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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 

9/15/2026 

BCC MEETING DATE 

TO: Joy Andrews, County Administrator DATE: August 24, 2026 

FROM: Justin Kelly, MPA, CNU-A, Principal Planner PHONE: 904 209-0728 

SUBJECT OR TITLE: ENCERT 2026-08 AFI Property 

AGENDA TYPE: Business Item, Public Hearing, Report 

BACKGROUND INFORMATION: 

Application for Agricultural Enclave Certification, pursuant to Sections 163.3162 and 163.3164, 
Chapter 2026-34, Florida Statutes. This certification request includes approximately 310 acres. The 
subject property is located West of Pacetti Road and North of County Road 208. 

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 APPROVE Agricultural Enclave Certification Application ENCERT 2026-08 
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 2026-08, finding that, 
based upon the competent substantial evidence contained in the record, 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 9/3/2026  OMB: ARM 9/3/2026  Admin: JDD 9/4/2026 



 
 

 

To:   Board of County Commissioners 

From:   Justin Kelly, MPA, CNU-A, Principal Planner 

Date:   August 24, 2026 

Subject:  ENCERT 2026-08 AFI Property, a request to certify PARCEL ID# 
030680-0000 as an Agricultural Enclave per Florida Statute 
Section 163.3162(4) and 163.3164(4). 

 
Applicants: Ellen Avery-Smith, Esq. | Rogers Towers, P.A. 
 
Owner:   AFI Associates, Inc.  

Hearing Dates: Board of County Commissioners – September 15, 2026 

Commissioner  
District:   District 2 

 
 
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# 030680-0000. The 
property is approximately 310 acres in size and is located west of Pacetti Road and north of County Road 208. 
 
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 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 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 comprehensive plan amendment or development application 
remains subject to the procedures established by Section 163.3162, Florida Statutes. 
 
CORRESPONDENCE/PHONE CALLS 
County staff have received several phone calls in reference to this request. The calls were informational in 
nature with no statements of support or opposition from those residents. No further correspondence or phone 
calls have been received as of the writing of this Staff Report.  
 
SUGGESTED MOTION/ACTION 
APPROVE: Motion to APPROVE Agricultural Enclave Certification Application ENCERT 2026-08 AFI 
Property 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. 
 
DENY: Motion to DENY Agricultural Enclave Certification Application ENCERT 2026-08 AFI Property 
finding, based upon the competent substantial evidence contained in the record, that the subject property does 
not satisfy the statutory definition of an agricultural enclave 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).  
 
ATTACHMENTS 
1. Agricultural Enclave Certification Report 

A. Supporting Documents 
 



 
September 4, 2026 
 
 
Ellen Avery-Smith 
Rogers Towers, P.A. 
100 Whetstone Place, Suite 200 
St. Augustine, FL 32086 
EAverySmith@rtlaw.com  
 
RE: Agricultural Enclave Certification Report (ENCERT 2026-08 AFI Property) 
Parcel ID: 030680-0000 
Property Location: West of Pacetti Road, north of County Road 208 
 
Ms. Avery-Smith,  
 
This letter is in response to the application received on August 6, 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 further questions or comments regarding the attached report, please feel free to contact me at 
(904) 209-0728 or jkkelly@sjcfl.us  
 
Sincerely, 

 
Justin Kelly, MPA, CNU-A 
Principal Planner  
St. Johns County Growth Management 
 

 

 

 

mailto:EAverySmith@rtlaw.com
mailto:jkkelly@sjcfl.us
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APPLICATION SUMMARY 
The applicant is seeking certification of an Agricultural Enclave for approximately 310 acres of land located in 
St. Johns County, west of Pacetti Road and north of County Road 208. A portion of the property is bifurcated 
by Church Road to the northeast.  
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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 F.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.” 

 

Adjacent Development Comparison 
 

Criteria North East  South  West 

FLUM 
Rural/Silviculture  
& Residential-A 

Rural/Silviculture Rural/Silviculture 
Rural/Silviculture & St. 

Johns DRI 

Zoning 
Six Mile Creek 

PUD & OR 
OR OR; RS-1 & RS-2 Six Mile Creek PUD & OR 

Maximum 
Permitted 
Density 

One (1) DU/acre One (1) DU/acre One (1) DU/acre 

Five (5) DU/acre 
Single Family 

Conventional (Six Mile 
Creek PUD) 

Existing 
Development 

Partial Partial Partial Partial 

 

Statutory Comparison 
 

Development Type Single Family Residential 
Total Acreage 310 
Applicant’s Proposed Gross Density 1.08 DU per acre 
Proposed Number of Dwelling Units Not Provided 
Highest Density on Adjacent Parcel(s) or 
Adjacent Development 

Five (5) DU per acre 

 

Staff review: The highest adjacent residential density is located northwest of the subject property within the 
southern portion of the Six Mile Creek PUD, which is comprised of Phase 12C of the Trailmark residential 
subdivision, permitting a maximum five (5) dwelling units per acre. The directly adjoining property is the 
platted conservation area of Phase 12C (MAP BOOK 25 PAGES 13-25). This is supported by Section E.1. of 
the Six Mile Creek PUD Text, Table III and Development Criteria Table, Exhibit 1 (ORD. 2021-13, as 
amended) for Single Family Conventional (SFC) uses. Additional support is provided on the approved and 
recorded Incremental Master Development Plan (MDP) Map for Trailmark Phase 12 (PUD DRAWING 
BOOK 48 PAGES 3-5) and the approved subdivision construction plans (MODCP 2023-10). Based on the 
provided application materials, the proposed Agricultural Enclave will not exceed 1.08 residential units per 
gross acre, which is the gross density for the overall Six Mile Creek PUD. See the applicant’s Exhibit 6.7 found 
within Exhibit A Supporting Documents attached to this letter. 
 

Finding: Staff find that the project complies; the proposed development does not exceed the density permitted 
on one or more adjacent parcels or an adjacent development and therefore satisfies section 163.3162(4)(a). 
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STAFF EVALUATION SUMMARY: 
Sections 163.3162 and 163.3164, Florida Statutes as amended by Chapter 2026-34, Laws of Florida, establishes 
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 
Agricultural Enclave with respect to common ownership of the subject property, 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 compliance with the applicable 
residential density requirements. 
 

Pursuant to the public hearing process requirements of Section 163.3162(4), Florida Statutes, this application 
is scheduled to be heard by the Board of County Commissioners on September 15, 2026, to approve or deny 
certification of the subject parcel 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, to be eligible for certification as an Agricultural Enclave, the following factors must apply to 
the requested unincorporated, undeveloped parcel(s) of land as of January 1, 2025:  
 

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

Applicant response: As provided within the applicant’s Exhibit 4 documents, evidence is provided 
of ownership by AFI Associates, Inc. for the subject property pursuant to Section 163.3164(4)(a), 
Florida Statutes. Please see Exhibit A Supporting Documents attached to this letter.  
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Staff review: The subject property submitted for certification is currently owned by AFI Associates, 
Inc. and has been owned/controlled by this entity since of June 5, 2017. 
 

Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3146(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: As provided within the applicant’s Exhibit 5 documents, evidence is provided 
by a signed letter from the St. Johns County Property Appraiser stating the subject property has been 
classified as agricultural land for at least five (5) years pursuant to Section 163.3164(4)(b), Florida 
Statutes.  
 

Staff review: The applicant has provided a letter from SCJ Property Appraiser, Eddie Creamer, 
confirming that the subject property has received agricultural classification pursuant to Section 
193.461, Florida Statutes for at least the five preceding years. Staff also reviewed the Property 
Appraiser’s records, the 2018 Timber Management Plan (Exhibit 5.3) provided by the applicant, and 
available aerial imagery. Although the Property Appraiser’s agricultural classification is not 
independently dispositive of actual continuous agricultural use, it is corroborated by the historical 
Property Appraiser records, the 2018 Timber Management Plan, the sworn affidavit, and staff’s review 
of available aerial imagery. Taken together, the documentation supports both the agricultural 
character of the property and continuity of such use during the statutory five-year period. 
  
Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3146(4)(b), Florida Statutes. 
 

(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 

 

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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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;

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.  

Applicant response: As provided within the applicant’s Exhibit 6 documents, the applicant asserts 
that the subject property is surrounded on at least 75% of its perimeter by a parcel or parcels that have 
existing industrial, commercial, or residential development pursuant to Florida Statute Section 
163.3164(4)(c)1.a. The applicant contends that the subject property is surrounded by at least 86.2% 
development.  

Staff review:  A review by County staff finds that the subject property appears to be surrounded on 
78.6% of its perimeter by existing industrial, commercial, or residential development. Existing 
churches located to the east and south of the subject property were not calculated by County staff as 
existing industrial, commercial or residential development since they are considered houses of public 
worship [FS 193.193(3)]. The adjacent parcel (029410-0000) located on the northwest portion of the 
subject property was also not calculated by County staff. This property  is listed as vacant, residential 
by the St. Johns County Property appraiser; however, a building permit was approved in June of 2020 
(Permit #12007989) for the construction of a 2,520 SF storage building that is used to store farming 
equipment such as tractors and tools used in the cultivation of plants that are grown on the property 
and then sold off-site. This type of use is considered agricultural and is permitted by right in the Open 
Rural (OR) zoning district and is compatible with the Rural/Silviculture FLUM designation.  

Existing Development Map 
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Future Land Use Map (FLUM): 
 

 
 

Zoning Map: 
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Finding: Based upon the application materials submitted and staff review, the application does 
demonstrate compliance with Section 163.3146(4)(c)1.b, Florida Statutes. 
 

(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: As provided within the applicant’s Exhibit 7 documents, the owner offers to 
enter into a binding agreement with St. Johns County to pay for, construct, or contribute land for its 
proportionate share of transportation/recreation improvements, school improvements, and 
water/wastewater improvements pursuant to Section 163.3164(4)(d), Chapter 2026-34, Laws of 
Florida.   
 
Staff review: Review by County departments indicates that all public facilities are not presently 
available. However, Section 163.3164(4)(d), Florida Statutes, expressly provides that this criterion may 
be satisfied where the applicant offers to enter into a binding agreement to pay for, construct, or 
contribute land for its proportionate share of the required improvements. The applicant has offered 
to enter into such an agreement. 
 

Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3146(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: As provided within the applicant’s submitted documents, the subject property 
does not exceed 1,280 acres.  
 

Staff review: The subject property does not exceed 1,280 acres.  
 

Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3146(4)(e), Florida Statutes. 

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

 

Applicant response: As provided within the applicant’s Exhibit 8 documents, the applicant provides 
a recent official population estimate prepared by the Florida Office of Economic and Demographic 
Research (EDR) for St. Johns County is 348,336 persons (April 2025 estimate). See Exhibit A Supporting 
Documents attached to this letter. 
 

Staff review: The current population of St. Johns County, Florida is less than 1.75 million.  
 

Finding: Based upon the application materials submitted and staff’s review, the application does 
demonstrate compliance with Section 163.3146(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  



EXHIBIT A
 SUPPORTING DOCUMENTS 
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EXHIBIT 1 

Owner’s Authorization Forms 
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EXHIBIT 2 

Legal Description and Map 
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Legal Description 

A porƟon of SecƟon 39 of the Miguel Papy Grant, Township 7 South, Range 28 East, St Johns County, 
Florida and being more parƟcularly described as follows: 

For a Point of Beginning, commence at the corner common to SecƟons 4, 5, 9 and said SecƟon 39, 
all lying in said Township and Range; thence South 00°54'04" East along the Easterly line of said 
SecƟon 39, a distance of 2649.16 feet to its intersecƟon with the Northerly line of those lands 
described and recorded in Official Records Book 1092, page 910 of the public records of said 
County; thence South 89°14'19" West along said Northerly line and along the Northerly line of 
those lands described and recorded in Official Records Book 656, page 540, and Official Records 
Book 844, page 665, of said public records, a distance of 1136.36 feet to its intersecƟon with the 
Easterly line of those lands described and recorded in Official Records Book 1821, page 1311, of 
said public records; thence North 05°21'49" West along said Easterly line, 39.27 feet to the 
Northeasterly corner thereof; thence North 74°37'55" West along the Northerly line of said lands 
and along its Northwesterly prolongaƟon, 196.62 feet; thence North 87°13'03" West along the 
Northerly lines of those lands described and recorded in Official Records Book 1070, page 449, 
Official Records Book 748, page 538, Official Records Book 724, page 1524, and Official Records 
Book 1472, page 191, of said public records, a distance of 769.22 feet to the Northwesterly corner 
of said Official Records Book 1472, page 191; thence South 01°36'24" West, deparƟng said 
Northerly line and along the Westerly line of last said lands, 429.90 feet to its intersecƟon with the 
Northerly right of way line of Picolata Road, County Road No. 208, a variable width right of way as 
presently established; thence Northwesterly along said Northerly right of way line the following 
three (3) courses: Course 1: North 84°47'22" West, 555.82 feet; Course 2: North 84°45'15" West, 
1153.97 feet to the point of curvature of a curve concave Northeasterly, having a radius of 2787.97 
feet; Course 3: thence Northwesterly along the arc of said curve, through a central angle of 
28°15'11", arc length of 1374.77 feet to a point on said curve, said point also lying on the Westerly 
line of said SecƟon 39, said arc being subtended by a chord bearing and distance of North 70°37'39" 
West, 1360.88 feet; thence North 00°37'14" West, deparƟng said Northerly right of way line and 
along said Westerly line of SecƟon 39, a distance of 451.94 feet to an angle point in said Westerly 
line; thence North 05°06'19" West, conƟnuing along said Westerly line, 1806.85 feet to the 
Northwesterly corner of said SecƟon 39; thence North 88°50'08" East, deparƟng said Westerly line 
and along the Northerly line of said SecƟon 39, a distance of 5221.47 feet to the Point of Beginning. 

LESS AND EXCEPT any lands lying within Church Road, a variable width right of way as presently 
established and also any lands lying within Paceƫ Road, County Road No. 13-A (North), a 100 foot 
right of way as presently established. 
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LESS AND EXCEPT any porƟon of lands conveyed to St. Johns County, Florida by Special Warranty 
Deed recorded December 30, 2008 in Official Records Book 3149, page 1966, in the public records 
of St. Johns County, Florida. 
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EXHIBIT 2 

Map – AFI Ag Enclave Property 
 

As depicted on the map below, the AFI Ag Enclave Property is located in St. Johns County 
and is adjacent to:  Pacetti Road, County Road 208, the St. Johns Development of Regional 
Impact/Trailmark and numerous developed residential lots.  
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EXHIBIT 3 

Affidavit submitted as evidence that the AFI Ag Enclave 
Property is not located within the boundaries of any of the areas 
identified in Section 163.3162(4)(i), Chapter 2026-34, Laws of 
Florida.   

 
Agricultural Enclave Locational Requirements 
Section 163.3162(4), Chapter 2026-34, Laws of Florida: 
(4) PUBLIC HEARING PROCESS. 

(i) Nothing within this subsection relating to agricultural enclaves shall preempt or replace 
any protection currently existing for any portion of the 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 the 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). 
 

Compliance with Agricultural Enclave Locational Requirements 
Please see EXHIBIT 3, below, as evidence that the AFI Ag Enclave Property is not located 
within the boundaries of any of the areas identified in Section 163.3162(4)(i), Chapter 2026-
34, Laws of Florida.   
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EXHIBIT 3 

Affidavit of Evidence of Location 
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EXHIBIT 4 

Affidavit of Ownership or Control by Single Person or Entity as 
of January 1, 2025, pursuant to Section 163.3164(4)(a), Chapter 
2026-34, Laws of Florida. 
 
Agricultural Enclave Ownership Requirement  
Section 163.3164(4)(a), Chapter 2026-34, Laws of Florida:  
(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; … 
 

Compliance with Agricultural Enclave Ownership 
Requirement 
Please see Exhibit 4.1 Title Report and Exhibit 4.2 Owner Affidavit as evidence that the 
AFI Ag Enclave Property was owned by a single entity as of January 1, 2025.  Please also 
see Exhibit 4.3, the relevant deed, as further evidence.   
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EXHIBIT 4.1 

AFI Ag Enclave Property Title Report  
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EXHIBIT 4.2 

Owner Affidavit 
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EXHIBIT 4.3 

AFI Ag Enclave Property Deed 
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EXHIBIT 5 

Affidavit submitted as evidence that the AFI Ag Enclave Property has been in 
continuous use for bona fide agricultural purposes, as defined by Section 
193.461, Florida Statutes (2026), for a period of five (5) years prior to the date 
hereof pursuant to Section 163.3164(4)(b), Chapter 2026-34, Laws of Florida, 
and that no comprehensive Plan amendment or development application has 
been filed related to the AFI Enclave Property within said five (5)-year period. 
 
Ag Enclave Continuous Use for Bona Fide Agricultural 
Purposes 
Section 163.3164(4), Chapter 2026-34, Laws of Florida: 
(4) “Agricultural enclave” means an unincorporated, undeveloped parcel or parcels that, as 
of January 1, 2025:  
 
(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. 
 

Compliance with Agricultural Enclave Continuous Use for Bona 
Fide Agricultural Purposes Requirement 
Please see Exhibits 5.1, 5.2, and the Appendix to Exhibit 5 as evidence that the AFI Ag 
Enclave Property has been used for bona fide agricultural purposes (timber) for a period of 
5 years prior to the date of this application and that the Owner has not filed any application 
for an amendment to the St. Johns County Comprehensive Plan amendment or 
development application for the AFI Enclave Property within said 5-year period. 
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EXHIBIT 5.1  

Affidavit of Bona Fide Agricultural Uses and No Applications 
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EXHIBIT 5.2 

St. Johns County Property Tax Card 
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EXHIBIT 5.3 

Timber Management Plan 
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EXHIBIT 5.4 

Letter from St. Johns County Property Appraiser’s Office 
Confirming Agricultural Classification 
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EXHIBIT 6 

Affidavits, together with Exhibit 6 Map, submitted as evidence that the AFI Ag 
Enclave Property is surrounded on at least 75 percent of its perimeter by a 
parcel or parcels that have existing industrial, commercial, or residential 
development. 
 
Surrounding Existing Future Land Use and Existing Zoning 
Section 163.3164(4), Chapter 2026-34, Laws of Florida:
(4) “Agricultural enclave” means an unincorporated, undeveloped parcel or parcels that, as 
of January 1, 2025:

(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;
 
Section 163.3164(4), Laws of Florida:
“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.

Compliance with the Agricultural Enclave Requirements 
Please see Exhibit 6 and Exhibit 6 Map as evidence that the AFI Ag Enclave Property is 
surrounded on at least 75 percent of its perimeter by a parcel or parcels that have existing 
residential development. 
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EXHIBIT 6  

Affidavit of Surrounding Existing Development 
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EXHIBIT 6.1 

Map of Surrounding Existing Development 
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EXHIBIT 6.7 

Affidavit of Surrounding/Existing Authorized Density and Proposed 
Development 

 

Section 163.3162(4)(a), Chapter 2026-34, Laws of Florida:   
 
(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 for 
adjacent development permits the same density as, or higher density than, the 
proposed development. 
 

Compliance with the Agricultural Enclave Requirements 
 
Please see Exhibit 6.7 as evidence that one or more adjacent parcels or an adjacent 
development permits the same density as, or higher density than, the proposed 
development on the AFI Ag Enclave Property. 
 
The Owner’s requested density for the AFI Ag Enclave Property is 1.08 units per gross 
acre. 
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EXHIBIT 6.8 

Plan of Development

Chapter 2026-34, Laws of Florida, enacted certain revisions to Sections 163.3162 and 
163.3164, Florida Statutes.  This Application for Agricultural Enclave Certification (the 
“Application”) is submitted on behalf of AFI Associates, Inc., a Florida corporation (the “Owner”) 
for the real property described in Exhibit 2 to the Application (the “AFI Ag Enclave Property”).  

Pursuant to Section 163.3162(4)(a), Chapter 2026-34, Laws of Florida, the Owner may apply 
for agricultural enclave certification for a proposed development that is the same density, or a lower 
density than, densities permitted on adjacent parcels.  Exhibit 6 (including Exhibits 6.1 through 
6.7) to the Application demonstrates that adjacent parcels have residential densities between 0.18 
and 1.08 units per gross acre.  The Owner’s proposed development of the AFI Ag Enclave Property 
will not exceed 1.08 residential unit per gross acre.  Residential units will be single-family. 

For the purposes of the Application, all references to “development” shall have the same 
meaning as the definition of “development” in section 380.04, Florida Statutes.  The statutory 
definition is as follows: 

Section 380.04 Definition of development.— 

(1) The term “development” means the carrying out of any building activity or mining operation, 

the making of any material change in the use or appearance of any structure or land, or the dividing 

of land into three or more parcels. 

(2) The following activities or uses shall be taken for the purposes of this chapter to involve 

“development,” as defined in this section: 

(a) A reconstruction, alteration of the size, or material change in the external appearance of a 

structure on land. 

(b) A change in the intensity of use of land, such as an increase in the number of dwelling units 

in a structure or on land or a material increase in the number of businesses, manufacturing 

establishments, offices, or dwelling units in a structure or on land. 

(c) Alteration of a shore or bank of a seacoast, river, stream, lake, pond, or canal, including any 

“coastal construction” as defined in s. 161.021. 

(d) Commencement of drilling, except to obtain soil samples, mining, or excavation on a parcel 

of land. 

(e) Demolition of a structure. 

(f) Clearing of land as an adjunct of construction. 

(g) Deposit of refuse, solid or liquid waste, or fill on a parcel of land. 

(3) The following operations or uses shall not be taken for the purpose of this chapter to involve 

“development” as defined in this section: 
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(a) Work by a highway or road agency or railroad company for the maintenance or improvement 

of a road or railroad track, if the work is carried out on land within the boundaries of the right-of-

way.

(b) Work by any utility and other persons engaged in the distribution or transmission of gas, 

electricity, or water, for the purpose of inspecting, repairing, or renewing on established rights-of-

way or corridors, or constructing on established or to-be-established rights-of-way or corridors, any 

sewers, mains, pipes, cables, utility tunnels, power lines, towers, poles, tracks, or the like. This 

provision conveys no property interest and does not eliminate any applicable notice requirements to 

affected land owners. 

(c) Work for the maintenance, renewal, improvement, or alteration of any structure, if the work 

affects only the interior or the color of the structure or the decoration of the exterior of the structure.

(d) The use of any structure or land devoted to dwelling uses for any purpose customarily 

incidental to enjoyment of the dwelling. 

(e) The use of any land for the purpose of growing plants, crops, trees, and other agricultural or 

forestry products; raising livestock; or for other agricultural purposes. 

(f) A change in use of land or structure from a use within a class specified in an ordinance or 

rule to another use in the same class. 

(g) A change in the ownership or form of ownership of any parcel or structure. 

(h) The creation or termination of rights of access, riparian rights, easements, distribution and 

transmission corridors, covenants concerning development of land, or other rights in land. 

(4) “Development,” as designated in an ordinance, rule, or development permit includes all 

other development customarily associated with it unless otherwise specified. When appropriate to 

the context, “development” refers to the act of developing or to the result of development. Reference 

to any specific operation is not intended to mean that the operation or activity, when part of other 

operations or activities, is not development. Reference to particular operations is not intended to 

limit the generality of subsection (1). 
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EXHIBIT 7 

Letters transmitted by the Owner to St. Johns County and the St. Johns 
County School District offering to enter into binding agreements to pay for, 
construct, or contribute land for the Owner’s proportionate share of 
improvements.    
 
Public Services Availability, Agreement or Proportionate Share Offer Letters

Section 163.3164(4), Chapter 2026-34, Laws of Florida: 
(4) “Agricultural enclave” means an unincorporated, undeveloped parcel or parcels that, as 
of January 1, 2025:  
 
(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; 
 

Compliance with the Agricultural Enclave Requirements 
Please see Exhibits 7.1. and 7.2 evidence that the Owner, as applicant for certification, 
has offered to enter into a binding agreement to pay for, construct, or contribute land for 
the Owner’s proportionate share of required improvements. 
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EXHIBIT 7.1 

Owner’s Offer Letter to St. Johns County as to All Public Facility 
Improvements  
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EXHIBIT 7.2  

Owner’s Offer Letter to St. Johns County School District as to School 
Improvements 
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EXHIBIT 8 

Affidavit submitted as evidence that the AFI Ag Enclave Property is located 
within a county with a population of 1.75 million or less, pursuant to Sections 
186.901, Florida Statutes and Section 164.3164(4)(f), Chapter 2026-34, Laws 
of Florida. 

 
Population and Adjacency  

 
Section 163.3164(4), Chapter 2026-34, Laws of Florida: 
 
(4) “Agricultural enclave” means an unincorporated, undeveloped parcel or parcels that, as 
of January 1, 2025: 
(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. 
 

Compliance with the Agricultural Enclave Requirements 
The most recent official population estimate prepared by the Florida Office of Economic 
and Demographic Research (EDR) for St. Johns County is 348,336 persons (2025 
estimate)—less than 1.75 million. 
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EXHIBIT 8 

Affidavit of St. Johns County Most Recent Population Estimate &  
Perimeter Evaluation Methodology  

 
 

 

  



5, 2026

137
10280111_1



5, 2026

138
10280111_1







5, 2026

139
10280111_1

Exhibit 8.1 

St. Johns County Most Recent Population Estimate 

Based on the above statutory guidance pursuant to Section 186.901, Florida Statutes, the 
most recent official population estimate prepared by the Florida Office of Economic and 
Demographic Research (EDR) for St. Johns County is 348,336 persons (2025 estimate).
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EXHIBIT 9  

Education, Experience, and Expertise of Subject Matter Experts Providing 
Testimony and Exhibits in this Application  

 
Included are summaries of biographical information of the Prime AE Group, Inc. and AFI 
Associates, Inc. affiants in affidavits submitted herein and other Prime AE Group, Inc. staff 
who participated in the analysis under the supervision of the Prime AE Group, Inc. affiant.
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Anthony Robbins, AICP 
Associate Director, Planner 

General Qualifications 
Tony Robbins has proudly and dutifully served the public for the past 29 years 
as planning consultant to several local governments in northeast Florida. He is 
highly regarded for work with community engagement for rezonings, 
comprehensive plan amendments, large-scale master plans, 
redevelopment plans, charrettes, evaluation and appraisal reports, and 
annexations. He has served as an expert witness in comprehensive planning 
and growth management.  
Robbins routinely appears before local governing bodies representing public 
and private sector clients. He is very comfortable facilitating large 
gatherings of citizens, is adept at managing adversarial comments and 
heightened tensions during contentious discussions, and he shows respect for 
all public input in order to reach compromise solutions. He has hosted countless 
community forums and meetings, and recently participated in his 590th local 
government public hearing. 
Tony Robbins is exceptionally adept at making complex planning elements 
and the associated legislative processes understandable to the public-at-
large. He shows extreme deference to all points of view and assures that 
everyone participating is respected. Robbins maximizes the time citizens 
expend when attending a workshop or charrette. He is a past Chairman and 
Member of the Jacksonville Planning Commission (2010-2016) and currently 
serves the City of Jacksonville on the KingSoutel Crossing CRA Advisory 
Board.  

Public Sector Experience 
City of Macclenny Continuing Planning Service Contracts
St. Johns County Continuing Service Contracts
Town of Orange Park Continuing Planning Service Contracts
Jacksonville Aviation Authority 
St. Johns County School Board 
Naval Facilities Engineering Systems Command Southeast IDIQ 
Naval Facilities Engineering Systems Command Mid-Atlantic IDIQ

PLANNING PROJECT EXPERIENCE 

ST. JOHNS COUNTY, FL 
Beachwalk (fka Twin Creeks)
Caballos del Mar DRI (Marsh Landing, Sawgrass Players Club)
Durbin Park
Julington Creek Plantation DRI
Lincolnville Community Redevelopment Plan 
Palencia (fka Marshall Creek DRI)
RiverTown DRI
Stillwater (fka Greenbriar Downs) 
Villages of Seloy
World Commerce Center DRI

Years with PRIME AE: 4  
Total Years of Experience: 29 

Education: 
Bachelor of Science, 
Environmental Resource 
Management & Planning,  
University of West Florida 

Master of Public Administration 
Coastal Zone Studies,  
University of West Florida 

Registrations: 
American Planning Association,  
Member No. 119701,  
1998-Present 

American Institute of 
Certified Planners,  
Member No. 017756, 2002 

Memberships: 
APA Federal Planning Division, 
Treasurer, 2025-Present 

KingSoutel Crossing CRA  
Advisory Board, 2021-Present 

First Coast Section APA Florida 
Chair, 2000-2003, 2011-2015 

Northeast Florida Regional 
Leadership Academy, 2013 

Jacksonville Planning 
Commission, 2010 to 2016 
(Chair 2013-2014) 

Greater Arlington / Beaches 
Citizen Planning Advisory Board 
(2001-2004) 

Jacksonville Municipal Code 
Enforcement Board, Dist. 2  
(2003-2006) 
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JACKSONVILLE, FL 
Deerwood Park DRI
Downtown Jacksonville Community Redevelopment Plans
Jacksonville International Airport Expansion 
KingSoutel Crossing Community Redevelopment Plan
Mayo Clinic Jacksonville Master Plan 
Old San Jose
One Riverside 
Park Street Road Diet 
Town Center Vision Plans (10)

     Avondale   •   Lakewood   •   North Main Street   •   St. Nicholas      
     McDuff Avenue   •   Murray Hill   •   Myrtle Avenue   •   Rogero Road
     University Boulevard   •   Stockton Street

Windsor Parke Master Plan

NASSAU COUNTY, FL 

American Beach CRA Finding of Necessity 
HCA Florida Healthcare Nassau Campus 
Tributary (fka Three Rivers DRI)

CLAY COUNTY, FL 
Clay County Evaluation and Appraisal Review-Based Amendments 
Lake Asbury Master Development Plan 
Town of Orange Park Evaluation and Appraisal Review-Based Amendments 

DEPARTMENT OF DEFENSE 
Crane Army Ammunition Activity Countermeasures Production Charrette 
Joint Base Charleston Concept Plans
Naval Station Guantanamo Bay Installation Development Plan Update Naval 
Air Station JRB New Orleans Installation Development Plan
Naval Station Newport Area Development Plans 
Naval Support Activity Crane Installation Development Plan
Naval Foundry and Propeller Center Space Optimization Study
Norfolk Naval Shipyard Commercial Vehicle Inspection Station Charrette
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STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
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NOTICE OF A REQUEST FOR AGRICULTURAL 
ENCLAVE CERTIFICATION 

NOTICE IS HEREBY GIVEN that a public hearing will be 
held on 09/15/2026 at 9:00 am, or as soon thereafter as 
may be heard. before the Board of County Commissioners 
in the St. Johns County Auditorium located at 500 San 
Sebastian View, St. Augustine, Florida to determine 
whether an application complies with the statutory 
requirements for certification of the subject property 
as an Agricultural Enclave under Sections 163.3162 and 
163.3164, Florida Statutes as amended by Chapter 2026-
34, Laws of Florida. This certification request is identified 
as ENCERT 2026-08 Agricultural Enclave Certification 
(AFI Property) and includes approximately 310 acres. 
The subject property is located West of Pacetti Road and 
North of County Road 208. See attached map (Exhibit A). 

This file and the proposed application are maintained 
in the Planning and Zoning Division of the Growth 
Management Department located at the St. Johns County 
Permit Center, 4040 Lewis Speedway, St Augustine, 
Florida 32084 and may be inspected by interested parties 
prior to said public hearing. Items not heard by 6 pm shall 
automatically be continued until 9 am the following day, 
unless otherwise directed by the Board. 

Interested parties may appear at the meeting and be 
heard with respect to the requested certification. 

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

This matter is subject to court imposed quasi-judicial 
rules of procedure. Interested parties should limit contact 
with the Board of County Commissioners or the Planning 
and Zoning Agency members on this topic, except in 
compliance with Resolution 95-126, to properly noticed 
public hearings or to written communication, care of SJC 
Planning and Zoning Division, 4040 Lewis Speedway, St. 
Augustine, Florida, 32084. 

NOTICE TO PERSONS NEEDING SPECIAL 
ACCOMMODATIONS AND TO ALL HEARING-
IMPAIRED PERSONS: In accordance with the 
Americans with Disabilities Act, persons needing special 
accommodations or an interpreter to participate in this 
proceeding should contact the County's ADA Coordinator 
at (904) 209-0650 or at the St. Johns County Facilities 
Management, 2416 Dobbs Road, St. Augustine, FL 32086. 
Hearing impaired persons, call Florida Relay Service (1-
800-955-8770), no later than 5 days prior to the meeting. 

BOARD OF COUNTY COMMISSIONERS ST. JOHNS 
COUNTY, FLORIDA 
CLAY MURPHY, CHAIR 
FILE NUMBER: ENCERT 2026-08 
PROJECT NAME: AFI Agricultural Enclave 

Location Map ENCfRT 2026-08 
"ir-~~'°11fu~ t"'1l"Pooffl\.J 
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