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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: Patrick Heekin, Planner PHONE: 904 209-0669 

SUBJECT OR TITLE: ENCERT 2026-12 Star IV 

AGENDA TYPE: Business Item, Public Hearing, Report 

BACKGROUND INFORMATION: 

Application for Agricultural Enclave Certification pursuant to Sections 163.3162 and 163.3164, 
Chapter 2026-34, Laws of Florida. This certification request is identified as ENCERT 2026-12 
Agricultural Enclave Certification (Star IV) and includes approximately 70.83 acres. The subject 
property is located West of State Road 16, south of the Grand Oaks development, and north of the 
Windward Ranch development. 

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 2026-12 
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 2026-12, 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: JDD 10/12/2026 



 
 

 

 

 

To:   Board of County Commissioners 

From:   Patrick Heekin, Planner 

Date:   October 8, 2026 

Subject:  ENCERT 2026-12 Star IV Investments, a request to certify PARCEL 
ID# 029340-0000, approximately 70.83 acres, as an Agricultural 
Enclave per Florida Statute Section 163.3162(4) and 163.3164(4). 

 
Applicants: Casey Dendor, AICP – England-Thims & Miller 
 
Owner:   Star Investors IV Limited, LLLP 

Hearing Dates: Board of County Commissioners – October 20, 2026 

Commissioner  
District:   District 2 

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

The applicant is seeking certification of an Agricultural Enclave located at Parcel ID# 029340-0000. The 
property is approximately 70.83 acres and is located West of State Road 16, south of the Grand Oaks 
development, and north of the Windward Ranch development. 
 
County staff reviewed the application materials submitted by the Applicant together with information 
independently verified by County staff and prepared the written report required by Section 163.3162(4)(a), 
Florida Statutes. 
 

Growth Management Department 
Planning Division Report 

Application for an Agricultural Enclave Certification 
ENCERT 2026-12 Star IV Investments 
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Based upon the application materials submitted and staff’s independent review, the application does not appear 
to demonstrate 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. The detailed analysis supporting staff’s preliminary evaluation is contained in the Agricultural 
Enclave Certification Report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, which is attached 
as Attachment 1 and incorporated herein by reference. 
 
 

BOARD DETERMINATION 
Pursuant to Sections 163.3162 and 163.3164, Florida Statutes, the Board of County Commissioners shall 
determine whether the application satisfies the statutory definition of an agricultural enclave based upon the 
application, the written report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, testimony 
presented during the public hearing, and any other competent substantial evidence contained in the record. 
 
Certification of an agricultural enclave constitutes only a determination that the statutory requirements for 
certification have been satisfied. Any subsequent comprehensive plan amendment or development application 
remains subject to the procedures established by Section 163.3162, Florida Statutes. 
 
 

CORRESPONDENCE/PHONE CALLS 
At the time of writing this staff report, staff has received one (1) letter of opposition relating to this certification 
request.  
 
 

SUGGESTED ACTION 
APPROVE: Motion to APPROVE Agricultural Enclave Certification Application ENCERT 2026-12 Star IV 
Investments 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 2026-12 Star IV 
Investments finding, based upon the competent substantial evidence contained in the record, that the subject 
property does not satisfy the statutory definition of an agricultural enclave under Section 163.3162(4), Florida 
Statutes; and direct the office of the County Attorney to prepare the final written order, including Findings of 
fact and conclusions of Law supporting the Board’s determination, as required by Section 163.3162(4). 
 
 

ATTACHMENTS 
1. Agricultural Enclave Certification Report 

A. Supporting Documents 
2. Correspondence 

 



ATTACHMENT 1 

AGRICULTURAL ENCLAVE 

CERTIFICATION REPORT



 
 
October 8, 2026 
 
Casey Dendor, AICP 
England-Thims & Miller 
14775 Old St. Augustine Road 
Jacksonville, FL 32258 
DendorC@etminc.com  
 
RE:  Agricultural Enclave Certification Report (ENCERT 2026-12 Star IV Investments) 

Parcel ID# 029340-0000 
Parcel Owner: Star Investors IV Limited, LLLP 

               Property Location: West of S.R. 16, south of the Grand Oaks development, and north of the 
Windward Ranch development. 

 
 
Dear Applicant:  
 
This letter is an update to the written report provided on October 1, 2026, regarding ENCERT 2026-12 Star 
IV Investments. Upon further review, it appears that the application does not demonstrate compliance with 
the location and perimeter calculations in Section 163.3164(4)(c)2, Florida Statutes. Please see the revised 
analysis regarding Section 163.3164(4)(c)2.   
 
Please find the required written report attached to this letter.  
 
If you have any questions regarding the attached report or need further assistance, please feel free to reach out 
to me at (904) 209-0669 or pheekin@sjcfl.us.  
 
Sincerely, 
 

 
 
Patrick Heekin, Planner 
 

 

 
 
 

mailto:DendorC@etminc.com
mailto:pheekin@sjcfl.us
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APPLICATION SUMMARY 
The applicant is seeking certification of an agricultural enclave for approximately 70.83 acres of parcel 
#029340-0000 (“Subject Property”).  The Subject Property is located west of State Road 16.  It borders existing 
residential developments to the north (Grand Oaks) and southeast (Windward Ranch). 
 

Aerial Map of Subject Property 
 

 
 
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.” 
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STAFF EVALUATION SUMMARY: 
Sections 163.3162 and 163.3164, Florida Statutes as amended by Chapter 2026-34, Laws of Florida, establishes 
a new process allowing property owners to request certification that a property qualifies as an Agricultural 
Enclave before pursuing development approvals. The application 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 determining whether the application 
satisfies the statutory definition of “agricultural enclave” contained in section 163.3164(4), Florida Statutes, 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 
demonstrate that the subject property satisfies the statutory definition of an Agricultural Enclave 
under Section 163.3164(4), Florida Statutes.   
 
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) as an Agricultural Enclave. Pursuant to Section 163.3162, Florida Statutes, the Board 
of County Commissioners shall determine, based upon the entire record before it, whether the application 
demonstrates that the subject property satisfies the statutory definition of an Agricultural Enclave under 
Section 163.3164(4), Florida Statutes. In making that determination, the Board may consider the application 
materials, this written report, public comment, and any other competent evidence presented at the public 
hearing. 
 
Certification of an Agricultural Enclave constitutes a determination only that the subject property satisfies the 
statutory definition of an Agricultural Enclave under Section 163.3164(4), Florida Statutes. Certification does 
not approve a comprehensive plan amendment, rezoning, development order, site development plan, or 
authorize development. If certified, any subsequent application for development will be processed pursuant to 
section 163.3162(4), Florida Statutes. 
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Adjacent Development Map: 

 
 

Adjacent Development Comparison 
Criteria North East  South West 

FLUM 
Residential-C & 

Rural/Silviculture  
S.R. 16 & 

Residential-B 
Rural/Silviculture & 

Residential-B 
Rural/Silviculture 

Zoning 
Grand Oaks PUD & Open 

Rural 

Windward 
Ranch PUD & 

S.R. 16 

Windward Ranch 
PUD & Open Rural Open Rural 

Maximum 
Permitted 
Density 

PUD: 2.54 units per acre 
OR: 1 unit per acre 

PUD: 1.34 units 
per acre 

PUD: 1.34 units per 
acre  

OR: 1 unit per acre 

OR: 1 unit per 
acre 

Existing 
Development 

Yes Yes Yes No 

 
Potential Maximum Density 

Development Type Single Family Residential 
Total Acreage Approx. 70.83 

Maximum Residential Density 6 dwelling units per Net Acre 
Maximum Number of Dwelling Units 424.98 
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The applicant’s full application can be found in Exhibit A – Supporting Documents. 
CRITERIA ANALYSIS  
 

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

A. Parcel or parcels are owner or controlled by a single person or entity.  
 
Applicant response: “As outlined in Section 163.3164(4)(a), the Property must be owned or controlled by a single 
entity. The Property meets this eligibility criterion and is owned and controlled by Star Investors IV Limited, LLLP. Star 
Investors IV Limited, LLLP, has continuously owned and controlled the Property since 2002, thereby satisfying the 
ownership and control requirements set forth in SB 686.” 

 
Staff review: According to the deed in the application materials and St. Johns County records, Star Investors 
IV, Limited LLLP has been the owner of the subject property since March 28, 2002. 

 
Finding: Based upon the application materials submitted and staff’s review, the application appears to 
demonstrate compliance with Section 163.3164(4)(a). 
 

B. Parcel or parcels have been in continuous use for bona fide agricultural purposes, as defined by 
s. 193.461, for a period of five (5) years before the date of any comprehensive plan amendment or 
development application. 
 

Applicant response: “As required by Section 163.3164(4)(b), eligible properties must have been in continuous use for 
bona fide agricultural purposes for a period of at least five (5) years. As reflected in the Property Appraiser's records, the 
Property is classified as Timberland (5500) and qualifies for agricultural classification pursuant to Section 193.461, 
Florida Statutes. The Property also has an active Forest Management Plan, which guides the ongoing management and 
harvesting activities occurring on the site. The plan has been periodically updated over the years to ensure the continued 
management of the Property for bona fide agricultural purposes. A copy of this Forest Management Plan is on file with 
the County.  

 
The subject Property has been continuously designated and utilized for bona fide agricultural purposes for a period 
exceeding five (5) years, thereby satisfying this eligibility requirement.” 

 
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 5 years before the 
date of any comprehensive plan amendment or development application.”  

 
The applicant states that the subject property has been classified as Timberland and thus qualifies for an 
agricultural classification pursuant to Section 193.461, Florida Statutes, and has an active Forest Management 
Plan filed with the County. While a copy of the Forest Management Plan was not furnished by the applicant, 
staff has verified through the St. Johns County Property Appraiser’s records that the subject property has 
received an agricultural classification pursuant to s. 193.461, Florida Statutes, for each of the preceding five tax 
years. Although the statute does not expressly require an agricultural classification by the Property Appraiser, 

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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staff reviewed the documentation submitted by the applicant and verified through the St. Johns County 
Property Appraiser’s records that the subject property has received an agricultural classification and 
agricultural assessment pursuant to Section 193.461, Florida Statutes. Additionally, review of publicly available 
imagery indicates aerial footprint typical of silvicultural activities during the past 5 years. Specifically rowed 
timber appears to be present on the majority of the site with some potential wetlands interspersed. Most recent 
thinning harvest appears to have occurred on the southern portions in 2025-2026 timeframes. Accordingly, 
staff finds that the criterion set forth in Section 163.3164(4)(b), Florida Statues, has been satisfied. 
 
Finding: Based upon staff’s review, the application appears to demonstrate compliance with Section 
163.3164(4)(b). 

 
C. 1. Are surrounded on at least 75 percent of their perimeter by: 

a. A parcel or parcels that have existing industrial, commercial, or residential development;  
b. A parcel or parcels that the local government has designated, in the local government’s zoning 

map and future land use map, as land that is to be developed for industrial, commercial, or 
residential purposes, and at least 50 percent of such parcel or parcels is existing industrial, 
commercial, or residential development; or 

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

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

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

 
Applicant response: “Section 163.3164(4)(C)(2) requires qualifying properties to contain no more than 700 acres and 
to be surrounded along at least 50 percent of their perimeter by an urban service district, area, or line. The Property 
contains approximately 70+/- acres, thereby satisfying the statutory acreage limitation.  

 
The included survey, signed and sealed by Clary & Associates, confirms that the property meets the minimum perimeter 
criteria of 50.06%. The property shares adjacency with Residential-C and Residential-B future land use categories. Both 
properties have approved PUDs for residential development.  

 
The Northwest Sector Overlay is an adopted planning area identified in the St. Johns County Comprehensive Plan for 
future growth and development and is supported by existing and planned public facilities and services. The development 
area boundary established by the county’s future land use map functions as an urban service district as referenced in SB 
686 and defined by 163.3164(53) F.S., “urban service area means areas identified in the comprehensive plan where public 
facilities and services, including but not limited central water and sewer capacity and roads, are already in place or are 
identified in the capital improvements elements. The term includes and areas identified in the comprehensive plan as 
urban service areas, regardless of local government limitation”. Additionally, the Property does have access to public 
services and willing to provide its proportionate share for services and facilities to serve the site.  
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Accordingly, the Property satisfies the intent and requirements of Section 163.3164(4)(C)3, and is eligible to be classified 
as an Agricultural Enclave. Specifically, the Property is located within an area that meets the statutory definition of an 
urban service area, shares more than 50 percent of its boundary with properties within the same district, and has access 
to existing or planned public infrastructure.” 

 
Staff review: The applicant seeks certification under section 163.3164(c)2., Florida Statutes. Although the 
applicant; subsequent narrative references 163.3164(c)3., the substance of the applicant’s analysis and 
supporting materials addresses the criteria Section 163.3164(c)2. The application does not rely upon the rural 
study area contained  in 163.3164(c)3.  Staff have therefore evaluated the application under the qualifying 
criterion of 163.3164(c)2. below: 

 
Future Land Use Map (in part): 

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

The subject property is below 700 acres, satisfying the limitation established by Section  163.3164(4)(c)2. The 
St. Johns County Future Land Use designates parcels surrounding the subject property’s perimeter as 
Residential-B and Residential-C, with no adjacent parcels being designated as commercial or industrial. The 
applicant’s survey identifies approximately 8,376.30 feet of the subject property’s 16,731.20-foot perimeter as 



 
Page 8  ENCERT 2026-12 Star IV Investments 
 

adjoining those residential future land use designations, or approximately 50.06%. Calculations as shown in 
the certified survey provided by the applicant demonstrate that the proposed Agricultural Enclave’s border 
exceeds the 50% threshold by 10.7 feet. 

 
“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;” 
 

The Applicant relies on the County’s Development Area and the Northwest Sector Overlay in support of the 
second requirement of section 163.3164(4)(c)2 as stated in their narrative. Additionally, Section 
163.3164(4)(c)2., Florida Statutes, requires that the aforementioned parcel or parcels adjacent to the subject 
property be surrounded on at least 50 percent of their perimeter(s) by a parcel or parcels within an “urban 
service district, area, or line.”   

 
Additionally, staff has determined that multiple adjacent parcels are not surrounded on at least 50 percent of 
their respective perimeters by a parcel or parcels within an urban service district, area, or line as illustrated in 
the Adjacent Property – Urban Service District Calculation map below:  

 
Adjacent Property – Urban Service District Calculation: 
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Section 163.3164(57), Florida Statutes,  states an “urban service area” means areas identified in the comprehensive 
plan where public facilities and services, including, but not limited 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.  

 
The St. Johns County Comprehensive Plan establishes a Development Area and directs urban growth and 
development within that area. The Comprehensive Plan identifies the public facilities and services necessary 
to serve development within the Development Area, and the Capital Improvements Element identifies 
existing and planned public facilities and improvements necessary to accommodate such development. 
Although the Comprehensive Plan does not specifically designate the Development Area by the title “Urban 
Service Area,” the statutory definition is based upon the identification of the area in the comprehensive plan 
and the provision or planning of the identified public facilities and services. 

 
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. 
 
Finding: Based upon the application materials submitted and staff’s review, the application does not appear 
to  demonstrate compliance with Section 163.3164(4)(c)2.  
 

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)(3)(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.  

 
Significant public infrastructure investments have occurred within the surrounding area, further demonstrating the 
availability of public facilities and services. It is understood that potable water and sanitary sewer infrastructure exist 
along State Road 16 and St. Johns County has capacity to serve this Property. 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 existing 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.” 
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Staff review: At the time of writing this letter, staff has confirmed that there are no existing St. Johns County 
capital improvement projects which would provide access to the proposed parcel(s), however it appears that 
access could be provided via State Road 16. The Applicant has offered to enter into a binding agreement to pay 
for, construct, or contribute land for its proportionate share of such improvements, as provided in Section 
163.3164(4)(d), Florida Statutes.  

 
Finding: Based upon the application materials submitted and staff’s review, the application appears to  
demonstrate compliance with Section 163.3164(4)(d). 
 

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 70.83+/- acres, which is well 
below the maximum acreage threshold. Accordingly, the Property meets the eligibility requirements of this section.” 

 
Staff review: As previously stated, the subject property is approximately 70.83 acres meeting the requirement 
not to exceed 1,280 acres.  

 
Finding: Based upon the application materials submitted and staff’s review, the application appears to 
demonstrate compliance with Section 163.3164(4)(e). 
 

F. Are located within a county with a population of 1.75 million or less. 
 
Applicant response: “Section 163.3164(4)(3)(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).  

 
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: The applicant cites the Bureau of Economic and Business Research for St. Johns County 
population statistics, showing that the county meets the requirement with a population less than 1.75 million 
residents. 

 
Finding: Based upon the application materials submitted and staff’s review, the application appears to 
demonstrate compliance with Section 163.3164(4)(f). 
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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 satisfy the statutory definition of an agricultural enclave contained 
in Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes. 
 
This report constitutes staff’s preliminary evaluation required by Section 163.3162(4)(a), Florida Statutes. The 
Board of County Commissioners must conduct a public hearing and consider the application, this report, and 
any additional evidence presented before determining whether the subject parcel satisfies the statutory 
definition of an agricultural enclave and whether certification should be approved or denied. 
 
EXHIBIT  

A. Supporting Documents  
 



ATTACHMENT A 
SUPPORTING DOCUMENTS 



 

 
 
August 31, 2026 
 
Michael Roberson, AICP 
Growth Management Director 
St. Johns County Growth Management 
4040 Lewis Speedway 
St. Augustine, FL 32084 
 
Re:  Agricultural Enclave Eligibility 
 Star IV Investments 
 Parcel ID: 0293400000 
 
Dear Mr. Roberson, 
 
Effective July 1, 2026, Senate Bill 686 (SB 686) amended Section 163.3162, Florida Statutes, 
establishing criteria for determining whether a property qualifies as an Agricultural Enclave and is 
therefore eligible for expedited review and public hearing procedures. Based on the analysis 
outlined below, the subject property ("Property") satisfies the applicable statutory criteria and 
qualifies for consideration under the Agricultural Enclave provisions of Section 163.3162, F.S. 
 
The Property is located west of State Road 16, south of the Grand Oaks residential development, 
and north of the Windward Ranch residential development. The Property consists of an 
assemblage of commonly owned parcels that have historically been utilized for timber harvesting 
operations and has an active Timber Management Plan. In its entirety, the Property encompasses 
approximately 70.83+/- acres and has frontage along State Road 16. 
 
The following analysis outlines the Agricultural Enclave requirements established under SB 686, 
and demonstrates how the Property satisfies the statutory criteria necessary to qualify as an 
Agricultural Enclave. 
 

1) Ownership and Use Criteria 

 

a. Lands are owned or controlled by a single person or entity 

 

RESPONSE: As outlined in Section 163.3164(4)(a), the Property must be owned or 

controlled by a single entity. The Property meets this eligibility criterion 

and is owned and controlled by Star Investors IV Limited, LLLP. Star 

Investors IV Limited, LLLP, has continuously owned and controlled the 

Property since 2002, thereby satisfying the ownership and control 

requirements set forth in SB 686. 

 

b. Have been in continuous use for bona fide agricultural purposes, as defined by F.S. 

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

development application. 

 

RESPONSE: As required by Section 163.3164(4)(b), eligible properties must have been 

in continuous use for bona fide agricultural purposes for a period of at 
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least five (5) years. As reflected in the Property Appraiser's records, the 

Property is classified as Timberland (5500) and qualifies for agricultural 

classification pursuant to Section 193.461, Florida Statutes. The Property 

also has an active Forest Management Plan, which guides the ongoing 

management and harvesting activities occurring on the site. The plan has 

been periodically updated over the years to ensure the continued 

management of the Property for bona fide agricultural purposes. A copy 

of this Forest Management Plan is on file with the County. 

 

The subject Property has been continuously designated and utilized for 

bona fide agricultural purposes for a period exceeding five (5) years, 

thereby satisfying this eligibility requirement. 

 

2) Acreage Limits and Perimeter Requirements Criteria 

 

a. Section 163.3164(4), Florida Statutes, provides several ways through which a 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 characteristics of the Property and the surrounding development 

pattern, the Property qualifies under Section 163.3164(4)(c), which provides that an 

Agricultural Enclave includes: 

 

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:  Section 163.3164(4)(C)(2) requires qualifying properties to contain no 

more than 700 acres and to be surrounded along at least 50 percent of 

their perimeter by an urban service district, area, or line. The Property 

contains approximately 70+/- acres, thereby satisfying the statutory 

acreage limitation. 

 

 The included survey, signed and sealed by Clary & Associates, confirms 

that the property meets the minimum perimeter criteria of 50.06%. The 

property shares adjacency with Residential-C and Residential-B future 

land use categories. Both properties have approved PUDs for residential 

development. 

 

The Northwest Sector Overlay is an adopted planning area identified in 

the St. Johns County Comprehensive Plan for future growth and 

development and is supported by existing and planned public facilities 

and services. The development area boundary established by the 

county’s future land use map functions as an urban service district as 

referenced in SB 686 and defined by 163.3164(53) F.S., “urban service 
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area means areas identified in the comprehensive plan where public 

facilities and services, including but not limited central water and sewer 

capacity and roads, are already in place or are identified in the capital 

improvements elements. The term includes and areas identified in the 

comprehensive plan as urban service areas, regardless of local 

government limitation”. Additionally, the Property does have access to 

public services and willing to provide its proportionate share for services 

and facilities to serve the site.  

 

Accordingly, the Property satisfies the intent and requirements of 

Section 163.3164(4)(C)3, and is eligible to be classified as an Agricultural 

Enclave. Specifically, the Property is located within an area that meets 

the statutory definition of an urban service area, shares more than 50 

percent of its boundary with properties within the same district, and has 

access to existing or planned public infrastructure.  

 
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)(3)(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. 

  

 Significant public infrastructure investments have occurred within the 

surrounding area, further demonstrating the availability of public 

facilities and services. It is understood that potable water and sanitary 

sewer infrastructure exist along State Road 16 and St. Johns County has 

capacity to serve this Property. 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 existing 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 
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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 70.83+/- 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)(3)(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). 

 

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 analysis provided, the Property satisfies the eligibility criteria of SB 686 for designation 

as an Agricultural Enclave and is justified as follows: 

 

• Owned and controlled by a single entity; 

• Continuous bona fide agricultural use for a minimum of five years in accordance with Section 
193.461, F.S.; 

• Availability of public facilities and agreement to provide its proportionate share of services 
necessary to support future development; 

• Located in an adopted urban service district, and surrounded by lands within the district along 
more than 50 percent of its perimeter that directs future development, public services, and 
infrastructure investments; and  

• Located within a County with a population of less than 1.75 million residents. 
 

Accordingly, it is determined that the Property qualifies as an Agricultural Enclave, and the Property 

Owner respectfully requests that the County issue a certification confirming the Property's eligibility 

and designation as an Agricultural Enclave. 

 

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, 

mailto:DendorC@etminc.com
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Casey Dendor, AICP 
Planning Manager 
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From: Casey Dendor
To: Jacob Smith; Patrick Heekin
Cc: Kealey West; Art Lancaster; pkrechowski@balch.com
Subject: RE: ENCERT 2026-12 (?) Star IV
Date: Thursday, September 3, 2026 12:59:13 PM
Attachments: image001.png

Star Investments IV LLL Parcel 029340-0000 letter to Patrick Krechowski.pdf

Good Afternoon, we received a corrected letter from the property appraiser’s office this morning. Please find attached for the record.
 
 

 Casey Dendor, AICP Planning Manager
  DendorC@etminc.com | office: 904.376.6304  | cell: 352.408.6881 
  England-Thims & Miller, Inc. | Career Opportunities

 
From: Casey Dendor 
Sent: Tuesday, September 1, 2026 10:39 AM
To: Jacob Smith <jsmith@sjcfl.us>; Patrick Heekin <pheekin@sjcfl.us>
Cc: Kealey West <kwest@sjcfl.us>; Art Lancaster <aelancaster@eastlanddev.com>; Krechowski, Patrick <pkrechowski@balch.com>
Subject: ENCERT 2026-12 (?) Star IV

 
Good Morning, Jacob and team –
 
I am sending this email to notify you that the new Star IV application for agricultural enclave has been filed to the online portal. Please confirm receipt.
 
If you have any questions during your review, please contact Patrick Krechowski or me directly.
 
Thank you,
Casey
 

Casey Dendor, AICP 
Planning Manager
DendorC@etminc.com
cell: 352.408.6881 
office: 904.376.6304
etminc.com 
Career Opportunities
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Mr. Patrick Krechowski 


Balch & Bingham LLP 


50 N. Laura St., Ste 2100 


Jacksonville, FL  32202-3624 


 


Via Email Delivery 


 


Re:  Star Investors IV Limited LLLP/Parcel ID Number 029340-0000 


 


Dear Mr. Krechowski: 


 


Star Investors IV Limited LLLP has requested written confirmation from the St. Johns County Property Appraiser’s 


Office that their Parcel Number 029340-0000, 412.64 acres total, 412.64 acres classified located in St. Johns County 


between County Road 208 and SR-16 has been classified by our Office as agricultural land pursuant to Section 193.461, 


Florida Statutes, since 2018.   


 


We appreciate the opportunity to verify the agricultural classification of Parcel Number 029340-0000. 


 


Please let me know if we can provide any additional information. 


 


Sincerely, 


 


 
 


Eddie Creamer 


Property Appraiser 


 


:ccr 
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Event Date Filed
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Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Limited Partnership
STAR INVESTORS IV LIMITED, LLLP

Filing Information

A02000000408
59-2892371
03/21/2002

FL
ACTIVE

CONTRIBUTION CHANGE
04/02/2004
NONE

Principal Address

4300 county road 208
st. augustine, FL 32092

Division of CorporationsFlorida Department of State
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Changed: 04/09/2018

Mailing Address

4300 county road 208
st. augustine, FL 32092

Changed: 04/09/2018

Registered Agent Name & Address

FOSTER, RONALD HSR.
4300 county road 208
st. augustine, FL 32092

Address Changed: 04/09/2018

General Partner Detail

Name & Address

Document Number P03000047607

STAR 4 RANCH, INC.
4300 county road 208
st. augustine, FL 32092

Annual Reports

Report Year Filed Date
2024 04/29/2024
2025 04/27/2025
2026 04/09/2026

6/25/26, 2:19 PM Detail by Entity Name
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https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2002%5C0326%5C80139898.tif&documentNumber=A02000000408
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CORRESPONDENCE 

















From: Mike Roberson
To: Patrick Heekin
Subject: FW: URGENT: Filing Error and Contradictory Maps for ENCERT 2026-12 (Star IV / Grand Oaks
Date: Thursday, September 3, 2026 8:05:05 AM
Attachments: IMG_2602.png

IMG_2601.png

 
 
From: theresa patch <theresapatch1@yahoo.com> 
Sent: Wednesday, September 2, 2026 6:44 PM
To: Mike Roberson <mroberson@sjcfl.us>; FAXPLANDEPT <plandept@sjcfl.us>
Cc: Rich Komando <rkomando@sjcfl.us>; Commissioner Christian Whitehurst <bcc1cwhitehurst@sjcfl.us>; Commissioner Sarah Arnold <bcc2sarnold@sjcfl.us>; Commissioner Clay Murphy
<bcc3cmurphy@sjcfl.us>; Commissioner Krista Joseph <bcc4kjoseph@sjcfl.us>; Commissioner Ann Taylor <bcc5ataylor@sjcfl.us>
Subject: URGENT: Filing Error and Contradictory Maps for ENCERT 2026-12 (Star IV / Grand Oaks

 

Dear St. Johns County Growth Management Staff and County Commissioners,

I am a Grand Oaks resident on Willow Creek Court. I am writing to formally raise a potential  filing discrepancy in the newly submitted application
ENCERT 2026-12.

The official project description states that this application is restricted to 70.83 acres. However, after reviewing both applications, I confirmed that
the GIS map displayed with the application shows the same highlighted boundaries as the previously withdrawn 176-acre application, ENCERT-
2026000004.

If the new application covers only 70.83 acres, its map should clearly identify that smaller area and distinguish it from the land included in the
withdrawn application. From the displayed map, I cannot determine which acreage is included, which is excluded, or whether any
surrounding neighborhood conservation areas or wildlife habitat fall within the application. Please explain how the same highlighted boundaries
correspond to two substantially different acreage totals.

This discrepancy raises serious concerns about the care and accuracy with which the application was prepared. If something as fundamental as the
acreage and mapped boundaries does not align, what other inconsistencies may have been overlooked? Residents should not have to identify basic
discrepancies in a filing that could affect their community. Given the expedited review process, the county should closely scrutinize each application
for accuracy and completeness.

If an accurate map identifying the proposed 70.83 acres has not been provided, I request that Growth Management find the application insufficient
and require correction before deeming it complete. I also request a thorough review of the entire submission for accuracy and consistency.

Please confirm the applicable technical review deadline, whether this discrepancy warrants rejection or correction during that review, and whether
any expedited timeline under SB 686 can begin before a complete and accurate application is submitted.

I request a written response addressing these concerns and explaining what action the county will take.   Thank you, Theresa Patch 

 

mailto:mroberson@sjcfl.us
mailto:pheekin@sjcfl.us
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Sent from Yahoo Mail for iPhone

https://urldefense.com/v3/__https:/mail.onelink.me/107872968?pid=nativeplacement&c=Global_Acquisition_YMktg_315_Internal_EmailSignature&af_sub1=Acquisition&af_sub2=Global_YMktg&af_sub3=&af_sub4=100000604&af_sub5=EmailSignature__Static_&af_ios_store_cpp=9d3a686e-218d-4849-8298-b480188dc8ac&af_android_url=https*3A*2F*2Fplay.google.com*2Fstore*2Fapps*2Fdetails*3Fid*3Dcom.yahoo.mobile.client.android.mail*26listing*3Demail_signature__;JSUlJSUlJSUlJQ!!M0kiVQ8uA3X0YYni!5n659bJ0WaCQw0nFhADoExj89_xRhO10-2MNNyIoYXVeL80KqfokwjIhwgn1XZOMMXJcYxKi1g6Ti3Dmnc2N2Xc5$


USA TODAY CO. 

AFFIDAVIT OF PUBLICATION 

Casey Dendor 
England Thims & Miller, Inc. 
14775 Old Saint Augustine RD 
Jacksonville FL 32258-2463 

LocaliQ 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Coordinator of the 
St Augustine Record, published in St Johns County, Florida; 
that the attached copy of advertisement, being a , was 
published on the publicly accessible website of St Johns 
County, Florida, or in a newspaper by print in the issues of, 
on : 

SAG St Augustine Record 10/05/2026 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 

is personally know o me, on 10/05/2026 

Ug,IC!o~ UL 
Notary, StateoI ~Brown 

My commission expires 

Publication Cost: 
Tax Amount: 
Payment Cost: 
Order No: 

Customer No: 

PO#: 

$328.40 
$0.00 
$328.40 
12676776 
761790 

THIS IS NOT AN INVOICE! 
Please do not use thisfonnfor payment remittance. 

MARIAH VERHAGEN 
Notary Publ ic 

State of Wisconsin 

#of Copies: 
1 

PO Box 631244 Cincinnati, OH 45263-1244 
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NOTICE OF A REQUEST FORAGRICULTIJRAL 
ENCLAVE CER11FICATION 

NOTICE IS HEREBY GIVEN that a public hearing will be 
held on 10/20/2026 al 9:00 am, or as soon thereafter as may 
be heard, before the Board of County Commissioners in the St. 
Johns County Auditorium located at 500 San Sebastian View, 
St. Augustine, Florida to determine whether an application 
complies with the statutory requirements for certification of 
the subject property as an Agricultural Enclave under Sections 
163.3162 and 163.3164, Florida Statutes as amended by Chapter 
2026-34, Laws of Florida. This certification request is identified 
as ENCERT 2026-12 Agricultural Enclave Certification (Star IV) 
and includes approximately 70.83 acres. The subject property 
is located West of State Road 16, south of the Grand Oaks 
development, and north of the Wmdward Ranch development. 
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. 

lntcrested parties may appear at the meeting and be heard wjth 
rc:spe<;L to the reqyestcd 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 2026-12 
PROJECT NAME: Star IV 




