 FEET; THENCE NORTH 
53°34'32" WEST, CONTINUING ALONG SAID RIGHT OF WAY LINE; 5.00 FEET; THENCE NORTH 
36°25'28" EAST, CONTINUING ALONG SAID RIGHT OF WAY LINE; 400.03 FEET TO A POINT OF 
CURVATURE OF A CURVE CONCAVE NORTHWESTERLY AND HAVING A RADIUS OF 17,261.46 
FEET AND A CENTRAL ANGLE OF 1°39'36"; THENCE NORTHEASTERLY ALONG THE ARC OF SAID 
CURVE, AND CONTINUING ALONG SAID RIGHT OF WAY LINE, 500.07 FEET, TO THE END OF SAID 
CURVE, SAID CURVE BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 
35°35'40" EAST, 500.05 FEET; THENCE SOUTH 53°34'32" EAST, CONTINUING ALONG SAID RIGHT 
OF WAY LINE AND NON-TANGENT TO LAST DESCRIBED CURVE, 5.00 FEET TO A POINT ON A NON-
TANGENT CURVE CONCAVE NORTHWESTERLY AND HAVING A RADIUS OF 17,263.73 FEET AND 
A CENTRAL ANGEL OF 0°44'03"; THENCE NORTHEASTERLY ALONG THE ARC OF SAID CURVE, 
AND CONTINUING ALONG SAID RIGHT OF WAY LINE, 221.21 FEET TO THE POINT OF TANGENCY 
OF SAID CURVE, SAID CURVE BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
NORTH 34°23'52" EAST, 221.21 FEET; THENCE NORTH 34°10'01" EAST, CONTINUING ALONG SAID 
RIGHT OF WAY LINE, 81.46 FEET; THENCE NORTH 53°34'32" WEST, CONTINUING ALONG SAID 
RIGHT OF WAY LINE, 5.00 FEET TO A POINT ON A NON-TANGENT CURVE CONCAVE 
NORTHWESTERLY AND HAVING A RADIUS OF 17,118.73 FEET AND A CENTRAL ANGLE OF 0°23'39"; 
THENCE NORTHEASTERLY ALONG THE ARC OF SAID CURVE, AND CONTINUING ALONG SAID 
RIGHT OF WAY LINE, 117.76 FEET, TO THE END OF SAID CURVE; SAID CURVE BEING SUBTENDED 
BY A CHORD BEARING AND DISTANCE OF NORTH 34°30'03" EAST, 117.76 FEET; THENCE NORTH 
88°58'38" EAST, DEPARTING SAID RIGHT OF WAY LINE, 439.50 FEET TO THE NORTHEAST 
CORNER OF THE SOUTHWEST QUARTER OF AFOREMENTIONED SECTION 3, TOWNSHIP 8 
SOUTH, RANGE 29 EAST; THENCE SOUTH 00°41'36" WEST, ALONG THE EASTERLY LINE OF JUST 
MENTIONED SOUTHWEST CORNER, 2,670.13 FEET TO THE SOUTHEAST CORNER OF SAID 
SOUTHWEST QUARTER; THENCE NORTH 89°32'48" EAST, ALONG THE NORTHERLY LINE OF 
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AFOREMENTIONED SECTION 10, TOWNSHIP 8 SOUTH, RANGE 29 EAST, 2,626.79 FEET TO THE 
NORTHEAST CORNER OF SAID SECTION 10, SAME BEING THE SOUTHEAST CORNER OF SAID 
SECTION 3; THENCE SOUTH 00°36'49" EAST, ALONG THE EAST LINE OF SAID SECTION 10, 2,622.82 
FEET TO THE EAST QUARTER CORNER OF SAID SECTION 10, THENCE SOUTH 00°33'09" EAST, 
CONTINUING ALONG SAID EASTERLY LINE OF SECTION 10, 2,662.40 FEET TO THE SOUTHEAST 
CORNER OF SAID SECTION 10, SAME BEING THE NORTHEAST CORNER OF AFOREMENTIONED 
SECTION 15, TOWNSHIP 8 SOUTH, RANGE 29 EAST; THENCE SOUTH 00°41'40 EAST, ALONG THE 
EASTERLY LINE OF SAID SECTION 15, 2658.14 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 15; THENCE SOUTH 01°04'19" EAST, CONTINUING ALONG SAID EASTERLY LINE OF 
SECTION 15, 2,650.87 FEET TO THE SOUTHEAST CORNER OF SAID SECTION 15, SAME BEING THE 
NORTHEAST CORNER OF AFOREMENTIONED SECTION 22, TOWNSHIP 8 SOUTH, RANGE 29 EAST; 
THENCE SOUTH 00°32'49" EAST, ALONG THE EASTERLY LINE OF SAID SECTION 22, 5,219.98 FEET 
TO THE SOUTHEASTERLY CORNER OF SAID SECTION 22, SAME BEING THE NORTHEASTERLY 
CORNER OF AFOREMENTIONED SECTION 27, TOWNSHIP 8 SOUTH, RANGE 29 EAST; THENCE 
SOUTH 00°27'02" EAST, ALONG THE EASTERLY LINE OF SAID SECTION 27, 1,379.33 FEET TO THE 
EASTERLY LIMITED ACCESS RIGHT OF WAY LINE OF AFOREMENTIONED INTERSTATE No. 95 
(STATE ROAD. 9); THENCE NORTH 19°06'50" WEST, ALONG JUST MENTIONED LIMITED ACCESS 
RIGHT OF WAY LINE, 7,521.74 FEET; THENCE NORTH 70°53'10 EAST, CONTINUING ALONG SAID 
LIMITED ACCESS RIGHT OF WAY LINE, 120.00 FEET; THENCE NORTH 19°06'50" WEST, 
CONTINUING ALONG SAID LIMITED ACCESS RIGHT OF WAY LINE, 2,583.46 FEET TO THE POINT 
OF CURVATURE OF A CURVE CONCAVE SOUTHWESTERLY AND HAVING A RADIUS OF 17,458.76 
FEET AND A CENTRAL ANGLE OF 2°25'15"; THENCE NORTHWESTERLY ALONG THE ARC OF SAID 
CURVE, CONTINUING ALONG SAID LIMITED ACCESS RIGHT OF WAY LINE, 737.69 FEET TO THE 
END OF SAID CURVE, SAID CURVE BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
NORTH 20°19'28" WEST, 737.63 FEET; THENCE SOUTH 68°27'55" WEST, CONTINUING ALONG SAID 
RIGHT OF WAY LINE AND NON-TANGENT TO LAST DESCRIBED CURVE, 120.00 FEET TO A NON-
TANGENT CURVE CONCAVE SOUTHWESTERLY AND HAVING A RADIUS OF 17,338.76 FEET AND A 
CENTRAL ANGLE OF 01°35'47"; THENCE NORTHWESTERLY ALONG THE ARC OF SAID CURVE 
483.08 FEET TO THE POINT OF TANGENCY OF SAID CURVE, SAID CURVE BEING SUBTENDED BY 
A CHORD BEARING AND DISTANCE OF NORTH 22°19'59" WEST, 483.06 FEET; THENCE NORTH 
23°07'52" WEST, CONTINUING ALONG SAID LIMITED ACCESS RIGHT OF WAY LINE, 4,291.23 FEET 
TO THE POINT OF BEGINNING. 
 
LESS AND EXCEPT THAT PORTION OF PARCEL 1 LYING IN SECTION 15, TOWNSHIP 8 SOUTH, 
RANGE 29 EAST. 
 
ALSO LESS AND EXCEPT THAT PORTION OF PARCEL 1 LYING IN SECTION 22, TOWNSHIP 8 
SOUTH, RANGE 29 EAST. 
 
ALSO LESS AND EXCEPT THAT PORTION OF PARCEL 1 LYING IN SECTION 27, TOWNSHIP 8 
SOUTH, RANGE 29 EAST. 
 
ALSO LESS AND EXCEPT THOSE LANDS AS DESCRIBED IN OFFICIAL RECORDS BOOK 2280, PAGE 
549-555., AND A 25' CONSERVATION EASEMENT AS DESCRIBED IN OFFICIAL RECORDS BOOK 
3543, PAGES 1446-1452 OF SAID PUBLIC RECORDS OF ST. JOHNS COUNTY, FLORIDA. 
 
SUBJECT TO A 60' EASEMENT PER OFFICIAL RECORDS BOOK 1114, PAGES 264-267, A ACCESS 
EASEMENT PER OFFICIAL RECORDS BOOK 2280, PAGE 259, A 50' ACCESS EASEMENT PER 
OFFICIAL RECORDS BOOK 1289, PAGE 370 AND A 25' CONSERVATION EASEMENT PER 
OFFICIAL RECORDS BOOK 3543, PAGE 1446. 
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St. Johns County Property Appraiser – 2016 Pictometry 
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St. Johns County Property Appraiser – 2020 Pictometry 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



St. Johns County Property Appraiser – 2024 Pictometry 

  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



St. Johns County Property Appraiser – 2026 Pictometry 
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