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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 17, 2026 

FROM: Jan Trantham, Senior Transportation Planner PHONE: 209-0611 

SUBJECT OR TITLE: 
DEVAGRMOD 2026-01 Durbin Creek National Development Agreement Modification (First 
Reading) 

AGENDA TYPE: Contract, Public Hearing, Report 

BACKGROUND INFORMATION: 

This is the third amendment of the Durbin Creek National Development Agreement that was 
approved in 2015, and amended in 2016 and 2020.  This modification updates the status and costs 
of the Proposed Roadway Improvements, and revises the plan of development for a portion of the 
property.  The request also includes a land use exchange to convert 745 multi-family units to 330 
single-family units with no increase in the project's external traffic.   Two public hearings are 
required to modify a Development Agreement.  The second public hearing is scheduled before the 
BCC on October 6, 2026. The companion Major Modification to the Durbin Park PUD (MAJMOD 
2026-09) will be heard concurrently with the second public hearing on the Development Agreement 
Modification. 

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: 

Announce the date of the second public hearing scheduled for October 6, 2026 at 9:00 a.m. at the 
County Auditorium, 500 San Sebastian View. 

For Administration Use Only: 
Legal: Kealey West 8/31/2026  OMB: ARM 8/31/2026  Admin: Brad Bradley 8/31/2026 



 

 

 

 

To:   Board of County Commissioners 

From:   Jan Trantham, Senior Transportation Planner 

Date:   August 17, 2026 

Subject:  DEVAGRMOD 2026-01 Durbin Creek National, a request for approval 
of a Development Agreement Modification to revise the 
development plan for a portion of the property, and update the 
status and cost for the proposed roadway improvements. 

 
Owners: Durbin Creek National, LLC  
 
Representative: Ellen Avery-Smith, Rogers Towers, P.A. 

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

Board of County Commissioners – October 6, 2026  

Commissioner  
District:   District 5 

 

REQUEST SUMMARY 
Durbin Creek National, LLC (Durbin) has submitted a request for the third modification of the Durbin Creek 
National Development Agreement (Attachment 1). To date, Durbin has completed construction of  Phase 1, 
Phase 2A, Phase 2B and Phase 3 roadway improvements. A portion of the Phase 4 roadway improvements has 
been completed by another party and the remainder is funded by FDOT. In addition, the applicant is requesting 
to change the projected development to include 330 single-family units with a 745 unit decrease in the multi-
family units in Phase 2B. The proposed modifications are detailed below: 
 

1) Section 5.3(b) – the Roadway Improvement Costs of each Phase and the aggregate Total 
Roadway Improvement Costs for all Phases are amended to reflect actual costs of the 
completed roadway improvements in the total amount of $56,103,162. 
 

2) Section 6.1 – amend and replace in its entirety the Projected Development/Phasing and 
Coordination with Proposed Roadway Improvements, specifically amending Phase 2B to  
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reduce multi-family and add single-family units in subsection (c); and updating the maximum 
densities and intensities accordingly in subsection (f). 

 
3) Subsection 11.1 – replaced in its entirety with a revised list of Exhibits (Exhibits 1-3). All 

previous exhibits not included in revised list have been deleted. 
 
4) Exhibits 1 – revised Road Capacity Charge Schedule; amended to reflect reduction in multi-

family and add single-family. There is a corresponding change to the Road Capacity Charge 
Ordinance (Ord. 2020-19) that is attached for reference (Attachment 2). 

 
5) Exhibit 2 – revised Projection of Road Capacity Charges Through Buildout; amended to 

reflect reduction in multi-family units and add single-family units. 
 
6) Exhibit 3 – revised Land Use Conversion Table incorporating the single-family use and 

updating the minimum and maximum for multi-family and single-family accordingly. 
 
This is the first of two required public hearings to consider a modification to an approved Development 
Agreement. The second public hearing is scheduled before the Board of County Commissioners on October 
6, 2026, coinciding with the public hearing on the proposed Major Modification to the Durbin Park PUD 
(MAJMOD 2026-09). 
 
MAP SERIES 
 
Location:   The Durbin Park PUD is located on the south side of Race Track Road, east and west of I-95.  
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Aerial Imagery:   

 
 
BACKGROUND 
The Durbin Creek National Development Agreement (Original Agreement - Attachment 3) was approved by 
the Board of County Commissioners in 2015.  The agreement provided for: transportation 
mitigation/improvements coinciding with development phasing for projected development entitlements 
within the Durbin Creek National Urban Service Area boundary (USA); and established reimbursement 
procedures for roadway construction costs from available Ad Valorum Tax Increment (Ordinance 2015-5) and 
Road Capacity Charges (Ordinance 2015-6) within the Durbin Creek National USA, as amended.  The 
agreement was amended in 2016 to increase the square footage in Phase 1A (Durbin Pavilion) to 700,000 sq. 
ft. with a corresponding decrease in Phase 1B (First Amendment - Attachment 4). The agreement was amended 
the second time in 2020 to revise the projected development phasing and the transportation mitigation 
phasing that resulted in accelerating development into new Phase 2 (generally combining previous Phase 1B 
and Phase 2); combining the Race Track Rd 4-laning into one phase from Bartram Park Blvd. to Bartram 
Springs Pkwy (previously required in Phases 2 and 3) and shifting the requirement to the new Phase 4; and 
removing the requirement to 6-lane Race Track Road at build out (Second Amendment - Attachment 5). 
 
The Durbin Creek National Urban Service Area (USA) comprises 1,624 acres currently approved for the 
development of a total of 2,265 apartment units, 350 hotel rooms, 2,276,065 sq. ft. of office park, 2,397,130 sq. 
ft. of retail, and 375,000 sq. ft. of hospital space in four phases. Of the 1,624 acres, approximately 1,254 acres 
are designated Intensive Commercial (IC) on the Future Land Use Map.  
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SUMMARY OF PROPOSED CHANGES 
In summary, the proposed changes to the Development Agreement provide for updating the status and costs 
for the required transportation mitigation, and revisions to the projected development plan that result in a 
745 unit decrease in multi-family units and adds 330 single-family units in Phase 2B.  
 
The proposed Third Amendment to the Development Agreement includes a land use conversion to convert 
745 multi-family units to 330 single-family units consistent with the proposed Major Modification to the 
Durbin Park PUD. The proposed land use conversion results in no increase to the approved external trip 
generation. The proposed conversion will reduce the total multi-family apartment units from 2,265 units to 
1,520 units; and add 330 single-family units. There is no change to the remainder of the approved development 
entitlements. 
 
The Projected Development/Phasing and status of Proposed Roadway Improvements by phase are provided 
below: 
 
Durbin Pavilion PUD – located on the west side of SR 9B 
 
Phase 1 (700,000 sq. ft. of Shopping Center space) – NO CHANGE 
 

● Donation of the right-of-way for the SR 9B and Race Track Road improvements, and fund 
preliminary design of SR 9B improvements. The SR 9B improvements included the extension of SR 
9B into St. Johns County to connect with St. Johns Parkway, an interchange within the Durbin Creek 
National USA, a west connector road connecting SR 9B to Race Track Road (West Peyton Parkway), 
and joint use stormwater facilities. 

● Phase 1A mitigation requirements are complete; SR 9B and West Peyton Parkway are 
complete and have been open to traffic since 2018. 
 

Durbin Park PUD  - located on the east side of SR 9B; east and west of I-95 
 
Phase 2A (340,000 sq. ft. of Office Park space, 375,000 sq. ft. of Hospital space) – NO CHANGE 

● East Peyton Parkway (east connector from the SR 9B interchange to Race Track Road) - design 6-lane 
construct 4-lane facility from SR 9B interchange to the Durbin Loop Road 

● Phase 2A mitigation requirements are complete; East Peyton Parkway (6-lanes) is complete 
and has been open to traffic since 2024. 

 
Phase 2B (1,325,000 sq. ft. of Office Park space, 1,250,000 sq. ft. of Shopping Center space, 225 hotel rooms, 
320 Apartment units, and 330 single-family units. 

● East Peyton Parkway – design and construct East Peyton Parkway /Race Track Road intersection and 
construct East Peyton Parkway (4-lane) from the Durbin Loop Road to Race Track Road 

● Phase 2B mitigation requirements are complete; East Peyton Parkway (6-lanes) is complete 
and has been open to traffic since 2024. 
 

Phase 3 (350,000 sq. ft. of Shopping Center space, 350,000 sq. ft. of Office Park space, 125 hotel rooms, and 
900 Apartment units) – NO CHANGE 

● East Peyton Parkway – widen from 4 to 6 lanes from SR 9B to Race Track Road 
● Phase 3 mitigation requirements are complete; East Peyton Parkway (6-lanes) is complete 

and has been open to traffic since 2024. 
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Phase 4 (97,130 sq. ft. of Shopping Center space, 261,065 sq. ft. of Office Park space, and 300 Apartment units) 
– NO CHANGE 

● Race Track Road – design 6-lane construct 4-lane facility from Bartram Park Blvd to Bartram Springs 
Pkwy 

● Phase 4 mitigation requirements are partially complete; Race Track Road 4-laning is 
complete from Bartram Park Blvd to East Peyton Parkway. The remainder (4-laning from 
East Peyton Parkway to Bartram Springs Blvd, including I-95 overpass) has been funded by 
FDOT and will be constructed in conjunction with the widening of I-95 currently scheduled 
for completion by 2030. 
 

 
TECHNICAL REVIEW 
Transportation Development staff has reviewed the request and does not object to the proposed modification.   
The applicant’s request does not increase the overall project trip generation originally approved and all 
required roadway improvements have been constructed or are funded for construction. 
 
CORRESPONDENCE 
No correspondence has been received regarding this request at the time of the writing of this staff report. 
 

ACTION 
Announce the date of the second required public hearing scheduled before the Board of County 
Commissioners on October 6, 2026. 
 
ATTACHMENTS 

1. Proposed Third Amendment to Durbin Creek National Development Agreement 
2. Proposed Amendment to Road Capacity Charge Ordinance (DRAFT) 
3. Original Durbin Creek National Development Agreement 
4. First Amendment to Durbin Creek National Development Agreement 
5. Second Amendment to Durbin Creek National Development Agreement 
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THIRD AMENDMENT TO DEVELOPMENT AGREEMENT 
 

THIS THIRD AMENDMENT TO DEVELOPMENT AGREEMENT (this “Third 
Amendment”) is made and entered into by and between DURBIN CREEK NATIONAL, LLC, a 
Florida limited liability company, its successors or assigns ("Durbin"); and ST. JOHNS COUNTY, 
FLORIDA, a political subdivision of the State of Florida ("St. Johns County" or "County") (with 
Durbin and the County sometimes referred to herein individually as a “Party” and collectively as the 
“Parties”). 

 
R E C I T A L S: 

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

B. The Development Agreement provides that it may be altered or amended by written 
instrument executed by the Parties. 

C. The Parties wish to amend the Development Agreement to revise the Projected 
Development (as that term is defined in the Development Agreement) to reflect the revised 
development plan for a portion of the Property (as that term is defined in the Development 
Agreement) and updated construction status of the Proposed Roadway Improvements and related 
Roadway Improvement Costs for each Phase (as those terms are defined in the Development 
Agreement). 

D. The Parties desire to amend the Development Agreement as set forth more fully below 
in this Third Amendment. 

AGREEMENTS: 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 
which are hereby acknowledged by both Parties, the Parties agree as follows: 

1. Recitals.  The foregoing recitals are true and correct and are hereby incorporated into 
and made a part of this Third Amendment. 

2. Defined Terms.  Capitalized terms appearing in this Third Amendment that are defined 
in the Development Agreement and not defined differently in this Third Amendment shall have the 
meanings assigned to them in the Development Agreement. 

3. Construction of Proposed Roadway Improvements.  Durbin has completed 
construction of the Phase 1 Roadway Improvements, the Phase 2A Roadway Improvements, the 
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Phase 2B Roadway Improvements and the Phase 3 Roadway Improvements.  Construction of a 
portion of the Phase 4 Roadway Improvements – Scenario 2 from Race Track Road to East Peyton 
Parkway has been completed by another party, and the Florida Department of Transportation has 
funded the construction of the remainder of the Phase 4 Roadway Improvements – Scenario 2.  Based 
on Durbin’s completion of the Phase 1 Roadway Improvements, the Phase 2A Roadway 
Improvements, the Phase 2B Roadway Improvements and the Phase 3 Roadway Improvements, the 
Roadway Improvement Costs set forth in Section 5.3(b) can be finalized. 

(b) The Roadway Improvement Costs of each Phase and the aggregate 
Total Roadway Improvement Costs for all Phases are: 
 

(1) Phase 1: Preliminary design of SR 9B Improvements 
pursuant to 2008 MOU ($934,274) and 2006 Race Track Road 
Right-of-Way Donation ($1,778,000), totaling $2,712,274; 
Conveyance of SR 9B Improvements right-of-way: Completed – 
Total $19,712,274; 
 
(2) Phase 2A: Completed – Total combined with Phase 2B and 

3 below; 

(3) Phase 2B: Completed – Total combined in Phase 2A and 3 

below; 

(4) Phase 3: Completed at the same time as Phase 2A and 2B, 

so the combined Roadway Improvement Costs for Phases 2A, 2B 

and 3 are $36,390,8881; 

(5) Phase 4 – Scenario 2: Originally estimated to be 

$16,464,946.00 [Portion Completed – Constructed by Others]; and 

(6) Total Roadway Improvement Costs for Phases 1, 2A, 2B and 

3 (excludes Phase 4 – Scenario 2) – $56,103,162. 

 4. Reimbursement of Cost of Proposed Roadway Improvements.  Durbin is proposing to 
add a new land use of single-family residential to a portion of the Property located east of Interstate 
95, as set forth more fully in Durbin’s application to modify the Durbin Park Planned Unit 
Development, St. Johns County Ordinance No. 2020-20. As a result, the Road Capacity Charges 

 
1 These costs included road construction (including asphalt section, curb and gutter, sidewalks, traffic signals, signage, 
landscaping and lighting), right-of-way, stormwater collection system and ponds, environmental mitigation, utilities 
(including two sanitary lift stations, storm, electric, data, natural gas, potable water, reclaimed water and sanitary sewer 
collection system), and others, as well as design and permitting of the aforementioned improvements. 
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Schedule, Exhibit 9 to the Agreement, and the Projection of Road Capacity Charges Through 
Buildout, Exhibit 10 to the Agreement, are hereby deleted and replaced in their entirety with the 
Revised Road Capacity Charges Schedule and the Revised Projection of Road Capacity Charges 
Through Buildout in Exhibits 1 and 2, respectively, attached hereto. 

5. Projected Development/Phasing and Coordination with Proposed Roadway 
Improvements.  Section 6.1 of the Development Agreement is hereby deleted in its entirety and 
replaced with the following language: 

6.1 Projected Development.  The following maximum development 
intensities and densities comprise the Projected Development on the 
Property during the duration of this Agreement (subject to conversion based 
on the Land Use Conversion Table in Exhibit “9”).  The references to "sq. 
ft." are to gross enclosed square feet.  The references to "Land Use Code" 
are to the Trip Generation Manual, 9th Edition (Institute of Transportation 
Engineers, 2012).  The locations of the Projected Development are depicted 
on the Master Development Plan Maps contained in the PUD ordinances 
for the Property. 
 

(a) Phase 1 maximum densities and intensities are:  
700,000 sq. ft. Shopping Center (Land Use Code 820) ("Phase 1 
Projected Development"). Durbin has completed the required 
Phase 1 Roadway Improvements, including the execution of the 
Donation Agreement and Joint Use Pond & Maintenance 
Agreement and conveyance of SR 9B Improvement Right-of-Way 
to FDOT.  The Phase 1 Projected Development was approved by the 
County in Ordinance No. 2016-64 (PUD 2016-17). 
 
(b) Phase 2A maximum densities and intensities are: 
340,000 sq. ft. Office Park (Land Use Code 750); 375,000 sq. ft. 
Hospital (Land Use Code 610) (“Phase 2A Projected 
Development”). Durbin has completed construction of the Phase 
2A Roadway Improvements, and the road right-of-way has been 
dedicated to and accepted by the County. The Phase 2A Projected 
Development was approved by the County in Ordinance No. 2020-
20.   
 
(c) Phase 2B maximum densities and intensities are: 
1,325,000 sq. ft. Office Park (Land Use Code 750); 1,250,000 sq. ft. 
Shopping Center (Land Use Code 820); 225 Hotel rooms (Land Use 
Code 310); 320 Apartments units (Land Use Code 220); and 330 
Single-Family units (Land Use Code 210)("Phase 2B Projected 
Development").  Durbin has completed construction of the 2B 
Roadway Improvements, and the road right-of-way has been 
dedicated to and accepted by the County. 
 
(d) Phase 3 maximum densities and intensities are:  350,000 sq. 
ft. Shopping Center (Land Use Code 820); 350,000 sq. ft. Office 



 

4 

Park (Land Use Code 750); 900 Apartments units (Land Use Code 
220); and 125 Hotel rooms (Land Use Code 310) ("Phase 3 
Projected Development").   Durbin has completed construction of 
the Phase 3 Roadway Improvements, and the road right-of-way has 
been dedicated to and accepted by the County. 
   
(e) Phase 4 maximum densities and intensities are:  261,065 sq. 
ft. Office Park (Land Use Code 750); 97,130 sq. ft. Shopping Center 
(Land Use Code 820); and 300 Apartments units (Land Use Code 
220) ("Phase 4 Projected Development").  The Phase 4 Roadway 
Improvements – Scenario 2 have either been completed by others or 
are funded for construction by FDOT. 
 
(f) Total Projected Development maximum densities and 
intensities are:  1,520 Apartments units (Land Use Code 220); 350 
Hotel rooms (Land Use Code 310); 2,276,065 sq. ft. Office Park 
(Land Use Code 750); 2,397,130 sq. ft. Shopping Center (Land Use 
Code 820); 375,000 sq. ft. Hospital (Land Use Code 610); and 330 
Single-Family Units (Land Use Code 210) ("Total Projected 
Development"). 
 

6. Land Use Conversion Table.  As a result of the inclusion of a new land use of single-
family residential for a portion of the Property located east of Interstate 95, the Land Use Conversion 
Table attached to the Agreement as Exhibit 12 is hereby deleted in its entirety and replaced by the 
Revised Land Use Conversion Table attached hereto as Exhibit 3. 

7. Miscellaneous Provisions/Exhibits.  Subsection 11.1 is hereby deleted in its entirety 
and replaced with the following and all references to the Exhibits in the Agreement are hereby 
amended to reflect the following (any exhibits not referenced below have been deleted from the 
Agreement): 

11.1  List of Exhibits. 

The following comprise the exhibits to this Agreement. 

Exhibit 1 Revised Road Capacity Charges Schedule 

Exhibit 2 Revised Projection of Road Capacity 
Charges Through Buildout 

Exhibit 3  Revised Land Use Conversion Table 

All exhibits attached to this Agreement contain additional terms of this 
Agreement and are incorporated into this Agreement by reference. 
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8. Status of Development Agreement. The Development Agreement, as amended by this 
Third Amendment, remains in full force and effect and is hereby ratified and confirmed by the Parties. 

 
9. Counterparts.  This Third Amendment may be executed in any number of counterparts, 

each of which shall be deemed an original, but all of which together shall constitute one and the same 
document.  It shall not be necessary to the binding effect of this Third Amendment that the signatures 
of both Parties appear on any one counterpart of this Third Amendment and this Third Amendment 
shall bind both Parties as long as both Parties have executed and delivered at least one counterpart of 
this Third Amendment.  Signature pages may be detached from the counterparts and attached to a 
single copy of this Third Amendment to physically form one document.   

 
[Signatures on Following Pages] 
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IN WITNESS WHEREOF, Durbin and the County have caused this Third Amendment to 
Development Agreement to be executed by their undersigned lawful representatives, hereunto duly 
authorized, on the date or dates set forth below and with the intent that this Third Amendment shall 
take effect on and as of the date it has been executed and delivered by both Parties. 

ST JOHNS COUNTY BOARD OF COUNTY COMMISSIONERS 

______________________________ 
Clay Murphy, Chair 

______________________________ 
Date 

ATTEST: 

Brandon J. Patty, Clerk of the Circuit Court and Comptroller

By:_______________________________ 
      Deputy Clerk
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DURBIN CREEK NATIONAL, LLC, a Florida limited liability company 
 
 
 
____________________________________ 
Name:______________________________ 
Title:_______________________________ 
 
_______________________________ 
Date 
 
STATE OF _________ 
COUNTY OF ________  
 
The foregoing instrument is hereby acknowledge before me by means of  physical presence or 
 online notarization,  this _____ day of _______, 2026, by _______________, as 
________________ of Durbin Creek National, LLC, a Florida limited liability company, on behalf 
of said company.  He [  ] is personally known or [  ] produced ___________ as identification. 
             
           
 ______________________________ 
       NOTARY PUBLIC, State of Florida 
 
       Name:_________________________ 
       My Commission Expires:__________ 
       My Commission Number is:________ 



 

 

REVISED EXHIBIT 1 

Revised Road Capacity Charges Schedule 

 

 
 
 
  



 

 

REVISED EXHIBIT 2 

Revised Projection of Road Capacity Charges Through Buildout 
 

 



 

 

REVISED EXHIBIT 3 

Revised Land Use Conversion Table 

 



 

 

 

END OF RECORDED SECTION 
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DRAFT 

Amendment to 

ROAD CAPACITY CHARGE ORDINANCE 

(ORD. 2020-19) 

  











PASSED AND ENACTED this __ day of ______ , 2026. 

ATTEST:

Brandon J. Patty, Clerk of the Circuit Court and 
Comptroller 

By: __________ _ 
Deputy Clerk 

BOARD OF COUNTY COMMISSIONERS 

OF ST. JOHNS COUNTY, FLORIDA 

Clay Murphy, Chair
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DURBIN CREEK NATIONAL 

DEVELOPMENT AGREEMENT 

Approved February 3, 2015 

DEVAGREE 2014-01 
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FIRST AMENDMENT 

TO 

DURBIN CREEK NATIONAL 

DEVELOPMENT AGREEMENT 

Approved December 6, 2016 

DEVAGRMOD 2016-01 
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SECOND AMENDMENT 

TO 

DURBIN CREEK NATIONAL 

DEVELOPMENT AGREEMENT 

Approved May 19, 2020 

DEVAGRMOD 2019-01 
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