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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 9, 2026 

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

SUBJECT OR TITLE: MAJMOD 2026-01 Grand Oaks 

AGENDA TYPE: Business Item, Ex Parte Communications, Ordinance, Public Hearing, Report 

BACKGROUND INFORMATION: 

Request for a Major Modification to Grand Oaks Planned Unit Development (Ordinance 2018-40) to 
reduce the maximum number of residential units from 999 to 954, modify language within the 
Master Development Plan (MDP) text regarding traffic mitigation requirements, modify the MDP 
Map to revise site access, update phasing, and correct inconsistencies within the MDP Text. This 
request was heard before the Planning and Zoning Agency on Thursday, September 17, 2026, and 
was recommended for approval by a vote of 6-0. 

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 enact Ordinance 2026-___, approving MAJMOD 2026-01 Grand Oaks, based 
upon six (6) Findings of Fact, as provided in the Staff Report. 
DENY:  Motion to deny MAJMOD 2026-01 Grand Oaks, based upon seven (7) Findings of Fact, as 
provided in the Staff Report. 

For Administration Use Only: 
Legal: Lex Taylor 10/7/2026   OMB: ARM 10/7/2026  Admin: Brad Bradley 10/9/2026 



 

 

To:    Board of County Commissioners 

Through:   Planning and Zoning Agency 

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

Date:    September 18, 2026 

Subject:   MAJMOD 2026-01 Grand Oaks a request for a Major 
Modification to Grand Oaks Planned Unit Development 
(Ordinance 2018-40) to reduce the maximum number of 
residential units from 999 to 954, modify language within 
the Master Development Plan (MDP) text regarding traffic 
mitigation requirements, modify the MDP Map to revise site 
access, update phasing, and correct inconsistencies within 
the MDP Text. This request was heard by the Planning and 
Zoning Agency at their regularly scheduled public hearing on 
Thursday, September 17th, and was recommended for 
approval by a vote of 6-0.  

 
Applicant/ 
Representative:  Zach Miller, Esq.  
 
Property Owners:  Pulte Home Company, LLC 

Homestead Investments, LLC 
Day Late Enterprises, Inc.   
Toll Southeast LP Company, Inc. 

 
Hearing Dates:  Planning and Zoning Agency – September 17, 2026 
    Board of County Commissioners – October 20, 2026 

Commissioner   
District:    District 2 

 
 
 
 
 
 
 

Growth Management Department 
Planning Division Report 

Application for Major Modification to PUD 
MAJMOD 2026-01 Grand Oaks 
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MAP SERIES 
 

Location: The Grand Oaks PUD fronts along the south side of State Road 16 approximately two (2) miles west 
of the Interstate 95 interchange and two (2) miles east of the intersection of State Road 16 and International 
Golf Parkway. 

 
 
Aerial Imagery: The subject property encompasses approximately 524 acres, including approximately 93.5 
acres of wetlands, with frontage along State Road 16 at two locations. To date, the PUD has been developed 
with approximately 437 residential units. The property is bounded by the Star-4 Mitigation Bank to the south 
and the St. Johns County Turnbull Creek Conservation Area to the west. Wetlands associated with the Twelve 
Mile Swamp Preservation Area and residential lots are located to the north, between the property's two State 
Road 16 frontages. The Windward Ranch and Whisper Ridge PUDs are located to the southeast. The Tomoka 
Pines PUD is located to the north, across  State Road 16. The future County Road 2209 right-of-way is 
proposed along the western boundary.  
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Future Land Use: The subject property is designated Residential-C on the Future Land Use Map with a 
recorded site-specific text amendment (Ordinance 2018-39) limiting residential development to a maximum 
999 dwelling units, 50,000 square feet of office development, and 100,000 square feet of commercial. The 
majority of the surrounding land to the north, south, and east is designated Rural/Silviculture. Lands to the 
southeast are designated Residential-B. Lands to the west are designated Park/Recreation.    

 
 
Zoning District: The subject property is zoned Planned Unit Development (PUD). The surrounding area 
is predominantly zoned Open Rural (OR). Several residential and mixed-use PUD developments are located 
to the west, in the vicinity of the International Golf Parkway/State Road 16 intersection, and to the east, near 
the Interstate 95 interchange. 
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Deficient Roadways Map: There are currently several deficient roadway segments within the four (4) mile 
radius study area; therefore, several adversely impacted roadway segments are anticipated. Adversely impacted 
segments are those roadway segments within the study area that are currently over 100% of capacity (Deficient) 
based on total committed traffic and are anticipated to be impacted by project traffic at 1% or greater of the 
approved maximum service volume. 

 
 
APPLICATION SUMMARY 
This is a request for a Major Modification to the Grand Oaks PUD (Ordinance 2018-40). The applicant is 
proposing several revisions to the previously approved Master Development Plan (MDP) Text and Map, 
which include the following:  
 

• Reducing the number of remaining entitled dwelling units within the remaining phases from 556 
to 512. Thus, reducing the maximum total dwelling units allowed within the PUD from 999 to 
954. 

 

• Revising the developer’s requirement to widen/four-lane an approximately three (3) mile 
segment of State Road 16 from San Giacomo Road to the project entrance in lieu of a commitment 
to provide $20,000,000 in total proportionate fair share mitigation to alleviate transportation 
impacts of the proposed 512 dwelling units via a companion Development Agreement application. 
This amount is in addition to the $5,040,000 paid as mitigation for 442 platted lots.  

 

• Revising the western access to the project along State Road 16 to an emergency access point only. 
 

• Removing language regarding potential future connection to County Road 2209 from the MDP 
Text. 

 

• Revising the overall MDP Map to reflect the proposed revisions and current conditions on site.  
 

• Revising entrance and building storefront signage requirements within the PUD.  
 

• Revises inconsistent language within the MDP text to accurately reflect PUD requirements that 
have been satisfied. 
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Recorded Overall MDP  Map (PUD Drawing Book 47 Pages 10-11): The recorded MDP Map below depicts 
the current overall layout of the Grand Oaks PUD. As approved, the development includes two (2) access 
points along State Road 16 and also contemplates a potential connection to future County Road 2209 along its 
western boundary.  
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Proposed Overall MDP Map: The modified MDP Map submitted with this application illustrates the 
development phases in which the proposed 512 dwelling units will be located. There are no proposed changes 
to the layout of the residential phases. The revised map reclassifies the westernmost access point to State Road 
16 as a 60’ emergency access and removes the label along the southwestern property boundary indicating 
potential access to future County Road 2209, resulting in a single primary entrance and exit for the 
development. Additionally, the map now depicts the location of a nearby eagle's nest identified in 2022 and 
the required protection radius zones. 
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APPLICABLE CODE REGULATIONS 
 

Land Development Code (LDC) Section 5.03.05 Changes In Approved Planned Unit Developments  
Changes to approved PUDs may be made in one of three (3) ways: Small Adjustments, Minor Modifications 
and Major Modifications. The County Administrator is authorized to approve Small Adjustments in the 
approved plans of PUD districts, as long as they are in harmony with the originally approved PUD district but 
shall not have the power to approve changes that constitute a Minor Modification or a Major Modification. 
A Minor Modification shall require approval by the Planning and Zoning Agency pursuant to the 
requirements of Section 9.06.04 of this Code. A Major Modification shall require approval of the Board of 
County Commissioners and shall be handled in the same manner as the original approval pursuant to Section 
9.06.04 of this Code. 
 
C. Major Modification  
The Board of County Commissioners may approve Major Modifications to approved PUDs, under the 
authority of these provisions upon application by the original Applicant or successors in interest, and upon 
making a finding that any of the following conditions are met: 
 

1. The changes will result in an increase in density or intensity of Use, greater than two thousand (2,000) 
square feet of usable floor area, or an increase greater than ten (10) Dwelling Units, or an increase of 
more than five percent (5%) in the amount of outside land area devoted to sales, displays, or 
demonstrations over the entire PUD. In no case shall the overall intensity or density be increased over 
the maximum allowed by the Comprehensive Plan;  
 

2. The changes will result in an increase in Structure height;  
 

3. The changes will result in an addition or deletion of a Use from the specifically approved PUD Uses. 
Requests to allow a Special Use referenced in Section 2.03.00 on an individual Parcel may be processed 
as a Minor Modification. Such requests shall adhere to the criteria within Section 2.03.00. Deviations 
to the criteria may be considered as part of the Minor Modification application in accordance with 
the Land Development Code. Requests to allow for Special Uses within the entire PUD district shall 
be processed as a Major Modification.  

 

4. The changes will result in a decrease in required Yards by more than ten percent (10%) other than for 
a single residential Lot;  
 

5. The changes will result in an increase in the area allocated to any land Use type, except open 
space/recreation area, by more than five percent (5%);  

 

6. The changes will result in a change to the location, number, or type of pedestrian or vehicular accesses, 
unless reconfiguration of internal pedestrian or vehicular accesses is determined by the County 
Administrator to be of a minor nature that may be approved as a Minor Modification;  

 

7. The changes will result in an increase in traffic generation by more than five percent (5%);  
 

8. The changes will result in a change in the location of specific land Use(s) by more than ten percent 
(10%) of the total land area of the specific land Use(s); and  

 

9. The change is an extension of more than one (1) year in the commencement or completion term of 
the PUD.  
 

10. The changes shall be in accordance with all applicable regulations currently in effect and the PUD 
regulations of this Code. 
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DEPARTMENTAL REVIEW 
The Planning and Zoning Division has routed this request to all appropriate reviewing departments. There 
are no open comments.   
 
Technical Division Review: All future site engineering, drainage and required infrastructure improvements 
will be reviewed pursuant to the established Development Review process to ensure that the development has 
met all applicable local regulations and permitting requirements. No permits will be issued prior to compliance 
with all applicable regulations. Technical staff have reviewed the application and have no pending comments. 
Plans will be reviewed at the SUBCON submittal and must comply with all codes and standards.  
 
Concurrency/Transportation Planning Review: The following assessment is a non-binding traffic 
impact analysis for the proposed Major Modification to the Grand Oaks PUD to assess for potential impact 
based solely upon the applicant's intent to reduce the maximum number of residential units from 999 to 954, 
to modify traffic mitigation requirements, and to revise access to the development from State Road 16.  
 
Access: The development is currently accessed through the existing collector roadway, Turnbull Creek Road, 
located off of State Road 16. This modification seeks to redesignate the proposed future connection to State 
Road 16, located northwest of the current main access road, to an emergency access only. Further, the applicant 
seeks to remove references to proposed future connection to County Road 2209, of which future right-of-way 
runs adjacent to the western development boundary of the PUD. Other non-vehicular access to the Turnbull 
Creek Conservation Area, as well as future bicycle and pedestrian access to County Road 2209 are 
contemplated within the proposed PUD text.  
 
Mitigation: A new traffic analysis and proportionate share calculation was submitted for review as part of 
DEVAGREE 2026-01. Staff calculates the proportionate share of transportation mitigation for this developer 
to be $12,850,449. The applicant is proposing to pay $20,000,000 in total mitigation for the transportation 
impacts for the proposed development of 512 single-family units, which is estimated to be $7,149,551 more 
than their proportionate share. This contribution is in addition to the $5,040,000 that has been paid as 
mitigation for the existing 442 platted lots. The Development Agreement application is a companion 
application to this request at the public hearings.  
 
Office of the County Attorney Review: Southeast Development Partners, LLC & Southeast Land Ventures, 
LLC were ordered in US District Court via case 3:23-cv-00846-CRK-PDB to pay all costs for the State Road 
16 improvements and found the corporations to be in breach of the Agreement.  The order granted St. Johns 
County the ability to halt approval of additional plats and construction plans within the Grand Oaks PUD until 
and unless those corporations comply with terms and conditions in the Agreement.  The Court also declared 
the “Per Unit Payments”, held in a separate account as non-refundable to those corporations, shall be used by 
the County for road improvements in the area.  The court also required the corporations to assign Road Design 
documents and any permits to St. Johns County, free of charge, within thirty (30) days of the judgment on 
September 13, 2024.  On August 10, 2026, the County prevailed on appeal in Federal Court, but Southeast was 
granted 90 days to further appeal and that does not end until November 7, 2026.  
 
The proposed changes to the Grand Oaks PUD or the new Development Agreement create a reduction in the 
position the County has won in court and is not consistent with the decision in the Southeast case.  The burden 
of justifying the reduction in benefits to the County and the risk to the decision in the Southeast case are the 
burden of the Applicant to the Board.  OCA staff have attempted to work with the Applicant to draft language 
that would reduce the risk of changes to the Southeast case decision should the Board ultimately decide to 
approve any of the amendments to the Grand Oaks PUD or the new Development Agreement proposed by 
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the Applicant; however, this should not be considered an endorsement of this application nor should it 
eliminate the possibility that modifying the existing PUD and creating a new Development Agreement would 
not cause a court to reconsider the awards the County has already been given in the Southeast case.   
 
This application is subject to the general standards outlined in Board of County Commissioners of Brevard 
County v. Snyder, 627. So. 2d 468 (Fla. 1993). Pursuant to Section 5.03.05 of the Land Development Code, 
Major Modifications to Planned Unit Developments are handled in the same manner as the original approval 
and are considered rezonings. Applicant bears the initial burden of demonstrating that the proposed rezoning 
is (a) consistent with the Goals, Objectives, and Policies of the Comprehensive Plan, and (b) complies with the 
procedural requirements of the Land Development Code. The Board of County Commissioners may still deny 
the application if there is evidence that maintaining the existing zoning serves a legitimate public purpose. A 
legitimate public purpose of keeping the existing zoning includes, but is not limited to, that the rezoning: 
produces an urban sprawl pattern of development; is spot zoning; produces an incompatibility or deviation 
from an established or developing logical and orderly development; produces significant adverse impact upon 
property values of the adjacent or nearby properties; or detracts from the character and quality of life in the 
neighborhood by creating excessive noise, lights, vibration, fumes, odors, dust, physical activities and other 
detrimental effects or nuisances, and impact on environmentally sensitive features. 
 
Competent substantial evidence is testimony that is specific, reliable and fact-based. Examples of competent 
substantial evidence include, but are not limited to, factual statements concerning: the character of the 
neighborhood (quiet or noisy, residential or commercial, etc.); lot sizes, width, typical for the area; density of 
development (low density – spacious or high density crowded); building heights existing in the area 
(maximum, average). General statements of like or dislike, or the sheer number of persons in a petition or 
poll, do not by themselves constitute competent substantial evidence. Any statements that draw conclusions 
or opinions should be supported by evidence, expertise, experience, documentation, and testimony from 
competent and relevant persons and documents. Statements on a technical issue should have the speaker 
establish expertise in that technical field. 
 
The record of the decision consists of all documents and exhibits submitted to the advisory board and/or the 
decision-making board, together with the minutes of the meeting(s) at which the application is considered. 
The record may include the application; staff report; photographs, plans, maps and diagrams; studies and 
reports prepared by the applicant; documents presented by opposing parties; video recordings and all of the 
testimony presented at the evidentiary hearing(s). Per LDC 10.02.03.B.4, the PUD ordinance must be amended 
to comply with the existing Code at the time any Major Modification or extension of the term of the PUD is 
approved by the County. 
 
Planning and Zoning Division Review: The Grand Oaks PUD was approved in July of 2018 (Ordinance 
2018-40) allowing a maximum 999 single family residential units (674 non-age-restricted units and 325 age-
restricted); 100,000 SF of commercial uses; and 50,000 SF of office uses.  As of the writing of this Staff Report, 
442 single family residential lots have been platted. None of the commercial or office entitlements have been 
constructed to date.  
 
With this request, the applicant is seeking to reduce the maximum number of single family residential dwelling 
units permitted from 999 to 954, reducing the maximum number of non-age-restricted units from 674 to 648, 
and age-restricted units from 325 to 306. This would leave a remaining entitlement balance of 512 single family 
dwelling units. As part of this request, the applicant is seeking to mitigate for the transportation impacts caused 
by the development of the remaining 512 single family residential units via a separate Development Agreement 
(DEVAGREE 2026-01) and removing language from the current Master Development Plan (MDP) Text 
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regarding the requirement that the Developer four-lane a three (3) mile section of State Road 16 from the 
project's main entrance to San Giacomo Road. The applicant is instead proposing a payment of $20,000,000 
in total mitigation for the transportation impacts of the proposed development of 512 single-family dwelling 
units. This contribution is in addition to the $5,040,000 that has been paid as mitigation for the existing 442 
platted lots. 

The applicant also seeks to modernize and correct several inconsistencies in the MDP Text to account for 
current conditions within the PUD and the modifications proposed as part of this request. This includes 
updated parks and recreation language to account for those conditions being met, revised phasing timelines, 
accounting for a newly discovered Bald Eagle Nest on the adjoining property to the west and revising required 
signage within Section G.2.g as a result of the changes in site access. Planning staff notes that a portion of the 
Grand Oak PUD is located within the 1,500 foot radial area of the Bald Eagle Nest, but development is not 
restricted since no portion of the Grand Oaks PUD is within 750 feet of the nest.  

Finally, this request seeks to revise the MDP Text and Map to account for proposed changes in site access to 
the development. The applicant proposes to revise the “Western Collector  Road” connecting to State Road 16 
to a 60’ Emergency Access right-of-way. The applicant is also seeking to remove language from Section H.2 of 
the recorded MDP Text regarding “potential future connection to the future County Road 2209” and removing 
the “Future Potential Access Point” label from the MDP Map in this location.  

Future Potential County Road 2209 Access (Recorded MDP Map): The currently approved and recorded 
MDP Map for the overall development provides for two (2) access points from State Road 16 and contemplates 
future connectivity to County Road 2209 (highlighted in yellow below). The applicant for this request 
contends that the County Road 2209 connection was intended solely for pedestrian and bicycle access; 
however,  statements made on the record by representatives of the previously approved Comprehensive Plan 
Amendment (COMPAMD 2016-08) and Rezoning (PUD 2017-02) applications during the June 7, 2018 PZA 
and July 17, 2018 BCC public hearings indicate that the connection was contemplated as a future vehicular 
access point to the development. 
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Planning staff have concerns regarding the proposed revisions to the site's access configuration. Specifically, 
the proposed reduction from two (2) roadway connections to a single primary entrance serving a substantial 
residential population has the potential to adversely affect traffic circulation and operational efficiency. These 
concerns may be further compounded by the planned location of a future public school in the vicinity of the 
remaining project entrance, which could increase traffic volumes and create additional traffic challenges 
during peak travel periods. While the applicant has demonstrated compliance with the applicable provisions 
of the LDC,  and asserts the requested revision is to align more closely with FDOT policies and goals, the 
proposed reduction in roadway connectivity has the potential to limit the overall dependability by increasing 
dependence on a single primary access point that will serve a maximum of 954 single family dwelling units.  
 
PLANNING AND ZONING AGENCY (PZA) 
This request was heard by the PZA at their regularly scheduled public hearing on Thursday, September 15, 
2026. Agency Members asked for clarification on a proposed traffic signal at the main entrance to the 
development, confirming with the applicant that a signal warrant analysis would not be completed by FDOT 
until half of the proposed maximum number of homes are constructed. Agency Members also inquired about 
potential future law suits and asked for clarification on whether Southeast Development Partners were part of 
this modification. The applicant clarified that they were not part of this modification and asserted that 
Southeast Development Partners were still bound to the original agreement. Agency Members inquired about 
the current financial burdens being placed on the residents due to the ongoing issues. The applicant noted that 
each residence is paying approximately $1,500 for operations and maintenance  (O&M) costs through the 
CDD. Finally, Agency Members inquired about federal BUILD grants, and how they will be pursued if the 
proposed $20 million dollar contribution is approved. Several residents of the Grand Oaks community spoke 
in favor of the proposed modification, urging the County to approve the proposed Major Modification to help 
ease the financial issues that property owners within the development are currently experiencing, noting 
increased operational costs for the upkeep of the development, and declining home values due to the current 
legal situation. Agency Member Chuck Labanowski offered a motion to recommend approval that was 
seconded by Ms. Judy Spiegel. The motion passed by a vote of 6-0. Agency Member Greg Matovina was absent 
from the hearing.   
 
NORTHWEST SECTOR COMMUNITY PARTICIPATION MEETING  
The applicant conducted a community participation meeting in accordance with the requirements of Section 
33, NW Sector Community Meeting Notice Procedures, of the St. Johns County Development Review Manual 
(DRM). The meeting was held on Wednesday, September 2, 2026, from 6:00 p.m. to 8:00 p.m. at the Grand 
Oaks Clubhouse, located at 1055 Turnbull Creek Road. 
 
County staff notes that, pursuant to Sections 33.0.A.3 and 33.0.A.5 of the DRM, the applicant did not publish 
the required newspaper notice within 15 days of the meeting and did not post the required noticing signs on 
the subject property advertising the community meeting. Upon becoming aware of these deficiencies, the 
applicant made a good-faith effort to provide the required noticing as soon as possible. The newspaper 
advertisement ran on Monday, August 31st and notice signs were placed in the Grand Oaks neighborhood on 
Friday, August 28th. Despite the noticing deficiencies, the community meeting was attended by more than 150 
residents. A summary of the community meeting is provided in Attachment 3 of this Staff Report. 
  
CORRESPONDENCE/PHONE CALLS 
County staff have received several phone calls from residents requesting information on the proposed changes 
that are part of this request. These calls have been information in nature and there have been no stated 
positions of support or opposition. Staff have not received any further correspondence or phone calls as of the 
writing of this Staff Report. 
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FINDINGS/ACTION 
Staff offer six (6) findings of fact to support a motion to approve or seven (7) findings of fact to deny. These 
findings may be subject to other competent substantial evidence received at the quasi-judicial public hearing. 
 
ATTACHMENTS 

1. Recorded Documents Section 
2. Application and Supporting Documents 
3. Northwest Sector Community Meeting Documents 

 



PROPOSED FINDINGS OF FACT 
MAJMOD 2026-01 Grand Oaks 

 
APPROVE DENY 

1. The request for a Major Modification has been 
fully considered after public hearing pursuant to 
the legal notice as required by Florida law and 
the St. Johns County Land Development Code. 
 

1. The request for a Major Modification has been 
fully considered after public hearing pursuant to 
the legal notice as required by Florida law and 
the St. Johns County Land Development Code. 

2. As modified, the Grand Oaks PUD is consistent 
with the goals, objectives and policies of the 
2025 St. Johns County Comprehensive Plan. 
 

2. The request is not consistent with the goals, 
objectives and policies of the 2025 St. Johns 
County Comprehensive Plan. 

3. As modified, the Grand Oaks PUD is consistent 
with Part 5.03.05.C of the St. Johns County Land 
Development Code, which provides conditions 
for Major Modifications to approved PUDs. 
 

3. The request is not consistent with Part 
5.03.05.C of the St. Johns County Land 
Development Code, which provides conditions 
for Major Modifications to approved PUDs. 

4. As modified, the Grand Oaks PUD is 
consistent with Part 5.03.00 of the St. Johns 
County Land Development Code, which 
provides standards for Planned Unit 
Developments and with the General Standards 
of Section 5.03.02 with respect to (B) location, 
(C) minimum size, (D) compatibility, and (E) 
adequacy of facilities. 
 

4. The request is not consistent with Part 5.03.00 
of the St. Johns County Land Development 
Code, which provides standards for Planned 
Unit Developments and with the General 
Standards of Section 5.03.02 with respect to 
(B) location, (C) minimum size, (D) 
compatibility, and (E) adequacy of facilities. 

5. The Master Development Plan Text and Map 
for the Grand Oaks PUD meet all 
requirements of Section 5.03.02.G of the St. 
Johns County Land Development Code. 
 

5. The modification to the Master Development 
Plan Map and Text does not meet all 
requirements of Section 5.03.02.G of the St. 
Johns County Land Development Code. 

6. As modified, the Grand Oaks PUD is 
consistent with Policy A.1.3.11 of the 2025 St. 
Johns County Comprehensive Plan in that it 
does not adversely affect the orderly 
development of St. Johns County and is 
compatible with the development trends of the 
surrounding area. 
 

6. The request is not consistent with Policy 
A.1.3.11 of the 2025 St. Johns County 
Comprehensive plan in that it adversely affects 
the orderly development of St. Johns County 
and is not compatible with the development 
trends of the surrounding area. 

 7. Consistent with Board of County Commissioners 
of Brevard County v. Snyder, 627 So. 2d 469, the 
Board finds a legitimate public purpose in 
keeping the existing zoning. 



ATTACHMENT 1 

RECORDED DOCUMENTS 

SECTION 



ORDINANCE NO. 2026 - _____ 
 
AN ORDINANCE OF THE COUNTY OF ST. JOHNS, 
STATE OF FLORIDA, APPROVING A MAJOR 
MODIFICATION TO THE GRAND OAKS PLANNED 
UNIT DEVELOPMENT (PUD), ORDINANCE NUMBER 
2018-40, AS AMENDED; MAKING FINDINGS OF FACT; 
PROVIDING A SAVINGS CLAUSE; REQUIRING 
RECORDATION; AND PROVIDING FOR AN EFFECTIVE 
DATE. 
 
BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS 
COUNTY, FLORIDA: 
 
WHEREAS, the development of lands within this Major Modification shall proceed in 
accordance with the application dated January 7, 2026, in addition to the supporting documents 
and statements from the applicant which are a part of file MAJMOD 2026-01 Grand Oaks, for 
an amendment to the Grand Oaks Planned Unit Development, Ordinance Number 2018-40, as 
amended, and as approved by the Board of County Commissioners, and incorporated into and 
made part hereof this Ordinance. In the case of conflict between the application, the supporting 
documents, and the below special provisions of this Ordinance, the below described provisions 
shall prevail.  
 
SECTION 1.  That development of lands within the Grand Oaks PUD, described in the attached 
Exhibit “A” (Legal), shall proceed in accordance with Ordinance Number 2018-140, as amended, 
including the application for Major Modification and attached hereto and made a part hereof as 
Exhibit “B” (MDP Text) and Exhibit “C” (MDP Map). 
 
SECTION 2.  That the need and justification for modification of the Palencia North PUD has 
been considered in accordance with Section 5.03.05.C of the St. Johns County Land Development 
Code and the St. Johns County Comprehensive Plan, whereby: 
 

1. The request for a Major Modification has been fully considered after public hearing 
pursuant to the legal notice duly published as required by Florida law and the St. Johns 
County Land Development Code. 

 
2. As modified, the Grand Oaks PUD is consistent with the goals, objectives and policies of 

the 2025 St. Johns County Comprehensive Plan. 
 
3. As modified, the Grand Oaks PUD is consistent with Part 5.03.05.C of the St. Johns 

County Land Development Code, which provides conditions for Major Modifications to 
approved PUDs. 

 
4. As modified, the Grand Oaks PUD is consistent with Part 5.03.00 of the St. Johns County 

Land Development Code, which provides standards for Planned Unit Developments and 
with the General Standards of Section 5.03.02 with respect to (B) location; (C) minimum 
size, (D) compatibility, and (E) adequacy of facilities. 

 
5. The Master Development Plan Text and Map for the Grand Oaks PUD meet all 

requirements of Section 5.03.02.G of the St. Johns County Land Development Code. 
 



6. As modified, the Grand Oaks PUD is consistent with Policy A.1.4.11 of the 2050 St. Johns 
County Comprehensive Plan in that it does not adversely affect the orderly development of 
St. Johns County and is compatible with the development trends of the surrounding area. 

 
SECTION 3.  That all other provisions of Ordinance 2018-40, as amended, not in conflict with 
the provision of this Ordinance, shall remain in full force and effect. 
 
SECTION 4.  Except to the extent that they conflict with specific provisions of the approved 
development plan or PUD Ordinance, all building code, zoning ordinance, and other land use and 
development regulations of St. Johns County, including, without limitation, the Concurrency 
Management Ordinance and the St. Johns County Comprehensive Plan, as may be amended from 
time to time shall be applicable to this development, except modification to approved 
development plans by variance or special use shall be prohibited except where allowed by the 
Land Development Code. Notwithstanding any provision of this ordinance, no portion of any 
impact fee ordinance, concurrency provision, building code, Comprehensive Plan or any Land 
Development Code ordinance or regulation shall be deemed waived or varied by any provision 
herein. 
 
SECTION 5.  It is the intent of the St. Johns County Board of County Commissioners that 
scriveners and typographic errors which do not change the tone or tenor of this Ordinance may be 
corrected during codification and may be authorized by the County Administrator or designee, 
without public hearing, by filing a corrected or recodified copy of the same with the Clerk of the 
Board. 
 
SECTION 6.  That the terms of this modification to the Grand Oaks PUD shall take effect 
immediately upon receipt of the Ordinance by the Secretary of State. 
 
SECTION 7.  This ordinance shall be recorded in a book kept and maintained by the Clerk of the 
Board of County Commissioners of St. Johns County, Florida, in accordance with Section 
125.68, Florida Statutes. 
 
PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. 
JOHNS COUNTY, FLORIDA, THIS _______ DAY OF ____________, 2026. 
 
BOARD OF COUNTY COMMISSIONERS OF 
ST. JOHNS COUNTY, FLORIDA  
 
 
BY: _____________________________________ 
                   Clay Murphy, Chair 
 
 
ATTEST: BRANDON J. PATTY,  
Clerk of the Circuit Court & Comptroller 
 
 
BY:  _____________________________________                             
                              Deputy Clerk 
 

Effective Date: __________________________ 



GRAND OAKS PHASES 2B-1 AND 2B-2 

A PORTION OF SECTIONS 26 AND 35, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS COUNTY, 
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCE AT THE INTERSECTION OF THE WESTERLY LINE OF SAID SECTION 26 AND THE 
SOUTHWESTERLY RIGHT OF WAY LINE OF STATE ROAD NO. 16, (A 200 FOOT RIGHT OF WAY, AS SHOWN 
ON THE STATE OF FLORIDA ROAD DEPARTMENT RIGHT OF WAY MAP, SECTION NO. 78060-2509, DATED 
09-09-1968); THENCE SOUTH 19°22'30" WEST, ALONG SAID WESTERLY LINE OF SECTION 26, AND ALONG
THE WESTERLY LINE OF SECTION 27, SAID TOWNSHIP AND RANGE, 4407.30 FEET, TO THE SOUTHERLY
LINE OF SAID SECTION 27; THENCE NORTH 89°27'02" EAST, ALONG LAST SAID LINE, 411.82 FEET, TO THE
SOUTHWESTERLY CORNER OF SAID SECTION 26, SAID CORNER ALSO BEING THE NORTHWESTERLY
CORNER OF AFORESAID SECTION 35; THENCE NORTH 89°27'41” EAST, ALONG THE SOUTHERLY LINE OF
SAID SECTION 26, ALSO BEING THE NORTHERLY LINE OF SAID SECTION 35, A DISTANCE OF 919.38 FEET,
TO THE POINT OF BEGINNING; THENCE NORTH 54°00'41" EAST, 634.07 FEET, TO THE POINT OF
CURVATURE OF A CURVE LEADING NORTHEASTERLY; THENCE NORTHEASTERLY, ALONG AND AROUND
THE ARC OF SAID CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 300.00 FEET, AN ARC
DISTANCE OF 65.09 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH
60°13'39" EAST, 64.97 FEET; THENCE NORTH 84°48'19" EAST, 54.45 FEET; THENCE NORTH 66°16'07"
EAST, 64.44 FEET; THENCE NORTH 89°47'19" EAST, 33.39 FEET; THENCE SOUTH 03°42'50" EAST, 183.13
FEET; THENCE SOUTH 10°15'38" WEST, 61.83 FEET; THENCE SOUTH 35°59'19" EAST, 577.68 FEET, TO
THE POINT OF CURVATURE OF A CURVE LEADING SOUTHERLY; THENCE SOUTHERLY, ALONG AND
AROUND THE ARC OF SAID CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 270.00 FEET, AN ARC
DISTANCE OF 169.59 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF
SOUTH 17°59'40" EAST, 166.82 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; THENCE SOUTH
00°00'00" EAST, 118.54 FEET; THENCE NORTH 90°00'00" WEST, 336.86 FEET, TO THE POINT OF
CURVATURE OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF
SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 510.00 FEET, AN ARC DISTANCE OF 331.41
FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 71°23'03" WEST,
325.61 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; THENCE SOUTH 52°15'48" WEST, 60.98 FEET,
TO THE ARC OF A CURVE LEADING SOUTHWESTERLY; THENCE SOUTHWESTERLY, ALONG AND AROUND
THE ARC OF SAID CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 460.00 FEET, AN ARC
DISTANCE OF 193.17 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF
SOUTH 42°58'21" WEST, 191.76 FEET; THENCE SOUTH 35°17'29" WEST, 54.87 FEET, TO THE ARC OF A
CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE,
CONCAVE SOUTHERLY, HAVING A RADIUS OF 20.00 FEET, AN ARC DISTANCE OF 25.11 FEET, SAID ARC
BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 80°27'47" WEST, 23.49 FEET, TO
THE POINT OF REVERSE CURVATURE OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND
AROUND THE ARC OF SAID CURVE, CONCAVE NORTHERLY, HAVING A RADIUS OF 191.89 FEET, AN ARC
DISTANCE OF 145.87 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF
SOUTH 85°20'59" WEST, 142.39 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING
WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHERLY,
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HAVING A RADIUS OF 20.00 FEET, AN ARC DISTANCE OF 21.45 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 76°24'02" WEST, 20.44 FEET; THENCE NORTH 44°19'33" 
WEST, 34.59 FEET; THENCE NORTH 64°43'10" WEST, 65.36 FEET, TO THE ARC OF A CURVE LEADING 
NORTHERLY; THENCE NORTHERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
WESTERLY, HAVING A RADIUS OF 25.00 FEET, AN ARC DISTANCE OF 26.05 FEET, SAID ARC BEING 
SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 04°34'13" WEST, 24.89 FEET, TO THE 
POINT OF REVERSE CURVATURE OF A CURVE LEADING NORTHERLY; THENCE NORTHERLY, ALONG AND 
AROUND THE ARC OF SAID CURVE, CONCAVE EASTERLY, HAVING A RADIUS OF 182.00 FEET, AN ARC 
DISTANCE OF 77.81 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 
22°10'21" WEST, 77.22 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING 
NORTHWESTERLY; THENCE NORTHWESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
SOUTHWESTERLY, HAVING A RADIUS OF 75.00 FEET, AN ARC DISTANCE OF 34.12 FEET, SAID ARC BEING 
SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 22°57'23" WEST, 33.83 FEET, TO THE 
POINT OF TANGENCY OF SAID CURVE; THENCE NORTH 35°59'19" WEST, 169.19 FEET, TO THE POINT OF 
CURVATURE OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF 
SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 50.00 FEET, AN ARC DISTANCE OF 79.02 FEET, 
SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 81°15'48" WEST, 71.05 
FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING NORTHWESTERLY; THENCE 
NORTHWESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE NORTHEASTERLY, HAVING 
A RADIUS OF 182.00 FEET, AN ARC DISTANCE OF 524.78 FEET, SAID ARC BEING SUBTENDED BY A CHORD 
BEARING AND DISTANCE OF NORTH 43°56'06" WEST, 360.97 FEET, TO THE POINT OF REVERSE 
CURVATURE OF A CURVE LEADING NORTHERLY; THENCE NORTHERLY, ALONG AND AROUND THE ARC OF 
SAID CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 25.00 FEET, AN ARC DISTANCE OF 32.51 FEET, 
SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 01°24'40" EAST, 30.27 
FEET; THENCE NORTH 52°32'46" EAST, 68.66 FEET; THENCE NORTH 68°27'26" EAST, 199.67 FEET, TO THE 
ARC OF A CURVE LEADING NORTHEASTERLY; THENCE NORTHEASTERLY, ALONG AND AROUND THE ARC 
OF SAID CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 600.00 FEET, AN ARC DISTANCE OF 
125.30 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 59°59'39" 
EAST, 125.08 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; THENCE NORTH 54°00'41" EAST, 
162.56 FEET, TO THE POINT OF BEGINNING.  

 

CONTAINING 25.93 ACRES, MORE OR LESS. 

 



 

PHASE 2A-1 

TRACT 2A-10, AS SHOWN ON THE PLAT OF GRAND OAKS PHASE 2A UNIT 1, AS RECORDED 
IN MAP BOOK 114, PAGES 53 THROUGH 63, INCLUSIVE, OF THE PUBLIC RECORDS OF ST. 
JOHNS COUNTY, FLORIDA, ALL LYING IN SECTIONS 34 AND 35, TOWNSHIP 6 SOUTH, 
RANGE 28 EAST, ST. JOHNS COUNTY, FLORIDA 

 

CONTAINING 3.37 ACRES, MORE OR LESS. 

 



GRAND OAKS PHASE 2A (2) 

 

A PORTION OF SECTIONS 34 AND 35, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS COUNTY, 
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

 

COMMENCE AT THE INTERSECTION OF THE WESTERLY LINE OF SAID SECTION 26 AND THE 
SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16, (A 200 FOOT RIGHT-OF-WAY, AS SHOWN 
ON THE STATE OF FLORIDA ROAD DEPARTMENT RIGHT-OF-WAY MAP, SECTION NO. 78060-2509, DATED 
09-09-68); THENCE SOUTH 19°22'30" WEST, ALONG SAID WESTERLY LINE OF SECTION 26 AND ALONG 
THE WESTERLY LINE OF SAID SECTION 34, A DISTANCE OF 7211.72 FEET, TO THE NORTHERLY LINE OF 
THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1742, PAGE 1399 OF THE PUBLIC 
RECORDS OF SAID COUNTY; THENCE NORTH 89°27'02" EAST, ALONG LAST SAID LINE, 517.33 FEET, TO 
THE POINT OF BEGINNING; THENCE CONTINUE NORTH 89°27'02" EAST, ALONG LAST SAID LINE, 2390.98 
FEET; THENCE NORTH 00°53'04" WEST, 202.63 FEET; THENCE NORTH 08°03'19" EAST, 60.85 FEET; 
THENCE NORTH 26°43'49" EAST, 64.02 FEET; THENCE NORTH 22°10'01" EAST, 51.05 FEET; THENCE 
NORTH 70°05'28" WEST, 43.63 FEET; THENCE NORTH 23°28'53" EAST, 125.24 FEET, TO THE POINT OF 
CURVATURE OF A CURVE LEADING NORTHEASTERLY; THENCE NORTHEASTERLY, ALONG AND AROUND 
THE ARC OF SAID CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 50.00 FEET, AN ARC 
DISTANCE OF 11.39 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 
30°00'17" EAST, 11.36 FEET; THENCE NORTH 70°40'14" WEST, 75.55 FEET; THENCE SOUTH 61°38'43" 
WEST, 10.50 FEET, TO THE ARC OF A CURVE LEADING NORTHWESTERLY; THENCE NORTHWESTERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 
25.00 FEET, AN ARC DISTANCE OF 19.01 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF NORTH 55°34'27" WEST, 18.55 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; 
THENCE NORTH 77°21'25" WEST, 428.47 FEET, TO THE POINT OF CURVATURE OF A CURVE LEADING 
WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHERLY, 
HAVING A RADIUS OF 30.00 FEET, AN ARC DISTANCE OF 18.64 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 84°50'37" WEST, 18.34 FEET; THENCE NORTH 22°57'20" 
WEST, 6.73 FEET; THENCE NORTH 77°17'42" WEST, 126.29 FEET; THENCE SOUTH 29°34'44" WEST, 70.54 
FEET; THENCE NORTH 60°25'16" WEST, 60.00 FEET; THENCE NORTH 77°21'25" WEST, 54.75 FEET; 
THENCE NORTH 12°38'35" EAST, 50.00 FEET; THENCE NORTH 77°21'25" WEST, 60.75 FEET; THENCE 
SOUTH 63°20'29" WEST, 16.26 FEET, TO THE ARC OF A CURVE LEADING NORTHWESTERLY; THENCE 
NORTHWESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHWESTERLY, HAVING 
A RADIUS OF 30.00 FEET, AN ARC DISTANCE OF 25.63 FEET, SAID ARC BEING SUBTENDED BY A CHORD 
BEARING AND DISTANCE OF NORTH 52°52'48" WEST, 24.86 FEET, TO THE POINT OF TANGENCY OF SAID 
CURVE; THENCE NORTH 77°21'25" WEST, 80.69 FEET, TO THE POINT OF CURVATURE OF A CURVE 
LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
SOUTHERLY, HAVING A RADIUS OF 50.00 FEET, AN ARC DISTANCE OF 42.18 FEET, SAID ARC BEING 
SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 78°28'37" WEST, 40.94 FEET, TO THE 



POINT OF TANGENCY OF SAID CURVE; THENCE SOUTH 54°18'39" WEST, 78.83 FEET, TO THE POINT OF 
CURVATURE OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF 
SAID CURVE, CONCAVE NORTHERLY, HAVING A RADIUS OF 270.00 FEET, AN ARC DISTANCE OF 243.54 
FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 80°09'06" WEST, 
235.37 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING WESTERLY; THENCE 
WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS 
OF 30.00 FEET, AN ARC DISTANCE OF 33.94 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING 
AND DISTANCE OF SOUTH 73°35'01" WEST, 32.16 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; 
THENCE SOUTH 41°10'29" WEST, 5.31 FEET; THENCE NORTH 70°41'21" WEST, 35.95 FEET; THENCE 
SOUTH 31°06'31" WEST, 20.71 FEET; THENCE SOUTH 27°39'16" WEST, 24.12 FEET; THENCE SOUTH 
29°15'02" WEST, 35.61 FEET; THENCE NORTH 62°25'07" WEST, 100.67 FEET; THENCE NORTH 37°17'02" 
WEST, 68.01 FEET; THENCE NORTH 52°01'14" WEST, 150.03 FEET; THENCE NORTH 38°43'19" WEST, 
41.33 FEET; THENCE NORTH 54°53'04" WEST, 22.36 FEET; THENCE NORTH 61°34'02" WEST, 130.29 FEET; 
THENCE NORTH 74°02'14" WEST, 58.59 FEET; THENCE NORTH 66°57'05" WEST, 65.39 FEET; THENCE 
NORTH 56°14'28" WEST, 73.64 FEET; THENCE NORTH 42°09'31" WEST, 63.01 FEET; THENCE NORTH 
50°45'51" WEST, 77.25 FEET; THENCE SOUTH 88°13'22" WEST, 51.73 FEET, TO THE ARC OF A CURVE 
LEADING SOUTHERLY; THENCE SOUTHERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
EASTERLY, HAVING A RADIUS OF 182.00 FEET, AN ARC DISTANCE OF 546.39 FEET, SAID ARC BEING 
SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 06°13'23" WEST, 363.12 FEET; THENCE 
SOUTH 56°16'03" EAST, 59.73 FEET, TO THE ARC OF A CURVE LEADING EASTERLY; THENCE EASTERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 25.00 
FEET, AN ARC DISTANCE OF 37.69 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF NORTH 76°24'02" EAST, 34.22 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE 
LEADING SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, 
CONCAVE NORTHEASTERLY, HAVING A RADIUS OF 650.00 FEET, AN ARC DISTANCE OF 98.14 FEET, SAID 
ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 64°43'52" EAST, 98.05 FEET, 
TO THE POINT OF TANGENCY OF SAID CURVE; THENCE SOUTH 69°03'24" EAST, 97.45 FEET, TO THE 
POINT OF CURVATURE OF A CURVE LEADING SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG AND 
AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 150.00 FEET, AN 
ARC DISTANCE OF 50.63 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
SOUTH 59°23'15" EAST, 50.39 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING 
SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
NORTHEASTERLY, HAVING A RADIUS OF 2409.49 FEET, AN ARC DISTANCE OF 25.00 FEET, SAID ARC 
BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 50°00'57" EAST, 25.00 FEET, TO 
THE POINT OF REVERSE CURVATURE OF A CURVE LEADING SOUTHEASTERLY; THENCE SOUTHEASTERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 
25.00 FEET, AN ARC DISTANCE OF 24.79 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF SOUTH 21°54'29" EAST, 23.78 FEET; THENCE NORTH 87°57'20" EAST, 6.36 FEET; THENCE 
SOUTH 67°10'37" EAST, 26.25 FEET; THENCE SOUTH 51°40'58" EAST, 13.59 FEET; THENCE SOUTH 
52°23'13" EAST, 47.81 FEET; THENCE SOUTH 49°26'48" EAST, 13.31 FEET; THENCE SOUTH 44°21'33" 
EAST, 13.31 FEET; THENCE SOUTH 39°16'17" EAST, 13.31 FEET; THENCE SOUTH 35°27'09" EAST, 6.67 
FEET; THENCE SOUTH 30°28'18" EAST, 85.96 FEET; THENCE SOUTH 30°14'04" EAST, 141.85 FEET; 



THENCE SOUTH 59°45'56" WEST, 16.07 FEET, TO THE POINT OF CURVATURE OF A CURVE LEADING 
WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE NORTHERLY, 
HAVING A RADIUS OF 110.00 FEET, AN ARC DISTANCE OF 56.99 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 74°36'29" WEST, 56.36 FEET, TO THE POINT OF TANGENCY 
OF SAID CURVE; THENCE SOUTH 89°27'02" WEST, 96.48 FEET; THENCE NORTH 00°32'58" WEST, 120.00 
FEET; THENCE SOUTH 89°27'02" WEST, 310.00 FEET; THENCE SOUTH 00°32'58" EAST, 120.00 FEET; 
THENCE SOUTH 89°27'02" WEST, 99.95 FEET, TO THE POINT OF CURVATURE OF A CURVE LEADING 
NORTHWESTERLY; THENCE NORTHWESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
NORTHEASTERLY, HAVING A RADIUS OF 20.00 FEET, AN ARC DISTANCE OF 26.16 FEET, SAID ARC BEING 
SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 53°05'02" WEST, 24.33 FEET, TO THE 
POINT OF REVERSE CURVATURE OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND 
AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 87.71 FEET, AN ARC 
DISTANCE OF 249.75 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
SOUTH 82°48'47" WEST, 173.53 FEET; THENCE SOUTH 10°50'52" WEST, 26.54 FEET; THENCE SOUTH 
66°29'13" WEST, 10.16 FEET, TO THE ARC OF A CURVE LEADING SOUTHERLY; THENCE SOUTHERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 2475.00 
FEET, AN ARC DISTANCE OF 203.35 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF SOUTH 16°06'08" WEST, 203.29 FEET, TO THE POINT OF BEGINNING.  

 

CONTAINING 34.24 ACRES, MORE OR LESS. 

 







GRAND OAKS PHASE 2D 

A PORTION OF SECTIONS 26, 34 AND 35, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS 
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGIN AT THE NORTHEASTERLY CORNER OF LOT 99, AS SHOWN ON THE PLAT OF GRAND 
OAKS PHASE 2A UNIT 1, RECORDED IN MAP BOOK 114, PAGES 53 THROUGH 63, 
INCLUSIVE, OF THE PUBLIC RECORDS OF SAID ST. JOHNS COUNTY, THENCE NORTH 
55°02'01" WEST, ALONG THE NORTHEASTERLY LINE OF SAID TRACT 99, A DISTANCE OF 
78.12 FEET, TO THE ARC OF A CURVE LEADING NORTHERLY; THENCE NORTHERLY, ALONG 
AND AROUND THE ARC OF SAID CURVE, CONCAVE EASTERLY, HAVING A RADIUS OF 
182.00 FEET, AN ARC DISTANCE OF 244.01 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF NORTH 19°30'50" WEST, 226.14 FEET; THENCE 
NORTH 15°29'00" EAST, 21.00 FEET; THENCE NORTH 02°42'11" EAST, 14.35 FEET; THENCE 
NORTH 06°03'33" EAST, 14.35 FEET; THENCE NORTH 09°30'01" WEST, 29.21 FEET; THENCE 
NORTH 36°44'24" EAST, 30.19 FEET; THENCE NORTH 23°29'58" EAST, 23.02 FEET; THENCE 
NORTH 28°34'10" EAST, 22.64 FEET; THENCE NORTH 33°52'00" EAST, 22.64 FEET; THENCE 
NORTH 15°18'38" WEST, 53.19 FEET; THENCE NORTH 56°14'08" EAST, 80.31 FEET; THENCE 
SOUTH 72°53'28" EAST, 14.16 FEET; THENCE NORTH 87°24'11" EAST, 71.26 FEET; THENCE 
NORTH 79°43'55" EAST, 69.08 FEET; THENCE NORTH 66°57'14" EAST, 54.07 FEET; THENCE 
NORTH 33°15'15" EAST, 63.98 FEET; THENCE NORTH 84°59'52" EAST, 42.60 FEET; THENCE 
SOUTH 72°41'42" EAST, 27.64 FEET; THENCE NORTH 83°46'37" EAST, 26.05 FEET; THENCE 
NORTH 68°34'46" EAST, 65.00 FEET; THENCE NORTH 61°39'18" EAST, 68.23 FEET; THENCE 
NORTH 40°11'58" WEST, 46.42 FEET; THENCE SOUTH 81°38'50" WEST, 55.85 FEET; 
THENCE NORTH 73°03'00" WEST, 48.70 FEET; THENCE NORTH 75°54'38" WEST, 54.44 
FEET; THENCE SOUTH 78°29'16" WEST, 68.08 FEET; THENCE SOUTH 71°15'33" WEST, 
46.29 FEET; THENCE NORTH 53°55'23" WEST, 3.31 FEET; THENCE NORTH 33°49'02" EAST, 
38.84 FEET; THENCE NORTH 56°08'41" EAST, 68.01 FEET; THENCE NORTH 52°36'26" EAST, 
103.57 FEET, TO THE ARC OF A CURVE LEADING NORTHERLY; THENCE NORTHERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE EASTERLY, HAVING A RADIUS 
OF 182.00 FEET, AN ARC DISTANCE OF 110.88 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF NORTH 01°44'51" EAST, 109.17 FEET; THENCE 
NORTH 04°43'12" WEST, 23.71 FEET; THENCE NORTH 00°11'27" WEST, 23.71 FEET; 
THENCE NORTH 19°10'16" WEST, 50.96 FEET; THENCE NORTH 10°04'44" WEST, 65.47 
FEET; THENCE NORTH 47°56'03" EAST, 68.93 FEET; THENCE NORTH 41°32'45" EAST, 82.85 
FEET; THENCE NORTH 28°59'04" EAST, 14.91 FEET; THENCE SOUTH 70°40'42" EAST, 23.72 
FEET; THENCE NORTH 58°21'31" WEST, 44.74 FEET; THENCE NORTH 31°38'30" EAST, 12.00 
FEET; THENCE SOUTH 58°21'30" EAST, 54.67 FEET; THENCE NORTH 55°58'56" EAST, 23.69 
FEET; THENCE NORTH 60°30'31" EAST, 23.69 FEET; THENCE NORTH 65°02'06" EAST, 23.69 



FEET; THENCE NORTH 67°17'53" EAST, 95.98 FEET; THENCE NORTH 30°24'20" EAST, 60.57 
FEET; THENCE NORTH 56°19'41" EAST, 72.90 FEET; THENCE NORTH 37°03'13" EAST, 26.12 
FEET; THENCE NORTH 24°16'55" EAST, 2.46 FEET; THENCE NORTH 30°00'49" WEST, 30.79 
FEET; THENCE NORTH 24°16'39" EAST, 77.88 FEET; THENCE NORTH 38°29'56" EAST, 79.95 
FEET; THENCE NORTH 64°01'10" EAST, 73.00 FEET; THENCE SOUTH 63°48'31" EAST, 69.08 
FEET; THENCE SOUTH 21°42'44" EAST, 48.55 FEET; THENCE SOUTH 11°09'22" WEST, 53.83 
FEET; THENCE SOUTH 68°55'11" WEST, 16.27 FEET; THENCE SOUTH 00°21'49" EAST, 6.93 
FEET; THENCE SOUTH 69°01'42" EAST, 60.81 FEET; THENCE NORTH 59°21'16" EAST, 3.64 
FEET; THENCE NORTH 39°48'22" EAST, 14.48 FEET; THENCE NORTH 43°01'29" EAST, 22.26 
FEET; THENCE NORTH 66°02'16" EAST, 32.06 FEET; THENCE NORTH 87°08'15" EAST, 15.82 
FEET; THENCE NORTH 59°21'16" EAST, 12.83 FEET; THENCE NORTH 73°37'05" EAST, 
113.52 FEET; THENCE SOUTH 52°16'50" EAST, 344.63 FEET; THENCE SOUTH 75°19'22" 
EAST, 123.55 FEET, TO THE ARC OF A CURVE LEADING SOUTHERLY; THENCE SOUTHERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE EASTERLY, HAVING A RADIUS 
OF 180.00 FEET, AN ARC DISTANCE OF 45.16 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 03°54'58" EAST, 45.05 FEET, TO THE POINT 
OF REVERSE CURVATURE OF A CURVE LEADING SOUTHERLY; THENCE SOUTHERLY, 
ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE WESTERLY, HAVING A RADIUS 
OF 25.00 FEET, AN ARC DISTANCE OF 23.20 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 15°28'48" WEST, 22.38 FEET; THENCE 
SOUTH 23°25'54" EAST, 65.08 FEET, TO THE ARC OF A CURVE LEADING EASTERLY; 
THENCE EASTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
SOUTHERLY, HAVING A RADIUS OF 25.00 FEET, AN ARC DISTANCE OF 27.51 FEET, SAID 
ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 74°34'57" 
EAST, 26.14 FEET, TO THE POINT OF REVERSE CURVATURE OF A CURVE LEADING 
SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG AND AROUND THE ARC OF SAID 
CURVE, CONCAVE NORTHEASTERLY, HAVING A RADIUS OF 180.00 FEET, AN ARC 
DISTANCE OF 24.58 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF SOUTH 46°58'10" EAST, 24.56 FEET; THENCE SOUTH 52°39'48" WEST, 58.98 
FEET; THENCE SOUTH 37°20'12" EAST, 86.90 FEET; THENCE SOUTH 66°16'07" WEST, 64.44 
FEET; THENCE SOUTH 84°48'19" WEST, 54.45 FEET, TO THE ARC OF A CURVE LEADING 
SOUTHWESTERLY; THENCE SOUTHWESTERLY, ALONG AND AROUND THE ARC OF SAID 
CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 300.00 FEET, AN ARC 
DISTANCE OF 65.09 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF SOUTH 60°13'39" WEST, 64.97 FEET, TO THE POINT OF TANGENCY OF SAID 
CURVE; THENCE SOUTH 54°00'41" WEST, 796.64 FEET, TO THE POINT OF CURVATURE OF 
A CURVE LEADING SOUTHWESTERLY; THENCE SOUTHWESTERLY, ALONG AND AROUND 
THE ARC OF SAID CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 600.00 



FEET, AN ARC DISTANCE OF 125.30 FEET, SAID ARC BEING SUBTENDED BY A CHORD 
BEARING AND DISTANCE OF SOUTH 59°59'39" WEST, 125.08 FEET; THENCE SOUTH 
68°27'26" WEST, 199.67 FEET; THENCE SOUTH 52°32'46" WEST, 68.66 FEET, TO THE ARC 
OF A CURVE LEADING WESTERLY; THENCE WESTERLY, ALONG AND AROUND THE ARC OF 
SAID CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 25.00 FEET, AN ARC 
DISTANCE OF 32.98 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF NORTH 73°37'59" WEST, 30.64 FEET, TO THE POINT OF TANGENCY OF SAID 
CURVE; THENCE SOUTH 68°34'46" WEST, 135.14 FEET, TO THE POINT OF CURVATURE OF 
A CURVE LEADING SOUTHWESTERLY; THENCE SOUTHWESTERLY, ALONG AND AROUND 
THE ARC OF SAID CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 50.00 FEET, 
AN ARC DISTANCE OF 62.28 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING 
AND DISTANCE OF SOUTH 32°53'41" WEST, 58.33 FEET, TO THE POINT OF REVERSE 
CURVATURE OF A CURVE LEADING SOUTHWESTERLY; THENCE SOUTHWESTERLY, ALONG 
AND AROUND THE ARC OF SAID CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS 
OF 182.00 FEET, AN ARC DISTANCE OF 294.69 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 43°35'44" WEST, 263.54 FEET, TO THE POINT 
OF REVERSE CURVATURE OF A CURVE LEADING SOUTHWESTERLY; THENCE 
SOUTHWESTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
SOUTHEASTERLY, HAVING A RADIUS OF 40.00 FEET, AN ARC DISTANCE OF 38.29 FEET, 
SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF SOUTH 62°33'24" 
WEST, 36.85 FEET, TO THE POINT OF BEGINNING. 

CONTAINING 26.17 ACRES, MORE OR LESS. 

 



GRAND OAKS PHASE 2E 

A PORTION OF SECTION 26, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS COUNTY, 
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHWESTERLY CORNER OF SAID SECTION 26; THENCE NORTH 
89°27'40" EAST, ALONG THE SOUTHERLY LINE OF SAID SECTION 26, A DISTANCE OF 
1417.34 FEET; THENCE NORTH 00°32'20" WEST, 717.16 FEET, TO THE POINT OF 
BEGINNING; THENCE SOUTH 75°19'22" EAST, 123.55 FEET, TO THE ARC OF A CURVE 
LEADING SOUTHERLY; THENCE SOUTHERLY, ALONG AND AROUND THE ARC OF SAID 
CURVE, CONCAVE EASTERLY, HAVING A RADIUS OF 180.00 FEET, AN ARC DISTANCE OF 
42.19 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
SOUTH 03°26'34" EAST, 42.09 FEET; THENCE NORTH 79°50'32" EAST, 60.00 FEET, TO THE 
ARC OF A CURVE LEADING SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG AND 
AROUND THE ARC OF SAID CURVE, CONCAVE NORTHEASTERLY, HAVING A RADIUS OF 
120.00 FEET, AN ARC DISTANCE OF 98.59 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 33°41'39" EAST, 95.84 FEET, TO THE POINT 
OF TANGENCY OF SAID CURVE; THENCE SOUTH 57°13'50" EAST, 85.28 FEET, TO THE 
POINT OF CURVATURE OF A CURVE LEADING EASTERLY; THENCE EASTERLY, ALONG AND 
AROUND THE ARC OF SAID CURVE, CONCAVE NORTHERLY, HAVING A RADIUS OF 25.00 
FEET, AN ARC DISTANCE OF 34.37 FEET, SAID ARC BEING SUBTENDED BY A CHORD 
BEARING AND DISTANCE OF NORTH 83°22'56" EAST, 31.73 FEET; THENCE SOUTH 
49°24'20" EAST, 69.65 FEET, TO THE ARC OF A CURVE LEADING NORTHEASTERLY; THENCE 
NORTHEASTERLY, ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE 
SOUTHEASTERLY, HAVING A RADIUS OF 220.00 FEET, AN ARC DISTANCE OF 65.10 FEET, 
SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF NORTH 49°04'19" 
EAST, 64.86 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; THENCE NORTH 
57°32'57" EAST, 60.17 FEET, TO THE POINT OF CURVATURE OF A CURVE LEADING 
NORTHEASTERLY; THENCE NORTHEASTERLY, ALONG AND AROUND THE ARC OF SAID 
CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 280.00 FEET, AN ARC 
DISTANCE OF 218.03 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF NORTH 35°14'32" EAST, 212.56 FEET, TO THE POINT OF TANGENCY OF SAID 
CURVE; THENCE NORTH 12°56'06" EAST, 116.24 FEET, TO THE POINT OF CURVATURE OF A 
CURVE LEADING NORTHERLY; THENCE NORTHERLY, ALONG AND AROUND THE ARC OF 
SAID CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 280.00 FEET, AN ARC DISTANCE 
OF 232.19 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND DISTANCE OF 
NORTH 10°49'17" WEST, 225.60 FEET, TO THE POINT OF TANGENCY OF SAID CURVE; 
THENCE NORTH 34°34'40" WEST, 100.43 FEET, TO THE POINT OF CURVATURE OF A CURVE 
LEADING NORTHWESTERLY; THENCE NORTHWESTERLY, ALONG AND AROUND THE ARC 



OF SAID CURVE, CONCAVE NORTHEASTERLY, HAVING A RADIUS OF 220.00 FEET, AN ARC 
DISTANCE OF 84.12 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING AND 
DISTANCE OF NORTH 23°37'26" WEST, 83.61 FEET, TO THE POINT OF TANGENCY OF SAID 
CURVE; THENCE NORTH 12°40'12" WEST, 33.93 FEET; THENCE NORTH 13°46'33" EAST, 
31.31 FEET, TO THE EASTERLY LINE OF THOSE LANDS DESCRIBED AND RECORDED IN 
OFFICIAL RECORDS BOOK 847, PAGE 366, SAID PUBLIC RECORDS; THENCE NORTHERLY, 
NORTHEASTERLY, AND SOUTHEASTERLY, ALONG LAST LINE, RUN THE FOLLOWING FIVE 
(5) COURSES AND DISTANCES: COURSE NO. 1: NORTH 13°46'33" EAST, 307.65 FEET; 
COURSE NO. 2: NORTH 06°00'19" EAST, 545.61 FEET; COURSE NO. 3: NORTH 36°40'16" 
EAST, 633.40 FEET; COURSE NO. 4: SOUTH 53°12'28" EAST, 40.00 FEET; COURSE NO. 5: 
NORTH 36°43'37" EAST, 186.32 FEET; THE SOUTHWESTERLY RIGHT-OF-WAY LINE OF 
STATE ROAD NO. 16, (A 200 FOOT RIGHT-OF-WAY, AS SHOWN ON THE STATE OF FLORIDA 
ROAD DEPARTMENT RIGHT-OF-WAY MAP, SECTION NO. 78060-2509, DATED 09-09-68); 
THENCE NORTH 47°52'58" WEST, ALONG SAID SOUTHWESTERLY RIGHT-OF-WAY LINE OF 
STATE ROAD NO. 16, A DISTANCE OF 140.62 FEET, TO THE EASTERLY LINE OF THOSE 
LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 866, PAGE 1979 OF 
THE PUBLIC RECORDS OF SAID COUNTY; THENCE SOUTHWESTERLY, SOUTHEASTERLY, 
AND SOUTHERLY, ALONG LAST SAID LINE, RUN THE FOLLOWING SIX (6) COURSES AND 
DISTANCES:  COURSE NO. 1: SOUTH 36°43'37" WEST, 199.37 FEET; COURSE NO. 2: 
SOUTH 53°12'28" EAST, 40.00 FEET; COURSE NO. 3: SOUTH 36°40'16" WEST, 649.98 FEET; 
COURSE NO. 4: SOUTH 06°00'19" WEST, 556.50 FEET; COURSE NO. 5: SOUTH 16°42'47" 
WEST, 383.52 FEET; COURSE NO. 6: NORTH 53°58'46" WEST, 580.55 FEET; THENCE SOUTH 
21°22'05" WEST, 26.46 FEET; THENCE SOUTH 23°34'30" WEST, 60.83 FEET; THENCE 
SOUTH 51°20'53" WEST, 70.64 FEET; THENCE SOUTH 14°07'41" WEST, 127.13 FEET; 
THENCE SOUTH 52°12'33" WEST, 61.26 FEET; THENCE SOUTH 55°38'12" WEST, 97.50 
FEET; THENCE SOUTH 36°48'55" WEST, 98.21 FEET; THENCE SOUTH 34°49'40" WEST, 
61.39 FEET; THENCE SOUTH 29°56'24" EAST, 45.63 FEET; THENCE SOUTH 62°56'56" EAST, 
79.28 FEET; THENCE SOUTH 31°56'55" EAST, 93.63 FEET; THENCE SOUTH 27°08'13" WEST, 
28.28 FEET; THENCE SOUTH 52°16'50" EAST, 344.63 FEET, TO THE POINT OF BEGINNING. 

CONTAINING 17.33 ACRES, MORE OR LESS. 
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 GRAND OAKS 
PLANNED UNIT DEVELOPMENT 

EXHIBIT B
MDP TEXT 

This application proposes a major modification to a portion of the property subject to the Grand 
Oaks Planned Unit Development ("PUD") which is located south of State Road 16, west of Interstate 95, 
east of Pacetti Road and north of County Road 208 in unincorporated St. Johns County as more 
particularly described in the attached legal description (the "Property"). Pulte Home Company, LLC, 
a Michigan limited liability company, (“Pulte”) Homestead Investments, LLC., a Florida limited 
liability company, Day Late Enterprises, Inc., a Florida corporation and Toll Southeast LP Company, 
Inc, a Pennsylvania corporation are all owners of the Property.  Pulte shall be the "New Applicant.” 
This modification does not affect the rights of any other owners under the existing PUD not located 
within the Property. The term “Project” refers to the entire PUD not just the Property. References to 
development criteria and metrics within the Project are made in this modification.  This modification: 

• reduces the number of units allowed on the Property from 556 to 512 (thereby
adjusting the total number of homes within the PUD from 999 to 954),

• 442 lots within the Project have been platted to date.
• sets forth future proportionate share mitigation for the units on the Property at

$20,000,000.00,
• adjusts the access plan to the PUD, and
• corrects some inconsistencies in the PUD.

The Property subject to the PUD major modification will have a maximum of 512 single-family 
homes with related amenities. Several hundred homes have either been constructed or are planned for 
construction within the overall Project. The Property is approximately 126 acres. 

This modification will reduce the maximum number of single-family homes in the entire Project to 954. 

The existing Future Land Use Map ("FLUM") designation of the Property is Residential C ("Res-C").  

A. A description related to the design, character and architectural style or theme of the development
of the Property, which demonstrates an innovative, unified, cohesive and compatible plan of
development for all uses included in the Project. Mixed Use PUDs that contain different uses
or several development parcels must also demonstrate consistency in design and character and
plan of development.

The New Applicant is seeking modification to the PUD to reduce the number of single-family
homes on the Property to a maximum of 512. The Property is currently entitled for up to 556
homes.

The Property is within the existing Development Area boundary and along State Road 16 west of
the St. Augustine outlet malls and other businesses and near several existing residential
communities. Several hundred homes have already been constructed in the PUD.

The New Applicant will provide $20,000,000.00 in total proportionate fair share mitigation to
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mitigate for the impacts to transportation facilities for development of 512 single family homes. 
The New Applicant will enter into a Development Agreement with St. Johns County concurrently 
with the County Commission's approval of this PUD Ordinance to memorialize the details of the 
aforementioned mitigation. 

 
All roads within Grand Oaks will be owned and maintained by either a homeowners' association 
("HOA") or community development district ("CDD"). Thus, the County will not be required to 
maintain project roads. 

 
St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located within 
five (5) miles of the site, so the project will not result in a diminution of that public service in the 
area. 

 
Water and sewer lines are currently available to the Project along State Road 16 to provide service 
to the development. 

 
The MDP illustrates how the current project has taken steps to preserve a majority of the on-site 
wetlands, including wetlands associated with Turnbull Creek, by clustering development within 
upland portions of the site. Any development adjacent to wetlands will comply with St. Johns 
County Comprehensive Plan Policy E.2.2.4(a)(l)(a).  

 
The MDP also shows site access (one access and one emergency access) onto State Road 16, 
drainage and open space. 
 

A list of the project's public benefits includes: 
 

1. Contribution of $20,000,000.00 in transportation proportionate fair share mitigation. This 
is in addition to the $5,040,000.00 which was paid as mitigation for the 442 platted lots. 

 
2. Preservation of all specimen oak trees and other large oak trees within the site, pursuant to 

the applicable provisions in the LDC. 
 
3. Commitment to water conservation. 
 
4. Property taxes and other revenues generated will more than pay for public services for new 

residents. 
 

A Large-Scale Comprehensive Plan Amendment application was approved which 
changed the FLUM designation of the Property from R/S to Residential C, with a text 
amendment that caps development of the Property to a maximum of 999 single-family 
residential units, a maximum of 100,000 square feet of commercial space and a maximum 
of 50,000 square feet of office space. 
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Density and intensity of proposed uses for the entire PUD/Project (not just the Property) will be: 
 

Land Use Units/Square 
Footage 

Developable 
Acres 

Wetland 
Acres 

Net 
Density/intensity 

Residential 954 units 393 89 (93 total, 
4.17 impact) 

2.43 units per 
acre 

Commercial/Office 150,000 square 
feet 

12.4 0 12,000 square 
feet per acre 

Middle School Site  30 0  

 
The requested density and intensity are within the parameters of the Project’s proposed Future 
Land Use designation of Residential C. 

The Residential C FLUM designation allows for a maximum residential density of six (6) units per 
acre. The New Applicant is proposing a density of 2.43 units per acre, which density is consistent 
with the densities of the neighboring residential projects of Murabella, Windward Ranch and 
Whisper Ridge and developing community Tomoka Pines. FLUM designations for properties in 
close proximity include Residential B, Residential C and Rural/Silviculture to the north and east, 
Park/Recreation to the west and Rural/Silviculture to the south. FLUM designations of other 
nearby lands include Residential A, Residential B, Residential C and St. Johns DRI. Many of the 
contiguous and surrounding lands designated Rural/Silviculture and Park/Recreation are 
associated with the Turnbull Creek Conservation Area, Twelve Mile Swamp and Star 4 Mitigation 
Bank will be preserved in their natural state and will never be developed. 

The PUD Modification and Project also meet the requirements of Comprehensive Plan Objective 
A.2.1.9, as follows: 

 
1. Development shall respect existing development patterns and provide for compatibility, 

quality and integrity of existing neighborhoods. Screening between neighborhoods shall have 
a vegetation component. The use of opaque fencing, walls and similar privacy fencing around 
the perimeter of neighborhoods shall also provide natural vegetation along the outside. 
 
The New Applicant has proposed a residential density of 2.43 units per acre for the entire Project, 
which density is consistent with neighboring communities of Tomoka Pines, Gran Lake, 
Murabella, Windward Ranch and others. The New Applicant will provide the required 
development and scenic edges, as shown on the MDP for the Property. Existing natural vegetation 
should provide adequate screening around the perimeter of the neighborhood. 
 

2. Incompatibilities between existing neighborhoods shall be mitigated through architectural 
design, development edges and recreational trails, additional landscaping and similar types 
of screening. Proposed mitigation for neighborhood incompatibility shall be determined by 
the Board of County Commissioners. The burden of proof shall be upon the applicant to 
prove to the Board of County Commissioners that the proposed mitigation meets the intent 
of this policy. 
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The New Applicant will comply with requirements of the Comprehensive Plan and Code to provide 
required buffering, development edges, screening and architectural design to eliminate any 
incompatibilities between existing neighborhoods and the proposed project. 
 

3. Development shall identify and incorporate into its plans measures to protect rural 
character, archeological, cultural, and historic sites, when these sites are deemed to be 
significant by St. Johns County or the State of Florida. 
 
A cultural resources report was included with the companion Comprehensive Plan Amendment 
application package. 

 
4. Development shall avoid the creation of urban sprawl and strip development. 

 
(a) the extent to which the proposed amendment is contiguous to an existing Development 

Area which has developed in a manner providing a compact, contiguous development 
pattern with the proposed amendment: 

 
The Property is located within an existing PUD where several hundred homes have already 
been constructed. This modification reduces the number of homes allowed on the Property. 
The proposed residential density of 2.43 units per acre for the entire Project is consistent 
with residential densities of the nearby Murabella, Windward Ranch, Whisper Ridge and 
other developments which have densities of two (2) units per acre to six (6) units per acre 
and commercial/office/light industrial intensities at the interchanges of I-95/State Road 16 
and I-95/International Golf Parkway. 

 
(b) the extent to which population growth and development trends warrant an 

amendment, including an analysis of vested and approved but unbuilt development; 
 

The Property is located within an existing PUD. The proposed homes on the Property are 
less than what is currently entitled for the Property within said PUD. 

 
St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located 
within five (5) miles of the site, so the project will not result in a diminution of that public 
service in the area. 

 
Water and sewer lines are currently available to the site along State Road 16 to provide 
service to the development. Reclaimed water will be made available consistent with the 
SJCUD availability letter at the time of system design. 

 
The New Applicant will enter into a Development Agreement with St. Johns County 
concurrently with the County Commission's approval of this PUD Ordinance to 
memorialize the details of contribution of $20,000,000 in transportation mitigation for the 
512 single-family residential units. This is in addition to the $5,040,000.00 paid for the 442 
platted lots. 

 
This Project has been designed to minimize impacts to wetlands and endangered or 
threatened species by clustering development within upland portions of the site. By 
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providing upland buffers adjacent to contiguous wetlands, the New Applicant will preserve 
water quality within Turnbull Creek. In fact, water quality may be enhanced by the 
cessation of cattle operations within the Property. 

 
In order to ensure the Project is compatible with the existing Turnbull Creek Conservation 
Area and Star 4 Mitigation Bank, the New Applicant will provide a minimum 35-foot 
undisturbed or landscaped development edge along all Property that constitutes the 
perimeter of the Project except along the secondary emergency access road. The Project 
will not be interconnected into either the Turnbull Creek Conservation Area or Star 4 
Mitigation Bank lands to preserve them from intrusion. There are existing access roads 
into both the Turnbull Creek Conservation Area and Star 4 Mitigation Bank. The New 
Applicant will notify homeowners within the community of the possibility of prescribed 
burns and other land management activities that may occur within the Turnbull Creek 
Conservation Area and Star 4 Mitigation Bank, with such notice being included in recorded 
homeowners’ association documents. 
 
All roads within Grand Oaks will be owned and maintained by an HOA or CDD. Thus, no 
taxpayer dollars will be used to maintain, repair or replace community roads. 
 
This major modification does not delete the previous requirement for donation of the 30-
acre middle school site or the preservation of approximately 89-acres of wetlands. 
 
All previous agreements with past parties within the Project are still enforceable against 
said past parties. 
 

(c) the extent to which adequate infrastructure to accommodate the proposed 
amendment exists, or is programmed and funded through an adopted Capital 
Improvement Schedule, such as the County Capital Improvement Program, the 
Florida Department of Transportation Five-Year Work Program, the North Florida 
Transportation Planning Organization. (TPO) Transportation Improvement 
Program, or will be privately financed through a binding executed agreement, or will 
otherwise be provided at the time of development impacts as required by law; 

 
Access to the Property is via State Road 16 by way of an existing, improved public road 
within the Project. The New Applicant proposes to develop and construct one emergency 
access to the Property and Project from State Road 16 as shown on the MDP. 

 
(d) the extent to which the amendment will result in an efficient use of public funds needed 

for the provisions of new infrastructure and services related to it; 
 

The residential parcels within the Property can be easily served by the existing State Road 
16 for access. Existing SJCUD water and sewer lines are located adjacent to the site. The 
New Applicant will extend those lines to the Property (if not already extended). Therefore, 
no public funds are needed for the provision of new infrastructure or services for the 
project. The transportation mitigation proposed with this modification will help fund 
improvements to State Road 16. 
 

(e) the extent to which the amendment will not result in a sprawl development pattern 
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as determined by Chapter 163, Florida Statutes, and will not discourage infilling 
of more appropriate areas available for development within existing. 
Development Area Boundaries; and  
 
Section 163.3177(6)(b), Florida Statutes, states that a Comprehensive Plan 
amendment shall be determined to discourage the proliferation of urban sprawl if it 
incorporates a development pattern or urban form that achieves four or more of the 
following: 

 
1. Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 
impact on and protects natural resources and ecosystems. 
 
The PUD major modification accomplishes by providing housing for County residents 
near the existing Development Area, and within the Development Area boundary once 
this application is approved, and preserving a majority of the existing on-site wetlands. 
 

2. Promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. 
 
The modification is less units than is currently approved and is for construction 
of single-family homes in areas already zoned for single-family homes. 
 

3. Promotes walkable and connected communities and provides for compact 
development and a mix of uses at densities and intensities that will support a range 
of housing choices and a multimodal transportation system, including pedestrian, 
bicycle, and transit, if available. 

 
The modification to the PUD requires vehicular and pedestrian interconnectivity within 
the Property and to other areas within the Project. 
 

4. Promotes conservation of water and energy. 
 
The PUD major modification accomplishes by connecting to existing water and 
sewer systems owned by SJCUD within the existing Development Area boundary. 
 

5. Preserves agricultural areas and activities, including silviculture, and dormant, 
unique, and  prime farmlands and soils. 

 
Not applicable. No agricultural uses are proposed for the Property once fully 
developed. 

 
6. Preserves open space and natural lands and provides for public open space and 

recreation needs. 
 

The Project accomplishes by preserving more than approximately 89 on-site 
wetlands by clustering development within upland areas of the site. Total amount 
of wetlands within the Property is 1.62 acres. This is included in the 4.17 acres 
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impacted in the entire Project. 
 

7. Creates a balance of land uses based upon demands of the residential population 
for the nonresidential needs of an area. 

 
This modification reduces the number of residential units in the PUD. 

 
8. Provides uses, densities, and intensities of use and urban form that would 

remediate an existing or planned development pattern in the vicinity that 
constitutes sprawl or if it provides for an innovative development pattern such as 
transit-oriented developments or new towns as defined in section 163.3164. 

 
The PUD major modification provides for a reduction in the number of units for which 
the Property is currently entitled.  
The Property will be developed in the manner required by Section 163.3177(6)(b), 
Florida Statutes, and thus does not, by law, constitute urban sprawl. As shown in the 
Generalized Site Plan attached to this application, the New Applicant is proposing a 
maximum of single-family residences at an average density of 2.43 units per acre for 
the entire Project, which density is consistent and compatible with the densities of 
nearby communities of Windward Ranch and Tomoka Pines and nearby communities 
of Murabella, Gran Lake, Whisper Ridge and others. 

 
(f) the extent to which the amendment will result in a sustainable development pattern 

through a balance of land used that is internally interrelated; demonstrates an 
efficient use of land; ensures compatible development adjacent to agriculture lands; 
protects environmental qualities and characteristics; provides interconnectivity of 
roadways; supports the use of non-automobile modes of transportation; and 
appropriately addresses the infrastructure needs of the community. 

 
The New Applicant will provide roadway and sidewalk interconnectivity throughout 
the Property and to the Project, as shown on the MDP. Sidewalks shall be a minimum 
of four (4) feet in width for local roads. 

 
5. Development shall provide accessible open space in the form of squares, plazas, parks, greens 

and similar open space design. The extent, scale and size of these open space areas shall be 
submitted with the development plan. Where possible, areas used as open spaces shall 
consider the use of existing agricultural or rural silvicultural areas to help maintain the rural 
character of the sector. 
 
The New Applicant will provide all parks, green space, development and scenic edges and other 
open space required by this PUD modification within the Property as shown on the MDP. The 
various open spaces and edges will contain existing vegetation where applicable. 

 
6. Residential, commercial, retail, office and other non-residential uses shall be provided in 

compact centers. Strip development shall be prohibited. Commercial, retail, office and other 
non-residential uses shall be interconnected with residential areas with vehicular, bike and 
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pedestrian ways to assist in alleviating traffic congestion on other roadways. 
 
This portion of the PUD does not include non-residential uses other than open space and amenities 
which complement the proposed residential uses.  

 
7. When determined appropriate, development shall provide a mixture of housing types and 

price ranges to provide housing opportunities for all residents of the Northwest and benefit 
the area's economy. 

 
 The homes within the Property will be similar in housing type to the homes already approved for 

the Property and the Project and the homes which have been constructed throughout the Project. 
 
8. Development shall provide a pedestrian friendly transportation system. Pedestrian sidewalks 

or bikeways shall be provided. 

The New Applicant will provide sidewalks throughout the Property and provide pedestrian 
interconnectivity to other areas within the Project from the Property. 

 
9. When determined appropriate, development shall provide the location and proposed 

density/intensity of development of each neighborhood, as well as the demand, location and 
size of schools, civic sites and parks in accordance with the requirements of these policies. 
 
The MDP shows the locations of proposed residential areas, amenity areas, open space and other 
improvements. 
 

10. Development shall identify major, minor collector roadways and limited access arterial 
roadways. Interconnectivity within the development and with surrounding development 
shall be provided. 
 
The Property will connect to State Road 16, in the locations depicted on the MDP. The Property 
will be connected with neighborhoods to the southeast via State Road 16. The project cannot be 
connected with lands to the north, south or west due to the location of existing residences (north 
and south) and the location of contiguous wetland systems, including Turnbull Creek Conservation 
Area. 
 

11. Development shall identify bikeways and pedestrian ways. Bikeway and pedestrian 
interconnectivity within the development and with the surrounding area shall be provided, 
if feasible. 
 
The New Applicant will construct a sidewalk within the Property as required by the applicable 
rules and regulations. 
 

12. Development shall identify the extent, type and location of natural features and vistas in the 
planned development. 
 
A majority of the on-site wetlands will be preserved. 
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13. Development shall identify existing land uses and prevalent development patterns within and 
surrounding the proposed development within the defined community. 
 
The proposed development on the Property is the same as previously approved but with less units. 
 

14. Development shall identify development edges and recreational trails and other 
environmental features within and surrounding the proposed development within the 
defined community. 
 
As shown on the MDP, this PUD major modification provides the required development edges and 
recreational trails, with pedestrian and vehicular connection to State Road 16 and its adjacent 
sidewalks/paths. 
 

15. Development shall identify the developable land area within the development. 
 
Developable land within the Property is depicted on the MDP. 

 
16. When determined appropriate, Development shall identify public facilities and services 

available to the area, available capacity and any deficiencies. 
 
The New Applicant has provided information about public facilities and services available to the 
area and available capacity. The New Applicant will mitigate any facility or capacity deficiencies 
as needed for residents of the new development on the Property. 

 
17. Development shall use underground utilities unless topography, drainage, or similar 

constraints cause underground utilities not to be feasible. This includes electric, water, sewer, 
cable, fiber optics, and phone lines that may be located in the development edges. 

The Project will provide underground utilities unless infeasible. Development within the Property 
will provide underground utilities unless infeasible. 

 
18. Development shall provide a statement of the community goals and objectives (Vision) 

consistent with the goals, objectives and policies of the Northwest Sector Overlay and provide 
how the proposed development meets the intent of the Vision. 
 
This narrative provides a statement of the community goals and objectives. 

 
19. Development shall identify the relationship to the surrounding defined community, 

neighborhoods, and commercial support areas. 
 
The New Applicant has devised a MDP which shows the planned development on the Property in 
relation to the existing development within the Grand Oaks PUD. 

 
20. When determined appropriate, the Development shall identify the proposed locations for 

right-of-ways and reserve right-of-way for roadways depicted on the Northwest Sector 
Overlay Map. 
 
The previous developer dedicated right-of-way necessary for the existing access road from SR16. 
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21. Development shall identify neighborhood support facilities that are projected to be needed 

to address the impacts of the proposed development, such as but not limited to, traffic 
circulation, water and wastewater treatment plants, solid waste transfer facilities, fire 
stations, emergency medical services, police stations, government buildings, libraries, 
civic/cultural places, public gathering places, parks, and schools. 
 
The New Applicant will provide project roadway connection to State Road 16 in the locations 
depicted on the MDP (to the extent they do not already exist), and will extend existing SJCUD 
potable water and sanitary sewer lines to this Property (to the extent they have not already been 
extended). The New Applicant will work in conjunction with SJCUD to loop its potable water 
system in this area of the County. The New Applicant will also provide required parks and open 
space on the Property as shown on the MDP. The New Applicant does not propose to provide any 
solid waste transfer facilities, fire stations, emergency medical services, police stations, 
government buildings, libraries, civic/cultural places, public gathering places. As a part of the 
Project’s build-out condition, the New Applicant will construct signalization, to the extent 
warranted, as well as approved and requested by FDOT and the County. 
 

B. The total number of acres included within the Project as requested in the application. 
 

The entire Project includes approximately 524 acres, as shown on the original PUD (Ordinance 
2018-40). The Property is approximately 126 acres. 

 
C. The total number of wetland acres included within the Project as requested in the application. 
 
 The entire Project included/includes approximately 93.5 acres of wetlands, including 

approximately 4.17 acres of wetland impacts. 
 
D. The total amount of development area, including the total number of developable acres 

(including filled wetlands) for each proposed use and the total number of wetland acres to be 
preserved for each land use. Each developable parcel shall be limited to one use classification, 
as provided in Article II of the Code. 

 
There are approximately 435 developable acres (including approximately 4.17 acres of filled 
wetlands) within the entire Project. Approximately 89 acres of wetlands will be preserved 
within the entire Project. 
 

E. The total number of residential dwelling units and density of the Project, proposed density 
bonuses, the projected population, and projected population of school age children that may 
reside within the Project. 

 
The entire Project will include a maximum of 954 single-family residential units on approximately 
481.5 gross acres and approximately 393 net developable acres. Of those units, a maximum of 648 
will be non-age-restricted and a maximum of 306 will be age-restricted. The New Applicant will 
provide a declaration of restrictive covenant recorded against title to age-restricted lots, with 
approval of the St. Johns County School District. The requested density is within the parameters 
of the Property's Future Land Use designation of Residential C. 
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The proposed maximum of 954 units will result in a maximum project density of 2.43 units per 
acre net acre and 1.9 units per gross acre. The projected population within the Property is 2,438 
residents, based on 2.44 residents in each of the maximum 954 homes. The projected population 
of school age children is 472 (674 units times 0.70 children per household). 
 
For the Property, there can be a maximum of 145 age-restricted and a maximum of 367 non-age 
restricted single-family residential units.  
 

F. The total square footage and intensity of non-residential development. 
 

The entire Project will include a maximum of 100,000 square feet of commercial space and a 
maximum of 50,000 square feet of office space on approximately 12.4 acres. Non-residential uses 
within the Property may include Neighborhood Business and Commercial, General Business and 
Commercial, Cultural/Institutional, Office and Professional, Neighborhood Public Service, 
General Public Service, Regional Business and Commercial, and Mixed-Use Community 
Commercial, as those terms are defined in the Code, as a matter of right. Any Special Uses allowed 
in the Commercial General zoning district shall be permitted within Grand Oaks, subject to 
applicable development standards set forth in LDC Part 2.03.00. Sale of Alcoholic Beverages and 
Recreational Vehicle/Boat Storage facilities shall be allowed within the Property, subject to 
applicable development standards set forth in LDC Part 2.03.00. 
 
Agricultural and silvicultural practices may continue in areas of the Property where construction 
has not commenced (except in upland buffers or preserved wetland areas) and so long as no 
requirements set forth herein or on the MDP are compromised. Agricultural and silvicultural 
operations would be subject to any applicable provisions of the Code. 

 
G. The residential and non-residential structure setbacks, as measured from the property line, the 

minimum size of residential lots, the number of parking spaces for residential and non-
residential uses, the use of signs and signage to serve the Project, including sign height, size and 
type, such as wall, ground or monument, pylon, etc., street lights or other required outdoor 
lighting within the Project, and the maximum height of all structures. 

 
1. Single-Family Residential Criteria. 

 
a. Setbacks: 
 
  Front Yard:     20 Feet 
  Second Front Yard/Corner Lots:  10 feet 
  Rear Yard:     10 Feet 
  Side Yard:     5 Feet 
 
All structures shall have a minimum separation of 10 feet, as measured from outer wall to 
outer wall. Projections will be permitted to encroach into side yard setbacks. See Section 
T for waiver. Setbacks shall be measured from a point on each structure that is at least thirty 
(30) inches above the general ground level. No air conditioning equipment, electrical 
equipment, masonry walls, masonry fences, concrete walkways, pools, pool decks, pool 
enclosures, buildings or eaves of any buildings shall be located within an underground 
utility or drainage easement. 
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b. Building height: Buildings shall not exceed 35 feet in height. 

 
c. Minimum lot size: 4,400 square feet. 

 
d. Minimum lot width: 40 feet; however, lots on cul-de-sacs or curves shall be a 
minimum of 25 feet where the side yards intersect the street line. In accordance with 
LDC Section 6.01.04.I, the minimum dimension of the buildable lot shall not be less 
than the required and minimum lot width at the front yard. In the case of lots not 
meeting the minimum dimension at the minimum required front yard, as defined in 
LDC Table 6.01, the front yard shall be extended to the point at which the minimum 
dimension is met. 

 
e. Minimum lot depth: 110 feet. 

 
f. Maximum impervious surface ratio: 70 percent per lot. 

 
g. Maximum coverage by buildings: 65 percent per lot. 

 
h. Parking: Two (2) parking spaces shall be provided 
within the garage and/or driveway of each single-family residential unit. 

 
i. Signage: Any signage located within County right-of-way shall be permitted 
through the County's Engineering Office. For the purposes of signage, the Property 
shall be considered one premise. 

 
1. Ingress, egress and directional signs along the main collector road internal to 
the Property can be a maximum of 16 square feet in size and a maximum of five 
(5) feet in height. See Section T for waiver. 

2. Temporary signs shall conform to the requirements of LDC Sections 7.02.02 
and 7.02.03. 

3. Various locational, directional, model home, wayfinding and traffic control 
signs shall be allowed on site to direct traffic and for identification of sales offices, 
recreation areas and others. Such signs shall comply with applicable requirements 
of LDC Section 7.02.06. 

2. Non-Residential Criteria (for the Property this is limited to amenities and other ancillary uses 
to the residential uses). These changes do not apply to any Non-residential property located 
in the Project not located within the Property.  

a. Setbacks: The minimum building setbacks are: 
1. Setbacks are: Front Yard: 0 feet 

Rear Yard: 0 feet 
Side Yard: 0 feet 
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2. All structures shall have a minimum separation often (10) feet, as measured from 
outer wall to outer wall. Projections shall be permitted to encroach into side yards. 
See Section T for waiver. Setbacks shall be measured from a point on each structure 
that is at least 30 inches above the general ground level. No air conditioning 
equipment, electrical equipment, masonry walls, masonry fences, concrete 
walkways, buildings or eaves of any buildings shall be located within an 
underground utility or drainage easement. 

3. A 20-foot setback will be provided for building, parking and/or storage areas 
along property lines adjacent to road rights-of-way and adjacent to residential 
uses, in accordance with LDC Section 5.03.03.B.2. Portions of the non-
residential property may be sold as individual parcels, provided each parcel has 
shared property frontage for access/ingress/egress. 
 

b. Building height: Buildings shall not exceed 45 feet in height. Structures over 35 
feet in height shall be protected with automatic sprinkler systems designed and 
installed in accordance with the latest edition adopted by the Florida Fire 
Prevention Code as adopted by the State of Florida and NFPA 13. 

c. Maximum impervious surface ratio: 70 percent. 
d. Maximum lot coverage by buildings: 65 percent of the overall parcel. 

e. Maximum floor area ratio: 50 percent. 

f. Parking: Individual parcels may share parking with other facilities pursuant to 
shared parking agreements, provided the uses sharing the parking areas do not 
result in a lack of required parking and are in conformance with LDC Section 
6.05.02.B. The shared-parking shall be located within 300 feet of the public 
entrance to the structure or the land area containing the use for which such spaces 
are required. Off-site parking, which shall be located within the bounds of the non-
residential areas of the Property, will be an allowable use for out-parcels with the 
Property. 

g. Signage: 

1. Along the project collector road, the New Applicant shall be permitted to have 
ground signs at each of the entrances into the commercial/office parcel and the 
school site, in the locations depicted on the MDP. Such signs will have maximum 
of 150 square feet of ADA each and a maximum height of 20 feet. 

2. Temporary signs shall comply with applicable provisions of LDC Sections 
7.02.02 and 7.02.03. 
3. Various directional, location, model and traffic control signs shall be allowed 
on-site to direct traffic and for identification of sales offices, amenity areas and the 
like. Such signs shall comply with applicable requirements of LDC Section 
7.02.06. 

4. A project identity monument (without signage) will be allowed in the median 
of the eastern access road into the project from State Road 16, in the location 
depicted on the MDP. Such project identity monument shall not exceed 25 feet in 
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height. See Section T for waiver. The monument will meet all other applicable 
requirements of LDC Section 7.06.02. 

5. For purposes of signage, the Property shall be considered one premise. 
3. Overall Site Criteria 

 
a. Lighting: Project lighting will comply with the provisions of LDC Sections 

5.03.06.H.6 and 6.09. 

b. Incremental Master Development- Plans. The MDP is included with this rezoning 
application. Due to the large size of the development parcels within the PUD, 
incremental MDPs ("IMDPs") will be submitted for the remaining portions of the 
site in conjunction with submittal of final construction plans for the applicable 
portion of the PUD. These IMDP maps must demonstrate compliance with all 
sections of this MDP. Each IMDP shall include a notation that building locations 
are general and subject to final construction plan approval. 

 
H. The type and location of infrastructure needed to serve the Project, including at a minimum, 

drainage facilities, vehicle and pedestrian access to the Project, internal vehicle and pedestrian 
access within the Project, interconnectivity access points to adjacent properties, potential new or 
expanded thoroughfare or right-of-way location, park, open space and recreation facilities, types 
of active recreation that will be provided, the provision of water and sewer, fire protection, and 
solid waste collection. Additional infrastructure requirements may be addressed based upon the 
character or location of the Project. 

1. Drainage:  A master stormwater management system shall be constructed and 
maintained by one or more property or homeowners associations and/or a CDD. 
The stormwater management system will be constructed in accordance with the 
requirements of St. Johns County and the St. Johns River Water Management 
District ("District"). When feasible, the project will utilize the stormwater ponds 
as a source of irrigation to all common areas. 

2. Site Access: Vehicular access within the Project and the Property is depicted on 
the MDP and connects off-site to State Road 16. A collector road (the "Collector 
Road") has been constructed through the Project from the eastern State Road 16 
entrance as depicted on the MDP. Site access turn lanes have been constructed on SR 
16 for build out and signalization or other intersection control will be constructed when 
warranted and approved by FDOT and the County. 

Roads within the Project and the Property will be owned and maintained by a 
homeowners association or community development district. 

An emergency access road shall be provided as shown on the MDP. 

The emergency access road shall: 

• If gated, have a Knox padlock or key switch. 

• The access road must support 80,000 lbs. 
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• Have at least twenty (20) feet unobstructed width and 13.5 feet vertical 
clearance. 

As transportation mitigation for development of the 512 single-family homes 
within the Property, the New Applicant will pay $20,00,000.00 . The details of this 
mitigation are set forth in more detail in the agreement between the New Applicant 
and the County approved by the County Commission concurrently with this PUD 
Ordinance. 

Emergency access to the western portion of the site will be via the existing private 
road into the Project.  

The Project will provide non-vehicular interconnection to the County's Turnbull 
Creek Conservation Area in the location depicted on the MDP. The Project cannot 
connect land to the south and southeast because they are part of the Star 4 Mitigation 
Bank. 

As shown on previous MDPs for this PUD, the New Applicant will provide an area 
for potential bike/pedestrian access to CR2209 if requested by the County. 

3. Pedestrian/Bicycle Circulation: Within the Property and where required by the 
applicable LDC provisions, pedestrian and bicycle circulation will be provided via 
a minimum four (4)-foot-wide sidewalk on one side of all interior roads; via a 
minimum five (5)-foot-wide sidewalk on both sides of collector roadways; via a 
minimum six (6)-foot-wide sidewalk adjacent to the proposed school site within the 
project; and within the project collector road as required by the Code. Sidewalks 
internal to the Property will be constructed concurrently with the adjacent roads. 
Sidewalks shall comply with Section 403.5.3 of the Florida Accessibility Code for 
Building Construction ("FACBC") for "passing space". All pedestrian accessible 
routes shall meet the requirements of the FACBC and Americans Disability Act 
Accessibility Guidelines ("ADAAG") established by Florida law and 28 CFR Part 
36. 

4. Parks, Open Space and Recreational Facilities:. The Project will have 2,328 
residents (954 units x 2.44 persons per unit) and will provide approximately 19.9 
acres of recreational area (approximately 2.2 acres more than the required 12.2 
acres) in the locations depicted on the MDP. A minimum of sixty (60) percent of 
the required park acreage, or 7.9 acres; will consist of community parks (e.g., 
ballfields, multi-use fields). 

The entire Project provides more than the required minimum of five (5) percent 
conservation of upland natural vegetation. There is no Significant Natural 
Communities Habitat on the Property. All specimen oak trees within the Property 
will be preserved, pursuant to applicable provisions of the Code. The entire Project 
provides approximately 147 acres of open space, which is approximately sixteen 
(16) acres more open space than required by LDC Section 5.03.03.A.1. All of the 
facilities and elements for each open space, recreational area and/or amenity center, 
or the like, shall meet the requirements of the FACBC, adopted pursuant to Section 
553.503, Florida Statutes, based on the 2010 ADA Standards for Accessibility 
Design. 
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5. Fire Protection: Fire protection will be provided in accordance with the most 
current edition of the Florida Fire Prevention Code, as adopted by State of 
Florida. 

6. Solid Waste Collection: Solid waste collection will be provided by a County-
contracted waste collection company. 

I. The amount of water/wastewater/reuse, based upon the projected population, and the 
public utility providers, if applicable. 

Water and sewer services will be obtained from the SJCUD via central utility systems 
which will be extended serve the adjacent Steeplechase project. The New Applicant will extend 
water and sewer mains to serve the Property (as needed), subject to agreement and permitting by 
SJCUD and other applicable agencies. Water and sewer use will be as follows: 

 

 
954 residential units 350 gallons per day/unit 333,900 gallons per day 

100,000 square feet of 
commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 
space 

15 gpd/100 square feet 7,500 gallons per day 

 

 
 

 
954 residential units 350 gallons per day/unit 333,900 gallons per day 

100,000 square feet of 
commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 
space 

15 gpd/100 square feet 7,500 gallons per day 

 
All on-site utility infrastructure will be public (but may be located on privately owned land) and 
will be installed underground to the extent feasible. All utility construction projects are subject 
to the current construction standards within the Manual of Water, Wastewater, and Reuse Design 
Standards & Specifications at the time of review. Utility connection points shall be installed 
as listed in the availability letter or as directed otherwise by the SJCUD to minimize impact to 
the existing infrastructure or to the existing level of service. Water and sewer lines that are to be 
dedicated to the SJCUD for ownership that are not in the public right-of-way shall require an 
easement/restoration agreement. No improvements such as pavement, sidewalks, and/or concrete 
walks are to be placed on top of water, reuse, and/or sewer pressurized mains unless 
otherwise approved by SJCUD. Landscaping trees and landscaping buffers shall be placed at a 
minimum of 7.5 feet away from the centerline of utility pipelines. Reuse infrastructure for 
irrigation may be installed in anticipation of future service, as indicated in the SJCUD 
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availability letter. Lot irrigation systems may utilize soil moisture readers to reduce the amount of 
water used for irrigation and to better conserve water resources. Landscaped common areas shall 
be irrigated with stormwater from on-site retention/detention ponds as the primary (first) source. 
Reuse water, once available, will serve as a secondary (back up) supply for irrigating common 
areas. The N e w  Applicant will maximize use of stormwater, surface water and reclaimed water 
for irrigation, as indicated in the SJCUD availability letter. 

Any wells and septic systems located within the Property that are displaced by development shall 
be properly abandoned consistent with Florida Administrative Code and Environmental Health 
procedures prior to construction plan approval. 

 
J. The type of underlying soils and their suitability of development of the proposed Project.  
 
 Soils located within the Project include those listed in the environment report by Environmental 
Services, Inc. ("ESI") dated December 2016 (the "Environmental Report") as attached as Attachment "E.” to 
the PUD as originally approved. The suitability of such soils for development of the proposed project is as 
follows: 

 
1. St. Johns Fine Sand, depressional (05). St. Johns fine sand, depressional, is a very 
poorly drained, nearly level soil in depressions in the flatwoods. This soil is covered with 
standing water for periods of 6 to 12 months in most years. Typically, the surface layer is 
black fine sand about 13 inches thick. The subsurface layer is fine sand, which is about 
12 inches thick. It is dark gray in the upper three inches and gray in the lower nine inches. 
 
2. Pomona Fine Sand (09). Pomona fine sand is a poorly drained, nearly level soil is in 
broad areas in the flatwoods. The seasonal high water table is within 10 inches of the 
surface for one to three months and is at a depth of 10 to 40 inches for six months or more. 
During extended dry periods, the water table recedes to a depth of more than 40 inches. 
Typically, the surface layer is black to very dark gray fine sand about six inches thick. The 
subsurface layer, which is about 15 inches thick, is gray and light gray fine sand. 

 
3. Ona fine sand (12). Ona fine sand is a nearly level, poorly drained sandy soil in 
flatwood areas. The seasonal high water table is at a depth of 10 to 40 inches for periods 
of four to six months during most years. It rises to a depth of less than 10 inches for periods 
of one to four months and may recede to a depth of more than 40 inches during very dry 
seasons. Typically, the surface layer, about eight inches thick, is very dark gray fine sand. 
The subsoil between depths of 8 and 16 inches. is black to dark brown fine sand. 

 
4. Floridana fine sand, frequently flooded (18). Floridana fine sand is a very poorly 
drained, nearly level soil on flood plains and in broad, shallow drainageways. This 
Floridana soil is subject to flooding for one to three months during the rainy season. The 
water table is at a depth of less than 10 inches for more than six months during most years. 
Typically, the surface layer is black fine sand about 18 inches thick. The subsurface layer 
is grayish brown fine sand about 10 inches thick. 

 
5. Manatee fine sandy loam, frequently flooded (22). Manatee fine sandy loam is a very 
poorly drained, nearly level soil on flood plains and in poorly defined drainageways. This 
soil has a water table within 10 inches of the surface for two to four months in most years. 
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It is subject to flooding for long periods during seasons of high rainfall. Typically, the 
surface layer is very dark gray and black fine sandy loam about 13 inches thick. The 
subsoil, which extends to a depth of 34 inches, is very dark gray fine sandy loam in the 
upper 12 inches and dark gray sandy clay loam in the next nine inches. 

 
6. Wesconnett fine sand, frequently flooded (30). Wesconnett fine sand is a very poorly 
drained, nearly level soil in narrow to broad, weakly defined drainageways in the 
flatwoods. The seasonal high water table is at a depth of less than 10 inches for 6 to 12 
months during most years under natural conditions. It is subject to flooding during wet 
seasons. Typically, the surface layer is covered by partly decomposed leaves, roots, and 
twigs about three inches thick. The surface layer is black fine sand about eight inches thick. 

 
7. Tocoi fine sand (34). Tocoi fine sand is a poorly drained, nearly level soil in broad 
flatwood areas. The seasonal high water table is at a depth of less than 10 inches for two 
to four months during rainy seasons. It is within a depth of 20 to 40 inches for six months 
or more during most years. Typically, the surface layer is black fine sand about 13 inches 
thick. The upper part of the subsoil consists of very dark brown and dark reddish brown fine 
sand, which extends to a depth of 23 inches. 

 
8. Holopaw fine sand (46). Holopaw fine sand is a poorly drained, nearly level soil in 
low, broad areas in the flatwoods. The seasonal high water table is at a depth of less than 
10 inches for one to three months, but may recede to a depth of 10 to 40 inches for three to 
four months in most years. Typically, the surface layer is covered with partly decomposed 
litter and organic matter about one inch thick. It is mixed very dark gray and grayish brown 
fine sand in the upper seven inches, and it is dark gray fine sand in the lower six inches. 
The subsurface layer, which extends to a depth of about 53 inches, is light gray to gray fine 
sand.9.Holopaw fine sand, frequently flooded (47). Holopaw fine sand, frequently flooded, 
is a very poorly drained, nearly level sandy soil in broad, shallow drainageways. This soil 
is flooded for more than one month during most years. The water table is within 10 inches 
of the soil surface for two to six months annually. Typically, the surface layer is black fine 
sand about six inches thick. The subsurface layer, about 44 inches thick, is grayish brown 
and gray fine sand. 10. Winder fine sand, frequently flooded (48). Winder fine sand is a 
poorly drained, nearly level soil that formed in loamy marine materials. The seasonal high 
water table is within a depth of 10 inches for two to six months during most years. The soil 
is subject to flooding for periods up to three months during times of high rainfall in most 
years. Typically, the surface layer is dark gray fine sand about three inches thick. The 
subsurface layer is light gray fine sand about eight inches thick. 

 
9. EauGallie fine sand (58). EauGallie fine sand is a poorly drained, nearly level soil on 
low knolls and ridges, adjacent to depressions and drainageways in the flatwoods. The 
water table is within 10 inches of the surface for a period of one to from months and within 
40 inches for more than six months. Typically, the surface layer is black fine sand about 
six inches thick that contains many uncoated sand grains. The subsurface layer, about 11 
inches thick, consists of gray and light gray fine sand. 

 
10. Riviera fine sand, depressional (61). Riviera fine sand, depressional, is a very poorly 
drained, nearly level soil in depressional areas and in the flatwoods. The water table is• 
above the surface for more than six months in most years. Typically, the surface layer 
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consists of about six inches of dark gray fine sand. The subsurface layer is grayish brown 
fine sand, which extends to a depth of 25 inches. 

 
11. Placid fine sand (63). Placid fine sand is a very poorly drained, nearly level soil on 
broad, low, flat areas. This soil has a seasonal high water table within a depth of 10 inches 
for more than six months in most years. During extended dry periods, the water table may 
recede to a depth of more than 40 inches. Typically, the surface layer is black fine sand 
about 12 inches thick. The subsurface layer is fine sand, which extends to a depth of 51 
inches. It is dark gray in the upper part and grayish brown, light gray, and dark grayish 
brown below. 

 
K. The type and extent of upland forest and wetlands on the site using the Level Ill 

classification of the Florida Land Use Cover and Classification System (FLUCCS). A map 
depicting the location of upland forest and wetland vegetation shall be provided with the 
application. 

 
The Property includes the Florida Land Use Cover and Classification System ("FLUCCS") areas 
shown on the FLUCCS map contained in the Environmental Report attached to the original PUD 
application 
 
Turnbull Creek runs north and south along the western border of the Property/Project. The 
preservation of Turnbull Creek will allow for the perpetual protection of contiguous 
wetland/tributary systems from this Property north to the County's Turnbull Creek Conservation 
Area to the Twelve Mile Swamp. 
 

L. The type and extent of any Significant Natural Communities Habitat as defined by the 
Code. Listed Species information including locations, densities and extent of habitat. 

 
Please see attached information on Bald Eagle Nest SJ-921. The County’s ID of “SJ-921” is the 
temporary ID given to an eagle nest when it is discovered. Once the nest is verified, it receives a 
permanent ID. The temporary numbering system will show a first digit of “9”, a second digit for 
the year it was discovered (it was discovered in 2022) and a 3rd/4th digit for the specific ID (so, 
if our eagle was the 14th eagle discovered in 2022, the temporary ID would be “SJ-9214”). The 
map enclosed identifies the nest as SJ056. No Significant Natural Communities Habitat exists 
within the Property. The Bald Eagle Nest is not located within the Property. A portion of the 
development is within the 1500 foot radial area. No portion of the development is within the 750 
foot radial area, thus those restrictions do not apply. The applicant will comply with Section 
4.01.10.B.2 as to the “Secondary Zone” requirements.  

 
M. Identification of known or observed Historic Resources as defined by the Code, including 

any sites listed within the State Division of Historical Resources Master Site File or the St. Johns 
County Historic Resources Inventory. In such cases, the requirements of Part 3.01.00 of the 
Code shall apply. 

 
The original applicant had a cultural resources analysis done of the Property and no such resources 
were located. A copy of the analysis was provided to the County and is included in the file for this 
application. 
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N. The type and extent of buffering, landscaping, tree removal, tree protection and buffering 
between adjacent uses as needed to aesthetically screen uses and provide privacy. 

 
1. Buffers: A 10-foot natural/landscaped buffer will be provided where the Property 
includes the Project perimeter, as depicted on the MDP. Portions of the Property located adjacent 
to the future County Road 2209 will have 50-foot buffers along such road rights-of-way and shall 
include Type "B" screening as required in LDC Section 6.06.04.B.6. An average 25-foot upland 
buffer (minimum ten (10) feet) will be provided adjacent to contiguous wetlands. The upland 
buffer shall be measured from the State jurisdictional wetland line, pursuant to LDC Section 
4.01.06.B. The requirement of LDC Section 4.01.06.B.2 for a 25-foot setback from the upland 
buffer shall not be required for residential lots adjacent to contiguous wetlands when the required 
upland buffer is not included as area or acreage within the platted lots. 

 
2. Development Edges: A 35-foot development edge will be provided where the Property 
includes the perimeter of the Project, as depicted on the MDP; provided, however, that a 10-foot 
development edge shall be provided within the right-of-way of the emergency access road. See 
Section T for waiver. 

 
Other project development edges may be left in a natural state or landscaped. Where edges have 
little or no vegetation, they will be planted with native vegetation consistent with LDC Sections 
6.06.02.G.l and 6.06.02.H.1. 
 
Development edges may include signs, multi-purpose paths, trails and stormwater ponds designed 
as amenities (for example with fountains, gazebos, benches and similar improvements). 
Development edges may include natural walking paths that can be used by residents. Such paths 
shall be owned and maintained by a homeowners association. No development edge is required 
where a scenic edge is provided. 
 
3. Scenic Edges: A 75-foot scenic edge will be provided where the Property is adjacent to 
proposed County Road 2209 rights-of-way, as depicted on the MDP. Scenic edges may be left in 
a natural state or landscaped. Where edges have little or no vegetation, they will be planted 
according to the following landscape requirements (See Section T for waiver): 

 
a. Native evergreen canopy trees planted every 20 to 30 feet on center. 
b.  Non-canopy trees shall be planted every 10 to 20 feet on center, except that the 

spacing may be modified through the clustering of the required trees provided the 
same number of trees is planted and the gap between the trees cannot exceed 50 
feet. 

c. Shrubs shall be planted between every three (3) to 15 feet on center and 
appropriately staggered. 

d. Groundcover shall be planted every two (2) to five (5) feet on center. 
e. Breaks in the scenic edge may be allowed in otherwise continuous edges to allow 

for access and associated entrance features, and provide view corridors to parks, 
scenic areas and other publicly accessible areas. The spacing may also be 
modified through the clustering of the required trees provided the same number of 
trees is planted and the gap between the trees cannot exceed 50 feet. 

 
At the reasonable discretion of County staff, roads, signs, drainage, utility or access easements, 
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multi-purpose paths, and drainage outfalls may be located within the scenic edge. Breaks in 
the scenic edge are allowed in otherwise continuous edges to allow for access and associated 
entrance features, including signage and fencing incorporated into entry features, and to 
provide views corresponding to parks, scenic areas and other publicly accessible areas. Tree 
mitigation and landscaping will comply with applicable provisions of the Code at the time of 
permitting. 
 
4. Use of Native Vegetation: The Project will use native vegetation around stormwater 
ponds to create wildlife habitat and passive recreation areas, consistent with Comprehensive Plan 
Policies D.3.2.6 and E.2.6.8. 

 
O.   PUDs located in Special Districts as defined by Article III of this Code shall include a statement 

identifying the particular Special District and refe1·encing the requirements to comply with the 
provisions of such Special District. 

 
The Property is not subject to any Special District requirements. 

 
P. The use, location and duration of temporary uses, including construction trailers, sales units, 

model homes and temporary signage related to construction of the Project. 
 

Development of the site and construction of the improvements will require temporary uses such as 
construction trailers, sales offices, temporary signage and temporary access. The location of these 
uses will be depicted on construction plans. Temporary construction and sales trailers will be 
removed no later than 30 days following the issuance of a certificate of occupancy for the last home 
constructed on the Property. The New Applicant shall be permitted to erect temporary on-site 
construction and real estate signage within the Property and the Project, in conformance with LDC 
Sections 7.03.01.B and C. The New Applicant may also construct model homes within the 
Property. Model homes may consist of no more than ten (10) percent of the total number of lots 
within individual, approved construction plans. No certificates of occupancy shall be released until 
a final plat has been recorded and as-builts have been approved by the County. 
 

Q. The use and location of Access01y Uses for residential and non-residential structures, including 
guest houses, AJC units and related heating/cooling units, setbacks, swimming pools, fencing 
and similar uses. 

 
Accessory Uses such as private garages, mother-in-law suites, guest houses and storage 
buildings; Home Offices, pursuant to LDC Section 2.02.04.B.9; Home Occupations, 
pursuant to LDC Section 2.03.07 (including the requirement to obtain homeowners 
association approval of a Home Occupation); model homes; guardhouses; air conditioning 
units and related heating/cooling units; swimming pools and pool equipment; Household 
Animals; fences, walls or hedges; gaze) and other open-air structures; boardwalks, docks, 
and other similar uses shall be permitted within the Property, all as subject to the applicable 
standards set forth in LDC Section 2.02.04.B and 6.04.06.F.7.d, however, they may be 
located within the setbacks for the single-family residential homes. Setbacks for accessory 
structures will meet all applicable requirements of LDC Sections 2.02.04.B.8 and 
5.03.03.B.1.d. Accessory structures such as home offices and the like may receive the 
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public as long as such structures comply with all appropriate Florida Building Codes, life 
safety issues and FACBC requirements. No air conditioning equipment, electrical 
equipment, masonry walls, masonry fences, concrete walkways, pools, pool decks, pool 
enclosures, buildings or eaves of buildings shall be' located within an underground utility 
or drainage easement. 

R. A phasing schedule, which shall include the amount of residential and non-residential 
development to be completed within a specified phase; a specific commencement term 
with a definition of commencement, and a specific completion term with a definition of 
completion. Phasing of the PUD may be obtained by:....(2) the provision of number of 
residential units or non-residential square footage that comprise a phase and the 
provision of specific development conditions related to the specific phase (e.g. prior to 
the platting of one hundred (JOO) dwelling units, a park shall be provided). The 
phasing schedule shall also provide for a PUD Progress Report as required by Section 
5.03.07. 

The project will be developed in one (1), ten (10)-year phase. Development within the PUD 
has commenced. Completion shall occur no later than ten (10) years following approval 
of this modification. Completion shall be defined as approval of as-builts by the County. 
Construction phasing and construction accessibility routes shall be determined in 
cooperation with the County prior to the release of approved construction plans. 

S. The projected impact of the Project upon St. Johns County and an explanation of the 
Project's benefit to the County, as compared to existing zoning or other zoning district, 
and justification for the Project. 

The New Applicant is seeking this rezoning to reduce the number of homes approved for 
the Property, set forth new transportation mitigation requirements and make alterations to 
the access as shown on the MDP. The Property is near the Tomoka Pines project and near 
the Whisper Ridge, Windward Ranch, Murabella, Gran Lake and other communities, as 
well as the outlet malls at the interchange of Interstate 95 and State Road 16. Thus, the 
PUD major modification is a natural extension of compatible development. The project 
will preserve wetlands associated with Turnbull Creek. The Property may have a 
community development district. 

 
T. A description of any requested waivers from the strict provisions of the Land Development 

Code to allow for innovative design techniques and alternative development patterns 
through the PUD zoning process. An explanation of the benefits arising from the application 
of flexible standards and criteria of the Code shall be provided to justify the need for such 
waivers. 

 
The New Applicant is requesting the following waivers from the provisions of the Land 
Development Code for the Property (this does not impact any waivers in the existing PUD as it 
applies to property in the Project which does not include in the Property): 
 
LDC Section 6.01.03.E.3 Front Yards on Corner Lots 
This waiver is requested to allow for a 10-foot front yard setback on the secondary road of corner 
lots. The primary front yard setback will be 20 feet, as provided for in Section G.1 hereof. The 
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second front yard setback will be 10 feet, and no driveway shall be located within the secondary 
front yard. The reduction of second front yards will only be allowed when there are no impacts to 
site distance and/or visibility. 
 
LDC  Section   6.03.01  Fire  Protection   Regulations/Building  Setbacks 
This waiver is requested to allow the minimum separation of 10 feet between structures to be 
measured from outer wall to outer wall since the New Applicant will provide a fire protection 
system designed and installed in accordance with NFPA 13; or the required fire hydrants shall be 
capable of providing an additional 500 gallons per minute at 20 psi for two (2) hours. Such fire 
flow shall be in addition to that required by NFPA 1, Chapter 18. 
 
LDC Section 6.04.07.A.2 Construction Access 
This waiver is requested to allow temporary access for construction traffic to be provided to each 
phase of the Grand Oaks development. The New Applicant shall be permitted to use the existing 
project entrance road to State Road 16 for construction access. Additionally, the New Applicant 
shall be permitted to use local roads to provide access for horizontal construction traffic to future 
phases within residential development areas. Construction phasing and construction accessibility 
routes shall be determined in cooperation with the County prior to the release of approved 
construction plans. 
 
LDC Section 6.04.07.C Right-of-Way Requirements 
 
This waiver is requested to allow a reduced right-of-way width for the emergency access road as 
shown on the MDP, which provides a secondary emergency access to State Road 16 in the location 
depicted on the MDP. The typical section includes a 60-foot-wide right-of-way which shall 
transition to a 65 foot-wide right-of-way in lieu of 80 feet.  Except as provided herein, the New 
Applicant agrees to construct the roadway for emergency access in the same configuration as 
provided in the original PUD, provided that applicable municipal or county codes, ordinances, or 
design standards have not changed since that time in a manner that would require additional right-
of-way width beyond what is currently available. 
 
LDC Section 6.06.02.G Northwest Sector Scenic Edges 
This waiver is requested to allow some non-native landscaping within the scenic edges where the 
Property borders CR2209 in order to have such edge landscaping more appropriately blend into 
landscaping within the Project. The New Applicant will provide the same number and type of 
landscaping required by the Code (e.g., trees, groundcover), except that some of those plants may 
be non-native. The request is for gaps not exceeding 50' as opposed to 30' for Scenic Edge for the 
scenic edge. 
 
LDC Section 6.06.02.H Northwest Sector Development Edges 
This waiver is requested in order to reduce the development edge within the emergency access 
road. The emergency access road includes 60 feet of right-of-way, which is not adequate in width 
to include 35-foot development edges on both sides of the parcel. The New Applicant is proposing 
to plant landscaping consistent with LDC Section 6.06.02.H within the development edge to 
provide buffering to adjacent properties. Such landscaping will be modified slightly from the Code 
in order to avoid interference with utilities within the road right-of-way. The request is also for a 
10' wide development edge within the right-of-way of the emergency access road 
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LDC Section 7.02.06.B Directional Signs 
This waiver is requested to allow ingress, egress and direction signs along the primary collector 
road within Grand Oaks to be larger than three (3) square feet in size and no more than three (3) 
feet in height. The project will include commercial and office parcels, a school, park sites and a 
number of individual neighborhoods, which may require larger directional signage. 

 
U. A statement, and agreement to comply, binding all successors and assigns in title to the 

commitments and conditions of the MDP. 
 
The New Applicant, on behalf of itself and its successors and assigns, hereby agrees and stipulates 
to proceed with the proposed development in accordance with the PUD ordinance for this 
application as adopted by the St. Johns County Board of County Commissioners. The New 
Applicant also agrees to comply with all conditions and safeguards established by the St. Johns 
County Planning and Zoning Agency and the St. Johns County Board of County Commissioners 
with respect to this Planned Unit Development rezoning application. 

 
V. When the subject property is designated as more than one Future Land Use designation on the 

Comprehensive Plan Future Land Use Map, a map shall be provided depicting the boundaries 
between the designations and provide the total upland and wetland acres for each Land Use 
designation. 

 
The Future Land Use designation of the Property is Residential C. 
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Project Name 

St. Johns County Growth Management Department 

e-mail

Property Owner(s)

Address

City State Zip Code

Applicant/Representative

Address

Zip CodeCity State

YesNoAre there any owners not listed?

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.

Date

Phone Number

e-mail

I HEREBY CERTIFY THAT ALL INFORMATION IS CORRECT: 
Signature of owner or person authorized to represent this application:

Signed By

Printed or typed name(s)

Property Tax ID No

Property Location

Major Access Size of Property

Zoning Class

Future Land Use Designation

Overlay District  (if applicable)

Water & Sewer Provider

Present Use of Property

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:

Revised August 24, 2015

If yes please provide information on separate sheet.

Application for:

Project Description (use separate sheet if necessary)

Cleared Acres (if applicable)

No. of lots (if applicable)

Proposed Bldg. S.F.

Phone Number

Fax Number

Fax Number

PUD/PRD Major Modification

Grand Oaks PUD

904-651-8958

Zach Miller, Esq. 904-651-8958

zwmillerlaw@gmail.com

124 Del Webb Parkway

PVB FL 32081

0274200008; 0274200001; 0272700001; 0273700000; 0274200007; 0272700010

Day Late Enterprises, Inc, Pulte Home Company, LLC, 
Toll Southeast LP Company, Inc.. Homestead Investments, Inc.

3203 Old Barn Court

PVB FL 32082 zwmillerlaw@gmail.com

South of SR16

SR16

511

RES C

Cleared

SJCUD

PUD

See attached

Revisions to existing PUD to amend transportation mitigation requirements for remaining entitled but 
undeveloped single family homes (511 homes)

1/7/26

DEVAGREE 26-000001

Zach Miller, Esq. 
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 GRAND OAKS 
PLANNED UNIT DEVELOPMENT 

MASTER DEVELOPMENT PLANMDP TEXT  

 
This application proposes to rezone approximately 524 acresa portion of the property subject to the 

Grand Oaks Planned Unit Development which is located south of State Road 16, west of Interstate 95, east 
of Pacetti Road and north of County Road 208 in unincorporated St. Johns County as more particularly 
described in the attached legal description (the "Property") from Planned Unit Development to Planned 
Unit Development ("PUD"). Pulte Home Company, LLC, a Michigan limited liability company , (“Pulte”) 
Homestead Investments, LLC., a Florida limited liability company, Day Late Enterprises, Inc., a Florida 
corporation and Toll Southeast LP Company, Inc, a Pennsylvania corporation ("Applicant"), is the owner 
of a portion are all owners of the Property more particularly described on the attached (the “Applicant’s 
Property”)..  Pulte shall be the "New Applicant.” This modification does not affect the rights of any other 
owners under the existing PUD. not located within the Property. The term “Project” refers to the entire 
PUD not just the Property. References to development criteria and metrics within the Project are made in 
this modification.  This modification: 
The Applicant is proposing 

 reduces the development of a mixed-use project with a maximumnumber of units 
allowed on the Property from 556 to 512 (thereby adjusting the total number of 
954homes within the PUD from 999 to 954), 

 442 lots within the Project have been platted to date.  
 sets forth future proportionate share mitigation for the units on the Property at 

$20,000,000.00, 
 adjusts the access plan to the PUD, and  
 corrects some inconsistencies in the PUD. 

 
The Property subject to the PUD Modification will have a maximum of 512 single-family homes 

with related amenities. Several hundred homes have either been constructed or are planned for construction 
within the overall Project. The Property is approximately 126 acres. 

 
This , amodification will reduce the maximum of 100,000 square feetnumber of commercial space and a 
maximum of 50,000 square feet of office space. single-family homes to 954.  
 
The existing Future Land Use Map ("FLUM") designation of the Property is Residential C ("Res-C"). 
The term “Applicant” as used in herein may refer to previous developers within the Project with respect 
to previous improvements made, land donations and mitigation provided. 
 
A. A description related to the design, character and architectural style or theme of the 

Projectdevelopment of the Property, which demonstrates an innovative, unified, cohesive and 
compatible plan of development for all uses included in the Project. Mixed Use PUDs that 
contain different uses or several development parcels must also demonstrate consistency in 
design and character and plan of development. 

The Applicant is seeking modification to an existing mixed-use development which allows up 
to a maximum of 954 single-family residential units and related amenities, a maximum of 

100,000 square feet of commercial space and a maximum of 50,000 square feet of office 
space on the Property. Of the residential units, a maximum of 674 will be non-age-restricted 
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and a maximum of 325 will be age-restricted. The architectural design of homes and 
businesses within the project will be in character with residences in surrounding 

communities. 
The New Applicant is seeking modification to the PUD to reduce the number of single-family 
homes on the Property to a maximum of 512. The Property is currently entitled for up to 556 
homes.  

 
The Property is within the existing Development Area boundary and along State Road 16 west of 
the St. Augustine outlet malls and other businesses and near several existing residential 
communities. The existing Windward Ranch and Whisper Ridge neighborhoods and the 
developing community of Tomoka Pines lie to the east of the Property; existing single-family 
residences and wetlands associated with the Twelve Mile Swamp preservation area owned by the 
St. Johns River Water Management District lie to the north of the site; the County's Turnbull 
Creek Conservation Area and the existing Murabella residential community lie to the west of the 
site; and the Star 4 Mitigation Bank is situated to the south of the Property. Thus, the proposed 
Grand Oaks community is near existing and approved businesses and single-family residences, 
State Road 16 and the Twelve Mile Swamp preservation area to the east; Turnbull Creek and the 
County's Turnbull Creek Conservation Area, the future County Road 2209 and the Murabella 
community to the west; and the Star 4 Mitigation Bank and other lands owned by Star IV Investors 
to the south. Lands associated with the Turnbull Creek Conservation Area, Twelve Mile Swamp 
and Star 4 Mitigation Bank will be preserved in their natural state and will never be 
developedSeveral hundred homes have already been constructed in the PUD. 

Residential, commercial, office and school parcels within the Property will be interconnected via roadways 
and sidewalks. The project will also be interconnected with adjacent lands via State Road 16. A public 
transit stop will be provided within the commercial/office parcel along State Road 16. 
The New Applicant will provide $20,000 

The Applicant will provide $19,960,000.00 in total proportionate fair share mitigation to mitigate 
for the impacts to transportation facilities for development of 511512 single family homes. The 
New Applicant will enter into a Concurrency and Impact Fee Credit Agreement with St. Johns 
County concurrently with the County Commission's approval of this PUD Ordinance to 
memorialize the details of the aforementioned mitigation. 

Right-of-way for the future County Road 2209 within the project boundaries has been dedicated.  
All roads within Grand Oaks will be owned and maintained by either a homeowners' association 
("HOA") or community development district ("CDD"). Thus, the County will not be required to 
maintain project roads. 

 
St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located within 
five (5) miles of the site, so the project will not result in a diminution of that public service in the 
area. 

 
Water and sewer lines are currently available to the Project along State Road 16 to provide service 
to the development. 

 
The Water and sewer lines are currently available to the site along State Road 16 to provide service 
to the development. However, the St. Johns County Utility Department ("SJCUD") has identified 
the need to loop the potable water infrastructure in this area of the County. In order to assist the 
SJCUD in this endeavor, the lines have been installed to loop a potable water system needed for 
SJCUD's utility systems to be hydraulically and financially feasible, at no cost to the SJCUD. The 
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line installed to facilitate the potable water loop is approximately four (4) miles, including the 
construction of a 20-inch potable water transmission line within the right-of-way of the future 
County Road 2209 to serve future development within the central and western areas of St. Johns 
County. The estimated cost (design, engineering, installation, inspection, etc.) of the oversizing of 
the potable water transmission is estimated to be approximately $2.8 million. The final amount of 
the oversizing and the details thereof will be memorialized in a Utility Memorandum of 
Understanding and a Potable Water Refund Agreement to be approved by the St. Johns County 
Commission concurrently with this PUD Ordinance. Thus, the net public benefit is estimated to 
be $2.8 million. Reclaimed water will be made available consistent with the SJCUD availability 
letter at the time of system design. 
The Master Development Plan, Exhibit "C" ("MDP") illustrates how the Applicantcurrent project 
has taken steps to preserve a majority of the on-site wetlands, including wetlands associated with 
Turnbull Creek, by clustering development within upland portions of the site. Any development 
adjacent to wetlands will comply with St. Johns County Comprehensive Plan Policy 
E.2.2.4(a)(l)(a). By providing upland buffers adjacent to contiguous wetlands, the Applicant 
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will preserve water quality within Tumbull Creek. In fact, water quality may be enhanced by the 
cessation of cattle operations within the Property. 

A 30-acre middle school site has been donated to the St. Johns County School District to 
serve students in this area of the county. 

The project will provide a number of recreational fields to serve residents of the community. The Master 
Development Plan 

The MDP also shows site access (one access and one emergency access) onto State Road 16, 
drainage and open space. 
 

A list of the project's public benefits includes: 
Commitment to private (community development district) ownership and private maintenance 

1. Contribution of the streets. 

2. Donation of a 30-acre middle school site to the St. Johns County School Board. 
 

3. Donation $19,960$20,000,000.00 in transportation proportionate fair share mitigation. 
4.1. Dedication of  right-of-way  This is in addition to the $5,040,000.00 which was paid 

as mitigation for  future  construction of  County  Road  2209the 442 platted lots. 

5. Installation of an oversized potable water transmission line within the right-of-way of 
the future County Road 2209 to serve the project and future developments in the area, 
at   a   net   public   benefit   of   approximately   $2.8   million 

 
6. Preservation of approximately 89 acres of wetlands associated with Turnbull Creek. 

 
7.2. Preservation of all specimen oak trees and other large oak trees within the site, pursuant to 

the applicable provisions in the LDC. 
 
8.3. Commitment to water conservation. 
 

9. Provision of landing pads for commercial and office space, which will generate jobs 
and increase the County's non-residential tax base. 

 
10.4. Property taxes and other revenues generated will more than pay for public services for new 

residents. 
 

A Large-Scale Comprehensive Plan Amendment application was approved which 
changed the FLUM designation of the Property from R/S to Residential C, with a text 
amendment that caps development of the Property to a maximum of 954999 single-family 
residential units, a maximum of 100,000 square feet of commercial space and a maximum 
of 50,000 square feet of office space. 

Density and intensity of proposed uses arefor the entire PUD (not just the Property) will be: 
 

Land Use Units/Square 
Footage 

Developable 
Acres 

Wetland 
Acres 

Net 
Density/intensity 
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Residential 954 units 393 8989 (93 total, 
4.17 impact) 

2.5443 units per 
acre 

Commercial/Office 150,000 square 
feet 

12.4 0 12,000 square 
feet per acre 

Middle School Site  30 0  

 
The requested density and intensity are within the parameters of the Property's proposed Future 
Land Use designation of Residential C. 

The Residential C FLUM designation allows for a maximum residential density of six (6) units per 
acre. The New Applicant is proposing a density of 2.5443 units per acre, which density is 
consistent with the densities of the neighboring residential projects of Murabella, Windward Ranch 
and Whisper Ridge and developing community Tomoka Pines. FLUM designations for properties 
in close proximity include Residential B, Residential C and Rural/Silviculture to the north and 
east, Park/Recreation to the west and Rural/Silviculture to the south. FLUM designations of other 
nearby lands include Residential A, Residential B, Residential C and St. Johns DRI. Many of the 
contiguous and surrounding lands designated Rural/Silviculture and Park/Recreation are 
associated with the Turnbull Creek Conservation Area, Twelve Mile Swamp and Star 4 Mitigation 
Bank will be preserved in their natural state and will never be developed. 

The Residential C FLUM designation allows for a maximum non-residential intensity of 
12,000 square feet per acre. The Applicant is proposing a commercial and office intensity of a 
maximum of 12,000 square feet per acre, which intensity is consistent with the commercial 
intensity at Murabella and less than the intensities existing at the St. Augustine Outlet Mall and 
other commercial parcels along State Road 16 near Interstate 95 and at the 1-95/International Golf 
Parkway interchange. The proposed commercial and office uses will be primarily Community 
Commercial and Neighborhood Commercial, as those terms are defined in the Comprehensive 
Plan and St. Johns County Land Development Code ("Code") or ("LDC"). 

The project also meets the requirements of Comprehensive Plan Objective A.2.1.9, as follows: 

 

1. Development shall respect existing development patterns and provide for 
compatibility, quality and integrity of existing neighborhoods. Screening between 
neighborhoods shall have a vegetation component. The use of opaque fencing, walls 
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1.  and similar privacy fencing around the perimeter of neighborhoods shall also provide 
natural vegetation along the outside. 
 
The New Applicant has proposed a residential density of 2.5443 units per acre, which density is 
consistent with neighboring communities of Tomoka Pines, Gran Lake, Murabella, Windward 
Ranch and others. The New Applicant will provide the required development and scenic edges, as 
shown on the Master Development PlanMDP for the Property. Existing natural vegetation should 
provide adequate screening around the perimeter of the neighborhood. 
 

2. Incompatibilities between existing neighborhoods shall be mitigated through architectural 
design, development edges and recreational trails, additional landscaping and similar types 
of screening. ꞏProposed mitigation for neighborhood incompatibility shall be determined by 
the Board of County Commissioners. The burden of proof shall be upon the applicant to 
prove to the Board of County Commissioners that the proposed mitigation meets the intent 
of this policy. 

 
The New Applicant will comply with requirements of the Comprehensive Plan and Code to provide 
required buffering, development edges, screening and architectural design to eliminate any 
incompatibilities between existing neighborhoods and the proposed project. 
 

3. Development shall identify and incorporate into its plans measures to protect rural 
character, archeological, cultural, and historic sites, when these sites are deemed to be 
significant by St. Johns County or the State of Florida. 
 
The Applicant has not identified any potential archaeological, cultural or historic sites within the 
Property. A cultural resources report was included with the companion Comprehensive Plan 
Amendment application package. 

 
4. Development shall avoid the creation of urban sprawl and strip development. 

 
(a) the extent to which the proposed amendment is contiguous to an existing Development 

Area which has developed in a manner providing a compact, contiguous development 
pattern with the proposed amendment;: 

 
The Property is located across State Road 16 from the within an existing Development 
Area boundary that was recently extended toPUD where several hundred homes have 
already been constructed. This modification reduces the number of homes allowed on the 
Tomoka Pines community, and the Applicant has requested to include the site within said 
boundary.Property. The proposed residential density of 2.5443 units per acre and non-
residential intensity of 12,000 square feet per acre areis consistent with residential densities 
of the nearby Murabella, Windward Ranch, Whisper Ridge and other developments which 
have densities of two (2) units per acre to six (6) units per acre and commercial/office/light 
industrial intensities at the interchanges of I-95/State Road 16 and I-95/International Golf 
Parkway. 

The Property is one of the last parcels along State Road 16 between Interstate 95 and 
International Golf Parkway/Pacetti Road that is not developed, approved for development 
or used as a mitigation or conservation bank preserved under conservation easement. The 
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other businesses are located to the east, and the proposed Tomoka Pines residential project is 
located to the north. The County's Turnbull Creek Conservation Area lies to the west of the site. 
The Star 4 Mitigation Bank lies to the south of the site. The St. Johns River Water Management 
District's Twelve Mile Swamp Conservation Area lies to the north of the site. Thus, the Property 
is almost entirely. surrounded by lands that are being used for wetland preservation and are 
preserved from development by conservation easements. 

(b) the extent to which population growth and development trends warrant an 
amendment, including an analysis of vested and approved but unbuilt development; 

The Property is one of the last parcels along State Road 16 between Interstate 95 and 
International Golf Parkway/Pacetti Road that is not developed, approved for development 
or used as a mitigation or conservation bank preserved under conservation easements. The 
St. Augustine outlet malls and other businesses and the Windward Ranch and Whisper 
Ridge communities are located to the east, and the proposed Tomoka Pines residential 
project is located to the north. The County's Turnbull Creek Conservation Area lies to the 
west of the site. The Star 4 Mitigation Bank lies to the south of the site. The St. Johns River 
Water Management District's Twelve Mile Swamp Conservation Area lies to the north of 
the site. Thus, the Property is almost entirely surrounded by lands that are being used for 
wetland preservation and are preserved from development by conservation easements. 

The Property’s location among the aforementioned mitigation areas, coupled with its 
preservation of a majority of wetlands and all specimen trees within the site, will allow for 
the preservation of sensitive lands, the creation of a special feel within the community and 
diffusion of visual impacts of development along State Road 16. The Applicant has agreed 
to cluster homes within upland areas of the site to preserve as many wetlands as possible 
and to preserve the beautiful tree canopies within the Property. 

Grand Oaks will provide additional residential development to support 
existing and growing businesses in this area of the County. It also prov1des 

expanded commercial and employment opportunities for residents of the 
communities already planned or developed in the I-95/State Road 16 

corridor and the I-95/International Golf Parkway corridor. 
The Property is located within an existing PUD. The proposed homes are less than what is 
currently entitled. 

 
St. Johns County Fire Stations 4 (County Road 208) and 16 (Murabella) are both located 
within five (5) miles of the site, so the project will not result in a diminution of that public 
service in the area. 

 
Water and sewer lines are currently available to the site along State Road 16 to provide 
service to the development. However, the St. Johns County Utility Department 
("SJCUD") identified the need to loop the potable water infrastructure in this area of the 
County. In order to assist the SJCUD in this endeavor, the lines necessary to loop a potable 
water system needed for SJCUD's utility systems to be hydraulically and financially 
feasible were installed at no cost to the SJCUD. The line installed to facilitate the potable 
water loop is approximately four (4) miles, including the construction of a 20-inch potable 
water transmission line within the right-of-way of the future County Road 2209 to serve 
future development within the central and western areas of St. Johns County. The 
estimated cost (design, engineering, installation, inspection, etc.) of the oversizing of the 
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potable water transmission is estimated to be approximately $2.8 million. The final amount 
of the oversizing and the details thereof was memorialized in a Utility Memorandum of 
Understanding and a Potable Water Refund Agreement approved by the St. Johns County 
Commission with the original PUD Ordinance. Thus, the net public benefit is estimated to 
be $2.8 million. Reclaimed water will be made available consistent with the SJCUD 
availability letter at the time of system design. 

 

The The Applicant has donated, free of charge, a 30-acre middle school site within the 
Property to the St. Johns County School Board. The School Board has approved the site 
donation, subject to the County Commission's adoption of the pending Comprehensive 
Plan Amendment and PUD rezoning applications for the Property. The Applicant will also 
provide a number of recreational fields to serve project residents. 

TheNew Applicant will enter into a Concurrency and Impact Fee Credit Agreement with 
St. Johns County concurrently with the County Commission's approval of this PUD 
Ordinance to memorialize the details of contribution of $19,96020,000.00,000 in 
transportation mitigation for the 512 single-family residential units. This is in addition to 
the $5,040,000.00 paid for the 442 platted lots. 

The Applicant has dedicated approximately nine (9) acres of right-of-way for the future 
construction of County Road 2209, which is slated to run through the western portion of the 
Property. The project will provide a potential future connection to County Road 2209. 

This Project has been designed to minimize impacts to wetlands and endangered or 
threatened species by clustering development within upland portions of the site. The 
Applicant will preserve approximately 89 acres of wetlands which will add to the County's 
environmental preservation efforts with the adjacent St. Johns County Turnbull Creek 
Conservation Area. Any development adjacent to wetlands will comply with 
Comprehensive Plan Policy E.2.2.4(a)(l)(a). By providing upland buffers adjacent to 
contiguous wetlands, the New Applicant will preserve water quality within Turnbull Creek. 
In fact, water quality may be enhanced by the cessation of cattle operations within the 
Property. 

 

In order to ensure the Project is compatible with the existing Turnbull Creek Conservation 
Area and Star 4 Mitigation Bank, the New Applicant will provide a minimum 35-foot 
undisturbed or landscaped development edge along all Property perimetersthat constitutes 
the perimeter of the Project except along the secondary emergency access road. The Project 
will not be interconnected into either the Turnbull Creek Conservation Area or Star 4 
Mitigation Bank lands to preserve them from intrusion. There are existing access roads 
into both the Turnbull Creek Conservation Area and Star 4 Mitigation Ban1cBank. The 
New Applicant will notify homeowners within the community of the possibility of 
prescribed burns and other land management activities 
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 that may occur within the Turnbull Creek Conservation Area and Star 4 Mitigation Bank, 
with such notice being included in recorded homeownershomeowners’ association 
documents. 
 
All roads within Grand Oaks will be owned and maintained by an HOA or CDD. Thus, no 
taxpayer dollars will be used to maintain, repair or replace community roads. 
 

(c) the extent to which adequate infrastructure to accommodate the proposed 
amendment exists, or is programmed and funded through an adopted Capital 
Improvement Schedule, such as the County Capital Improvement Program, the 
Florida Department of Transportation Five-Year Work Program, the North Florida 
Transportation Planning Organization. (TPO) Transportation Improvement 
Program, or will be privately financed through a binding executed agreement, or will 
otherwise be provided at the time of development impacts as required by law; 

 
Access to the Property is via State Road 16, which is by way of an existing, improved 
public road. within the Project. The New Applicant has proposed one full access 
pointproposes to develop and construct one emergency access point to the Property from 
State Road 16. The Applicant will provide any required tum-lane improvements from State 
Road 16 into the project site. as shown on the MDP. 

 
(d) the extent to which the amendment will result in an efficient use of public funds needed 

for the provisions of new infrastructure and services related to it; 
 

The residential parcels within the Property can be easily served by the existing State Road 
16 for access. Existing SJCUD water and sewer lines are located adjacent to the site. The 
New Applicant will extend those lines to the Property. (if not already extended). Therefore, 
no public funds are needed for the provision of new infrastructure or services for the 
project. The transportation mitigation proposed with this modification will help fund 
improvements to State Road 16. 
 

(e) the extent to which the amendment will not result in a sprawl development pattern 
as determined by Chapter 163, Florida Statutes, and will not discourage infilling 
of more appropriate areas available for development within existing . 
Development Area Boundaries; and  
(e)  
Section 163.3177(6)(b), Florida Statutes, states that a Comprehensive Plan 
amendment shall be determined to discourage the proliferation of urban sprawl if it 
incorporates a development pattern or urban form that achieves four or more of the 
following: 
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1. Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 
impact on and protects natural resources and ecosystems. 
 
Project accomplishes by providing housing for County residents near the existing 
Development Area, and within the Development Area boundary once this application 
is approved, and preserving a majority of the existing on-site wetlands. 
 

2. Promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. 
Project accomplishes by using the existing roadway network of State Road 16, as 
well as potential connections to proposed water and sewer lines located within the 
adjacent projects. 
The modification is less units than is currently approved and is for construction 
of single-family homes in areas already zoned for single-family homes. 
 

3. Promotes walkable and connected communities and provides for compact 
development and a mix of uses at densities and intensities that will support a range 
of housing choices and a multimodal transportation system, including pedestrian, 
bicycle, and transit, if available. 

Project accomplishes by requiring 
The modification to the PUD requires vehicular and pedestrian interconnectivity within 
the Property and to off-siteother areas. The Applicant will provide a sidewalk within 
portions of the site adjacent to State Road 16 that will provide interconnection with 
adjacent projectsthe Project. 
 

4. Promotes conservation of water and energy. 
 
Project accomplishes by connecting to existing water and sewer systems owned by 
SJCUD within the existing Development Area boundary. 
 

5. Preserves agricultural areas and activities, including silviculture, and dormant, 
unique, and 'prime prime farmlands and soils. 

 
Not applicable. No agricultural uses are proposed for the Property once fully 
developed. 

 
6. Preserves open space and natural lands and provides for public open space and 

recreation needs. 
 

Project accomplishes by preserving more than approximately 89 acres of on-site 
wetlands by clustering development within upland areas of the site. Total amount 
of wetlands within the Property is 1.62 acres. This is included in the 4.17 acres 
impacted in the entire Project also accomplishes by providing two (2) amenity 
centers, swimming pool, recreational fields, a dog park, nature trail and other 
active recreational facilities for residents.. 
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7. Creates a balance of land uses based upon demands of the residential population 
for the nonresidential needs of an area. 
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Project accomplishes by providing single-family residential housing in an area where 
the County is currently issuing the most building permits. The project will provide a 
30-acre middle school site and several park sites, and will preserve more than 
approximately 89 acres of on-site wetlands. 

The Applicant is proposing a maximum of 150,000 square feet of commercial and 
office space within the Project, which would consist of the uses set forth in Section F 
hereof. These uses would complement the higher intensity commercial uses at the St. 

Augustine Outlet Mall to the east and the existing community and neighborhood 
commercial uses to the west at Murabella. 

This modification reduces the number of residential units in the PUD. 

 
8. Provides uses, densities, and intensities of use and urban form that would 

remediate an existing or planned development pattern in the vicinity that 
constitutes sprawl or if it provides for an innovative development pattern such as 
transit-oriented developments or new towns as defined in section 163.3164. 

Project accomplishes by providing a proposed residential density and non-residential 
intensity consistent with that in the nearby outlet malls and other businesses within the 
Interstate 95/State Road 16 and Interstate 95/International Golf Parkway corridors and 
nearby projects of Murabella, Gran Lake, Whisper Ridge, Windward Ranch and others. 
Commercial development within the I-95/State Road 16 and I-95/International Golf 
Parkway corridors has increased in recent years, spurring other commercial growth and 
the need for additional housing in this area. Grand Oaks can provide such housing. 

Also, the County's construction of County Road 2209 along the western border of the 
Property will bring higher traffic volumes to the area of the county west of Interstate 
95. The project will provide housing and commercial and office space within this new 
roadway corridor. 

 
Project is a reduction in the number of units for which the Property is currently entitled.  
The Property will be developed in the manner required by Section 163.3177(6)(b), 
Florida Statutes, and thus does not, by law, constitute urban sprawl. As shown in the 
Generalized Site Plan attached to this application, the New Applicant is proposing a 
maximum of single-family residences at an average density of 2.5443 units per acre 
and non-residential intensity of 12,000 square feet per acrea, which density and 
intensity areis consistent and compatible with the densities of nearby communities of 
Windward Ranch and Tomoka Pines and nearby communities of Murabella, Gran Lake, 
Whisper Ridge and others. 

 
(f) the extent to which the amendment will result in a sustainable development pattern 

through a balance of land used that is internally interrelated; demonstrates an 
efficient use of land; ensµresensures compatible development adjacent to agriculture 
lands; protects environmental qualities and characteristics; provides 
interconnectivity of roadways; supports the use of non-automobile modes of 
transportation; and appropriately addresses the infrastructure needs of the 
community. 
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The Applicant has devised a Master Development Plan in order to illustrate how the 
proposed FLUM change is consistent and compatible with the FLUM designations of 
surrounding lands. TheNew Applicant will provide roadway and sidewalk 
interconnectivity throughout the siteProperty, as shown on the Master Development Plan. 
The Applicant will also provide sidewalk interconnectivity with contiguous lands along 
State Road 16. The Applicant will use existing State Road 16 for site access and will 
connect to water, sewer and reclaimed water lines available within State Road 16. 

Residential, commercial, office and school parcels within the Property willMDP. 
Sidewalks shall be interconnected via roadways and sidewalks. The project will also 
be interconnected with adjacent lands via State Road 16. The Applicant, its successors 
and assigns, will construct sidewalks a minimum of five (5four (4) feet in width on at 
least one (1) side of the neighborhood streets. Neighborhood streets will connect to 
the spine road which will have a 5-foot sidewalk on both sides of the roadway. The 
spine road sidewalks will connect residential areas and parks to the elementary school 
site and commercial/office. The commercial/office site will have a sidewalk along 
State Road 16 in front of the property for future connectivity. A public transit stop 
will be provided in the commercial/office parcel along State Road 16.for local roads. 

 
5. Development shall provide accessible open space in the form of squares, plazas, parks, greens 

and similar open space design. The extent, scale and size of these open space areas shall be 
submitted with the development plan. Where possible, areas used as open spaces shall 
consider the use of existing agricultural or rural silvicultural areas to help maintain the rural 
character of the sector. 
 
The projectNew Applicant will provide all required parks, green space, development and scenic 
edges and other open space. Those areas are depicted required by this PUD modification within 
the Property as shown on the Master Development Plan enclosed with this application.MDP. 
The various open spacespaces and edges will contain existing vegetation where applicable. 

 
6. Residential, commercial, retail, office and other non-residential uses shall be provided in 

compact centers. Strip development shall be prohibited. Commercial, retail, office and other 
non-residential uses shall be interconnected with residential areas with vehicular, bike and 
pedestrian ways to assist in alleviating traffic congestion on other roadways. 

The proposed commercial and office uses shall be provided in compact centers. The 
proposed residential use is provided interior to the Property and is adequately screened and 
buffered from surrounding lands by the required green space and development and scenic 
edges. The project will provide pedestrian/bicycle and vehicular interconnection with 
adjacent lands via connections along State Road 16. 

 
This portion of the PUD does not include non-residential uses other than open space and amenities 
which complement the proposed residential uses.  

 
7. When determined appropriate, development shall provide a mixture of housing types and 

price ranges to provide housing opportunities for all residents of the Northwest and benefit 
the area's economy. 
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Homes in Grand Oaks will achieve a much greater level of self-sufficiency in terms of paying 
for and offsetting costs of County services than the average home.  

 The homes within the Property will be similar in housing type to the homes already approved for 
the Property and which have been constructed throughout the Project. 

 
8. Development shall provide a pedestrian friendly transportation system. Pedestrian sidewalks 

or bikeways shall be provided. 

The New Applicant will provide sidewalks throughout the Property and along State Road 16 
adjacentprovide pedestrian interconnectivity to other areas within the Project from the 
Property, as depicted on the Master Development Plan.. 

 
9. When determined appropriate, development shall provide the location and proposed 

density/intensity of development of each neighborhood, as well as the demand, location and 
size of schools, civic sites and parks in accordance with the requirements of these policies. 
 
The Master Development PlanMDP shows the locations of proposed residential areas, middle 
school site, park sites, amenity areas, open space and other improvements. 
 

10. Development shall identify major, minor collector roadways and limited access arterial 
roadways. Interconnectivity within the development and with surrounding development 
shall be provided. 
 
The project will connect to State Road 16, in the locations depicted on the Master Development 
PlanMDP. The project will be connected with neighborhoods to the southeast via State Road 16. 
The project cannot be connected with lands to the north, south or west due to the location of 
existing residences (north and south) and the location of contiguous wetland systems, including 
TumbullTurnbull Creek Conservation Area. 
 

11. Development shall identify bikeways and pedestrian ways. Bikeway and pedestrian 
interconnectivity within the development and with the surrounding area shall be provided, 
if feasible. 
 
The New Applicant will construct a sidewalk alongwithin the west side of State Road 16 to 
provide pedestrianProperty as required by the applicable rules and bicycle interconnection with 
surrounding communities.regulations. 
 

12. Development shall identify the extent, type and location of natural features and vistas in the 
planned development. 
The Applicant has engaged an environmental consultant to identify the extent, type and 
location of natural features within the Property.  
A majority of the on-site wetlands will be preserved. 
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13. Development shall identify existing land uses and prevalent development patterns within and 

surrounding the proposed development within the defined community. 
 
The Property is located across from and adjacent to land with FLUM designations of 
Residential C, Rural/Silviculture and Park/Recreation and near lands with FLUM 
designations of Residential B, Residential A, Residential C and St. Johns DRI. The site is 
adjacent to State Road 16. Nearby developments include single-family residences in densities 
ranging from less than two (2) units per acre to six (6) units per acre. Nearby commercial, 
office and light industrial businesses located near the interchanges of I-95/State Road 16 and 
I-95/International Golf Parkway have intensities greater than 10,000 square feet per 
acre.The proposed development on the Property is the same as previously approved but with less 
units. 
 

14. Development shall identify development edges and recreational trails and other 
environmental features within and surrounding the proposed development within the 
defined community. 
 
As shown on the Master Development PlanMDP, the Applicant has providedProject provides the 
required development edges and recreational trails, with pedestrian and vehicular connection to 
State Road 16 and its adjacent sidewalks/paths. The Applicant will preserve a majority of on-site 
wetlands. 
 

15. Development shall identify the developable land area within the development. 
 
Developable land within the Property is depicted on the Master Development PlanMDP. 

 
16. When determined appropriate, Development shall identify public facilities and services 

available to the area, available capacity and any deficiencies. 
 
The New Applicant has provided information about public facilities and services available to the 
area and available capacity as an exhibit to the rezoning application f01m enclosed.. The New 
Applicant will mitigate for any facility or capacity deficiencies as needed for residents of the new 
development on the Property. 

 
17. Development shall use underground utilities unless topography, drainage, or similar 

constraints cause underground utilities not to be feasible. This includes electric, water, sewer, 
cable, fiber optics, and phone lines that may be located in the development edges. 

The Project will provide underground utilities unless infeasible. 
 

18. Development shall provide a statement of the community goals and objectives (Vision) 
consistent with the goals, objectives and policies of the Northwest Sector Overlay and provide 
how the proposed development meets the intent of the Vision. 
 
This narrative provides a statement of the community goals and objectives. 
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19. Development shall identify the relationship to the surrounding defined community, 

neighborhoods, and commercial support areas. 

The Applicant has devised a Master Development Plan in order to illustrate how the 
proposed FLUM change will be consistent and compatible with development in the 
surrounding area. The proposed residential density of 2.54 units per acre and non-
residential intensity of 12,000 square feet per acre are an efficient and compact land use 
pattern that provides overall densities and adequate land uses to support balanced growth 
in this area of the County, where residential densities range from two (2) units per acre to 
six (6) units per acre and non-residential intensities are 10,000 square feet and higher per 
acre. 

 
The New Applicant has devised a MDP which shows the planned development in relation to the 
existing development within the Grand Oaks PUD. 

 
20. When determined appropriate, the Development shall identify the proposed locations for 

right-of-ways and reserve right-of-way for roadways depicted on the Northwest Sector 
Overlay Map. 
 
The Applicant hasprevious developer dedicated any right-of-way necessary to provide tum lanes 
if required from State Road 16 into the Property. The Applicant has dedicated right-of-way within 
the project boundaries necessary for the construction of County Road 2209existing access road 
from SR16. 
 

21. Development shall identify neighborhood support facilities that are projected to be needed 
to address the impacts of the proposed development, such as but not limited to, traffic 
circulation, water and wastewater treatment plants, solid waste transfer facilities, fire 
stations, emergency medical services, police stations, government buildings, libraries, 
civic/cultural places, public gathering places, parks, and schools. 
 
The New Applicant will provide project roadway connection to State Road 16 in the locations 
depicted on the Master Development Plan,MDP (to the extent they do not already exist), and will 
extend existing SJCUD potable water and sanitary sewer lines to this site.Property (to the extent 
they have not already been extended). The New Applicant will work in conjunction with SJCUD 
to loop its potable water system in this area of the County. The New Applicant will also provide 
required parks and open space. on the Property as shown on the MDP. The New Applicant does 
not propose to provide any solid waste transfer facilities, fire stations, emergency medical services, 
police stations, government buildings, libraries, civic/cultural places, public gathering places. The 
Applicant is providing a much needed 30-acre middle school site to the St Johns County School 
District 
 

B. The total number of acres included within the Project as requested in the application. 
 

The Propertyentire Project includes approximately 524 acres, as described in Exhibit "A" and as 
shown on the Master Development Plan ("MDP") attached hereto as Exhibit "C".original PUD 
(Ordinance 2018-40). The Property is approximately 126 acres. 
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C. The total number of wetland acres included within the Project as requested in the application. 
 
 The Property entire Project included/includes approximately 93.5 acres of wetlands, including 

apprpximately five (5)approximately 4.17 acres of wetland impacts. • 
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D. The total amount of development area, including the total number of developable acres 
(including filled wetlands) for each proposed use and the total number of wetland acres 
to be preserved for each land use. Each developable parcel shall be limited to one use 
classification, as provided in Article II of the Code. 

 
There are approximately 435 developable acres (including approximately five (5)4.17 acres of 
filled wetlands) within the Property.entire Project. Approximately 89 acres of wetlands will 
be preserved. within the entire Project. 
 

E.D. The total number of residential dwelling units and density of the Project, proposed density 
bonuses, the projected population, and projected population of school age children that may 
reside within the Project. 

 
The Propertyentire Project will include a maximum of 954 single-family residential units on 
approximately 481.5 gross acres and approximately 393 net developable acres. Of those units, a 
maximum of 649648 will be non-age-restricted and a maximum of 325306 will be age-restricted. 
The New Applicant will provide a declaration of restrictive covenant recorded against title to age-
restricted lots, with approval of the St. Johns County School District. The requested density is 
within the parameters of the Property's proposed Future Land Use designation of Residential C. 

 
The proposed maximum of 954units954 units will result ofin a maximum project density of 2.5443 
units per acre net acre and 2.1.9 units per gross acre. The projected population within the Property 
is 2,438 residents, based on 2.44 residents in each of the maximum 954 homes. The projected 
population of school age children is 472 (674 units times 0.70 children per household). 
 
For the Property, there can be a maximum of 145 age-restricted and a maximum of 367 non-age 
restricted single-family residential units.  
 

F.E. The total square footage and intensity of non-residential development. 
 

The Propertyentire Project will include a maximum of 100,000 square feet of commercial space 
and a maximum of 50,000 square feet of office space on approximately 12.4 acres. Non-residential 
uses within the Property may include Neighborhood Business and Commercial, General Business 
and Commercial, Cultural/Institutional, Office and Professional, Neighborhood Public Service, 
General Public Service, Regional Business and Commercial, and Mixed -Use Community 
Commercial, as those terms are defined in the Code, as a matter of right. Any Special Uses allowed 
in the Commercial General zoning district shall be permitted within Grand Oaks, subject to 
applicable development standards set forth in LDC Part 2.03.00. Sale of Alcoholic Beverages and 
Recreational Vehicle/Boat Storage facilities shall be allowed within the Property, subject to 
applicable development standards set forth in LDC Part 2.03.00. 
Much of the Property has been and will continue to be used for agricultural and silvicultural 
purposes.  
Agricultural and silvicultural practices may continue in areas of the Property where construction 
has not commenced (except in upland buffers or preserved wetland areas) and so long as no 
requirements set forth herein or on the MDP �reare compromised. Agricultural and silvicultural 
operations would be subject to any applicable provisions of the Code. 

 
G.F. The residential and non-residential structure setbacks, as measured from the property line, the 
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minimum size of residential lots, the number of parking spaces for residential and non-
residential uses, the use of signs and signage to serve the Project, including sign height, size and 
type, such as wall, ground or monument, pylon, etc., street lightsstreet lights or other required 
outdoor lighting within the Project, and the maximum height of all structures. Formatted: Font: 11.5 pt, Bold, Italic
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or other required outdoor lighting within the Project, and the maximum height of all 
structures. 

 
1. Single-Family Residential Criteria. 

 
a. Setbacks: 

1. Residential lots will be set back a minimum of 50 feet from the right-of-way of 
State Road 16, which is a Major Collector roadway, and a minimum of 50 feet from 
the right-of-way of future County Road 2209, pursuant to LDC Section 5.03.03.B.5. 

 

Lot setbacks are: 
2.   Front Yard:     20 
Feet 
  Second Front/Comer Yard/Corner Lots:  10 feet 
  Rear Yard:     10 Feet 
  Side Yard:     5 Feet 

20 feet 
10 feet 
10 feet 
5 feet 

 
3. All structures shall have a minimum separation of 10 feet, as measured from outer 
wall to outer wall. Projections will be permitted to encroach into side yard setbacks. See 
Section T for waiver. Setbacks shall be measured from a point on each structure that is at 
least thirty (30) inches above the general ground level. No air conditioning equipment, 
electrical equipment, masonry walls, masonry fences, concrete walkways, pools, pool 
decks, pool enclosures, buildings or eaves of any buildings shall be located within an 
underground utility or drainage easement. 

 
b. Building height: Buildings shall not exceed 35 feet in height. 

 
c. Minimum lot size: 4,400 square feet. 

c.  
d. Minimum lot width: 40 feet; however, lots on cul-de-sacs or curves shall be a 
minimum of 25 feet where the side yards intersect the street line. In accordance with 
LDC Section 6.01.04.I, the minimum dimension of the buildable lot shall not be less 
than the required and minimum lot width at the front yard. In the case of lots not 
meeting the minimum dimension at the minimum required front yard, as defined in 
LDC Table 6.01, the front yard shall be extended to the point at which the minimum 
dimension is met. 

 
e. Minimum lot depth: 110 feet. 

 
f. Maximum impervious surface ratio: 70 percent per lot. 

 
g. Maximum coverage by buildings: 65 percent per lot and 35 percent for the 
Property as a whole.. 

g.  
h. Parking: Two (2) parking spaces shall be provided 
within the garage and/or driveway of each single-family residential unit. 
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i. Signage: Any signage located within County right-of-way shall be permitted 
through the County's Engineering Office. For the purposes of signage, the Property 
shall be considered one premise. 

1. Each of the two (2) residential entrances along State Road 16 shall be allowed 
one (1) double-faced or two (2) single-faced sign located and erected at or near the 
subdivision entrance. Such sign may be internally or externally illuminated and 
shall not exceed 32 square feet of advertising display area ("ADA"). The heights 
of sign structures shall not exceed 25 feet and the heights of ADA on such structures 
shall not exceed 15 feet. Entry signs shall be designed as monument or ground signs 
and may be incorporated into a wall, fence or other structure. The general locations 
of subdivision entrance signs are shown on the Master Development Plan. See 
Section T for waiver. 

 
2.1. Ingress, egress and directional signs along the main collector road internal to 
the Property can be a maximum of 16 square feet in size and a maximum of five 
(5) feet in height. See Section T for waiver. 

3.2. Temporary signs shall confo1mconform to the requirements of LDC Sections 
7.02.02 and 7.02.03. 

4.3. Various locational, directional, model home, wayfinding and traffic control 
signs shall be allowed on site to direct traffic and for identification of sales offices, 
recreation areas and others. Such signs shall comply with applicable requirements 
of LDC Section 7.02.06. 

2. Non-Residential Criteria 

2. Non-Residential Criteria (for the Property this is limited to amenities and other ancillary uses 
to the residential uses). These changes to no apply to any Non-residential property located in 
the Project not located within the Property.  

a. Setbacks: The minimum building setbacks are: 

1. Setbacks are: Front Yard: 0 feet 

Rear Yard: 0 feet 

Side Yard: 0 feet 

2. All structures shall have a minimum separation often (10) feet, as measured from 
outer wall to outer wall. Projections shall be permitted to encroach into side yards. 
See Section T for waiver. Setbacks shall be measured from a point on each structure 
that is at least 30 inches above the general ground level. No air conditioning 
equipment, electrical equipment, masonry walls, masonry fences, concrete 
walkways, buildings or eaves of any buildings shall be located within an 
underground utility or drainage easement. 

3. A 20-foot setback will be provided for building, parking and/or storage areas 
along property lines adjacent to road rights-of-way and adjacent to residential 
uses, in accordance with LDC Section 5.03.03.B.2. Portions of the non-
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residential property may be sold as individual parcels, provided each parcel has 
shared property frontage for access/ingress/egress. 
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b. Building height: Buildings shall not exceed 45 feet in height. Structures over 35 
feet in height shall be protected with automatic sprinkler systems designed and 
installed in accordance with the latest edition adopted by the Florida Fire 
Prevention Code as adopted by the State of Florida and NFPA 13. 

c. Maximum impervious surface ratio: 7570 percent. 

d. Maximum lot coverage by buildings: 7065 percent of the overall parcel. 

e. Maximum floor area ratio: 7050 percent. 

f. Parking: Individual parcels may share parking with other facilities pursuant to 
shared parking agreements, provided the uses sharing the parking areas do not 
result in a lack of required parking and are in conformance with LDC Section 
6.05.02.B. The shared parking shall be located within 300 feet of the public 
entrance to the structure or the land area containing the use for which such spaces 
are required. Off-site parking, which shall be located within the bounds of the non-
residential are of the PUD, will be an allowable use for out-parcels with the 
Property. 

g. Signage: 

1. Along State Road 16, the Applicant shall be permitted two (2) ground signs, 
with a maximum of 150 square feet of ADA each. The heights of sign structures 
shall not exceed 25 feet. See Section T for waiver. The general locations of these 
signs are depicted on the Master Development Plan. 

2.1. Along the project collector road, the New Applicant shall be permitted to have 
ground signs at each of the entrances into the commercial/office parcel and the 
school site, in the locations depicted on the MDP. Such signs will have maximum 
of 150 square feet of ADA each and a maximum height of20of 20 feet. 

3. Building storefront signs shall be allowed one and one-half (1.5) square feet per 
linear foot of frontage for each unit, with no individual sign exceeding 150 square 
feet of advertising display area. Each building will be allowed a maximum of 200 
square feet of signage related to building frontage per business. 

4.2. Temporary signs shall comply with applicable provisions of LDC Sections 
7.02.02 and 7.02.03. 

5.3. Various directional, location, model and traffic control signs shall be allowed 
on-site to direct traffic and for identification of sales offices, amenity areas and the 
like. Such signs shall comply with applicable requirements of LDC Section 
7.02.06. 

6.4. A project identity monument (without signage) will be allowed in the median 
of the eastern access road into the project from State Road 16, in the location 
depicted on the Master Development Plan.MDP. Such project identity monument 
shall not exceed 25 feet in height. See Section T for waiver. The monument will 
meet all other applicable requirements of LDC Section 7.06.02. 

7.5. For purposes of signage, the Property shall be considered one premise. 
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3. Overall Site Criteria 
 

a. Lighting: Project lighting will comply with the provisions of LDC Sections 
5.03.06.H.6 and 6.09. 

b. Incremental Master Development- Plans. The Master Development PlanMDP is 
included with this rezoning application. Due to the large size of the development 
parcels within the PUD, incremental MDPs ("IMDPs") will be submitted for the 
remaining portions of the site in conjunction with submittal of final construction 
plans for the applicable portion of the PUD. These IMDP maps must demonstrate 
compliance with all sections of this MDP. Each IMDP shall include a notation that 
building locations are general and subject to final construction plan approval. 

 
H.G. The type and location of infrastructure needed to serve the Project, including at a minimum, 

drainage facilities, vehicle and pedestrian access to the Project, internal vehicle and 
pedestrian access within the Project, interconnectivity access points to adjacent properties, 
potential new or expanded thoroughfare or right-of-way location, park, open space and 
recreation facilities, types of active recreation that will be provided, the provision of water 
and sewer, fire protection, and solid waste collection. Additional infrastructure requirements 
may be addressed based upon the character or location of the Project. 

1. Drainage:  A master stormwater management system shall be constructed and 
maintained by one or more property or homeowners associations and/or a CDD. 
The stormwater management system will be constructed in accordance with the 
requirements of St. Johns County and the St. Johns River Water Management 
District ("District"). When feasible, the project will utilize the stormwater ponds 
as a source of irrigation to all common areas. 

2. Site Access: Vehicular access within the PropertyProject is depicted on the Master 
Development PlanMDP and connects off-site to State. Road 16. The Applicant has 
provided right and left turn lanes into the project entrances from State Road 16, in 
the locations depicted on the MDP, if required by the Florida Department of 
Transportation ("FDOT") or the Code. A collector road (the "Collector Road") 
will be provided has been constructed through the project,Project from the eastern 
State Road 16 entrance and connecting to the western State Road 16 emergency 
entrance, as depicted on the MDP. The portion of the Collector Road that connects 
to the western State Road 16 entrance (the "Western Collector Road") shall be 
constructed within a 60-foot-wide right-of-way, in the configuration depicted on 
Exhibit "D" attached hereto. A waiver related to the typical section for the Western 
Collector Road is included in Section T. The other portions of the Collector Road 
will be constructed to applicable Code standards. The Collector Road will be 
constructed in conformance with applicable Code requirements except as set forth in 
this paragraph.  

2. Roads within the PropertyProject will be owned and maintained by a homeowners 
association or community development district. 
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An emergency access road shall be provided as shown on the MDP. 

The emergency access road shall: 

 If gated, have a Knox padlock or key switch. 

 The access road must support 80,000 lbs. 

 Have at least twenty (20) feet unobstructed width and 13.5 feet vertical 
clearance. 

As transportation mitigation for the project, thedevelopment of the 512 single-
family homes within the Property, the New Applicant will pay 
$19,960,000.20,00,000.00 . The details of this mitigation are set forth in more detail 
in the agreement between the New Applicant and the County approved by the 
County Commission concurrently with this PUD Ordinance. 

Emergency access to the western portion of the site will be via the existing private 
road into the Property until such time as the Collector Road is constructed to the 
western project entrance. Signalization at the eastern project entrance on State Road 
16 is anticipated to be warranted based on the project's build-out condition. The 
Applicant will install such a temporary signal if warranted and approved by FDOT. 
The signal is temporary as FDOT will want its own signal after the road is widened. 
The Applicant has also dedicated approximately nine (9) acres of right-of-way for 
the future County Road 2209 within the project boundaries.Project.  

The projectProject will provide non-vehicular interconnection to the County's 
Turnbull Creek Conservation Area in the location depicted on the MDP. The 
projectProject cannot connect to landsland to the south and southeast because they 
are part of the Star 4 Mitigation Bank. 

3. Pedestrian/Bicycle Circulation: PedestrianWithin the Property and where required 
by the applicable LDC provisions, pedestrian and bicycle circulation will be 
provided via a minimum four (4)-foot-wide sidewalk on one side of all interior 
roads; via a minimum five (5)-foot-wide sidewalk on both sides of collector 
roadways; via a minimum six (6)-foot-wide sidewalk adjacent to the proposed 
school site within the project; and within the project collector road as required by 
the Code. If approved by FDOT, the Applicant will construct a sidewalk along State 
Road 16 within the project boundaries. Sidewalks internal to the Property will be 
constructed concurrently with the adjacent roads. Sidewalks shall comply with 
Section 403.5.3 of the Florida Accessibility Code for Building Construction 
("FACBC") for "passing space". All pedestrian accessible routes shall meet the 
requirements of the FACBC and Americans Disability Act Accessibility Guidelines 
("ADAAG") established by Florida law and 28 CFR Part 36. 

4. Parks, Open Space and Recreational Facilities:. The projectProject will have 2,328 
residents (954 units x 2.44 persons per unit) and will provide approximately 
14.419.9 acres of recreational area (approximately 2.2 acres more than the required 
12.2 acres) in the locations depicted on the Master Development PlanMDP. A 
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minimum of sixty (60) percent of the required park acreage, or 7.9 acres; will 
consist of community parks (e.g., ballfields, multi-use fields). The Applicant will 
construct two (2) amenity centers, a swimming pool, recreational fields, a dog park, 
nature trail and other active recreational facilities for residents. Concurrently with 
the platting of the first lot within the project, the Applicant will provide a one (1)-
acre lakefront park that includes an enclosed pavilion with restrooms, children's 
playground, a shade pavilion, a turfed multi-purpose field and related parking. 
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Prior to platting the 361st lot, the Applicant will provide a 12-acre master amenity 
site, including a clubhouse, swimming pool with restroom facilities and a children's 
water park, a children's playground, a lakefront party pavilion with dock, a 
resident's campground, sport courts, tennis courts and a pickle ball court. The 
project will also include a second dog park. The recreational facilities will be owned 
and maintained by an HOA or CDD. Recreational facilities owned by a CDD shall 
be open for use by members of the public, for a fee. The project may provide 
passive recreational opportunities, including walking paths, picnic tables and other 
park areas. 

The Project will provide more than the required minimum of five (5) percent 
conservation of upland natural vegetation. There is no Significant Natural 
Communities Habitat on the Property. All specimen oak trees within the Property 
will be preserved, pursuant to applicable provisions of the Code.. The Applicant 
has shown the locations of specimen oak trees within the Prope1iy on the Master 
Development Plan.. The Project will provide approximately 140147 acres of open 
space, which is approximately nine (9sixteen (16) acres more open space than 
required by LDC Section 5.03.03.A.1. All of the facilities and elements for each 
open space, recreational area and/or amenity center, or the like, shall meet the 
requirements of the FACBC, adopted pursuant to Section 553.503, Florida Statutes, 
based on the 2010 ADA Standards for Accessibility Design. 

5. Fire Protection: Fire protection will be provided in accordance with LDC Section 
6.03.00the most current edition of the Florida Fire Prevention Code, as adopted 
by State of Florida. 

6. Solid Waste Collection: Solid waste collection will be provided by a County-
contracted waste collection company. 

L The amount of water/wastewater/reuse, based upon the projected population, and the 
public utility providers, if applicable. 

Water and sewer services will be obtained from the SJCUD via central utility systems 
which will be extended serve the adjacent Steeplechase project. The New Applicant will extend 
water and sewer mains to serve the Project,Property (as needed), subject to agreement and 
permitting by SJCUD and other applicable agencies. Water and sewer use will be as follows: 

 

 
954 residential units 350 gallons per day/unit 333,900 gallons per day 

100,000 square feet of 
commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 
space 

15 gpd/100 square feet 7,500 gallons per day 
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954 residential units 350 gallons per day/unit 333,900 gallons per day 

100,000 square feet of 
commercial space 

10 gpd/100 square feet 10,000 gallons per day 

50,000 square feet of office 
space 

15 gpd/100 square feet 7,500 gallons per day 

 
All on-site utilitiesutility infrastructure will be public (but may be located on privately owned 
land) and will be installed underground to the extent feasible. All utility construction projects are 
subject to the current construction standards within the Manual of Water, Wastewater, and Reuse 
Design Standards & Specifications at the time of review. Utility connection points shall be 
installed as listed in the availability letter or as directed otherwise by the SJCUD to minimize 
impact to the existing infrastructure or to the existing level of service. Water and sewer lines that 
are to be dedicated toꞏ the SJCUD for ownership that are not in the public right-of-way shall 
require an easement/restoration agreement.  No 
improvements such as pavement, sidewalks, and/or concrete walks are to be placed on top of 
water, reuse, and/or sewer pressurized mains unless otherwise approved by SJCUD. 
Landscaping trees and landscaping buffers shall be placed at a minimum of 7.5 feet away from the 
centerline of utility pipelines.  Reuse infrastructure for irrigation may be installed in 
anticipation of future service, as indicated in the SJCUD availability letter.  Lot irrigation 
systems may utilize soil moisture readers to reduce the amount of water used for irrigation and to 
better conserve water resources. Landscaped common areas shall be irrigated with stormwater 
from on-site retention/detention ponds as the primary (first) source. Reuse water, once available, 
will serve as a secondary (back up) supply for irrigating common areas. The N e w  Applicant 
will maximize use of stormwater, surface water and reclaimed water for irrigation, as indicated in 
the SJCUD availability letter. 

Any wells and septic systems located within the Property that are displaced by development shall 
be properly abandoned consistent with Florida Administrative Code and Environmental Health 
procedures prior to construction plan approval. 

 
J. The type of underlying soils and their suitability of development of the proposed 

Project. • 
J.  Soils located onwithin the PropertyProject include those listed in the environment report by 
Environmental Services, Inc. ("ESI") dated December 2016 (the "Environmental Report") as attached hereto 
as Attachment "E"..” to the PUD as originally approved. The suitability of such soils for development of 
the prop?sedproposed project is as follows: 

 

1. St. Johns Fine Sand, depressional (05). St. Johns fine sand, depressional, is a very poorly 
drained, nearly level soil in depressions in the flatwoods. This soil is covered with standing 
water for periods of 6 to 12 months in most years. Typically, the surface layer is black fine 
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sand about 13 inches thick. The subsurface layer is fmefine sand, which is about 
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1.  12 inches thick. It is dark gray in the upper three inches and gray in the lower nine inches. 
 
2. Pomona Fine Sand (09). Pomona fine sand is a poorly drained, nearly level soil is in 
broad areas in the flatwoods. The seasonal high water table is within 10 inches of the 
surface for one to three months and is at a depth of 10 to 40 inches for six months or more. 
During extended dry periods, the water table recedes to a depth of more than 40 inches. 
Typically, the surface layer is black to very dark gray fine sand about six inches thick. The 
subsurface layer, which is about 15 inches thick, is gray and light gray fine sand. 

 
3. Ona fine sand (12). Ona fine sand is a nearly level, poorly drained sandy soil in 
flatwood areas. The seasonal high water table is at a depth of 10 to 40 inches for periods 
of four to six months during most years. It rises to a depth of less than 10 inches for periods 
of one to four months and may recede to a depth of more than 40 inches during very dry 
seasons. Typically, the surface layer, about eight inches thick, is very dark gray fine sand. 
The subsoil between depths of 8 and 16 inches. is black to dark brown fine sand. 

 
4. Floridana fine sand, frequently flooded (18). Floridana fine sand is a very poorly 
drained, nearly level soil on flood plains and in broad, shallow drainageways. This 
Floridana soil is subject to flooding for one to three monthsduringmonths during the rainy 
season. The water table is at a depth of less than 10 inches for more than six months during 
most years. Typically, the surface layer is black fine sand about 18 inches thick. The 
subsurface  layer  is  grayish  brown  fine  sand  about  10  inches  thick. 

 
5. Manatee fine sandy loam, frequently flooded (22). Manatee fine sandy loam is a very 
poorly drained, nearly level soil on flood plains and in poorly defined drainageways. This 
soil has a water table within 10 inches of the surface for two to four months in most years. 
It is subject to flooding for long periods during seasons of high rainfall. Typically, the 
surface layer is very dark gray and black fine sandy loam about 13 inches thick. The 
subsoil, which extends to a depth of 34 inches, is very dark gray fine sandy loam in the 
upper 12 inches and dark gray sandy clay loam in the next nine inches. 

 
6. Wesconnett fine sand, frequently flooded (30). Wesconnett fine sand is a very poorly 
drained, nearly level soil in narrow to broad, weakly defined drainageways in the 
flatwoods. The seasonal high water table is at a depth of less than 10 inches for 6 to 12 
months during most years under natural conditions. It is subject to flooding during wet 
seasons. Typically, the surface layer is covered by partly decomposed leaves, roots, and 
twigs about three inches thick. The surface layer is black fine sand about eight inches thick. 

 

7. Tocoi fine sand (34). Tocoi fine sand is a poorly drained, nearly level soil in broad 
flatwood areas. The seasonal high water table is at a depth of less than 10 inches for two 
to four months during rainy seasons. It is within a depth of 20 to 40 inches for six months 
or more during most years. Typically, the surface layer is black fine sand about 13 inches 
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7.  thick. The upper part of the subsoil consists of very dark brown and dark reddish brown 
fine sand, which extends to a depth of 23 inches. 

 

8. Holopaw fine sand (46). Holopaw fine sand is a poorly drained, nearly level soil in low, 
broad areas in the flatwoods. The seasonal high water table is at a depth of less than 10 
inches for one to three months, but may recede to a depth of 10 to 40 inches for three to 
four months in most years. Typically, the surface layer is covered with partly decomposed 
litter and organic matter about one inch thick. It is mixed very dark gray and grayish brown 
fine sand in the upper seven inches, and it is dark gray fine sand in the lower six inches. 
The subsurface layer, which extends to a depth of about 53 inches, is light gray to gray fine 
sand. 

9.8. 9.Holopaw fine sand, frequently flooded (47). Holopaw fine sand, frequently flooded, 
is a very poorly drained, nearly level sandy soil in broad, shallow drainageways. This soil 
is flooded for more than one month during most years. The water table is within 10 inches 
of the soil smfacesurface for two to six months annually. Typically, the surface layer is 
black fine sand about six inches thick. The subsmfacesubsurface layer, about 44 inches 
thick, is grayish brown and gray fine sand. 10. Winder fine sand, frequently flooded (48). 
Winder fine sand is a poorly drained, nearly level soil that formed in loamy marine 
materials. The seasonal high water table is within a depth of 10 inches for two to six months 
dmingduring most years. The soil is subject to flooding for periods up to three months 
during times of high rainfall in most years. Typically, the surface layer is dark gray fine 
sand about three inches thick. The subsurface layer is light gray fine sand about eight inches 
thick. 

 
10.9. EauGallie fine sand (58). EauGallie fine sand is a poorly drained, nearly level soil 
on low knolls and ridges, adjacent to depressions and drainageways in the flatwoods. The 
water table is within 10 inches of the surface for a period of one to fomfrom months and 
within 40 inches for more than six months. Typically, the surface layer is black fine sand 
about six inches thick that contains many uncoated sand grains. The subsurface layer, about 
11 inches thick, consists of gray and light gray fine sand. 

 
11.10. Riviera fine sand, depressional (61). Riviera fine sand, depressional, is a very 
poorly drained, nearly level soil in depressional areas and in the flatwoods. The water table 
is• above the surface for more than six months in most years. Typically, the surface layer 
consists of about six inches of dark gray fine sand. The subsurface layer is grayish brown 
fine sand, which extends to a depth of 25 inches. 

 
12.11. Placid fine sand (63). Placid fine sand is a very poorly drained, nearly level soil on 
broad, low, flat areas. This soil has a seasonal high water table within a depth of 10 inches 
for more than six months in most years. During extended dry periods, the water table may 
recede to a depth of more than 40 inches. Typically, the surface layer is black fine sand 
about 12 inches thick. The subsurface layer is fine sand, which extends to a depth of 51 
inches. It is dark gray in the upper part and grayish brown, light gray, and dark grayish 
brown below. 
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K. The type and extent of upland forest and wetlands on the site using the Level Ill 

classification of the Florida Land Use Cover and Classification System (FLUCCS). A map 
depicting the location of upland forest and wetland vegetation shall be provided with the 
application. 

 
The Property includes the Florida Land Use Cover and Classification System ("FLUCCS") areas 
shown on the FLUCCS map contained in the Environmental Report attached hereto as Attachment 
"E".to the original PUD application 
 
Turnbull Creek runs north and south along the western border of the Property. The preservation of 
Turnbull Creek will allow for the perpetual protection of contiguous wetland/tributary systems 
from this Property north to the County's Turnbull Creek Conservation Area to the Twelve Mile 
Swamp. 
 

L. The type and extent of any Significant Natural Communities Habitat as defined by the 
Code. Listed Species information including locations, densities and extent of habitat. 

There is no Significant Natural Communities Habitat within the Property. There are no 
listed species within the Property, according to the Environmental Report. 

 
Please see attached information on Bald Eagle Nest SJ-921.The map enclosed identifies the nest 
as SJ056. 

 
M. Identification of known or observed Historic Resources as defined by the Code, including 

any sites listed within the State Division of Historical Resources Master Site File or the St. Johns 
County Historic Resources Inventory. In such cases, the requirements of Part 3.01.00 of the 
Code shall apply. 

 
The Applicantoriginal applicant had a cultural resources analysis done of the Property and no such 
resources were located. A copy of the analysis haswas provided to the County and is included in 
the file for this application. 

 
N. The type and extent of buffering, landscaping, tree removal, tree protection and buffering 

between adjacent uses as needed to aesthetically screen uses and provide privacy. 
 

1. Buffers: A 10-foot natural/landscaped buffer will be provided aroundwhere the 
projectProperty includes the Project perimeter, as depicted on the MDP. Portions of the Property 
located adjacent to State Road 16 and the future County Road 2209 will have 50-foot buffers along 
such road rights-of-way and shall include Type "B" screening as required in LDC Section 
6.06.04.B.6. An average 25-foot upland buffer (minimum ten (10) feet) will be provided adjacent 
to contiguous wetlands. The upland buffer shall be measured from the State jurisdictional wetland 
line, pursuant to LDC Section 4.01.06.B. The requirement of LDC Section 4.01.06.B.2 for a 25-
foot setback from the upland buffer shall not be required for residential lots adjacent to contiguous 
wetlands when the required upland buffer is not included as area or acreage within the platted lots. 

 
2. Development Edges: A 35-foot development edge will be provided aroundwhere the 
projectProperty includes the perimeter of the Project, as depicted on the MDP; provided, however, 

Formatted: Font: Bold
Formatted: Justified, Indent: Left:  0", Hanging:  0.5",
Right:  0", Space Before:  0 pt
Formatted: Font: Bold

Formatted: Indent: Left:  0.5", First line:  0", Right:  0",
Space Before:  0 pt, Line spacing:  single

Formatted: Font: Bold
Formatted: Indent: Left:  0", Hanging:  0.5", Right:  0",
Space Before:  0 pt, Line spacing:  single

Formatted: Font: Bold
Formatted: Justified, Indent: Left:  0", Hanging:  0.5",
Right:  0"
Formatted: Font: Bold

Formatted: Justified, Indent: Left:  0.5", First line:  0",
Right:  0"

Formatted: Justified, Indent: Left:  0", Hanging:  0.5",
Right:  0", Space Before:  0 pt, Line spacing:  single

Formatted: Justified, Indent: Left:  0.5", First line:  0",
Right:  0", Space Before:  0 pt, Line spacing:  single

Formatted: Not Expanded by / Condensed by 

Formatted: Justified, Indent: Left:  0.5", First line:  0",
Right:  0", Space Before:  0 pt, Line spacing:  single



-34- -34- 

 

 

that a 10-foot development edge shall be provided within the right-of-way of the Western Collector 
Road.emergency access road. See Section T for waiver. Formatted: Font: 11 pt
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for waiver. The Applicant will provide enhanced landscaping within the Western Collector 
Road right-of-way development edges, including the following (See Section T for waiver): 

a. On the side of the right-of-way where no utilities are present and where little or 
no native vegetation exists, buffers will be landscaped as follows: 
i. Native evergreen canopy trees planted every 20 to 30 feet on center. 
11. Native non-canopy trees shall be planted every ten (10) to 20 feet on 

center. 
iii. Shrubs shall be of native species and be planted between every five (5) to 

15 feet on center and appropriately staggered. 
iv. Native groundcover shall be planted every three (3) to five (5) feet on 

center. 
v. Breaks in the development edge may be allowed in otherwise continuous 

edges to allow for access and associated entrance features, and provide 
view corridors to parks, scenic areas and other publicly accessible areas. 
The spacing may also be modified through the clustering of the required 
trees provided the same number of trees is planted and the gap between 
the trees cannot exceed 50 feet. 

b. On the right-of-way side where utility and/or drainage easements are present, 
buffers will be landscaped as follows: 
1.  Shrubs shall be of native species and be planted between every five (5) to 

15feet on center and appropriately staggered. 
11. Native groundcover shall be planted every three (3) to five (5) feet on 

center. 
111.  Breaks in the development edge may be allowed in otherwise continuous edges to allow for 

access and associated entrance features, and provide view corridors to parks, scenic areas and other 
publicly accessible areas. The spacing may also be modified through the clustering of the required 
shrubs provided the same number of shrubs is planted. 

Other project development edges may be left in a natural state or landscaped. Where edges have little 
or no vegetation, they will be planted with native vegetation consistent with LDC Sections 6.06.02.G.l 
and 6.06.02.H.1. 
 
Development edges may include signs, multi-purpose paths, trails and stormwater ponds designed as 
amenities (for exampfo\example with fountains, gazebos, benches and similar improvements). 
Development edges may include natural walking paths that can be used by residents. Such paths shall 
be owned and maintained by a homeowners association. No development edge is required where a 
scenic edge is provided. 
 
3. Scenic Edges: A 75-foot scenic edge will be provided where the Property is adjacent to 
the State Road 16 and proposed County Road 2209 rights-of-way, as depicted on the MOP, except 
that the scenic edge may be 30 feet adjacent to the proposed commercial and office parcels along 
State Road 16, as depicted on the MOPMDP. Scenic edges may be left in a natural state or 
landscaped. Where edges have little or no vegetation, they will be planted according to the 
following landscape requirements (See Section T for waiver): 
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a. Native evergreen canopy trees planted every 20 to 30 feet on center. 
b.  Non-canopy trees shall be planted every 10 to 20 feet on center, except that the 

spacing may be modified through the clustering of the required trees provided the 
same number of trees is planted and the gap between the trees cannot exceed 50 
feet. 

c. Shrubs shall be planted between every three (3) to 15 feet on center and 
appropriately staggered. 

d. Groundcover shall be planted every two (2) to five (5) feet on center. 
e. Breaks in the scenic edge may be allowed in otherwise continuous edges to allow 

for access and associated entrance features, and provide view corridors to parks, 
scenic areas and other publicly accessible areas. The spacing may also be 
modified through the clustering of the required trees provided the same number of 
trees is planted and the gap between the trees cannot exceed 50 feet. 

 
At the reasonable discretion of County staff, roads, signs, drainage, utility or access easements, 
multi-purpose paths, and drainage outfalls may be located within the scenic edge. Breaks in 
the scenic edge are allowed in otherwise continuous edges to allow for access and associated 
entrance features, including signage and fencing incorporated into entlyentry features, and to 
provide views corresponding to parks, scenic areas and other publicly accessible areas. Tree 
mitigation and landscaping will comply with applicable provisions of the Code at the time of 
permitting. 
 
4. Use of Native Vegetation: The Project will use native vegetation around stormwater 
ponds to create wildlife habitat and passive recreation areas, consistent with Comprehensive Plan 
Policies D.3.2.6 and E.2.6.8. 

0.   
O.   PUDs located in Special Districts as defined by Article III of this Code shall include a statement 

identifying the particular Special District and refe1ꞏencing the requirements to comply with the 
provisions of such Special District. 

 
The Property is not subject to any Special District requirements. 

Tlte 
P. The use, location and duration of temporary uses, including construction trailers, sales units, 

model !tomeshomes and temporary signage related to construction oftlteof the Project. 
 

Development of the site and construction of the improvements will require temporary uses such as 
construction trailers, sales offices, temporary signage and temporary access. The location of these 
uses will be depicted on construction plans. Temporary construction and sales trailers will be 
removed no later than 30 days following the issuance of a certificate of occupancy for the last home 
constructed on the Property. The New Applicant shall be permitted to erect temporary on-site 
construction and real estate signage onwithin the PropertyProject, in conformance with LDC 
Sections 7.03.01.B and C. The New Applicant may also construct model homes within the 
Property. Model homes may consist of no more than ten (10) percent of the total number of lots 
within individual, approved construction plans. No certificates of occupancy shall be released until 
a fmalfinal plat has been recorded and as-builts have been approved by the County. 
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Q. The use and location of Access01y Uses for residential and non-residential structures, including 

guest houses, AJC units and related heating/cooling units, setbacks, swimming pools, fencing 
and similar uses. 

 
Accessory Uses such as private garages, mother-in-law suites, guest houses and storage 
buildings; Home Offices, pursuant to LDC Section 2.02.04.B.9; Home Occupations, 
pursuant to LDC Section 2.03.07 (including the requirement to obtain homeowners 
association approval of a Home Occupation); model homes; guardhouses; air conditioning 
units and related heating/cooling units; swimming pools and pool equipment; Household 
Animals; fences, walls or hedges; gaze)Jos and other open-air structures; boardwalks, 
docks, and other similar uses shall be permitted within the Property, all as subject to the 
applicable standards set forth in LDC Section 2.02.04.B and 6.04.06.F.7.d., however, they 
may be located within the setbacks for the single-family residential homes. Setbacks for 
accessory structures will meet all applicable requirements of LDC Sections 2.02.04.B.8 and 
5.03.03.B.1.d. Accessory structures such as home offices and the like may receive the 
public as long as such structures comply with all appropriate Florida Building Codes, life 
safety issues and FACBC requirements. No air conditioning equipment, electrical 
equipment, masonry walls, masonry fences, concrete walkways, pools, pool decks, pool 
enclosures, buildings or eaves of buildings shall be' located within an underground utility 
or drainage easement. 

R. A phasing schedule, which shall include the amount of residential and non-residential 
development to be completed within a specified phase; a specific commencement term 
with a definition of commencement, and a specific completion term with a definition of 
completion. Phasing of the PUD may be obtained by:....(2) the provision of number of 
residential units or non-residential square footage that comprise a phase and the 
provision of specific development conditions related to the specific phase (e.g. prior to 
the platting of one hundred (JOO) dwelling units, a park shall be provided). The 
phasing schedule shall also provide for a PUD Progress Report as required by Section 
5.03.07. 

The project will be developed in one (1), ten (10)-year phase. Development within the PUD 
has commenced. Completion shall occur no later than ten (10) years following approval 
of this modification. Completion shall be defined as approval of as-builts by the County. 
Construction phasing and construction accessibility routes shall be determined in 
cooperation with the County prior to the release of approved construction plans. 

S. The projected impact of the Project upon St. Johns County and an explanation of the 
Project's benefit to the County, as compared to existing zoning or other zoning district, 
and justification for the Project. 

The New Applicant is seeking this rezoning in order to develop single-family 
residencesreduce the number of homes approved for the Property, set forth new 
transportation mitigation requirements and related amenitiesmake alterations to the access 
as shown on the PropertyMDP. The Property is adjacent tonear the Tomoka Pines project 
and near the Whisper Ridge, Windward Ranch, Murabella, Gran Lake and other 
communities, as well as the outlet malls at the interchange of Interstate 95 and State Road 
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16. Thus, the project is a natural extension of compatible development. The project will 
preserve wetlands associated with Turnbull Creek. The project may have a community 
development district. 
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T. A description of any requested waivers from the strict provisions of the Land Development 

Code to allow for innovative design techniques and alternative development patterns 
through the PUD zoning process. An explanation of the benefits arising from the application 
of flexible standards and criteria of the Code shall be provided to justify the need for such 
waivers. 

 
The New Applicant is requesting the following waivers from the provisions of the Land 
Development Code: for the Property: 
 
LDC Section 6.01.03.E.3 Front Yards on Corner Lots 

This waiver is requested to allow for a 10-foot front yard setback on the secondary road 
of corner lots. The primary front yard setback will be 20 feet, as provided for in Section 

 G.1 hereof. The second front yard setback will be 10 feet, and no driveway shall be located within 
the secondary front yard. The reduction of second front yards will only be allowed when there are 
notno impacts to site distance and/or visibility. 
 
LDC  Section   6.03.01  Fire  Protection   Regulations/Building  Setbacks 
This waiver is requested to allow the minimum separation of 10 feet between structures to be 
measured from outer wall to outer wall since the New Applicant will provide a fire protection 
system designed and installed in accordance with NFPA 13; or the required fire hydrants shall be 
capable of providing an additional 500 gallons per minute at 20 psi for two (2) hours. Such fire 
flow shall be in addition to that required by NFPA 1, Chapter 18. 
 
LDC Section 6.04.07.A.2 Construction Access 
This waiver is requested to allow temporary access for construction traffic to be provided to each 
phase of the Grand Oaks development. The New Applicant shall be permitted to use the 
southernexisting project entrance road, which will be a collector that connects to State Road 16 for 
construction access. Additionally, the New Applicant shall be permitted to use local roads to 
provide access for horizontal construction traffic to future phases within residential development 
areas as long as the Applicant does not plat lots along such local roads.. Construction phasing and 
construction accessibility routes shall be determined in cooperation with the County prior to the 
release of approved construction plans. 
 
LDC Section 6.04.07.C Right-of-Way Requirements 
 
This waiver is requested to allow a reduced right-of-way width for the Western Collector 
Roademergency access road as shown on the MDP, which provides a secondary emergency 
access to State Road 16 in the location depicted on the MDP. The Applicant has proposed a 
typical section for the Western Collector Road attached as Exhibit "D". The typical section 
includes a 60-foot-wide right-of-way which shall transition to a 65 foot-wide right-of-way in 
lieu of 80 feet. It also includes 11-foot travel lanes with no bicycle lanes. The Except as 
provided herein, the New Applicant willagrees to construct a five (5)-foot sidewalk on one 
side of the Western Collector Road and a 12-foot multi-purpose path on the other to provide 
pedestrian and bicycle circulationroadway for emergency access in the same configuration 
as provided in the original PUD, provided that applicable municipal or county codes, 
ordinances, or design standards have not changed since that time in a manner that would 
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require additional right-of-way width beyond what is currently available. 
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LDC Section 6.06.02.G Northwest Sector Scenic Edges 
This waiver is requested to allow some non-native landscaping within the scenic edges along State 
Road 16where the Property borders CR2209 in order to have such edge landscaping more 
appropriately blend into landscaping within the projectProject. The New Applicant will provide 
the same number and type of landscaping required by the Code (e.g., trees, groundcover), except 
that some of those plants may be non-native.  
 
LDC Section 6.06.02.H Northwest Sector Development Edges 
This waiver is requested in order to reduce the development edge within the Western Collector 
Road from 35 feet to 10 feet. The Western Collector Roademergency access road. The emergency 
access road includes 60 feet of right-of-way, which is not adequate in width to include 35-foot 
development edges on both sides of the parcel. The New Applicant is proposing to plant 
landscaping consistent with LDC Section 6.06.02.H within the development edge to provide 
buffering to adjacent properties. _Such landscaping will be modified slightly from the Code in 
order to avoid interference with utilities and sidewalks within the road right-of-way. 
 
LDC Section 7.02.06.B Directional Signs 

 
This waiver is requested to allow ingress, egress and direction signs along the primary collector 
road within Grand Oaks to be larger than three (3) square feet in size and no more than three (3) 
feet in height. The project will include commercial and office parcels, a school, park sites and a 
number of individual neighborhoods, which may require larger directional signage. 

 
LDC Section 7.06.01 Subdivision and Project Entrance Signs 

This waiver is requested to allow two (2) project and subdivision entrance signs located 
along State Road 16 to be a maximum of 25 feet in height The project has two (2) entrances 
from State Road 16, so larger identification signs are necessary in order to provide project 
visibility to passersby along State Road 16. 

 
LDC Section 11.09.07.B.2  Time for Proportionate Share Improvement/Payment 

This waiver is requested to allow the Applicant to provide its transportation proportionate 
share pursuant to a Concurrency and Impact Fee Credit Agreement approved by the St. 
Johns County Commission on the date of the Board's adoption of this PUD rezoning 
ordinance. The schedule for the Applicant's pond site acquisition, design, permitting and 
construction of the widening of an approximately three (3)-mile segment of State Road 16 
from two (2) lanes to four (4) lanes is set forth in the Concurrency and impact Fee Credit 
Agreement. 
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March 23, 2026 -Grand Oaks PUD Major Modification 

 

U. A statement, and agreement to comply, binding all successors and assigns in title to the 
commitments and conditions of the Master Development PlanMDP. 
 
The New Applicant, on behalf of itself and its successors and assigns, hereby agrees and stipulates 
to proceed with the proposed development in accordance with the PUD. ordinance for this 
application as adopted by the St. Johns County Board of County Commissioners. The New 
Applicant also agrees to comply with all conditions and safeguards established by the St. Johns 
County Planning and Zoning Agency and the St. Johns County Board of County Commissioners 
with respect to this Planned Unit Development rezoning application. 

 
V. When the subject property is designated as more than one Future Land Use designation on the 

Comprehensive Plan Future Land Use Map, a map shall be provided depicting the boundaries 
between the designations and provide the total upland and wetland acres for each Land Use 
designation. 

 
The Future Land Use designation of the Property is Rural/Silviculture. The Applicant has filed a 
Large-Scale Comprehensive Plan Amendment application to change the Future Land Use 
Designation of the Prope1ty to Residential C. 
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EXHIBIT "A" 

Legal Description of the Property 
 

 
EAST PARCEL 

 
A PORTION OF SECTIONS 26, 34, 35 AND 36, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS 
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

 
COMMENCE AT THE INTERSECTION OF THE WESTERLY LINE OF SAID SECTION 26 AND THE 
SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16, (A 200 FOOT RIGHT-OF-WAY, AS 
SHOWN ON THE STATE OF FLORIDA ROAD DEPARTMENT RIGHT-OF-WAY MAP, SECTION NO. 
78060-2509, DATED 09-09-68); THENCE SOUTH 19°22'30" WEST, ALONG SAID WESTERLY LINE OF 
SECTION 26, A DISTANCE OF 4407.30 FEET, TO THE NORTHERLY LINE OF SAID SECTION 34, AND A 
POINT HEREINAFTER REFERRED TO AS REFERENCE POINT "A"; THENCE RETURN TO THE POINT OF 
COMMENCEMENT; THENCE SOUTHEASTERLY, SOUTHWESTERLY AND NORTHEASTERLY, ALONG 
SAID SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16, RUN THE FOLLOWING FIVE 
(5) COURSES AND DISTANCES: COURSE NO. 1: SOUTH 47°52'58" EAST, 1112.56 FEET; COURSE NO. 2: 
SOUTH 42°07'05" WEST, 230.00 FEET; COURSE NO. 3: SOUTH 47°52'58" EAST, 140.00 FEET; COURSE 
NO. 4: NORTH 42°07'05" EAST, 230.00 FEET; COURSE NO. 5: SOUTH 47°52'58" EAST, 653.67 FEET TO THE 
EASTERLY LINE OF THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 866, 
PAGE 1979 OF THE PUBLIC RECORDS OF SAID COUNTY AND THE POINT OF BEGINNING; THENCE 
SOUTHWESTERLY, SOUTHEASTERLY, AND SOUTHERLY, ALONG LAST SAID LINE, RUN THE 
FOLLOWING FIVE (5) COURSES AND DISTANCES: COURSE NO. 1: SOUTH 36�43'37" WEST, 199.37 FEET; 
COURSE NO. 2: SOUTH 53°12'28" EAST, 40.00 FEET; COURSE NO. 3: SOUTH 36°40'16" WEST, 
649.98 FEET; COURSE NO. 4: SOUTH 06°00'19" WEST, 55�.50 FEET; COURSE NO. 5: SOUTH 16°42'47" 
WEST, 383.52 FEET TO A POINT HEREINAFTER REFERRED TO AS REFERENCE POINT "B"; THENCE 
RETURN TO THE POINT OF BEGINNING; THENCE SOUTH 47°52'58" EAST, ALONG THE AFORESAID 
SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16, A DISTANCE OF 140.62 FEET, TO THE 
WESTERLY LINE OF THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 847, 
PAGE 366, SAID PUBLIC RECORDS; THENCE SOUTHWESTERLY, NORTHWESTERLY, AND SOUTHERLY, 
ALONG LAST SAID LINE, RUN THE FOLLOWING FIVE (5) COURSES AND DISTANCES: COURSE NO. 1: 
SOUTH 36°43'37" WEST, 186.32 FEET; COURSE NO. 2: NORTH 53°12'28" WEST, 40.00 
FEET; COURSE NO. 3: SOUTH 36°40'16" WEST, 633.40 FEET; COURSE NO. 4: SOUTH 06°00'19" WEST, 
545.61 FEET; <'.::OURSE NO. 5: SOUTH 13°46'33" WEST, 307.65 FEET, TO THE SOUTHERLY LINE OF LAST 
SAID LANDS; THENCE SOUTH 79°35'28" EAST, ALONG LAST SAID LINE, 745.42 FEET, TO THE 
WESTSERLY LINE OF THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 73, 
PAGE 425, SAID PUBLIC RECORDS; THENCE SOUTH 00°31'26" EAST, ALONG LAST SAID LINE, AND 
ALONG THE WESTSERLY LINE OF THOSE LANDS DESIGNATED "PARCEL A", AS DESCRIBED AND 
RECORDED IN OFFICIAL RECORDS BOOK 3267, PAGE 1092, SAID PUBLIC RECORDS, A DISTANCE OF 
1146.58 FEET, TO THE SOUTHERLY LINE OF SAID LANDS DESIGNATED "PARCEL A"; THENCE 
NORTH 89°27'53" EAST, ALONG LAST SAID LINE, AND ALONG THE SOUTHERLY LINE OF THOSE 
LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 3297, PAGE 404, SAID PUBLIC 
RECORDS, A DISTANCE OF 1447.54 FEET, TO THE WESTSERLY LINE OF THOSE LANDS DESIGNATED 
''PARCEL B", AS DESCRIBED AND RECORDED IN SAID OFFICIAL RECORDS BOOK 3267, PAGE 1092; 
THENCE SOUTH 00°36'00" EAST, ALONG LAST SAID LINE, 99.99 FEET, TO THE SOUTHERLY LINE OF 
LAST SAID LANDS; THENCE NORTH 89°26'57" EAST, ALONG LAST SAID LINE, 1209.14 'FEET; THENCE 
NORTH 89°45'26" EAST, CONTINUING ALONG LAST SAID LINE, 1264.32 FEET, TO THE AFORESAID 
SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16, AND TO THE ARC OF A CURVE 
LEADING SOUTHEASTERLY; THENCE SOUTHEASTERLY, ALONG LAST SAID RIGHT OF WAY LINE, 
AND ALONG AND AROUND THE ARC OF SAID CURVE, CONCAVE SOUTHWESTERLY, HAVING A 
RADIUS OF 1839.86 FEET, AN ARC DISTANCE OF 97.07 FEET, SAID ARC BEING SUBTENDED BY A 
CHORD BEARING AND DISTANCE OF SOUTH 37°57'37" EAST, 97.06 FEET; THENCE SOUTH 36°40'23" 
EAST,  CONTINUING  ALONG  LAST  SAID  RIGHT  OF  WAY LINE,  1268.49  FEET,  TO  THE 
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NORTHWESTSERL Y LINE OF THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 2694, 
PAGE 1145, SAID PUBLIC RECORDS; THENCE SOUTH 54°14'3311 WEST, ALONG LAST SAID LINE, 2475.50 FEET, TO 
THE NORTHERLY LINE OF THOSE LANDS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1742, PAGE 
1399, SAID PUBLIC RECORDS; THENCE SOUTH 89°27'0211 

WEST, ALONG LAST SAID LINE, 6733.00 FEET, TO THE WESTERLY LINE OF AFORESAID SECTION 34; THENCE 
NORTH 19°22'3011 EAST, ALONG LAST SAID LINE, 2330 FEET, MORE OR LESS, TO THE CENTERLINE OF TURNBULL 
CREEK; THENCE NORTHEASTERLY, SOUTHEASTERLY, NORTHERLY, 
AND EASTERLY, ALONG THE MEANDERINGS OF SAID CENTERLINE OF TURNBULL CREEK, 775 FEET, MORE OR 
LESS, TO AN INTERSECTION WITH A LINE BEARING NORTH 89°27'02" EAST FROM AFORESAID REFERENCE POINT 
11A11

, ALSO BEING THE NORTHERLY LINE OF SAID SECTION 34; THENCE 89°27'02" EAST, ALONG LAST SAID LINE, 
75 FEET, MORE OR LESS, TO THE SOUTHWEST CORNER OF AFORESAID SECTION 26; THENCE NORTH 00°32'1011 

WEST, ALONG THE AFORESAID WESTERLY LINE OF SECTION 26, A DISTANCE OF 465 FEET, MORE OR LESS, TO 
THE AFORESAID CENTERLINE OF TURNBULL CREEK; THENCE NORTHEASTERLY, SOUTHEASTERLY, 
NORTHERLY, NORTHWESTERLY AND EASTERLY, ALONG THE MEANDERINGS OF SAID CENTERLINE OF 
TURNBULL CREEK, 2010 FEET, MORE OR LESS, TO AN INTERSECTION WITH A LINE BEARING NORTH 53°58'46" 
WEST FROM AFORESAID REFERENCE POINT 11B11

, ALSO BEING THE SOUTHERLY LINE OF AFORESAID LANDS 
DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 866, PAGE 1979; THENCE SOUTH 53°58'46" EAST, ALONG 
LAST SAID LINE, 805 FEET, MORE OR LESS, TO SAID REFERENCE POINT 11B11

, AND CLOSE. 
 

CONTAINING 523.9 ACRES, MORE OR LESS. 

 



ATTACHMENT 3 
NORTHWEST SECTOR 

COMMUNITY MEETING 





NOTICE OF COMMUNITY MEETING 
Wednesday, September 2, 2026, at 6:00 P.M. 

Grand Oaks Club House 
1055 Turnbull Creek Rd, St. Augustine, FL 32092 

 

NOTICE OF NORTHWEST SECTOR COMMUNITY PLANNING PUBLIC 
PARTICIPATION MEETING REGARDING a Major Modification to the Grand Oaks Planned 
Unit Development (MAJMOD 2026-01), which requests to modify the Master Development Plan 
(MDP) Text and Master Development Plan (MDP) Map to reduce the maximum number of single-
family units permitted in the undeveloped portions of the PUD, and set forth revised traffic 
mitigation requirements for said units. 
 
NOTICE IS HEREBY GIVEN THAT a community meeting will be held at the Grand Oaks 
Clubhouse, located at 1055 Turnbull Creek Road, St. Augustine, FL 32092, to discuss the proposed 
application on Wednesday, September 2nd, 2026, at 6:00 P.M. The public is welcome to attend and 
participate. For questions regarding this community meeting, please contact Zach Miller, Esq. at 
(904)651-8958 or zwmillerlaw@gmail.com.  
 
NOTICE TO PERSONS NEEDING SPECIAL ACCOMMODATIONS AND TO ALL 
HEARING-IMPAIRED PERSONS: In accordance with the Americans with Disabilities Act, 
persons needing a special accommodation to participate in the proceedings should contact Vicky 
Williams at (904) 824-0879. For hearing impaired individuals: Florida Relay Service: 1-800-955-
8770, no later than five (5) days prior to the date of the community meeting. 
 



MEMORANDUM 

 
TO:   Justin Kelly, Senior Planner   

Date:   September 4, 2026 

RE:  Grand Oaks | MAJMOD 20216 | NWS Community Meeting Summary  

 

Pursuant to application MAJMOD 2026-01; a Northwest Sector Community Meeting was 
held at the Grand Oaks Clubhouse on September 2, 2026, at 6pm. Approximately 180 people 
were in attendance that primarily included residents of Grand Oaks, along with other 
residents within the Northwest Sector .  Attached to this memorandum is a copy of the sign-
in sheet provided at the entrance of the meeting room.  

In attendance to represent the application on behalf of Pulte Home Company, LLC were 
Justin Dudley, Vice President of Land, and Zach Miller, Esq., counsel for the applicant. 

Justin began the meeting by acknowledging the various parties involved in the history of 
Grand Oaks, including the project team, existing residents, St. Johns County, the landowner, 
Day Late, the Community Development District (CDD), Toll Brothers, and Southeast Land 
Ventures/Development Partners. 

Justin then provided background information regarding the history of Grand Oaks and the 
current status of applications MAJMOD 2026-01 and DEVAGREE 2026-01. The presentation 
included a historical timeline of the project and an overview of Pulte's eƯorts to address the 
outstanding development and transportation issues aƯecting the community. Justin 
explained the purpose of each application, the relationship between the applications and 
the existing agreements associated with Southeast, and the applicant's position that the 
proposed resolutions provide a path forward for the community, the County, and the 
remaining development. 

The presentation included a discussion of the proposed $20 million contribution associated 
with DEVAGREE 2026-01. Justin reviewed the history of Southeast's obligations, its 
subsequent default, and the litigation that followed.  He explained that the transportation 
solutions associated with the prior developer commitments are unlikely to be met by any 
future applicant or developer in their current form regarding State Road 16.  

Justin reviewed the support obtained by the County for the BUILD grant application and 
explained that the proposed $20 million contribution would provide the local funding 
component necessary to strengthen the County's application for funding. 



Justin further discussed the anticipated implications of the proposed applications for the 
County, the CDD, and the existing and future residents of Grand Oaks. The presentation also 
included his contact information, the contact information for the county commissioners, 
and dates, times, and locations of the upcoming Planning and Zoning Agency hearing and 
Board of County Commissioners meetings. 

The applicant then opened the floor for questions and comments. A significant portion of the 
resident discussion focused on the history of the project and the obligations associated with 
the previous developer, Southeast. Several residents questioned why the existing 
community should be aƯected by commitments or decisions made under the prior 
developer. Justin explained that Pulte, in its capacity as the current applicant, would  
establish a new framework for moving the project forward that did not impose additional 
cost or debt onto the residents. 

Residents also asked questions regarding the proposed emergency-only access. Justin 
reiterated that the secondary access is intended solely for emergency and fire access and is 
not proposed to function as a general-purpose entrance. He discussed the applicant's 
coordination with FDOT and explained that FDOT's preference is for the secondary access 
to be an emergency-only connection. Justin also stated that a Land Development TraƯic 
Analysis (LDTA) has been submitted to the County and that the analysis confirms the 
suƯiciency of the primary entrance. 

Residents raised additional questions regarding the timing of future signalization and the 
ability of the primary entrance to accommodate additional homes. Justin explained that the 
traƯic analysis anticipates the need for signalization approximately halfway through the 
remaining build-out, although the timing could change depending on actual traƯic 
generation. He further explained that the PUD provides for signalization when required by the 
County and that the timing would be supported by traƯic counts and the applicable signal 
warrant analysis. 

Residents also questioned what would occur if the applications are not approved by the 
Board of County Commissioners in October. Justin stated that the most significant  
consequence would be that the builders would likely walk from the project if platting is 
unable to resume and the CDD bondholders would be forced into foreclosure of the 
remaining lands.  He stated that, at this point, he could not predict who would ultimately be 
involved in a future resolution, what form that resolution would take, or when another 
opportunity to resolve the outstanding issues would arise. Justin further stated that Pulte 
could not continue carrying the financial burden associated with their portions of the 
property indefinitely. 



The meeting also included discussion regarding the CDD's financial position, including 
outstanding operations and maintenance obligations, the potential impact of foreclosure, 
and the importance of resolving the existing transportation and development issues to allow 
the remaining phases of the community to proceed.  As part of the resolution by the 
applicant, and Pulte’s acquisition of the remaining lands, Justin mentioned that the three 
years of unpaid O&M payments by the landowner would be paid to the CDD for the benefit 
of the residents.  

Commissioner Murphy was in attendance and expressed his support for Pulte's eƯorts and 
the applications presented as a means of reaching a resolution to the outstanding issues 
aƯecting Grand Oaks and advancing the improvements to State Road 16. 

The meeting concluded at approximately 8:00 p.m. with a round of applause. 
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Subject: NBR: NW Sector Community Meeting: MAJMOD 2026-01 Grand Oaks PUD
Date: Friday, July 24, 2026 1:38:00 PM
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NOTICE OF COMMUNITY MEETING.pdf

Dear NBR recipients for Districts 1, 2 and 5:
 
Project Name: MAJMOD 2026-01 Grand Oaks PUD
Meeting Date and Time: Wednesday September 02, 2026 at 6:00PM
Meeting Location: Grand Oaks Club House
                                     1055 Turnbull Creek Rd
                                     St. Augustine, FL 32092
 
PROPOSED PROJECT SITE

You have received this email because you have opted into the St. Johns County Neighborhood Bill of Rights notification list. This electronic transmission and any documents accompanying it contain public information intended for the individual or entity to which it is addressed. This information will be made
available to the public upon request (Florida Statute 119.01).

Please read the content carefully as it may individually cite specific provisions in the law or local regulations. The provisions of the St. Johns County Land Development Code, Comprehensive Plan and any applicable state or federal statutes prevail regardless of any statements herein.  Opinions, conclusions, and other
information expressed in this message are not given or endorsed by the County unless otherwise authorized pursuant to the St. Johns County Land Development Code.  No Development shall be undertaken without prior authorization pursuant to the St. Johns County Land Development Code.  Any
misrepresentation or the withholding of material facts may invalidate the information supplied for the individual or entity to which it is addressed. 

To avoid future notifications from St. Johns County, please reply to this email with the word "UNSUBSCRIBE" as the subject line of your message and please be advised that size limitations for responses are active on this email account. If you do not want your email address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing. Thank you.
 
 

 
 

WARNING: St Johns County will never ask you to wire transfer money.
For more information see: St. Johns County Issues Urgent Warning Over Wire Transfer Scam - St. Johns County
 
PLEASE NOTE:  Florida has a very broad public records law.  Most written communications to or from the St. Johns County Board of County Commissioners and employees regarding public business are public records available to the public and media through a request.  Your e-mail communications may be subject
to public disclosure.
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NOTICE OF COMMUNITY MEETING 
Wednesday, September 2, 2026, at 6:00 P.M. 


Grand Oaks Club House 
1055 Turnbull Creek Rd, St. Augustine, FL 32092 


 


NOTICE OF NORTHWEST SECTOR COMMUNITY PLANNING PUBLIC 
PARTICIPATION MEETING REGARDING a Major Modification to the Grand Oaks Planned 
Unit Development (MAJMOD 2026-01), which requests to modify the Master Development Plan 
(MDP) Text and Master Development Plan (MDP) Map to reduce the maximum number of single-
family units permitted in the undeveloped portions of the PUD, and set forth revised traffic 
mitigation requirements for said units. 
 
NOTICE IS HEREBY GIVEN THAT a community meeting will be held at the Grand Oaks 
Clubhouse, located at 1055 Turnbull Creek Road, St. Augustine, FL 32092, to discuss the proposed 
application on Wednesday, September 2nd, 2026, at 6:00 P.M. The public is welcome to attend and 
participate. For questions regarding this community meeting, please contact Zach Miller, Esq. at 
(904)651-8958 or zwmillerlaw@gmail.com.  
 
NOTICE TO PERSONS NEEDING SPECIAL ACCOMMODATIONS AND TO ALL 
HEARING-IMPAIRED PERSONS: In accordance with the Americans with Disabilities Act, 
persons needing a special accommodation to participate in the proceedings should contact Vicky 
Williams at (904) 824-0879. For hearing impaired individuals: Florida Relay Service: 1-800-955-
8770, no later than five (5) days prior to the date of the community meeting. 
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units permitted in the undeveloped 
portions of the PUD, and set forth 
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NOTICE IS HEREBY GIVEN THAT a 
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the Grand Oaks Clubhouse, located 
at 1055 Turnbull Creek Road, St. 
Augustine, FL 32092, to discuss 
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Wednesday, September 2nd, 2026, 
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Tested and proven

gutter protection.

LeafFilter® is

built differently

Filters 14+ gallons of water per minute

Does not disturb your shingles

Added to your existing gutter system

Surgical grademicromesh

Aesthetic profile

Can overflow during heavy rain

Can disturb shingles / void roof warranty

New gutters required

Flimsy and cheapmaterials

Larger, bulkier profile

LeafFilter®

Common hood style

We install year-round – Exp: 9/30/26
Special offer– Save up to*

Schedule your free inspection

and estimate today!

leaffilter.com/grop

*15% off + 10% for qualified

Seniors &Military

877-637-1146

25% off
LeafFilter Gutter Protection

**Based on 6/12 pitch vs. hood-style competitors. *Promotional offer includes 15% off plus an additional 10% off for qualified veterans and/or seniors. Cannot be combined with any
other offers. One coupon per household. No obligation estimate valid for 1 year. See representative for full warranty details. Subject to credit approval. Call for details AR 366920925,
AZ ROC 344027, CA 1035795, CT HIC.0671520, DC 420223000087, FL CBC056678, IA C127230, ID RCE-51604, LA 559544, MA 213292, MD HIC164488, MI 262300331,
262300330, 262300329, 262300328, 262300318, 262300173, MN IR810524, MT 266192, ND 47304, NE 50145-24, NJ 13VH13285000, NM 408693, NV 86990, OR 218294,
PA PA179643, RI GC-41354, TN 10981, UT 10783658-5501, VA 2705169445, VT 174.0000871, WA LEAFFLH763PG,WI No. 537-DCFRR, WVWV056912

LeafFilter accepts 200%more

water than competitors**

Common hood styleLeafFilter®

PromoCode: 364

READY TO PLACE AN AD?

Memoriams

It ’s easy, order online!

Classifieds Celebrations Legal

Find your new

best friend.
Check the classified

listings everyday.

Apartments

RENTALS

PUBLISHER’S NOTICE
All real estate advertised herein is
subject to the Federal Fair Housing
Act, which makes it illegal to advertise
any preference, limitation, or
discrimination because of race, color,
religion, sex, handicap, familial status,
or national origin, or intention to make
any such preference, limitation, or
discrimination. We will not knowingly
accept any advertising for real estate
which is in violation of the law. All
persons are hereby informed
that all dwellings advertised
are available on an equal
opportunity basis.

Professional Services

Brick & Concrete

BUSINESS
& SERVICES

All classified ads are subject to the applicable rate card, copies of which are available from our Advertising Dept. All ads are subject to approval before publication. The St. Augustine Record reserves

the right to edit, refuse, reject, classify or cancel any ad at any time. Errors must be reported in the first day of publication. The St. Augustine Record shall not be liable for any loss or expense that

results from an error in or omission of an advertisement. No refunds for early cancellation of order.

TO ADVERTISE
Visit Our Website:

Classifieds.staugustine.com

Classifieds
To Advertise, visit our website: Classifieds.staugustine.com

Public Notices/Legals email: Legals@staugustine.com

Business & Services email: StAugustineBusServ@gannett.com

To post job openings, visit: Staugustine.com/jobs

IN THE CIRCUIT COURT OF THE 7TH
JUDICIAL CIRCUIT, IN AND FOR ST.

JOHNS COUNTY, FLORIDA

CIVIL DIVISION: CASE NO.: CA26-
0463
U.S. BANK NATIONAL ASSOCIATION,
Plaintiff,
vs.
JEFFREY D. BARRETT A/K/A JEFFREY
DONALD BARRETT; UNKNOWN
SPOUSE OF JEFFREY D. BARRETT
A/K/A JEFFREY DONALD BARRETT
Defendants.

NOTICE OF FORECLOSURE SALE

NOTICE IS HEREBY GIVEN pursu-
ant to an Order or Final Judgment
entered in the above styled cause
now pending in said court and
as required by Florida Statute
45.031(2), BRANDON PATTY as
the Clerk of the Circuit Court for
ST. JOHNS County shall sell to the
highest and best bidder for cash
electronically at www.saintjohns.
realforeclose.com at, 12:00 PM on
the 17 day of September, 2026, the
following described property as set
forth in said Final Judgment, to wit:
LOT 75, OF RESERVE AT GREEN-
BRIAR - PHASE TWO A, ACCORDING
TO THE MAP OR PLAT THEREOF, AS
RECORDED IN MAP BOOK 77, PAGES
1 THROUGH 7, OF THE PUBLIC
RECORDS OF ST. JOHNS COUNTY,
FLORIDA.
PROPERTY ADDRESS: 145 AUTUMN
BLISS DR, SAINT JOHNS, FL 32259
IF YOU ARE A PERSON CLAIMING
A RIGHT TO FUNDS REMAINING

Foreclosure / Sheriff Sales

PUBLIC
NOTICES

St Augustine Room For Rent
in My Beautiful Home. Avail-
able Now! Fully Furnished,
shared bathroom. $750/
month with $200 security
deposit. Located on off US
1 South. Close to the I-95,
206 and 207 exits. Call
for additional details and
appointment for in-person
showing. Sandy 904-501-
4717

Rooms For Rent

Apartments

IN THE CIRCUIT COURT FOR SAINT
JOHNS COUNTY, FLORIDA

PROBATE DIVISION
File No. CP26-0533, Division 46
IN RE: Estate of Linda Stefan
Donnelly

NOTICE TO CREDITORS
The administration of the estate of
Linda Stefan Donnelly, deceased,
whose date of death was January
13, 2026, is pending in the Circuit
Court for Saint Johns County,
Florida, Probate Division, the
address of which is 4010 Lewis
Speedway, Saint Augustine, FL
32084. The names and addresses of
the personal representative and the
personal representative’s attorney
are set forth below.
All creditors of the decedent and
other persons having claims or
demands against decedent’s estate
on whom a copy of this notice is
required to be served must file
their claims with this court ON OR
BEFORE THE LATER OF 3 MONTHS
AFTER THE TIME OF THE FIRST
PUBLICATION OF THIS NOTICE
OR 30 DAYS AFTER THE DATE OF
SERVICE OF A COPY OF THIS NOTICE
ON THEM.
All other creditors of the decedent
and other persons having claims or
demands against decedent’s estate
must file their claims with this court
WITHIN 3 MONTHS AFTER THE DATE
OF THE FIRST PUBLICATION OF THIS
NOTICE.
ALL CLAIMS NOT FILED WITHIN
THE TIME PERIODS SET FORTH IN

Notice To Creditors

AFTER THE SALE, YOU MUST FILE
A CLAIM WITH THE CLERK NO
LATER THAN THE DATE THAT THE
CLERK REPORTS THE FUNDS AS
UNCLAIMED. IF YOU FAIL TO FILE A
CLAIM, YOU WILL NOT BE ENTITLED
TO ANY REMAINING FUNDS. AFTER
THE FUNDS ARE REPORTED AS
UNCLAIMED, ONLY THE OWNER
OF RECORD AS OF THE DATE OF
THE LIS PENDENS MAY CLAIM THE
SURPLUS. If you are a person with
a disability who needs any accom-
modation in order to participate in
this proceeding, you are entitled,
at no cost to you, to the provi-
sion of certain assistance. Please
contact Court Administration -ADA
Coordinator, 1769 E. Moody Blvd.,
Bldg. 1, 2nd floor, Bunnell FL 32110,
(386) 257-6096, ADARequest@
circuit7.org, at least 7 days before
your scheduled court appearance,
or immediately on receiving this
notification if the time before the
scheduled appearance is less than
7 days; if you are hearing or voice
impaired, call 711.
Dated this 25 day of August 2026.
By: /s/ Lindsay Maisonet
Lindsay Maisonet, Esq.
Bar Number: 93156
Submitted by:
De Cubas & Lewis, P.A.
PO Box 5026
Fort Lauderdale, FL 33310
Telephone: (954) 453-0365
Facsimile: (954) 771-6052
Toll Free: 1-800-441-2438
DESIGNATED PRIMARY E-MAIL FOR
SERVICE
PURSUANT TO FLA. R. JUD. ADMIN
2.516
eservice@decubaslewis.com
August 31, September 14 2026
LSAR0584315

Foreclosure / Sheriff Sales

PUBLIC
NOTICES

FLORIDA STATUTES 733.702 WILL
BE FOREVER BARRED.
NOTWITHSTANDING THE TIME
PERIODS SET FORTH ABOVE, ANY
CLAIM FILED TWO (2) YEARS OR
MORE AFTER THE DECEDENT’S
DATE OF DEATH IS BARRED.
The personal representative or
curator has no duty to discover
whether any property held at the
time of the decedent’s death by the
decedent or the decedent’s surviv-
ing spouse is property to which the
Florida Community Property Rights
at Death Act as described in ss.
732.216-732.228 applies, or may
apply, unless a written demand is
made by a creditor or a beneficiary
as specified under s. 732.2211. The
written demand must be filed with
the clerk.
The date of first publication of this

Notice To Creditors

PUBLIC
NOTICES

p
notice is August 24, 2026.

Attorney for Personal Representa-
tive:
Contessa N. Pulsfus
Rusty Law, LLC
100 Southpark Blvd, Suite 100
Saint Augustine, Florida 32086
(904) 829-6600 Telephone
(888) 398-5034 Facsimile
Email: service@rustylaw.com

Personal Representative:
John T. Donnelly
5118 Cypress Links Boulevard
Elkton, Florida, 32033-4045
August 24, 31 2026
LSAR0580994

Notice To Creditors

PUBLIC
NOTICES

Notice is given that the following
permit # 48247-3 was issued on
July 23, 2026 to Wiles, LLC of 520
Dunlawton Ave. Port Orange, FL
32127-4339. The project is located
in St. Johns County, Section 8,
Township 7(S) South, Range 29(E)
East. The permit authorizes a
surface water management system
on 4.92 acres for Construction
and Operation of a Storm Water
Management System known
as Atlantic Marine as per plans
received by the district on June 2,
2026. The receiving body is Red
House Branch.
August 30, 31, September 1 2026
LSAR0583303

NOTICE OF AGENCY ACTION

TAKEN BY THE ST. JOHNS RIVER

WATER MANAGEMENT DISTRICT.

Public Notices



USA TODAY CO. 

AFFIDAVIT OF PUBLICATION 

Victoria Dostie 
Victoria Dostie 
Pulte Homes Northeast Florida 
12724 Gran BayPKWYW# 140 
Jacksonville FL 32258-9486 

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 08/26/2026 

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 

n to me, on 08/26/2026 

Notary, State of WI, County ofBrown 

My commission expires 

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

Customer No: 

PO#: 

$328.40 
$0.00 
$328.40 
12576492 
1615962 

THIS IS NOT AN INVOICE! 
Please do not use this form for payment remittance. 

MARIAH VERHAGEN 
Notary Public 

State of Wisconsin 

#of Copies: 
1 

PO Box 631244 Cincinnati, OH 45263-1244 

Page 1 of 2 



NOTICE OF A PROPOSED MAJOR MODIFICATION 

NOTICE IS HEREBY GIVEN that a public hearing will be held on 
9/17/2026 at 1:30 pm before the Planning and Zoning Agency in the 
St. Johns County Auditorium located at 500 San Sebastian View, St. 
Augustine, Florida and on 10/20/2026 at 9:00 am before the Board of 
County Commissioners in the St. Johns County Auditorium located at 
500 San Sebastian View, St. Augustine, Florida to consider a Request 
for a Major Modification to Grand Oaks Planned Unit Development 
(Ordinance 2016-40) to reduce the maximum number ofresidential units 
from 999 to 954, modify language within the Master Development Plan 
(MOP) text regarding traffic mitigation requirements, modify the MOP 
Map to change the western State Road 16 access to an Emergency Access 
only, update phasing, and correct inconsistencies within the MDP Text. 

AN ORDINANCE OF THE COUNIY OF ST. JOHNS, STATE OF 
FLORJDA,APPROVING A MAJOR MODIFICATION TO THE GRAND 
OAKS PLANNED UNIT DEVELOPMENT (PUD), ORDINANCE 
NUMBER 2018-40, AS AMENDED; MA.KING FINDINGS OF FACT; 
PROVIDING A SAVINGS CLAUSE; REQUIRING RECORDATION; 
AND PROVIDING FORAN EFFECTIVE DATE. 

The subject property is located at South side of State Road 16, west of 
the Outlet Mall See attached map (Exhibit A). This file and the proposed 
ordinance 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 320B4 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 partjes may appear at;thc meeting and be hw:<I with respect to 
the proposed ordinance. 
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 320B6. Hearing impaired persons, call Florida Relay Service (1-800-
955-8770), no later than 5 days prior to the meeting. 

PLANNING AND ZONING AGENCY 

ST. JOHNS COUNTY, FLORIDA 

RICHARD HILSENBECK, CHAIR 
FILE NUMBER: 
MAJMOD-2026000001 PROJECT 
NAME: Grand Oaks PUD 

BOARD OF COUNTY 
COMMISSIONERS 
ST. JOHNS COUNTY, 
FLORIDA 
CLAY MURPHY, CHAIR 

Order• 12576492, 8/26/2026 


