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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 

10/20/2026 

BCC MEETING DATE 

TO: Joy Andrews, County Administrator DATE: September 28, 2026 

FROM: Evan Walsnovich, Planner PHONE: 904 209-0596 

SUBJECT OR TITLE: ENCERT 2026-10 Adler Creek 

AGENDA TYPE: Business Item, Public Hearing, Report 

BACKGROUND INFORMATION: 

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 2026-10 
Agricultural Enclave Certification (Adler Creek) and includes approximately 594.42 acres. The 
subject property is located east of Pacetti Road and the Grand Lakes development, west of Future 
CR 2209 right of way. 

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 2026-10 
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 2026-10, 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: Jalisa Ferguson 10/8/2026  OMB: ARM 10/6/2026  Admin: Brad Bradley 10/13/2026 



 
 
October 8, 2026 
 
Casey Dendor, AICP 
England-Thims & Miller 
14775 Old St. Augustine Road 
Jacksonville, FL 32258 
(904)-376-6304 
dendorc@etminc.com 
 
RE:  Agricultural Enclave Certification Report (ENCERT 2026-10) 

Parcel ID#: 028880-0000 
       028900-0000 
       028900-0001 
       029360-0000 
 

Property Location: East of Pacetti Road and the Gran Lakes development, west of the future County Road 
2209 
 
 
Dear Applicant:  
 
This letter is in response to the application received by the County on August 31, 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-
209-0596 or ewalsnovich@sjcfl.us. 
 
Sincerely, 

 
Evan Walsnovich, Planner 
 
 
 
 
 
  

mailto:ewalsnovich@sjcfl.us


 
 
Page 2  ENCERT 2026-10 Adler Creek 
 
APPLICATION SUMMARY 
The applicant is seeking certification of an agricultural enclave for approximately 594 acres of land located east 
of Pacetti Road and the Gran Lakes development, west of the future County Road 2209. The applicant has not 
provided any plans on the type or scale of development for the subject property with their submittal. The map 
that the applicant provided is below. 
 

 
 
 

Adjacent Development Comparison 
Criteria North East South West 
FLUM Parks and Recreation Residential-C* Rural/Silviculture Residential-B 

Zoning 
Six Mile Creek PUD 

and Open Rural 
Open Rural Open Rural 

Gran Cay PUD, Open Rural, 
and Residential, Mobile 
Home or Single-Family 

Maximum Density N/A 6 DU/Acre** 1 DU / 40 Acres 2 DU / Acre 
Existing Development No No Yes Yes 

* The applicant added a 25-foot conservation buffer, making the adjacent property Residential-C on the Future 
Land Use Map, not Conservation. 
** The portion designated as Residential-C and the subject property are both limited by a Text Amendment 
in Ordinance 2021-87 to only 1,682 dwelling units. 
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The previous Future Land Use Map and associated table have been provided by the applicant. The applicant’s 
full application can be found in Exhibit A – Supporting Documents. 
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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 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.” 

 
Development Type Single Family Residential 

Total Acreage 594 acres 
Standard Maximum Residential Density 6 dwelling units per Net Acre 

Maximum Number of Dwelling Units as set by 
Text Amendment in Ordinance 2021-87 

1,682 dwelling units 

 
 
STAFF EVALUATION SUMMARY: 
The 2026 amendments to Section 163.3162, Florida Statutes, establish a 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 not appear 
to demonstrate that the subject property satisfies the statutory definition of an Agricultural Enclave 
under Section 163.3164(4), Florida Statutes. As discussed below, the application does not demonstrate 
compliance with section 163.3164(4)(a), Florida Statutes, because the record does not establish that the parcel 
or parcels were owned or controlled by a single person or entity as of January 1, 2025, and continuous 
thereafter.  
 
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 October 20, 2026 to approve or deny 
certification of parcel(s) and 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. If certified, any subsequent application for development will be processed pursuant to 
section 163.3162(4), Florida Statutes. 
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CRITERIA FOR 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 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 property satisfies this criterion through the unified contractual and 
equitable control held by Eastland Partners, LLC. Since October 28, 2019, Eastland Partners, LLC has 
possessed enforceable contractual rights over the entire Property, including the authority to direct 
entitlement and development activities and the continuing right to acquire the Property. Those rights 
applied to all parcels comprising the proposed Agricultural Enclave on January 1, 2025, and were not 
terminated or divided by subsequent internal conveyances among the related ownership parties. 
 
Exhibits 1 through 4 specifically document this criterion. Exhibit 1 is the Attorney Opinion Letter 
representing common control of the subject property. Exhibit 2 contains Florida Division of 
Corporations records confirming the relevant entities and authorized representatives. Exhibit 3 is 
the Affidavit of Arthur E. Lancaster as to Ownership and Common Control and addresses the 
contractual structure, equitable ownership, and continuing common control of the parcels. Exhibit 
4 is the Pacetti Title Report and Updated Ownership and Encumbrance Report establishing 
record ownership as of January 1, 2025. Exhibit 5 is the Affidavit of Larry W. Pacetti as to 
Ownership, together with supporting documentation confirming Eastland Partners, LLC’s 
contractual and equitable control. 
 
The statute is written in the alternative – property may be either owned or controlled by a single 
person or entity. The sworn testimony, corporate records, title evidence, and underlying contractual 
documentation establish that the entire Property was subject to one unified and enforceable control 
arrangement as of the statutory date. Accordingly, the Property satisfies Section 163.3164(4)(a), 
Florida Statutes. 
 
Separate legal entities do not, by themselves, establish separate control. Exhibit 1 is an attorney 
opinion letter establishing legal control of the Property by the Applicant, as set forth in that Purchase 
and Sale Agreement dated October 28, 2019. Exhibit 2 identifies J. Thomas Dodson as President and 
an authorized person of Eastland Partners, LLC, and as Manager and an authorized person of 
Windcrest 1, LLC. The Purchase and Sale Contract and Amendments included with Exhibits 3 and 5 
were executed by Mr. Dodson for Eastland in his capacity as President. Exhibit 3 further provides 
sworn testimony that Mr. Dodson controls both Eastland and Windcrest. Thus, as of January 1, 2025, 
Eastland controlled the entire Property as a contract vendee and sole equitable owner; following the 
phased May 2025 conveyance, unified control continued through Mr. Dodson’s authority over 
Eastland and Windcrest. The use of affiliated entities therefore did not divide control of the proposed 
Agricultural Enclave. 
 
Staff review: Section 163.3164(4)(a), Florida Statutes, requires that as of January 1, 2025, the parcel 
or parcels comprising the proposed Agricultural Enclave “are owned or controlled by a single person 
or entity.” The application seeks certification of four parcels that were not owned by a single person 
or entity as of January 1, 2025. The applicant therefore relies on the alternate statutory requirement 
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of “control,” asserting Eastland Partners, LLC controlled all of the subject parcels by virtue of an 
October 28, 2019 Purchase and Sale Agreement and subsequent amendments (“Agreement”) . 
 
The Purchase and Sale Agreement does not demonstrate that Eastland Partners, LLC exercised 
“control” over all the subject parcels. The application materials reflect that Larry and Janice Pacetti 
held ownership interest in property included within the subject property, but are not parties to the 
Agreement upon which the applicant relies to establish Eastland’s control. The Agreement does not 
establish control over the ownership interest held by the Pacetti’s. As to the ownership interest that 
are subject to the Agreement, the Agreement provides Eastland contractual rights associated with the 
prospective acquisition and development of the subject property, does not establish Eastland possessed 
unilateral authority of the parcels themselves. Certain actions affecting the property remained 
dependent upon the agreement, consent, or participation of the record owners. A contractual right to 
acquire the property and contractual authority to pursue specified entitlement or development 
activities does not, establish that Eastland possessed legal control of the parcels themselves.   

 
County records reflect the following ownership history relevant to the parcels:   
 
Parcel #028900-0000 (approximately 282 acres) County records reflect that, on May 2, 2025, a 3% 
interest was conveyed to Larry & Janice Pacetti, with the remaining 97% held by Pacetti Investment 
Group LLC (O.R. Book 6141, Page 1393). 
 
Parcel # 029360-0000 (approximately 78 acres) County records reflect that on May 2, 2025, a 3% 
interest was conveyed to Larry and Janice Pacetti, with the remaining 97% held by Pacetti Investment 
Group LLC (O.R. Book 6141, Page 1393). 
 
Parcel # 028900-0001 (approximately 377 acres) County records reflect that on May 13, 2025, 
conveyance to Windcrest Farms LLC(O.R. Book 6148, Page 898); the parcel was previously owned by 
Larry and Janice Pacetti. 
 
Parcel # 028880-0000 (approximately 80 acres) County records reflect conveyance to Windcrest 
Farms LLC (O.R. Book 6148, Page 898); the parcel was previously owned by Pacetti Investment Group 
LLC. 
 
Finding: Based on the application materials submitted and staff’s review, the application does not 
demonstrate compliance with Section 163.3164(4)(a), Florida Statutes. The evidence 
submitted does not demonstrate that all parcels were owned or controlled by a single person 
or entity as of January 1, 2025.  
 

(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 Property has been continuously used and maintained for bona fide 
agricultural purposes as part of a unified commercial silvicultural operation throughout and well 
beyond the applicable five-year statutory period. The Property has historically been managed for 
timber production pursuant to professional timber and forest management plans, contractual 
requirements governing continued silvicultural use, and ongoing forestry management practices. 
 

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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The supporting materials submitted as Exhibits 6 through 12 provide multiple, independent forms 
of evidence demonstrating the continuity, commercial character, and geographic scope of the 
Property's silvicultural use. 
 
Exhibit 6, the Affidavit from the St. Johns County Property Appraiser’s office provides sworn 
testimony regarding the historical and current bona fide agricultural use of the Property as defined in 
Section 193.461, Florida Statutes. Exhibit 7, the Affidavit of Arthur E. Lancaster as to 
Agricultural and Silvicultural Use, provides sworn testimony regarding the historical and 
continuing silvicultural use of the Property. Section 4 of the affidavit further identifies a provision of 
the Purchase and Sale Contract requiring the entirety of the proposed Agricultural Enclave to be 
maintained as a silviculture operation. The operative contract provision is attached to the affidavit as 
its separate Exhibit B and requires continued silvicultural management of the Property and each 
applicable phase until development. This contractual requirement provides additional evidence that 
continued agricultural use was an affirmative and ongoing obligation applicable to the Property as a 
whole. 
 
Exhibit 8, the February 2007 Merlin A. Pacetti Trust Timber Management Plan, demonstrates 
that professional forestry management of the Property predates the applicable five-year statutory 
period by more than a decade. Exhibits 9 and 10, the February 2023 Pacetti Investment Group 
Timber Management Plan and its December 2025 update, further document the continuation of 
professional silvicultural management during and beyond the statutory period. 
 
Exhibit 11, the Affidavit of Larry W. Pacetti as to Agricultural and Silvicultural Use, provides 
additional sworn testimony based on direct knowledge of the Property and its forestry operations. 
Exhibit 12, the St. Johns County Property Appraiser Record Card identifying the agricultural 
certifications for the properties, Exhibit 13, December 2025 Windcrest 1, LLC Forest  
Management Plan Update, documents the continuing management of the applicable property under 
a professional forestry program and expressly includes Parcel 028900-0001 as part of the larger 
managed timber operation. 
 
Taken together, these materials establish more than the mere presence of timber or an agricultural 
designation on portions of the Property. They demonstrate continuous, good-faith commercial 
silvicultural use through professional forestry plans, binding contractual obligations, governmental 
assessment records, parcel-specific management documentation, and sworn testimony from persons 
with direct knowledge of the Property's agricultural operations. 
 
The evidence further demonstrates that the parcels comprising the proposed Agricultural Enclave 
were not managed as isolated or unrelated tracts, but as components of an integrated silvicultural 
operation. The management plans and supporting affidavits document the continuation of forestry 
activities across the Property notwithstanding changes in record ownership or differences in 
individual parcel tax classifications. 
 
Accordingly, the record establishes that the Property has been in continuous use for bona fide 
agricultural purposes, as defined by Section 193.461, Florida Statutes, for the required statutory period 
and therefore satisfies Section 163.3164(4)(b), Florida Statutes. 
 
Staff review: Section 163.3164(4)(b), Florida Statutes, requires that the subject 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.” Staff 
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reviewed the Forestry Management Plans, Property Appraiser records, historical aerial imagery, and 
narrative submitted by the applicant. Review of the submitted documents and staff’s independent 
review, including direct communications with the Property Appraiser’s office, indicates that the 
subject property has been utilized for bona fide agriculture for the statutorily required period of five 
(5) years. 
 
Finding: Based upon the application materials submitted and staff’s review, the application appears 
to 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 has existing industrial, commercial, or residential 
development; or 

b) Property designated on the county’s Comprehensive Plan, zoning map and FLUM 
as land to be developed for industrial, commercial, or residential purposes, and 
where at least 50 percent of such surrounding property contains 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 a 

parcel or parcels designated on the FLUM 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 adopted on the Comprehensive 
Plan that was intended to be developed with residential uses.  

 

Applicant response: The Property satisfies each element of Section 163.3164(4)(c)2., Florida Statutes. 
 
First, the proposed Agricultural Enclave contains approximately 594.42 +/- acres and therefore does 
not exceed the 700-acre maximum established by the statute.  
 
Second, more than 50 percent of the Property's perimeter is surrounded by parcels designated on the 
St. Johns County Future Land Use Map for residential development. As documented by Exhibit 14, 
the Agricultural Enclave Perimeter Exhibit, approximately 54.3 percent of the Property's 
perimeter is adjacent to qualifying Residential-B and Residential-C Future Land Use Map 
designations. These surrounding lands are designated for residential development and therefore 
constitute qualifying parcels for purposes of Section 163.3164(4)(c)2.  
 
Exhibit 13 identifies the qualifying perimeter segments and corresponding Future Land Use Map 
designations and provides the perimeter measurements supporting the 54.3 percent calculation. 
Accordingly, the Property exceeds the statutory requirement that at least 50 percent of its perimeter 
be surrounded by lands designated on the Future Land Use Map for industrial, commercial, or 
residential development. 
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Third, the qualifying surrounding parcels satisfy the statute's urban-service-area requirement. The St. 
Johns County Comprehensive Plan establishes a Development Area Boundary identifying areas in 
which urban public facilities and services are provided or planned. The County identifies the 
Development Area Boundary constituting an urban service area consistent with the definition 
provided in Section 163.3164, Florida Statutes. The qualifying Residential-B and Residential-C parcels 
adjoining the Property are located within the County's Development Area Boundary and therefore 
satisfy the urban-service-area component of Section 163.3164(4)(c)2.  
 
The location of the Property and surrounding land is further supported by the availability of existing 
and planned public infrastructure. The Property is located within the County's Development Area 
Boundary, has access to public water and wastewater service, is served by existing transportation 
infrastructure, and is located along the route of planned transportation improvements identified in 
the County's capital planning framework.  
 
Section 163.3164(4)(c)2 does not require existing industrial, commercial, or residential development 
along 50 percent of the Property's perimeter. Existing-development requirements are contained 
within the separate alternative qualification pathways established by Section 163.3164(4)(c)1. Under 
subsection (c)2, the applicable inquiry is whether the Property: (1) contains no more than 700 acres; 
(2) is surrounded along at least 50 percent of its perimeter by parcels designated on the Future Land 
Use Map for industrial, commercial, or residential development; and (3) satisfies the applicable urban-
service-area requirement.  
 
The Property satisfies all three elements. It contains approximately 594.42 +/- acres; approximately 
54.3 percent of its perimeter is adjacent to qualifying Residential-B and Residential-C Future Land 
Use Map designations; and the qualifying surrounding parcels are located within the County's 
Development Area Boundary. Exhibit 14 is specifically incorporated into this analysis as the 
supporting exhibit demonstrating compliance with the acreage, qualifying perimeter, and 
surrounding land-use criteria.  
 
Accordingly, the Property independently satisfies Section 163.3164(4)(c)2., Florida Statutes. Because 
the requirements of this statutory pathway are fully satisfied, reliance upon the alternative 
qualification pathways provided by Sections 163.3164(4)(c)1. or (c)3. is not necessary to establish the 
Property's eligibility as an Agricultural Enclave. 
 
Staff review: Section 163.3164(4)(c)2. Only those portions of the perimeter designated on the Future 
Land Use Map for industrial, commercial, or residential purposes may be counted toward the 
requirement that at least 50 percent of their perimeter by a parcel or parcels designated on the FLUM 
as land that is to be developed for industrial, commercial, or residential purposes under section 
163.3164(4)(c)2. Areas designated Conservation, Parks and Recreation, or Rural/Silviculture are not 
designated for industrial, commercial, or residential purposes and therefore do not satisfy that 
requirement. Based on the perimeter information submitted and reviewed by staff, approximately 
53.8% of the subject property's perimeter is adjacent to parcels designated for industrial, commercial, 
or residential purposes, not the 54.3% claimed by the applicant in their narrative. However, the subject 
property meets the first 50% requirement of 163.3164(4)(c)2. 

 
Section 163.3164(4)(c)2., further requires that of those parcel or parcels used for the perimeter 
calculation, they are surrounded on at least 50 percent of their perimeter by a parcel or parcels within 
an urban service district, area, or line. Section 163.3164(57), Florida Statutes, defines an “urban service 
area” as areas identified in the comprehensive plan where public facilities and services, including, but not limited 
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to, central water and sewer capacity and roads, are already in place or are identified in the capital improvements 
element. The term includes any areas identified in the comprehensive plan as urban service areas, regardless of 
local government limitation. Staff reviewed the County’s Comprehensive Plan, including Objective A.1.2 
establishing the Development Area Boundary, together with the Capital Improvements Element, The 
Comprehensive Plan establishes the Development Area as the intended to accommodate urban 
development and the provision of urban public facilities and services, while the Capital Improvement 
Element identifies existing and planned facilities serving development within that area. Based upon 
those provisions the County’s Development Area meets the statutory definition of an “urban service 
area” as defined in 163.3164(57), Florida Statutes. Section 163.3164(4)(c)2. Additionally requires that 
the qualifying surrounding parcel or parcels themselves be surrounded on at least 50 percent of their 
perimeter by a parcel or parcels within an urban service district, area, or line. The fact that the 
qualifying surrounding parcel is itself located within the Development Area does not, standing alone, 
establish compliance with this separate perimeter requirement. Staff evaluated the perimeter of the 
qualifying surrounding parcel or parcels and determined 53.8 percent of those parcels are surrounded 
by parcel or parcels within the Development Area.  

 
The ultimate determination of whether the applicable portion of the Development Area constitutes 
an “urban service district, area, or line” for purposes of section 163.3164(4)(c)2. is to be made by the 
Board based upon the Comprehensive Plan, Capital Improvements Element, evidence presented, and 
applicable statutory criteria. Some Commissioners have previously expressed the position that the 
County’s Development Area does not satisfy the statutory definition of an urban service area. The 
foregoing information is provided to identify the applicable Comprehensive Plan provisions and 
factual circumstances for the Board’s consideration. 

 
Based on staff’s interpretation of the second 50 percent requirement stated in Section 163.3164(4)(c)2. 
the evidence provided does not satisfy this requirement of the statute. The parcel or parcels that are 
being utilized for the perimeter calculation do  not appear to be surrounded on at least 50 percent of 
their perimeter by a parcel or parcels within the urban service district, area, or line. The applicant has 
not provided any evidence demonstrating that this requirement is being met.  
 
The map below illustrates that the subject property (indicated with hatch markings) shares a boundary 
with the Development Area Boundary line, as depicted on the Future Land Use Map, on both the 
northern and southern sides. The areas labeled as Residential-B on the Future Land Use Map to the 
west of the subject property are entirely within the Development Area Boundary. As previously noted 
and shown on the applicant's provided map, the eastern boundary of the subject property is offset by 
25 feet from the Conservation designation on the Future Land Use Map. Based on this adjustment by 
the applicant, the parcels adjacent to the eastern boundary are designated as Residential-C and are 
located within the Development Area Boundary. 
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Finding: Based upon the application materials submitted and staff’s review, the application appears 
to not demonstrate compliance with Section 163.3164(4)(c)2, Florida Statutes. The evidence 
provided does not show that the parcel or parcels being utilized for the perimeter 
calculation are surrounded on at least 50 percent of their perimeter by a parcel or parcels 
within the urban service district, area, or line. 
 

(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: Section 163.3164(4)(d) requires eligible properties to have adequate public 
facilities and services available to support development. The subject Property satisfies this criteria 
through the availability of existing and planned public infrastructure necessary to support the 
proposed development program. 
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Water and wastewater service availability was confirmed through a utility availability letter dated 
March 10, 2022, which verified that adequate utility capacity exists to serve the Property further 
demonstrating the availability of public facilities and services. Additionally, as outlined in SB 686, The 
applicant will enter into a binding agreement to pay for, construct, or contribute land for its 
proportionate share of such improvements.  
 
Collectively, the availability of utility services and the applicant’s agreement to pay and contribute its 
proportionate share, the Property is located within an area capable of supporting the requirements of 
SB 686, thereby satisfying the eligibility criteria. 

 
Staff review: The Applicant has offered to enter into a binding agreement to pay for, construct, or 
contribute land for its proportionate share of improvements.  
 
Finding: Based upon the application materials submitted and staff’s review, the application appear 
to 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: Section 163.3164(4)(e) limits eligibility to properties containing no more than 
1,280 acres unless additional statutory criteria are satisfied. The subject Property contains 
approximately 594.42 +/- acres, which is well below the maximum acreage threshold. Accordingly, 
the Property meets the eligibility requirements of this section. 
 
Staff review: The subject property contains approximately 594 acres and therefore does not exceed 
the 1,280 acre maximum established in section 163.3164(e). Because the required acreage is below 1,280 
acres the alternative provision permitting up to 4,4480 acres is not applicable for this application.  
 
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: Section 163.3164(4)(f) requires that eligible properties be located within a 
county with a population of less than 1.75 million residents.  
 
St. Johns County is well below the statutory population threshold. According to the Bureau of 
Economic and Business Research (BEBR), St. Johns County had an estimated population of 348,336 
residents in 2025. Accordingly, the subject Property satisfies the eligibility requirements. 
 
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 does not appear to all elements of 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 application does not demonstrate compliance with section 163.3164(4)(a) and 
163.3164(4)(c), Florida Statutes, because the record does not establish that the parcel or parcels were 
owned or controlled by a single person or entity as of January 1, 2025, and continuous thereafter. 
Additionally, the properties utilized for the perimeter calculations are not made up of parcels 
surrounded on at least 50 percent of their perimeter by a parcel or parcels within the urban service 
district, area, or line. 
 
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 parcel(s) satisfy the statutory 
definition of an agricultural enclave and whether certification should be approved or denied. 
 
EXHIBITS 

A. Supporting Documents 



St. Johns County Growth Management Department 

Application for: l�o_t _he_r _____________ �

Date I August 31, 2026 I Property Tax ID No 028900000, 0293600000, 028900001, 0288800000 

Project N ame Adler Creek Agricultural Enclave Certification 

Property Owner(s) Pacetti Investment Group LLC / Windcrest Farms 

Address 366 Jardine Avenue/ 700 Ponte Vedra Lakes Blvd 

Phone Number 

Fax Number 

City jst. Aug/ PVB State � Zip Code 132084 / 320fi e-mail 

Are there any owners not listed? (!] No D Yes If yes please provide information on separate sheet. 

Applicant/Representative England-Thims & Miller, Inc.; Attn: Casey Dendor, AICP 

Address j 14775 Old St. Augustine Road 

Phone Number 

Fax Number 

City !Jacksonville State � Zip Code 
�
13
_
22

_
5
_
8 
__ � 

e-mail I DendorC@etminc.com

Property Location East of Pacetti Road and the Grand Lakes development, West of future CR 2209 ROW 

904-642-8990

Major Access j,__c_R_ 2_2_0_9 _______ __, 
Size of Property 161 O AC I Cleared Acres (if applicable) D

Zoning Class I OR j No. of lots (if applicable) D Overlay District (if applicable) �I N_I_
A __________ __,

Water & Sewer Provider isJCUD Future land Use Designation 
,__
jR

_
e _s-_c ___ _,

Present Use of Property Bona Fide Agriculture/ Timberland (5500) Proposed Bldg. S.F. �I - ---�
Project Description (use separate sheet if necessary) 

Request for certification of approximately 594+/- acres of bona fide agricultural land as an agricultural enclave pursuant to 
Sections 163.3162 and 163.3164, Florida Statutes. 

Please list any applications currently under review or recently approved which may assist in the review of this application including 
the name of the PUD/PRD: 

I understand that reasonable inspections of the subject property may be made as part of the application review process. I understand 
that any material misrepresentations or errors contained in this application or supporting documents may void an approved 
application, at the reasonable determination of the County considering the Land Development Code, Comprehensive Plan, and other 
applicable regulations. 

I HEREBY CERTIFY THAT All INFORMATION IS CORRECT: 
n r or person authorized to represent this application: 

Printed or typed name(s) 

Revised August 24, 2015 

594.42



 

 

 
 

August 24, 2026 
 
Michael Roberson, AICP 
Growth Management Director 
St. Johns County Growth Management 
4040 Lewis Speedway 
St. Augustine, FL 32084 
 
Re:  Agricultural Enclave Eligibility, Adler Creek 
 Parcel ID Nos.: 0288800000, 0289000000, 0289000001, and 0293600000 
 
Dear Mr. Roberson, 
 
Effective July 1, 2026, Senate Bill 686 (SB 686) amended Sections 163.3162 and 163.3164, 
Florida Statutes, establishing criteria and procedures for certification of qualifying property as an 
Agricultural Enclave. Based on the criterion-by-criterion analysis and supporting evidence 
provided herein, the subject property (“Property”) satisfies the applicable statutory requirements 
for certification as an Agricultural Enclave. This application incorporates the supporting materials 
identified by exhibit number below. Read together, the application, this justification, and Exhibits 
1 through 14 establish compliance with each applicable requirement of Sections 163.3162 and 
163.3164(4), Florida Statutes. 
 
The Property is located east of Pacetti Road and the Gran Lakes development and west of the 
future County Road 2209. The Property consists of an assemblage of commonly controlled 
parcels comprising approximately 610 +/- acres and is designated Residential-C on the Future 
Land Use Map. The Property has historically been used for commercial silvicultural and timber 
operations and has been managed pursuant to timber and forest management plans, as further 
documented by the exhibits submitted with this application. 
 
The analysis below addresses each applicable statutory criterion and identifies the evidence 
demonstrating the Property’s compliance. 
 
 

1) Ownership and Bona Fide Agricultural Use Criteria 

 

a. Section 163.3164(4)(a), Florida Statutes, requires the parcels be owned or controlled by a 

single person or entity as of January 1, 2025. 

 

RESPONSE: The property satisfies this criterion through the unified contractual and 

equitable control held by Eastland Partners, LLC. Since October 28, 2019, 

Eastland Partners, LLC has possessed enforceable contractual rights over the 

entire Property, including the authority to direct entitlement and development 

activities and the continuing right to acquire the Property. Those rights applied 

to all parcels comprising the proposed Agricultural Enclave on January 1, 2025 

and were not terminated or divided by subsequent internal conveyances 

among the related ownership parties.  
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 Exhibits 1 through 4 specifically document this criterion. Exhibit 1 is the 

Attorney Opinion Letter representing common control of the subject property. 

Exhibit 2 contains Florida Division of Corporations records confirming the 

relevant entities and authorized representatives. Exhibit 3 is the Affidavit of 

Arthur E. Lancaster as to Ownership and Common Control and addresses 

the contractual structure, equitable ownership, and continuing common control 

of the parcels. Exhibit 4 is the Pacetti Title Report and Updated Ownership 

and Encumbrance Report establishing record ownership as of January 1, 

2025. Exhibit 5 is the Affidavit of Larry W. Pacetti as to Ownership, 

together with supporting documentation confirming Eastland Partners, LLC’s 

contractual and equitable control. 

 

 The statute is written in the alternative – property may be either owned or 

controlled by a single person or entity. The sworn testimony, corporate records, 

title evidence, and underlying contractual documentation establish that the 

entire Property was subject to one unified and enforceable control 

arrangement as of the statutory date. Accordingly, the Property satisfies 

Section 163.3164(4)(a), Florida Statutes. 

  

 Separate legal entities do not, by themselves, establish separate control. 

Exhibit 1 is an attorney opinion letter establishing legal control of the Property 

by the Applicant, as set forth in that Purchase and Sale Agreement dated 

October 28, 2019. Exhibit 2 identifies J. Thomas Dodson as President and an 

authorized person of Eastland Partners, LLC, and as Manager and an 

authorized person of Windcrest 1, LLC. The Purchase and Sale Contract and 

Amendments included with Exhibits 3 and 5 were executed by Mr. Dodson for 

Eastland in his capacity as President. Exhibit 3 further provides sworn 

testimony that Mr. Dodson controls both Eastland and Windcrest. Thus, as of 

January 1, 2025, Eastland controlled the entire Property as a contract vendee 

and sole equitable owner; following the phased May 2025 conveyance, unified 

control continued through Mr. Dodson’s authority over Eastland and Windcrest. 

The use of affiliated entities therefore did not divide control of the proposed 

Agricultural Enclave. 

 

b. Section 163.3164(4)(b), Florida Statutes, requires continuous use for bona fide agricultural 

purposes, as defined by Section 193.461, for the five-year period preceding the 

application.  

 

RESPONSE: The Property has been continuously used and maintained for bona fide 

agricultural purposes as part of a unified commercial silvicultural operation 

throughout and well beyond the applicable five-year statutory period. The 

Property has historically been managed for timber production pursuant to 

professional timber and forest management plans, contractual requirements 

governing continued silvicultural use, and ongoing forestry management 

practices. 
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The supporting materials submitted as Exhibits 6 through 12 provide multiple, 

independent forms of evidence demonstrating the continuity, commercial 

character, and geographic scope of the Property's silvicultural use. 

 

Exhibit 6, the Affidavit from the St. Johns County Property Appraiser’s 

office provides sworn testimony regarding the historical and current bona fide 

agricultural use of the Property as defined in Section 193.461, Florida Statues.  

Exhibit 7, the Affidavit of Arthur E. Lancaster as to Agricultural and 

Silvicultural Use, provides sworn testimony regarding the historical and 

continuing silvicultural use of the Property. Section 4 of the affidavit further 

identifies a provision of the Purchase and Sale Contract requiring the entirety 

of the proposed Agricultural Enclave to be maintained as a silviculture 

operation. The operative contract provision is attached to the affidavit as its 

separate Exhibit B and requires continued silvicultural management of the 

Property and each applicable phase until development. This contractual 

requirement provides additional evidence that continued agricultural use was 

an affirmative and ongoing obligation applicable to the Property as a whole. 

 

Exhibit 8, the February 2007 Merlin A. Pacetti Trust Timber Management 

Plan, demonstrates that professional forestry management of the Property 

predates the applicable five-year statutory period by more than a decade. 

Exhibits 9 and 10, the February 2023 Pacetti Investment Group Timber 

Management Plan and its December 2025 update, further document the 

continuation of professional silvicultural management during and beyond the 

statutory period. 

 

Exhibit 11, the Affidavit of Larry W. Pacetti as to Agricultural and 

Silvicultural Use, provides additional sworn testimony based on direct 

knowledge of the Property and its forestry operations. Exhibit 12, the St. 

Johns County Property Appraiser Record Card identifying the agricultural 

certifications for the properties, Exhibit 13, December 2025 Windcrest 1, 

LLC Forest Management Plan Update, documents the continuing 

management of the applicable property under a professional forestry program 

and expressly includes Parcel 028900-0001 as part of the larger managed 

timber operation. 

 

Taken together, these materials establish more than the mere presence of 

timber or an agricultural designation on portions of the Property. They 

demonstrate continuous, good-faith commercial silvicultural use through 

professional forestry plans, binding contractual obligations, governmental 

assessment records, parcel-specific management documentation, and sworn 

testimony from persons with direct knowledge of the Property's agricultural 

operations. 

 

The evidence further demonstrates that the parcels comprising the proposed 

Agricultural Enclave were not managed as isolated or unrelated tracts, but as 
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components of an integrated silvicultural operation. The management plans 

and supporting affidavits document the continuation of forestry activities across 

the Property notwithstanding changes in record ownership or differences in 

individual parcel tax classifications. 

 

Accordingly, the record establishes that the Property has been in continuous 

use for bona fide agricultural purposes, as defined by Section 193.461, Florida 

Statutes, for the required statutory period and therefore satisfies Section 

163.3164(4)(b), Florida Statutes. 

 

2) Acreage Limits and Perimeter Requirements Criteria 

 

Section 163.3164(4), Florida Statutes, provides alternative pathways through which 

property may qualify as an Agricultural Enclave. The qualification criteria vary based on 

factors related to the property's acreage, surrounding land uses, and proximity to urban 

service areas. Based on the acreage of the Property, the Future Land Use Map 

designations of the surrounding parcels, and the location of those parcels within the 

County’s Development Area Boundary, the Property qualifies under the independent 

pathway established by Section 163.3164(4)(c)(2)., Florida Statutes, which applies to 

lands that:  

 

Lands that 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 future 

land use map as land that is to be developed for industrial, commercial, or residential 

purposes, and where such parcel or parcels are located within or surrounded on at 

least 50 percent of their perimeter by an urban service district, area, or line. 

 

RESPONSE: The Property satisfies each element of Section 163.3164(4)(c)2., Florida 

Statutes. 

 

First, the proposed Agricultural Enclave contains approximately 610 +/- acres 

and therefore does not exceed the 700-acre maximum established by the 

statute. 

 

Second, more than 50 percent of the Property's perimeter is surrounded by 

parcels designated on the St. Johns County Future Land Use Map for 

residential development. As documented by Exhibit 14, the Agricultural 

Enclave Perimeter Exhibit, approximately 54.3 percent of the Property's 

perimeter is adjacent to qualifying Residential-B and Residential-C Future 

Land Use Map designations. These surrounding lands are designated for 

residential development and therefore constitute qualifying parcels for 

purposes of Section 163.3164(4)(c)2. 

 

Exhibit 13 identifies the qualifying perimeter segments and corresponding 

Future Land Use Map designations and provides the perimeter measurements 

supporting the 54.3 percent calculation. Accordingly, the Property exceeds the 
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statutory requirement that at least 50 percent of its perimeter be surrounded 

by lands designated on the Future Land Use Map for industrial, commercial, 

or residential development. 

 

Third, the qualifying surrounding parcels satisfy the statute's urban-service-

area requirement. The St. Johns County Comprehensive Plan establishes a 

Development Area Boundary identifying areas in which urban public facilities 

and services are provided or planned. The County identifies the Development 

Area Boundary constituting an urban service area consistent with the definition 

provided in Section 163.3164, Florida Statutes. The qualifying Residential-B 

and Residential-C parcels adjoining the Property are located within the 

County's Development Area Boundary and therefore satisfy the urban-service-

area component of Section 163.3164(4)(c)2. 

 

The location of the Property and surrounding land is further supported by the 

availability of existing and planned public infrastructure. The Property is 

located within the County's Development Area Boundary, has access to public 

water and wastewater service, is served by existing transportation 

infrastructure, and is located along the route of planned transportation 

improvements identified in the County's capital planning framework. 

 

Section 163.3164(4)(c)2 does not require existing industrial, commercial, or 

residential development along 50 percent of the Property's perimeter. Existing-

development requirements are contained within the separate alternative 

qualification pathways established by Section 163.3164(4)(c)1. Under 

subsection (c)2, the applicable inquiry is whether the Property: (1) contains no 

more than 700 acres; (2) is surrounded along at least 50 percent of its 

perimeter by parcels designated on the Future Land Use Map for industrial, 

commercial, or residential development; and (3) satisfies the applicable urban-

service-area requirement.  

 

The Property satisfies all three elements. It contains approximately 610 +/- 

acres; approximately 54.3 percent of its perimeter is adjacent to qualifying 

Residential-B and Residential-C Future Land Use Map designations; and the 

qualifying surrounding parcels are located within the County's Development 

Area Boundary. Exhibit 14 is specifically incorporated into this analysis 

as the supporting exhibit demonstrating compliance with the acreage, 

qualifying perimeter, and surrounding land-use criteria. 

 

Accordingly, the Property independently satisfies Section 163.3164(4)(c)2., 

Florida Statutes. Because the requirements of this statutory pathway are fully 

satisfied, reliance upon the alternative qualification pathways provided by 

Sections 163.3164(4)(c)1. or (c)3. is not necessary to establish the Property's 

eligibility as an Agricultural Enclave. 
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3) Public Services Criteria 

 

a. Have public services, including water, wastewater, transportation, schools, and recreation 

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

provision  of F.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. 

 

RESPONSE:  Section 163.3164(4)(d) requires eligible properties to have adequate public 

facilities and services available to support development. The subject Property 

satisfies this criteria through the availability of existing and planned public 

infrastructure necessary to support the proposed development program. 

  

 Water and wastewater service availability was confirmed through a utility 

availability letter dated March 10, 2022, which verified that adequate utility 

capacity exists to serve the Property further demonstrating the availability of 

public facilities and services.  Additionally, as outlined in SB 686, The applicant 

will enter into a binding agreement to pay for, construct, or contribute land for 

its proportionate share of such improvements. 

 

 Collectively, the availability of utility services and the applicant’s agreement to 

pay and contribute its proportionate share, the Property is located within an 

area capable of supporting the requirements of SB 686, thereby satisfying the 

eligibility criteria. 

 

4) Acreage Max 

 

a. Does not exceed 1,280 acres. 

RESPONSE: Section 163.3164(4)(e) limits eligibility to properties containing no more 
than 1,280 acres unless additional statutory criteria are satisfied. The 
subject Property contains approximately 610+/- acres, which is well below 
the maximum acreage threshold. Accordingly, the Property meets the 
eligibility requirements of this section. 

 

 

5) County Population Criteria 

 

a. Located within a county with a population of 1.75 million or less. For the purposes of this 

section, population is determined in accordance with the most recent official estimate 

pursuant to F.S. 186.901. 

 

RESPONSE:  Section 163.3164(4)(f) requires that eligible properties be located within a 

county with a population of less than 1.75 million residents. Based on this 

requirement, only two counties in Florida are ineligible (Broward County and 

Miami-Dade County). 
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St. Johns County is well below the statutory population threshold. According 

to the Bureau of Economic and Business Research (BEBR), St. Johns County 

had an estimated population of 348,336 residents in 2025. Accordingly, the 

subject Property satisfies the eligibility requirements.  

 

 

Based on the complete application record, including this updated justification and Exhibits 1 through 

13, the Property satisfies every applicable element of the statutory definition of an Agricultural Enclave. 

Exhibits 1 through 5 establish unified ownership or control as of January 1, 2025. Thos exhibits also 

identify J. Thomas Dodson as the common controlling person for Eastland and Windcrest, confirming 

that the use of separate affiliated entities did not fragment control. Exhibits 6 through 13 establish 

continuous bona fide agricultural and silvicultural use of every parcel, including Parcel 028900-0001, 

for the required period. The acreage and perimeter evidence in Exhibit 14 and the acreage and 

perimeter evidence establish qualification under Section 163.3164(4)(c)2.; the public services 

evidence satisfies Section 163.3164(4)(d); the Property is below the acreage maximum in Section 

163.3164(4)(e); and St. Johns County satisfies the population criterion in Section 163.3164(4)(f).  

 

Thank you in advance for your consideration of the above information. Please contact me directly at 

DendorC@etminc.com or (904) 376-6304 if you have any questions or require additional information. 

 

Sincerely, 

 
Casey Dendor, AICP 
Planning Manager 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:DendorC@etminc.com
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Additional Exhibits Submitted with this Response 

Exhibit Document 

Exhibit 1 
Attorney Opinion Letter as to Adler Creek Agricultural Enclave 
Certification Property Control 

Exhibit 2 Florida Division of Corporations verifications 

Exhibit 3 Affidavit of Arthur E. Lancaster as to ownership and common control 

Exhibit 4 
Pacetti Title Report and Updated Ownership and Encumbrance 
Report 

Exhibit 5 Affidavit of Larry W. Pacetti as to Ownership 

Exhibit 6 Property Appraiser Affidavit – Bona Fide Agriculture Use 

Exhibit 7 Affidavit of Arthur E Lancaster as to Agricultural and Silvicultural Use 

Exhibit 8 Merlin A. Pacetti Timber Management Plan (February 2007) 

Exhibit 9 Pacetti Investment Group Timber Management Plan (2023) 

Exhibit 10 
Pacetti Investment Group Timber Management Plan Update 
(December 2025) 

Exhibit 11 Affidavit of Larry W. Pacetti as to Agricultural and Silvicultural Use 

Exhibit 12 
St. Johns County Property Appraiser Record Card identifying 
Agricultural Classifications on the property 

Exhibit 13 December 2025 Windcrest 1, LLC Forest Management Plan 

Exhibit 14 Adler Creek Perimeter Exhibit 

 



 

 

 

 

 

 
 
 

August 31, 2026 

 

Michael Roberson, AICP 

Growth Management Director 

St. Johns County Growth Management 

4040 Lewis Speedway 

St. Augustine, FL 32084 

 

Re:  Agricultural Enclave Certification Application  

Tax Parcel Numbers 028880-0000, 028900-0000, 028900-0001, and 

 029360-0000  

Dear Mr. Roberson: 

This letter is submitted in support of the above referenced application, specifically to set forth 

and establish the Applicant’s “control” of the subject parcels, as required by Florida Statute. Pursuant to 

Section 163.3164(4)(a): 

“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; 

 

(Emphasis added). It is clear from the language of this section that the Statute offers an alternative to 

traditional ownership of a property included in an agricultural enclave application. While the statute does 

not formally define “controlled”, in a real estate transaction, “control” refers to the legal authority to 

dictate, manage, or influence how a property is used, contracted, or sold, which is distinct from simply 

holding final title or ownership. The application, along with the supporting information contained in this 

letter demonstrate the Applicant’s control of the subject Property. 

 

As of January 1, 2025, The Pacetti Investment Group LLC (“Pacetti”) was the sole owner of legal 

title to the real property in St. Johns County, Florida, described on Exhibit A (the “Proposed Agricultural 

Enclave”). 

 

Also as of January 1, 2025, and through the date of this letter, the entire Proposed Agricultural 

Enclave was and has been continuously controlled by Mr. J. Thomas Dodson.  Mr. Dodson has such 

PATRICK KRECHOWSKI 
 

t:  +1 (904) 348-6877 
f:  +1 (904) 396-9001 
e:  pkrechowski@balch.com 
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control by virtue of that certain Purchase and Sale Contract between Pacetti and Mr. Dodson’s company, 

Eastland Partners, LLC (“Eastland”), dated October 28, 2019 (the “Purchase and Sale Contract”).  

The Purchase and Sale Contract provides for the closing of sale of the Proposed Agricultural 

Enclave in two (2) phases. The first closing occurred on May 13, 2025, after the Purchase and Sale 

Contract was assigned by Eastland to Mr. Dodson’s other involved company, Windcrest Farms, LLC, 

which is now known as Windcrest 1, LLC, (“Windcrest”).  At that closing, a portion of the Proposed 

Agricultural Enclave (newly created Tax Parcel Number 028900-0001) was conveyed to Windcrest.  

Windcrest continues to own such portion. 

Mr. Dodson controls both Eastland and Windcrest.  Consequently, the entire Proposed 

Agricultural Enclave was and has been controlled by the same single person or entity (Mr. Dodson), as 

contemplated by Section 163.3164(4)(a) of the Florida Statutes, both as of January 1, 2025, and 

continuously through the date of this letter. 

Of particular note, the Purchase and Sale Contract contains several contractually binding 

provisions that convey to Eastland exclusive legal control over the Property. Given the length, 

complexity and proprietary information contained in the Purchase and Sale Contract, this letter identifies 

and highlights those provisions that demonstrate and establish Eastland as the legally controlling party. 

The cover and signature pages of the Purchase and Sale Contract and all addendums are included as 

exhibits to the Application. 

Additionally, since the 2020 tax year, Eastland has been and continues to pay the St. Johns 

County ad valorem taxes on each parcel included in the Application. This further demonstrates 

Eastland’s controlling interest in the parcels. 

Purchase and Sale Contract Provisions Demonstrating Eastland’s Control 

 

1. Section 2: Eastland has an enforceable right to compel Pacetti to convey to Eastland the 

Property, together with all of the rights and interests benefiting or pertaining to the Property. 

Those rights and interests include, but are not limited to, all of the following to the extent 

they exist: (i) improvements on the Property; (ii) all tenements, hereditaments, easements, 

privileges, reversions, remainders, and other rights and appurtenances belonging or in any 

manner appertaining to the Property; (iii) the Due Diligence Materials (defined below) to 

the extent they pertain to the Property; and (iv) all permits, approvals, and entitlements 

applicable to the Property. The rights and interests also include all tangible and intangible 

personal property, of whatever kind or character, now or hereafter owned by Pacetti and 

used in connection with the Property, to the extent they pertain to the Property.  

 

2. Section 2,5, and 9(a): Eastland controls the manner in which the Property will be 

developed. It will be developed solely according to Eastland’s vision and for Eastland’s 

Intended Use.  Eastland controls the governmental approval and permitting process, 

including the site planning process, and is responsible for obtaining all construction and 
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other permits, land use, zoning, site plan, environmental, and other governmental approvals 

as are required with respect to the development of the Property (and each Phase thereof) for 

the Intended Use, including, without limitation, planned unit development approvals, 

development agreements (including concurrency and utilities agreements), school 

agreements, civil construction permits, permits from SJRWMD, DEP, and the Army Corps 

of Engineers, and permits for State Road 2209 construction. 

 

3. Section 5(c): Eastland owns the development rights and has the enforceable right to compel 

Pacetti to irrevocably assign to Eastland all rights with respect to the development of the 

Property for Eastland’s Intended Use for no additional consideration. 

 

4. Section 7(a): Eastland, through its counsel, controls the issuance of the title insurance 

commitments, the title review process, and the issuance of the title insurance policies. 

Eastland has an enforceable right to compel Pacetti to convey title subject only to matters 

agreed to by Eastland. 

 

5. Section 7(c): Eastland controls the surveying of the Property. Eastland is responsible for 

causing an updated survey to be prepared which describes the overall Property and each 

Phase, as shown on Eastland’s Site Plan. 

 

6. Section to 8(a) and 8(c): Eastland and all of Eastland’s agents, contractors, consultants, 

representatives and other persons designated by Eastland may make such inspections of the 

Property as Eastland deems necessary including, without limitation, surveying, soil testing 

and boring, hydrological studies, environmental studies, structural inspections or any other 

studies or tests Eastland determines in its reasonable discretion to be necessary or 

appropriate. 

 

7. Section 9(b): Eastland controls all rights related to all applications, approvals, permitting, 

and other governmental or quasi-governmental requirements that may be required from 

time to time to authorize and complete the development of the Property. Eastland has the 

enforceable right to compel Pacetti to execute and/or join in, as applicable, all applications 

and other documentation as required by Eastland and to cooperate in good faith and in a 

timely manner with all reasonable requests of Eastland in connection with Eastland’s efforts 

to obtain such permits and approvals.  

  

8. Section 9(c): Eastland controls all engineering work on the Property through the selection 

of the project engineer. Eastland is responsible for all engineering work and permitting on 

the Property. Eastland’s engineer prepares any required plans and assists in applying for and 

obtaining the Government Approvals. 

 

9. Section 9(d): Eastland controls the silviculture operation on the Property. Eastland has the 

enforceable right to compel Pacetti to reasonably agree to a timber management plan. 

Eastland is responsible for maintaining the Property as a silviculture operation consistent 
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with the agreed-upon timber management plan and with applicable zoning and land use 

regulations until such time as the Property is developed by Eastland. 

 

10. Section 11: Eastland has a right to specific performance of the contract. 

 

11. Section 11(c): Eastland has the right to notice of any defaults and the right to cure those 

defaults, thereby preserving its right to purchase the Property.  

 

12. Section 13: Eastland has the right to assign the Contract to its affiliates. 

 

13. Section 16: Eastland has the right to extend the Contract through any governmental 

moratorium on development. If any judicial decree, governmental order or moratorium is 

pending, threatened, or imposed prior to Closing that would or reasonably could be 

expected to materially impair or materially delay Eastland’s improvement or use of the 

Property for the Intended Use, or for the construction or occupancy of single family homes 

thereon, Eastland may at its option elect either to (a) extend the deadline for the applicable 

Closing until such time as the pending, threatened, or imposed decree, order or moratorium 

is canceled or lifted; provided, however, Eastland shall not extend any Closing beyond 

twelve (12) months from the original deadline for that Closing, or (b) terminate this 

Contract, and the parties shall then be relieved of all further liability under this Contract 

with respect to the Property.  If Eastland elects item (a) and the pending, threatened, or 

imposed decree, order or moratorium is not canceled or lifted within the period of 

Eastland’s extension, Eastland may elect item (b).  

 

14. Section 17: Eastland has sole discretion to determine the fate of the Contract if any part of 

the Property is condemned or in the reasonable judgment of Eastland is in danger of being 

condemned through the exercise of the power of eminent domain or inverse condemnation.  

Eastland, at Eastland’s election, may (i) terminate the Contract by written notice to Pacetti 

whereupon this Contract shall become null and void, or (ii) consummate the transaction and 

Closing contemplated by the Contract and receive any condemnation proceeds paid or 

payable as a result of any such condemnation or threat of condemnation.  In the event 

Eastland elects to consummate the Closing, Eastland has an enforceable right to compel 

Pacetti to transfer and assign any and all rights which it may have in and to any proceeds of 

such condemnation or threatened condemnation to Eastland in conjunction with and at the 

time of Closing.  

 

15. Pursuant to Section 18, the Escrow Agent is Eastland’s legal counsel. 

 

In sum, Mr. Dodson, by way of his control of Eastland and Windcrest, has both the rights and 
obligations, as set forth in the Purchase and Sale Contract, sufficient to demonstrate and effectuate 
control of the Property both as of January 1, 2025, and continuously through the date of this letter.    
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Thank you for your consideration of this matter. If you have any questions or require additional 

information, please do not hesitate to contact me directly. 

 

Sincerely, 

       

Patrick Krechowski 
Partner 

PK:tam 

 
 











































































































































































































































































































































































































































































 
 
September 28, 2026 
 
Mr. Jacob Smith, Planning Department Manager 
St. Johns County 
4040 Lewis Speedway 
St. Augustine, FL 32084 
 
Re: Grounds for Denial of Agricultural Enclave Application 2026-10 (Adler Creek) 
 
Dear Mr. Smith, 
 
 As detailed by the attached document, Grounds for Denial of Agricultural Enclave 
Certification 2026-10, the Adler Creek application fails to meet certification 
requirements for the following reasons: 
 

• Does not satisfy the fifty percent perimeter requirement; 
• Parcels submitted exceed the seven hundred acre limit; 
• Parcels are not surrounded on at least 50 percent of their perimeter by an Urban 

Service District; 
• Applicant has not demonstrated continuous use for bon fide agricultural purposes 

by the entire area; 
• The application is not made by or on behalf of all owners of the parcels; 
• Density conditions of section 163.3162(4)(a) are not established. 

 
In their review of the Adler Creek application, Staff should account for the above and 

should report that the application does not meet the requirements to be certified as an 
Agricultural Enclave. 

 
Respectfully, 
 
 
 
Joseph E. McAnarney, St. Johns County Resident 
Cc:  Richard Komando, County Attorney / Evan Walsnovich, Planner 
 
Attach: Grounds for Denial of Agricultural Enclave Application 2026-10 (Adler Creek) – 6pp 
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Grounds for Denial of Agricultural Enclave Certification

ENCERT 2026-10 (Adler Creek)

The application does not satisfy the fifty percent perimeter requirement of section
163.3164(4)(c)2.

The applicant relies exclusively on subparagraph (c)2., which requires that the parcels not

exceed 700 acres and be surrounded on at least 50 percent of their perimeter by a parcel or

parcels that the local government has designated on the future land use map as land that is to be

developed for industrial, commercial, or residential purposes. The narrative expressly disclaims

reliance on subparagraphs (c)1. and (c)3.

The applicant’s Perimeter Exhibit (Exhibit 14) attributes 8,795 feet, or 32.79 percent, of

the perimeter to Residential-C. That segment is not a neighboring parcel. It is a strip

approximately 25 feet wide that the exhibit itself labels a “25' Conservation Buffer Outside of

Site Boundary.” Immediately beyond the strip, the land is designated Conservation on the future

land use map. The eastern boundary of the requested area is a meandering line of approximately

ninety courses drawn through the applicant’s own tax parcels, and the strip and the Conservation

land beyond it are the remainder of those parcels.

The strip cannot supply qualifying perimeter. Land is not “surrounded” by its owner’s

retained remainder. A strip the applicant itself calls a conservation buffer is not land “that is to be

developed” for residential purposes, whatever designation it carries on the map. The same

definition directs that where a right-of-way, body of water, or canal lies along the perimeter, the

calculation must be based on the parcel or parcels across it. The statute measures the land that

actually lies beyond a narrow intervening strip, and here that land is Conservation. The

Legislature also barred the use of another enclave’s perimeter to prevent what the Senate staff

analysis called a domino effect. Nothing in the Act contemplates an owner manufacturing

qualifying frontage out of its own land.

Performed without the strip, qualifying perimeter consists only of the Residential-B

frontage along Gran Lake. On the applicant’s own figures that is 5,950 feet, or 22.18 percent.

Computed from the applicant’s legal description, it is approximately 5,923 feet of a 27,146-foot

perimeter, or 21.8 percent. Either figure falls well short of fifty percent.
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Even on its own theory, the applicant has not carried its burden. The narrative reports 54.3

percent, the exhibit reports 54.97 percent, and a computation from the legal description yields

approximately 53.8 percent. The exhibit’s total perimeter of 26,823 feet does not match the legal

description, and the accompanying sketch states that it is not a boundary survey and was prepared

without the benefit of a title commitment. A showing that clears the threshold by less than four

points on unreconciled figures does not establish the requirement.

The parcels submitted exceed the seven hundred acre limit of subparagraph (c)2.

Section 163.3164(4) defines an agricultural enclave as an unincorporated, undeveloped

“parcel or parcels,” and section 163.3162(4)(a) authorizes certification of “the parcel or parcels.”

Neither provision authorizes certification of a portion of a parcel described by metes and bounds.

The four tax parcels identified in the application total 817.95 acres: 028880-0000 (80.00

acres), 028900-0000 (282.35 acres), 028900-0001 (377.33 acres), and 029360-0000 (78.27

acres). Windcrest 1, LLC’s own December 2025 forest management plan identifies a fifth parcel,

0288900010 (2.59 acres), as part of the same tract. The applicant requests certification of 594.42

acres carved from those parcels by a description whose eastern line follows no parcel boundary.

A reading that allows an owner to certify any sub-area it chooses would allow the owner

to defeat the acreage ceiling and the perimeter test together by drawing its own lines. That is what

the record shows occurred here. Measured by the parcels submitted, the application exceeds 700

acres, and subparagraph (c)2., the only pathway invoked, is unavailable.

The applicant has not shown that the parcels are surrounded on at least fifty percent of
their perimeter by parcels within an urban service district, area, or line.

Subparagraph (c)2. imposes a second and independent perimeter condition. Section

163.3164(53) 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.

The applicant relies on the County’s Development Area Boundary and asserts, without

citation to any plan provision, that the County treats that boundary as an urban service area. The

2025 Comprehensive Plan, which governed on January 1, 2025, does not. Policy A.1.2.7

describes Development Areas as areas on the future land use map that depict the overall future

growth pattern of the County. Policy A.1.2.9 directs the County to investigate the designation of
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an Urban Service Area, which presupposes that none has been generally designated. Where the

Plan intends such a designation, it makes it expressly, as with the Durbin Creek National Urban

Service Area boundary shown on the future land use map under Policy A.1.11.1(m)(8). Section

163.3162(4)(f) likewise treats “urban service district” as a term of art.

Independently, the eastern strip and the Conservation land beyond it are undeveloped.

Central water, sewer, and roads are not in place there, and the applicant identifies none in the

capital improvements element. At most, the Gran Lake frontage of approximately 21.8 percent

could qualify. County utility records and the adopted capital improvements element should be

made part of the record in support of this finding.

The applicant has not demonstrated continuous use of the entire area for bona fide
agricultural purposes.

Section 163.3164(4)(b) requires continuous use for bona fide agricultural purposes, as

defined by section 193.461, for five years before the application. Section 193.461(3)(b) defines

the term as good faith commercial agricultural use of the land and identifies as relevant factors

the length and continuity of the use, the purchase price paid, and whether an indicated effort has

been made to care for the land in accordance with accepted commercial practices, including

reforesting. Classification for tax purposes is evidence of use, but paragraph (b) asks about use.

Portions of the requested area are documented as non-agricultural. The Property

Appraiser’s record card for parcel 028880-0000 shows 5.34 acres classified as non-agricultural

and 9.43 acres of conservation easements, and the Property Appraiser confirms that only 65.23 of

its 80 acres are classified agricultural. The 2007 management plan for that parcel states that 7.4

acres of pond and road had been taken out of silvicultural practice, and a pond is visible within

the northeast portion of the requested area on Exhibit 14. The December 2025 management plans

map 16 acres of food plot, water, open land, and roads.

The record does not document commercial activity during the statutory period. The most

recent harvests were seed-tree harvests in 1999 and 2006 and a clearcut in 2005. The 458-acre

seed-tree stand carries approximately 10 to 15 seed trees and 15 square feet of basal area per acre.

No document shows a timber sale, planting, prescribed burn, or other silvicultural operation

between August 2021 and August 2026. The 2023 and 2025 plans are prospective

recommendations, not records of work performed.
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The purchase contract recites that the buyer desires to purchase and develop the property,

defines the intended use as single-family residential lots, and requires silviculture only until each

phase is developed by the buyer. Windcrest paid $6,630,000 for approximately 457 acres

carrying a 2026 agricultural assessment of $134,047. The affidavits on agricultural use are

conclusory and describe the land by four record parcels totaling approximately 818 acres, not by

the 594.42-acre description. On this record the applicant has not shown five years of good faith

commercial agricultural use of the whole area, and at a minimum the non-agricultural portions do

not qualify.

The application is not made by or on behalf of all owners of the parcels.

Section 163.3162(4)(a) permits an application only by “the owner of a parcel or parcels of

land, or such owner’s authorized agent or controlling entity.” By warranty deed dated May 13,

2025 (OR 6148/898), Pacetti Investment Group conveyed land to Windcrest Farms LLC for

$6,630,000, and the Property Appraiser lists Windcrest as owner of both parcel 028880-0000 and

parcel 028900-0001. By warranty deed dated April 30, 2025 (OR 6141/1393), Pacetti Investment

Group conveyed an interest to Larry W. and Janice T. Pacetti, whom the Property Appraiser lists

as co-owners of parcels 028900-0000 and 029360-0000.

The only owner’s authorization in the record is from Pacetti Investment Group, executed

June 24, 2026. There is no authorization from Windcrest 1, LLC or from Larry W. and Janice T.

Pacetti, and the application form answers that there are no owners not listed. The affidavits of

Arthur E. Lancaster and Larry W. Pacetti and the Balch & Bingham letter state that only parcel

028900-0001 was conveyed to Windcrest and do not disclose the April 30, 2025 deed. Those

statements are inconsistent with the public record and should not be credited as to ownership,

control, or use. The application form itself acknowledges that material misrepresentations may

void an approved application.

The applicant has not established the density condition of section 163.3162(4)(a).

Section 163.3162(4)(a) permits an application only if one or more adjacent parcels or an

adjacent development permits the same density as, or higher density than, the proposed

development. The written report required by section 163.3162(4)(b) is confined to whether the

application complies with paragraph (a). The condition is a gate, not a merits question.
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The application identifies no proposed development, number of lots, or density. Exhibit

14 recites allowable densities of two units per acre for Residential-B and six units per acre for

Residential-C but states no proposed density. Comprehensive Plan Policy A.1.11.1(m)(8)(ggg)

limits the approximately 733-acre Adler Creek Property described in Ordinance 2021-87 to 1,682

residential units and prohibits non-residential development. Without a stated proposed density,

the comparison the statute requires cannot be performed.

Recorded conservation easements remain protected.

Section 163.3162(4)(i)4. provides that nothing in the agricultural enclave provisions

preempts or replaces any protection existing for any portion of a property encumbered by a

recorded conservation easement as defined in section 704.06. St. Johns River Water Management

District easements encumber portions of the parcels, including OR 4372/847 on parcel

028880-0000 and OR 1166/503 and OR 3431/1232 on parcel 028900-0000. Any certification of

these lands would have to exclude the easement areas. This finding defines the scope of any

certification and is not relied upon as an independent ground for denial.

Matters not relied upon.

The record shows that The Pacetti Investment Group LLC was the sole record owner of

the parcels on January 1, 2025, which satisfies the ownership condition of section 163.3164(4)(a)

without reference to the applicant’s control theory. The public services condition of paragraph (d)

is satisfied by an offer to enter into a binding proportionate share agreement, which the narrative

makes. The 1,280-acre limit of paragraph (e) and the population limit of paragraph (f) are met.

None of these matters is relied upon as a ground for denial.

Form and timing of the decision.

Section 163.3162(4)(d) requires that a denial issue in writing with detailed findings of fact

and conclusions of law, and the applicant may seek review by petition for writ of certiorari within

thirty days after the decision is rendered. The application form is dated August 31, 2026. If that is

the date of receipt, the written report under section 163.3162(4)(b) is due September 30, 2026,

and the parcels will be certified by operation of law if the Board does not act by November 29,

2026. The official receipt date should be confirmed.
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The findings should rest on County records made part of the record: parcel lines, future

land use designations, and the Development Area Boundary as they stood on January 1, 2025; the

deeds recorded at OR 6141/1393 and OR 6148/898; the Property Appraiser’s agricultural

classification files for 2021 through 2026; the location of the non-agricultural acreage and the

conservation easements relative to the requested boundary; Ordinance 2021-87; and utility and

capital improvements element records for the eastern strip.

Conclusion.

For the reasons stated above, the record does not establish all statutory prerequisites for

certification of the Adler Creek parcels as an agricultural enclave. Specifically, the record does

not establish (1) that at least 50 percent of the perimeter is surrounded by parcels designated for

development, once the applicant’s own conservation buffer is disregarded; (2) that the parcels

submitted do not exceed 700 acres; (3) that at least 50 percent of the perimeter is surrounded by

parcels within an urban service district, area, or line; (4) that the entire area has been in

continuous bona fide agricultural use for five years; (5) that the application is made by or on

behalf of all owners; or (6) that an adjacent parcel or development permits the density of a

proposed development. Each ground is independent and sufficient.

Record sources reviewed: Adler Creek Agricultural Enclave Certification Application, ENCERT 2026-10,
including the application form (August 31, 2026), narrative (August 24, 2026), Exhibits 1 through 14, legal
description and sketch (July 10, 2026), Property Appraiser letters (August 24, 2026) and record cards, forest
management plans (2007, February 2023, and December 2025), Old Republic ownership report and Carlton Fields
title opinion (August 5, 2026), affidavits of Arthur E. Lancaster and Larry W. Pacetti (August 5, 2026), Balch &
Bingham letter (August 31, 2026), and staff correspondence with the Property Appraiser (September 4, 2026);
Sections 163.3162(4), 163.3164(4) and (53), and 193.461(3)(b), Florida Statutes; Chapter 2026-34, Laws of Florida;
Florida Senate Committee on Rules, Bill Analysis and Fiscal Impact Statement, CS/CS/CS/SB 686 (February 25,
2026); St. Johns County 2025 Comprehensive Plan, Land Use Element.
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NOTICE OF A REQUEST 
FOR AGRICULTURAL 

ENCLAVE CERTIFICATION 
NOTICE IS HEREBY GIVEN that a public hearing will be held 
on 10/20/2026 at 9:00 em, 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 ENGERT 
2026-10 Agricultural Enclave Certification (Adler Creek) and 
includes approximately 594.42 acres. The subject property is 
located east of Pacetti Road and the Grand Lakes development, 
west of Future CR 2209 right of way. 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 2026-10 
PROJECT NAME: Adler Creek 
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