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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 

11/3/2026 

BCC MEETING DATE 

TO: Joy Andrews, County Administrator DATE: October 2, 2026 

FROM: Trevor Steven, Planner PHONE: 904 209-0587 

SUBJECT OR TITLE: ENCERT 2026-14 Osceola Lakes North 

AGENDA TYPE: Business Item, Public Hearing, Report 

BACKGROUND INFORMATION: 

Application for Agricultural Enclave Certification, pursuant to Sections 163.3162 and 163.3164, 
Florida Statutes. This certification request includes approximately 103.29 acres of land. The subject 
property is located south of Wildwood Drive and north of Watson Road, approximately (1) mile west 
of US Highway 1 South. 

1. IS FUNDING REQUIRED? No 2. IF YES, INDICATE IF BUDGETED. No 

IF FUNDING IS REQUIRED, MANDATORY OMB REVIEW IS REQUIRED: 

INDICATE FUNDING SOURCE:  

SUGGESTED MOTION/RECOMMENDATION/ACTION: 

APPROVE: Motion to APPROVE Agricultural Enclave Certification Application ENCERT 2026-14 
upon finding that, based upon the competent substantial evidence contained in the record, the 
application demonstrates that the subject parcels satisfy the statutory definition of an agricultural 
enclave contained in Section 163.3164(4), Florida Statutes, and the certification requirements of 

Section 163.3162(4)(a), Florida Statutes. 
DENY: Motion to DENY Agricultural Enclave Certification Application ENCERT 2026-14, finding 
that, based upon the competent substantial evidence contained in the record, the subject parcel(s) 
do not satisfy the statutory definition of an agricultural enclave under Section 163.3164(4), Florida 
Statutes, and the requirements for certification under Section 163.3162(4), Florida Statutes; 
and direct the Office of the County Attorney to prepare the final written order, including Findings of 
Fact and Conclusions of Law supporting the Board’s determination, as required by Section 
163.3162(4), Florida Statutes.  

For Administration Use Only: 
Legal: Kealey West 10/19/2026  OMB: ARM 10/19/2026  Admin: JDD 10/20/2026 



 
 

 

To:   Board of County Commissioners 

From:   Trevor Steven, Planner 

Date:   October 19, 2026 

Subject:  ENCERT 2026-14 Osceola Lakes North, a request to certify PARCEL 
ID# 137241-0010, 137241-0030, and 137080-0000 as an Agricultural 
Enclave per Florida Statute Section 163.3162(4) and 163.3164(4). 

 
Applicant: Robert Walters, Esq. | Stearns Weaver Miller 
 
Property Owner:  Osceola Lakes LLC, Geoffrey Young 

Hearing Dates: Board of County Commissioners – November 3, 2026 

Commissioner  
District:   District 3 

 

 
SUMMARY: 
The 2026 amendments to Sections 163.3162 and 163.3164, Florida Statutes establish a process allowing property 
owners to request certification that a property qualifies as an Agricultural Enclave before submitting a 
development application. Within thirty (30) days after receipt of an application, the local government is 
required to provide the applicant with a written report evaluating whether the application complies with the 
statutory requirements. The Board of County Commissioners must thereafter conduct a public hearing to 
determine whether the application satisfies the statutory definition of an agricultural enclave contained in 
Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes 
 
The applicant is seeking certification of an Agricultural Enclave located at Parcel ID# 137241-0010, 137241-
0030, and 137080-0000. The property is approximately 103.29 acres in size and is located south of Wildwood 
Drive and north of Watson Road, approximately (1) mile west of US Highway 1 South. 
 
County staff reviewed the application materials submitted by the Applicant together with information 
independently verified by County staff and prepared the written report required by Section 163.3162(4)(a), 
Florida Statutes.  
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Based upon the application materials submitted and staff’s independent review, the application does not appear 
to demonstrate that the subject parcel satisfies the statutory definition of an agricultural enclave contained in 
Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), Florida 
Statutes. The detailed analysis supporting staff’s preliminary evaluation is contained in the Agricultural 
Enclave Certification Report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, which is attached 
as Attachment 1 and incorporated herein by reference. In addition, materials were submitted by the applicant 
after the issuance of the letter and were not reviewed by Staff. These documents can be seen in Attachment 
1. 
 
BOARD DETERMINATION 
Pursuant to Sections 163.3162 and 163.3164, Florida Statutes, the Board of County Commissioners shall 
determine whether the application satisfies the statutory definition of an agricultural enclave based upon the 
application, the written report prepared pursuant to Section 163.3162(4)(a), Florida Statutes, testimony 
presented during the public hearing, and any other competent substantial evidence contained in the record. 
 
Certification of an agricultural enclave constitutes only a determination that the statutory requirements for 
certification have been satisfied. Any subsequent comprehensive plan amendment or development application 
remains subject to the procedures established by Section 163.3162, Florida Statutes. 
 
CORRESPONDENCE/PHONE CALLS 
At the time of writing this staff report, staff has received one (1) letter of opposition relating to this certification 
request. 
 
SUGGESTED MOTION/ACTION 
APPROVE: Motion to approve Agricultural Enclave Certification Application ENCERT 2026-14 Osceola 
Lakes North upon finding that, based upon the competent substantial evidence contained in the record, the 
application demonstrates that the subject parcels satisfy the statutory definition of an agricultural enclave 
contained in Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), 
Florida Statutes. 
 
DENY: Motion to DENY Agricultural Enclave Certification Application ENCERT 2026-14 Osceola Lakes 
North finding, based upon the competent substantial evidence contained in the record, that the subject 
property does not satisfy the statutory definition of an agricultural enclave under Section 163.3162(4), Florida 
Statutes; and direct the office of the County Attorney to prepare the final written order, including Findings of 
fact and conclusions of Law supporting the Board’s determination, as required by Section 163.3162(4). 
 
ATTACHMENTS 
1. Agricultural Enclave Certification Report 

A. Supporting Documents 
B. Documents Submitted by Applicant After Issuance of Letter 

2. Public Correspondence  
 



ATTACHMENT 1 
Agricultural Enclave 
Certification Report



 
 
October 14, 2026 
 
 
Robert Walters, Esq. 
Stearns Weaver Miller 
106 East College Avenue, Suite 700 
Tallahassee, FL 32301 
rwalters@stearnsweaver.com 
(850)-329-4851 
 
RE:  Agricultural Enclave Certification Report (ENCERT 2026-14 Osceola Lakes North) 

Parcel ID# 137241-0010 
      137241-0030 
      137080-0000 

 
Property Location: South of Wildwood Drive and north of Watson Road, approximately (1) mile west of US 
Highway 1 South. 
 
Dear applicant:  
 
This letter is in response to the application filed on September 14, 2026, for an Agricultural Enclave 
Certification pursuant to Section 163.3162, Florida Statutes. Within thirty (30) days after receipt of an 
application for Agricultural Enclave Certification, the County is required to provide the applicant with a 
written report detailing whether the application complies with the requirements of Section 163.3162(4)(a), 
Florida Statutes.  
 
Please find the required written report attached to this letter.  
 
If you have any questions regarding the attached report or need further assistance, I can be reached at 904-
209-0587 or tsteven@sjcfl.us 
 
Sincerely, 

 
Trevor Steven, Planner 
 
 
 
 
 
 
 

mailto:tsteven@sjcfl.us
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APPLICATION SUMMARY 
The applicant is seeking certification of an agricultural enclave for approximately 103.29 acres of land located 
south of Wildwood Drive and north of Watson Road, approximately one (1) mile west of US 1 S. 

 
 

Development Type Single Family Residential 
Total Acreage 103.29 acres 
Proposed Density Highest allowable adjacent density (6 

units per net acre) 
 
 

Parcel ID: Acres: Owner: Status: 
137241-0010 18.03 Geoffrey Young Undeveloped 
137241-0030 45.04 Osceola Lakes LLC, Geoffrey 

Young 
Undeveloped 

137080-0000 
40.22 

Osceola Lakes LLC, Geoffrey 
Young 

Undeveloped 

Total Acres: 103.29   
 
Eligibility Determination:  
According to Florida Statutes 163.3162(4)(a), an applicant may apply to the governing body of the local 
government for certification of the parcel(s) as an agricultural enclave as defined in s. 163.3164 if one or more 
adjacent parcels or an adjacent development permits the same density as, or higher density than, the proposed 
development. An applicant seeking such certification may not use the perimeter of another parcel certified by 
the local government as an agricultural enclave to meet the definition of the term “agricultural enclave.” 
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STAFF EVALUATION SUMMARY: 
Sections 163.3162 and 163.3164, Florida Statutes as amended by Chapter 2026-34, Laws of Florida, establishes 
a new process allowing property owners to request certification that a property qualifies as an Agricultural 
Enclave before pursuing development approvals. The application must be submitted to the local government 
and requires a determination that the property meets the statutory criteria for an Agricultural Enclave. The 
local governing body is responsible for reviewing the application and determining whether the application 
satisfies the statutory definition of “agricultural enclave” contained in section 163.3164(4), Florida Statutes, and 
approving or denying the certification through a public hearing.  
 
Staff reviewed the application materials submitted by the applicant together with available County records, 
including, as applicable, Property Appraiser records, recorded instruments, the Comprehensive Plan, the 
Future Land Use Map, zoning records, aerial imagery, Geographic Information System (GIS) mapping, and 
other relevant information to determine whether the application demonstrates that the subject property 
satisfies the statutory definition of an Agricultural Enclave under Sections 163.3162 and 163.3164, Florida 
Statutes. Based upon the application materials submitted and staff’s review, the application does not 
demonstrate that the subject property satisfies the statutory definition of an Agricultural Enclave 
under Section 163.3164(4), Florida Statutes.   
 
Pursuant to the public hearing process requirements of 163.3162(4), Florida Statutes, this application is 
scheduled to be heard by the Board of County Commissioners on November 3, 2026, to approve or deny 
certification of parcel(s) as an Agricultural Enclave. Pursuant to Section 163.3162, Florida Statutes, the Board 
of County Commissioners shall determine, based upon the entire record before it, whether the application 
demonstrates that the subject property satisfies the statutory definition of an Agricultural Enclave under 
Section 163.3164(4), Florida Statutes. In making that determination, the Board may consider the application 
materials, this written report, public comment, and any other competent evidence presented at the public 
hearing. 
 
Certification of an Agricultural Enclave constitutes a determination only that the subject property satisfies the 
statutory definition of an Agricultural Enclave under Section 163.3164(4), Florida Statutes. Certification does 
not approve a comprehensive plan amendment, rezoning, development order, site development plan, or 
authorize development. If certified, any subsequent application for development will be processed pursuant to 
section 163.3162(4), Florida Statutes. 
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Adjacent Development Map 

 
 

Adjacent Development Comparison 

Criteria 
North (across Wildwood 

Drive) 
East South West 

FLUM Residential-C (RES-C) Residential-B 
(RES-B) 

Residential-
B (RES-B) 

Rural/Silviculture (R/S) and 
Residential-C (RES-C) 

Zoning 

Wildwood Plantation 
Planned Unit Development 

(PUD), Ord. 2005-84, as 
amended 

Residential 
Single-Family 

(RS-2 and RS-3), 
Open Rural (OR) 

Open Rural 
(OR) 

Residential Single-Family (RS-2) and 
Rancho Del Mar Planned Unit 

Development (PUD) Ord. 2008-59 
(expired) 

Maximum 
Permitted 
Density 

RES-C: 
6.0 unit per net acre 

RES-B: 
2.0 unit per net 

acre 

RES-B: 
2.0 unit per 

net acre 

Per Ord. 2008-59 424 units: on 530.69 
acres = 1.25 units per acre (allowance no 

longer vested – PUD is expired) 
 

RES-C: 
6.0 unit per net acre 

Existing 
Development Yes 

Partial (along Pine 
Run Circle) No Partial 
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The applicant’s submittal documents may be found within Exhibit A - Supporting Documents attached to 
this letter. 
 
CRITERIA FOR ELIGIBILITY 
 

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

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

Applicant response: As provided within the applicant’s submittal documents, the applicant states in part: 
“The three parcels that make up the Subject Property are controlled by Osceola Lakes. See Exhibits 4 and 5. The legal 
description of the Subject Property and the warranty deeds are attached as Exhibits 7 and 9, respectively. Though the 
parcels have different owners, Osceola Lakes has control over the Subject Property per the terms of the Joint-Venture 
Agreement.  Supporting documentation demonstrating that  Osceola  Lakes controls the three parcels is attached as 
Exhibits 4, 5, and 10. 
 

As demonstrated by the Cross Purchase Agreement and the Joint Venture Agreement, Osceola Lakes, LLC as a single 
entity possesses the legal authority to control all ownership interests of all three parcels comprising the Subject Property 
and thus satisfies compliance with Section 163.3164(4)(a), Florida Statutes.” 

  
See Exhibit A - Supporting Documents attached to this letter to view the Exhibits provided by the applicant.  

 

Staff review: Section 163.3164(4)(a), Florida Statutes, requires that as of January 1, 2025, the parcel or parcels 
comprising the proposed Agricultural Enclave “are owned or controlled by a single person or entity.” The three 
parcels comprising the subject property are not owned by a single person or entity. Accordingly, the applicant 
relies upon the alternative statutory criterion of common control.  
 
County records reflect the following ownership history relevant to the parcels: 

 

- Parcel #137241-0010 (18.03 acres) - Ownership verified through review of St. Johns County records OR 5256 
PG 1007 to Geoffrey Young (100%). 
- Parcel #137241-0030 (45.04 acres) - Ownership verified through review of St. Johns County records OR 5256 
PG 1006 to Osceola Lakes LLC (50%) and Geoffrey Young (50%). 
- Parcel #137080-0000 (40.22 acres) - Ownership verified through review of St. Johns County records OR 
5256 PG 921 to Osceola Lakes LLC (50%) and Geoffrey Young (50%). 

 
The applicant submitted a Cross Purchase and Sale Agreement dated May 3, 2019, and a Joint Venture 
Agreement dated May 10, 2021, between Osceola Lakes, LLC, and Geoffrey Young. The Joint Venture 
Agreement expressly includes the subject parcels within the property governed by the agreement and provides 
Peter P. Legeza, Jr., in his capacity as controlling member and manager of Osceola Lakes, LLC, operational 
authority and control over the property. 
 
Specifically, paragraph 9 authorizes Legeza to direct agricultural operations, pursue development entitlements, 
submit land use and development applications, negotiate property sales, and undertake other actions related 
to the management, development, and disposition of the property. Paragraphs 8 and 10 further establish 
Young’s contractual obligations concerning conveyance of the property and cooperation in the exercise of that 
authority. 
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Although the agreements do not establish common ownership, they provide evidence of contractual control 
extending beyond the authority ordinarily conferred upon an owner’s designated agent for purposes of 
submitting a development application. 
 
The Joint Venture Agreement was executed before January 1, 2025; therefore, the applicant has demonstrated 
that the subject parcels were controlled by a single person or entity within the meaning of Section 
163.3164(4)(a), Florida Statutes. 
Finding: Based upon the application materials submitted and staff’s review, the application does demonstrate 
compliance with Section 163.3164(4)(a), Florida Statutes. 
 

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

Applicant response: As provided within the applicant’s submittal documents, the applicant states in part: “In 
compliance with Section 163.3164(4)(b), the three parcels have been in continuous use for bona fide agricultural purposes 
as a timber operation for the last seven decades.² Two of the parcels, Parcel ID Nos. 137080-0000 and 137241-0010 have 
received an agricultural classification from the St. Johns County Property Appraiser since at least 2018 and have been 
used as a timber operation for at least the last 30 years. See Exhibit 11. 
 

Parcel ID No. 1372410-0030 has received an agricultural classification from the St. Johns County Property Appraiser 
since at least 2018, except in 2022 due to a change in ownership. Despite the one-year lapse in agricultural classification 
simply because the classification was not applied for, the parcel continued to be utilized as a timber operation.³ Evidence 
of such operation has been extensively detailed in Exhibit 12. An overview of the agricultural classification of each parcel 
is attached in Appendix A. 
 

Irrespective of the binding determination by the St. Johns County Property Appraiser classifying the Subject Property as 
agricultural since 2023, because the property has been used for timber farming for at least the past seventy years, the 
property value is commensurate of other agricultural lands, the size of the property, and standard agricultural practices 
have been utilized, the Subject Property satisfies the factors in determining whether land is used for a bona fide 
agricultural purpose, and thus meets the requirement in (4)(b).” 

 
See Exhibit A - Supporting Documents to see the full explanation by the applicant related to the criteria for 
163.3164(4)(b).  

 

Staff review: Section 163.3164(4)(b), Florida Statutes, requires the subject property to have been in 
continuous use for bona fide agricultural purposes, as defined in Section 193.461, Florida Statutes, for the five-
year period preceding the date of the development application. Staff reviewed the applicant’s narrative, 
historical aerial photography, Forestry Management Plan, Property Appraiser records, and other materials 
submitted in support of the application. The application includes information intended to demonstrate 
historical silvicultural activities and long-term management of the property. 

 
Staff reviewed the applicant's submittal and notes that the applicant asserts compliance with the required 
condition for the three parcels under consideration for this application: Parcel 1372410030, Parcel 1372410010, 
and Parcel 137080000. Additionally, staff reviewed the St. Johns County Property Appraiser website and 
relevant St. Johns County Clerk of Courts records.  

 
Although Parcel 137241-0030 did not receive an agricultural classification for certain years following the 
parcel's creation, the absence of such classification does not, standing alone, establish that the property was 
not being used for bona fide agricultural purposes. The applicant asserts that timber operations continued 

https://www.leg.state.fl.us/STATUTES/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0193/Sections/0193.461.html
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during the relevant period. Accordingly, the determination must consider the evidence of actual agricultural 
activities, including the historical use of the property, forestry management documentation, aerial imagery, 
and other evidence of continuing timber operations. Parcel 1372410030 is a 45.04-acre parcel according to the 
St. Johns County Property Appraiser records.  42.59 acres of the parcel are classified as Timberland 80-89, and 
2.54 acres are classified as Timberlands Wetlands. Both classifications are agricultural. However, these 
classifications are only demonstrated for this parcel for the years 2023-2025. It appears from review of the 
deed recorded in Book 5256, Page 1006, of the Official Records of the St. Johns County Property Appraiser 
that the parcel was excised from Parcel 1372410010 in May  2021. In conversation with SJC Property Appraiser 
Staff, Parcel 1372410030 received no agricultural classification for 2021, as the sale happened mid-year, after 
the assessment period. In 2022, the applicant did not submit a request for Certification, but then did submit 
and received ag classification for 2023. They also stated that Parcel 1372410010, before its sale, was classified 
for Ag as indicated in the Historic Assessment for Parcel 1372410010. This appears to indicate Ag use, if not 
classification, for Parcel 1342410030. 

 
Parcel 1372410010 - Historical Assessment indicates 100% ag classification for at least 10 years. The historical 
agricultural classification supports the applicant's assertion of continuous agricultural use. Such classification 
was considered together with the submitted evidence of actual timber farming operations during the applicable 
five-year period. 

 
Parcel 137080000 - This parcel's historical assessment records identify approximately 29.1 acres classified as 
timberland and approximately 11.11 acres classified as Marsh and Tidal Lands. The absence of agricultural 
classification for the latter acreage does not independently establish that those lands were excluded from the 
agricultural operation. The applicant submitted forestry management documentation, historical aerial 
imagery, and other evidence to demonstrate the nature and extent of agricultural use of those lands during the 
applicable period.  Staff is unable to verify continuous bona fide agricultural use for the 11.11 acres of Marsh 
and Tidal Lands, and the Forest Management Plan does not specifically address this portion of the property, 
nor does it address why this portion of the property is assessed differently. Despite the existence of a Forest 
Management Plan, which, along with other relevant documents, is reviewed by the Property Appraiser when 
it assesses agricultural properties, the 11.11 acres of property is not designated as Timberland Wetlands or a 
similar Agricultural Classification. Additionally, aerial photography from 2026 of the subject parcel does not 
indicate or demonstrate that it has been replanted since it was cleared in 2022 and 2023.  Additionally, staff is 
unable to find any evidence submitted by the applicant that such a replanting has occurred on the property.  

 
In summary, historical Property Appraiser records reflect agricultural classification of all or portions of the 
subject parcels during the applicable period. However, agricultural classification is not necessarily 
determinative of whether the property was continuously used for bona fide agricultural purposes as defined 
in Section 193.461, Florida Statutes. The applicant submitted evidence of historical timber farming operations, 
including forestry management information and supporting documentation. Although the application 
contains evidence of historical timber farming and agricultural classification, the record does not sufficiently 
establish continuous bona fide agricultural use of the entire subject property during the applicable five-year 
period, particularly with respect to a portion of Parcel 137080-0000, which has not received agricultural 
classification for the entire property nor demonstrated that it has been utilized for agricultural purposes since 
harvest in 2022 and 2023. 
 
Based on the foregoing, staff is unable to verify that the entirety of the subject property has been in continuous 
bona fide agricultural use for a period of five (5) years before the date of any comprehensive plan amendment 
or development application. 
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Finding: Based upon the application materials submitted and staff’s review, the application does not 
demonstrate compliance with Section 163.3164(4)(b), Florida Statutes. 
 

C.    1. Are surrounded on at least 75 percent of their perimeter by: 
a. A parcel or parcels that have existing industrial, commercial, or residential development;  
b. A parcel or parcels that the local government has designated, in the local government’s zoning 

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

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

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

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

 

Applicant response: As provided within the applicant’s submittal documents, the applicant states “Per the 
perimeter analysis detailed in Exhibit 8⁵, the total perimeter of the Subject Property is approximately 12,950.44 feet, of 
which approximately 85.97% of the perimeter is surrounded by parcels designated on the FLUM⁶ as land to be developed 
for industrial, commercial, or residential, and 100% of its perimeter by parcels designated on the Zoning Map⁷ as land to 
be developed for industrial, commercial, or residential purposes. Further, 58.02% of the Subject Property’s perimeter is 
surrounded by parcels developed with existing industrial, commercial, or residential development. See Exhibit 15. Thus, 
the Subject Property qualifies under the requirements of paragraph (4)(c)1.b. “ 
 

“Per the perimeter analysis detailed in Exhibit 8, the subject parcel is 103.29 acres in size and thus less than the 700 acre 
threshold. The total perimeter of the Subject Property is approximately 12,950.44 feet. As 85.97% of the surrounding 
parcels are designated on the FLUM as land to be developed for industrial, commercial, or residential, and also are within 
St. Johns County’s Development Area Boundary, which meets the definition of an urban service area, line, or boundary, 
the Subject Property meets the 50% threshold for both requirements.” 
 

“Thus, the Subject Property complies with Section 163.3164(4)(c)1.b. and 2.” 
 

See Exhibit A - Supporting Documents attached to this letter for the supporting documents provided by 
the applicant.  

 

Staff review:  
The Applicant has indicated the subject property meets the location and perimeter test under both section 
163.3164(4)(c)1.b. and 163.3164(4)(c)2., Florida Statutes.  Since thee parcels were described by their Parcel Id 
Nos.,  the Property Appraiser's Parcel layer was used for the perimeter calculations. Based on this information, 
Staff review of the property boundaries confirms the findings presented by the applicant, for qualifying under 
section 163.3164(4)(c)1.b., indicating that more than 75% of the perimeter of the subject property adjoins future 
land use designations designated for industrial, commercial, or residential development (Residential-B and 
Residential-C at 85.99%). Additionally, staff review shows that over 75% of the property's perimeter borders 
zoning designations designated for industrial, commercial, or residential development (PUD, OR, RS-2, and 
RS-3 at 83.9%). It is also noted that approximately 2,083.9 feet of the perimeter borders an expired PUD, which 
has been excluded from the calculation. Finally, the applicant has demonstrated that at least 50% of the 
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property's perimeter is bordered by existing residential development (58.02%). The adjacent Future Land Use 
and existing development map, as provided by the applicant, can be seen on page 4 along with Exhibit A - 
Supporting Documents.  
 
The subject property also appears to meet the criteria of section 163.3164(c)2 as illustrated in the Adjacent 
Property – Urban Service District Calculation map below: 
 

Adjacent Property – Urban Service District Calculation: 

 
 

Finding: Based upon the application materials submitted and staff’s review, the application does demonstrate 
compliance with Section 163.3164(4)(c)1.b, Florida Statutes. 
 

(c) Have public services, including water, wastewater, transportation, schools, and recreation facilities, 
available or such public services are scheduled in the capital improvement element to be provided by 
the local government or can be provided by an alternate provider of local government infrastructure 
in order to ensure consistency with applicable concurrency provisions of s. 163.3180, or the applicant 
offers to enter into a binding agreement to pay for, construct, or contribute land for its proportionate 
share of such improvements;  

 

Applicant response: As provided within the applicant’s submittal documents, the applicant states “The Subject 
Property has the required existing public services, including but not limited to, water, wastewater, transportation, schools, 
and recreation facilities, or such services are scheduled, including an existing easement with St. Johns County. See Exhibits 
14 and 15. To the extent necessary, the Land Trust will negotiate in good faith with the County to comply with all 
statutory requirements for public facilities and services. 
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Staff review: The Applicant's submittal package indicates willingness to enter into an agreement. The 
developer should request a letter of availability to understand the necessary improvements required to provide 
water, wastewater, and reclaimed water service to the development. Expired letters of availability must be 
updated with current conditions and requirements. Depending on the applicant’s density, nearby 
infrastructure does not guarantee available capacity. 

 

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

 
(d) Not exceeding 1,280 acres; however, if the parcel or parcels are surrounded on at least 75 percent of 

their perimeter by existing or authorized residential development that will result in a density at 
buildout of at least 1,000 residents per square mile, the area must be determined to be urban and the 
parcel or parcels may not exceed 4,480 acres; and 
 

Applicant response: The applicant states that the subject property is approximately 40 acres in size and thus 
does not exceed the 1,280-acre threshold. 

 
Staff review: Review of the application and supporting documents confirms the parcel is less than 1,280 acres. 

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

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

Applicant response: As provided within the applicant’s submittal documents, the applicant provides a recent 
official population estimate prepared by the Florida Office of Economic and Demographic Research (EDR) for 
St. Johns County is 348,131 persons (2025 estimate). See Exhibit A – Supporting Documents attached to 
this letter. 

 

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

Finding: Based upon the application materials submitted and staff’s review, the application does demonstrate 
compliance with Section 163.3164(4)(f), Florida Statutes. 
 
CONCLUSION  
Based upon the application materials submitted by the applicant and the information reviewed by County staff, 
the application does not appear to satisfy the statutory definition of an agricultural enclave 
contained in Section 163.3164(4), Florida Statutes, and the certification requirements of Section 163.3162(4)(a), 
Florida Statutes. 
 
This report constitutes staff’s preliminary evaluation required by Section 163.3162(4)(a), Florida Statutes. The 
Board of County Commissioners must conduct a public hearing and consider the application, this report, and 
any additional evidence presented before determining whether the subject parcel(s) satisfy the statutory 
definition of an agricultural enclave and whether certification should be approved or denied. 
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Robert Walters 
106 East College Avenue, Suite 700 

Tallahassee, FL 32301 
   Direct: (850) 329-4851  

Email: rwalters@stearnsweaver.com  

 

 

September 11, 2026 
 
St. Johns County 
Board of County Commissioners  
500 San Sebastian View 
St. Augustine, FL 32084 
 

Re: Osceola Lakes - Certification of Parcels as Agricultural Enclave Pursuant to 
Sections 163.3162(4) and 163.3164(4), Florida Statutes  

 
Chair Murphy,  
 
 On behalf of the Osceola Lakes, LLC , please accept this application as 
an official request per Sections 163.3162(4) and 163.3164(4), Florida Statutes, as amended by 
Chapter 2026-34, Laws of Florida, for certification of three undeveloped parcels 

as an agricultural enclave. The Subject Property meets the amended definition of an 
agricultural enclave as explained in the attached application and exhibits. Osceola Lakes looks 
forward to working with St. Johns County through this process.  
 

Thank you,   
 
/s/ Robert J. Walters 
Robert J. Walters, Esq.  
Stearns Weaver Miller, P.A. 
Email: rwalters@stearnsweaver.com  
       
Counsel for Osceola Lakes, LLC  
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APPLICATION SUMMARY 
 

Project Name: Osceola Lakes North 
  

Applicant: Osceola Lakes, LLC 
  

Authorized Representative: Stearns Weaver Miller, P.A. 
 
Robert J. Walters, Esq.  
106 E. College Avenue, Suite 700 
Tallahassee, Florida 32301 
Direct: (850) 329-4851 
Email: rwalters@stearnsweaver.com  

  
Property: St. Johns County Property Appraiser Parcel ID Nos.: 

 
 1370800000 
 1372410030 
 1372410010 

 
Size: 103.29 acres 

  
Application Type: Certification of Three Parcels as Agricultural Enclave Per 

Sections 163.3162(4) and 163.3164(4), Florida Statutes 
  

Application Date: September 11, 2026 
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PROPOSED DEVELOPMENT 

Project Name:  Osceola Lakes North 

Subject Property: St. Johns County Property Appraiser Parcel ID Nos.: 
 1370800000 
 1372410030 
 1372410010 

 

Size: 103.29 acres 

Surrounding Qualifying 
Parcel Designations: 

Residential-C & Residential-B 
 

Surrounding Qualifying 
Parcel Allowable 

Uses/Intensities and Densities:  

 Residential, including single-family and multi-family, up to 6 units per 
acre. 

 Cultural/Institutional 
 Outdoor/Passive 
 Neighborhood Public Service 
 Public or private elementary schools, middle schools, and high schools 

Proposed Development: Osceola Lakes seeks to develop the Subject Property not to exceed the 
highest allowable densities for the surrounding parcels. The Subject Property 
will include a combination of the following:  
 

 Residential: Single-Family Residential Up to 6 units per acre 
 Other Uses Permitted under Residential-C 

 
Upon certification as an agricultural enclave, Osceola Lakes will submit 
development plans to the County as required by Section 163.3162(4)(e), 
further detailing the proposed development.  
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Exhibit List 

Exhibit Description 
1.  Chapter 2026-34, Laws of Florida 
2.  Sections 163.3162(4) & 163.3164(4) (Amended) 
3.  Osceola Lakes Articles of Incorporation 
4.  Osceola Lakes Joint Venture Agreement 
5.  Cross Purchase Agreement 
6.  Owners Affidavit 
7.  Legal Description of Subject Property 
8.  Osceola Lakes North Map 
9.  Warranty Deed  
10.  Peter Legeza Affidavit 
11.  St. Johns County Property Appraiser  Ag. Classification 
12.  Bona Fide Agricultural Purpose Analysis 
13.  Billy Lipthrott Affidavit 
14.  Osceola Lakes North  Aerials 
15.  Existing Development Table 
16.  Water and Sewer Availability 
17.  Office of Economic and Demographic Research Population Estimates 
18.  Timber Sale Contract 
19.  2023 Timber Sales 
20.  2024/2025 FMP 
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I. Introduction 
 

A. Background 
 
Senate Bill 686 (2026)  became effective on July 1, 2026. See Exhibit 1. SB 

686 amended Section 163.3164(4), Florida Statutes, and 
amended the per Section 163.3162. A 
property owner seeking to certify a parcel or parcels as an agricultural enclave under the amended 
provisions must meet the requirements in Section 163.3164(4)(a)-(f). The amended language is 
attached as Exhibit 2.  
 

B. Subject Property 
 
Osceola Lakes controls the Subject Property. See Exhibits 3, 4, 5, and 6. The three parcels 

for the Subject Property are:  
 

 1370800000 
 1372410030 
 1372410010 

 
The legal description of the Subject Property is attached as Exhibit 7.  
 

C. Certification Request Process 
 

Osceola Lakes seeks to certify three parcels totaling approximately 103.29 
pursuant to the amended process in Section 163.3162(4). See 

Exhibit 8. The amended process allows for an applicant to submit to the governing body of St. 
Johns  parcels that meet the amended definition. Within 30 days after submittal 
of the request, the County shall then provide a written report detailing whether the application 
meets the requirements. Within 30 days of delivery of the written report, the County shall then 
hold a public hearing approving or denying the application.  

 
D. Subject Property Meets Certification Requirements 

 
The Subject Property meets the statutory definition of an agricultural enclave as follows: 
  

As of January 1, 2025, the Subject Property: 
 

 Contains only undeveloped parcels located in unincorporated St. Johns County. 
 

 Is controlled by a single entity.  
 

 Has been in continuous use for bona fide agricultural purposes for five years before 
submission of this application.  

 
 Meets two qualifying perimeter criteria: 
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o The three parcels are surrounded by at least 75 percent of their perimeter by
parcels designated on the FLUM and zoning map as land to be developed
for industrial, commercial, or residential, and 50 percent of such parcels are
developed.

o The three parcels are less than 700 acres in size and 50 percent of the Subject

land to be developed for industrial, commercial, or residential, and 50
er is surrounded by parcels within

an urban service district, area, or line.

Has the necessary public services (transportation, potable water, sanitary sewer,
schools, and parks) and/or Osceola Lakes will negotiate in good faith with the County
in compliance with statutory requirements.  Drainage will be provided on-site.

Does not exceed 1,280 acres.

Is located within a county with a population of less than 1,750,000 people.

Because the Subject Property meets the statutory definition of an agricultural enclave, the 
County must provide a written report within 30 days after receipt of this application confirming 
the requirements have been met. The County shall then hold a public hearing to approve the 
certification request. After receiving certification from the St. Johns County Board of County 
Commissioners, Osceola Lakes will then utilize the process for receiving entitlements matching 
surrounding developments and submit development plans which are consistent with the land use 
requirements, or future land use designations, including uses, density, and intensity, of one or more 
adjacent parcels or an adjacent development. 

II. Analysis

The Subject Property meets the statutory definition as amended by SB 686 because it meets
the requirements in Section 163.3164(4)(a)-(f). The three parcels within the Subject Property are 
all undeveloped and located within unincorporated St. Johns County.  

(a) The three parcels that make up the Subject Property are controlled by Osceola Lakes. See
Exhibits 4 and 5. The legal description of the Subject Property and the warranty deeds are
attached as Exhibits 7 and 9, respectively. Though the parcels have different owners,
Osceola Lakes has control over the Subject Property per the terms of the -
Venture Agreement. Supporting documentation demonstrating that Osceola Lakes 
controls the three parcels is attached as Exhibits 4, 5, and 10.

The breakdown of the ownership of the three parcels is the following:
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Parcel ID No. Ownership Controlled by Acres 

137241-0030 Osceola Lakes LLC and Geoffrey Young Osceola Lakes 45.04 

137241-0010 Geoffrey Young Osceola Lakes 18.03 

137080-0000 Osceola Lakes LLC and Geoffrey Young Osceola Lakes 40.22 

Total 103.3 

Osceola Lakes, LLC was created in 2017. Peter Legeza is the only owner and member of 
the LLC. See Exhibit 10. Parcel ID Nos. 137241-0030 and 137080-0000 were subject to a 
Cross Purchase Agreement entered into on May 3, 2019 between Osceola Lakes LLC, 
Geoffrey Young, and Carolyn Young.1 See Exhibit 5. 

Subsequent to the Cross Purchase Agreement, Osceola Lakes, under the control of Peter 
Legeza, and Mr. Young entered into a Joint Venture Agreement on May 10, 2021. See 
Exhibit 4. The JV Agreement served two purposes. First, it established that the property 
subject to the Cross Purchase Agreement and Parcel ID No. 137241-0010 fell under the 
purview of the JV.  

See Exhibit 4 at ¶4. 

1 Ms. Young passed away on July 10, 2020. 
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Second, it gave control to Pete Legeza, as the manager and owner of Osceola Lakes, to 
decide when to develop the property subject, which includes Parcel ID Nos. 137241-0030, 
137080-0000, and 137241-0010, to the purview of the JV Agreement. 

See Exhibit 4 at ¶9. 

As demonstrated by the Cross Purchase Agreement and the Joint Venture Agreement, 
Osceola Lakes, LLC as a single entity possesses the legal authority to control all ownership 
interests of all three parcels comprising the Subject Property and thus satisfies compliance 
with Section 163.3164(4)(a), Florida Statutes.  

(b) In compliance with Section 163.3164(4)(b), the three parcels have been in continuous use
for bona fide agricultural purposes as a timber operation for the last seven decades.2 Two
of the parcels, Parcel ID Nos. 137080-0000 and 137241-0010 have received an agricultural
classification from the St. Johns County Property Appraiser since at least 2018 and have
been used a timber operation for at least the last 30 years. See Exhibit 11.

Parcel ID No. 1372410-0030 has received an agricultural classification from the St. Johns
County Property Appraiser since at least 2018, except in 2022 due to a change in
ownership. Despite the one-year lapse in agricultural classification simply because the

2 A comprehensive video showing the work that has occurred on the property over the past 5 years 
can be found at the following sharefile link: https://stearnsweaver.sharefile.com/d-
s321aa84dd0d2486492860acd0c3a5397. 
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classification was not applied for, the parcel continued to be utilized as a timber operation.3 
Evidence of such operation has been extensively detailed in Exhibit 12. An overview of 
the agricultural classification of each parcel is attached in Appendix A.  

Section 163.3164(4)(b) does not require that a parcel seeking certification have an 
agricultural classification, but such classification creates a per se affirmation that the parcel 
is used for a bona fide agricultural purpose.4 If a parcel was not classified agricultural by 
the Property Appraiser, then a separate analysis to determine compliance must be made. 
An in-depth analysis of the history of all three parcels as timber farms has been included 
as Exhibit 12, in addition to a letter from and affidavit by Billy Lipthrott attesting to the 
analysis of the three parcels as Exhibit 13. Because all three parcels have been utilized for 
bona fide agricultural purposes as a specified by Section 193.461, and required by Section 
163.3164(4)(b), the Subject Property is in compliance.  

Under the separate statutory analysis, Section 193.461, Florida Statutes, 
as and the following factors, 

which the Subject Property satisfies, may be taken into consideration in making that 
determination: 

The length of time the land has been so used. For over 70 years, the Subject Property
has been used continuously as a timber farm and has continued to be utilized as
such, as supported by the aerial photography attached to Exhibit 14. Further
analysis on a parcel by parcel basis is provided in Exhibit 11.

Whether the use has been continuous. The Subject Property has remained a timber
farm for over 70 years and Osceola Lakes presently continues that usage. Further
analysis on a parcel by parcel basis is provided in Exhibit 11.

3 Florida courts have long recognized the distinction between timber operations and typical row 

See Conrad v. Sapp, 252 So. 2d 225, 227 (Fla. 1971) Is proof required that the landowner must 
embark upon a program of land preparation, planting of trees and cultivation of same as is requisite 

Greenwood v. Oates, 251 So. 2d 665 (Fla. 1971). Timber 
operations, unlike row crop farming, do not require the same level of maintenance because trees 
can take decades to mature especially if stands are left to naturally seed after a harvest occurred. 
It would be illogical to conclude that a timber operation harvested for mature trees was not used 
for a bona fide agricultural purpose in the years preceding the harvest.   

4 
Straughn v. Tuck, 354 So. 2d 368, 371 (Fla. 1977). Section 193.461, Florida Statutes, 

requires property appraisers to make a yearly determination as to whether lands are being used for 
a bona fide agricultural purpose, and such property appraisers have a duty to analyze the evidence 
presented by the applicant. Id. 

See Sheik 
Island Farm, Inc. v. Covington Farm, Inc., 429 So. 3d 1095, 1104 (Fla. 2d DCA 2026). 
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The purchase price paid. The purchase price of each parcel is commensurate with
the asking price for agricultural use. Further analysis on a parcel by parcel basis is
provided in Exhibit 11.

Size, as it relates to specific agricultural use, but a minimum acreage may not be
required for agricultural assessment. The Subject Property for this application
encompasses approximately 103 acres, which is commensurate with other timber
farms. Further analysis on a parcel by parcel basis is provided in Exhibit 11.

Whether an indicated effort has been made to care sufficiently and adequately for
the land in accordance with accepted commercial agricultural practices, including,
without limitation, fertilizing, liming, tilling, mowing, reforesting, and other
accepted agricultural practices. As provided in detail in Exhibit 11, Osceola Lakes
and the prior owners have made continuous efforts to maintain the three parcels as
timber farms, including but not limited to cuttings, replanting, and other
documented activity for a timber operation.

Irrespective of the binding determination by the St. Johns County Property Appraiser 
classifying the Subject Property as agricultural, because the Subject Property has been used 
for silviculture for at least the past seventy years, the property value is commensurate of 
other agricultural lands, the size of the property, and standard agricultural practices have 
been utilized, the Subject Property satisfies the factors in determining whether land is used 
for a bona fide agricultural purpose, and thus meets the requirement in (4)(b).  

(c) In order to meet the definition of an agricultural enclave, such parcel or parcels must meet
one of the five conditions found in paragraph (4)(c). The Subject Property meets the
requirement in paragraph (4)(c)1.b. and (4)(c)2. See Exhibit 8.

(4)(c)1.b. Per the perimeter analysis detailed in Exhibit 85, the total perimeter of the
Subject Property is approximately 12,950.44 feet, of which approximately 85.97% of the
perimeter is surrounded by parcels designated on the FLUM6 as land to be developed for
industrial, commercial, or residential, and 100% of its perimeter by parcels designated on
the Zoning Map7 as land to be developed for industrial, commercial, or residential
purposes. Further, 58.02% of  perimeter is surrounded by parcels

5 The perimeter analysis was conducted utilizing GIS software and publicly available information 
from the St. Johns County Property Appraiser and St. Johns County. The analysis overlayed the 

Boundary, and other information. 
The analysis then calculated the qualifying perimeters and determined the qualifying percentages. 

6 Ordinance 2010-38 established the current FLUM designations utilized in this analysis. 

7 Zoning Ordinances 2008-59, 1987-35, 2005-84, 1982-50, and 2006-100 were verified and 
utilized in this analysis.  



Agricultural Enclave Certification - Osceola Lakes North 
Page 11

developed with existing industrial, commercial, or residential development. See Exhibit 
15. Thus, the Subject Property qualifies under the requirements of paragraph (4)(c)1.b.

(4)(c)2. Per the perimeter analysis detailed in Exhibit 8, the subject parcel is 103.29 acres 
in size and thus less than the 700 acre threshold. The total perimeter of the Subject Property 
is approximately 12,950.44 feet. As 85.97% of the surrounding parcels are designated on 
the FLUM as land to be developed for industrial, commercial, or residential, and also are 

urban service area, line, or boundary, the Subject Property meets the 50% threshold for 
both requirements.  

Thus, the Subject Property complies with Section 163.3164(4)(c)1.b. and 2. 

(d) The Subject Property has the required existing public services, including but not limited
to, water, wastewater, transportation, schools, and recreation facilities, or such services are
scheduled. See Exhibit 16. To the extent necessary, Osceola Lakes will negotiate in good
faith with the County to comply with all statutory requirements for public facilities and
services.

(e) The Subject Parcel is approximately 103.29 acres in size and thus does not exceed the
1,280-acre threshold.

(f) Per Office of Economic and Demographic Research estimates, St. Johns County
population is 348,131 as of April 1, 2025. See Exhibit 16.

III. Conclusion

The Subject Property must be certified as an agricultural enclave upon request of an
applicant to the County because it meets the amended statutory definition in Section 163.3164(4), 
Florida Statutes. Upon receipt of this application and within 30 days, the County shall provide a 
written report determining whether the County agrees with the analysis in this Application. 
Osceola Lakes looks forward to working with the County through this process and can provide 
additional information to confirm the Subject Property meets the amended statutory definition, as 
needed.  
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Appendix A 

Parcel ID No. 137241-0010 
Year Ag. Classification Additional Justification 
2021 Yes After Osceola Lakes took over control of the property 

through a Joint Venture with Mr. Young, Mr. Legeza began 
maintaining the property. Mr. Legeza documented much of 
this activity through photos, which have been geotagged to 
the specific parcel. 

2022 Yes Exhibit 18  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property; the 
harvest occurred in 2023. 

2023 Yes Exhibit 19  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased and 
harvested from the property by Gator Timber.  

2024 Yes Exhibit 20  2024/2025 FMP 
Osceola Lakes commissioned a Forestry Management Plan 
for the property in consultation with RWS Forest Services 
for the continued maintenance and harvest of the property.   

2025 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

Parcel ID No. 137241-0030 
Year Ag. Classification Additional Justification 
2021 Yes (Under Prior 

Parcel ID No.) 
After Osceola Lakes was deeded a 50% ownership interest 
in the property, Mr. Legeza began maintaining the property. 
Mr. Legeza documented much of this activity through 
photos, which have been geotagged to the specific parcel. 

2022 No Application 
Submitted 

Exhibit 18  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property; 
the harvest occurred in 2023. 

2023 Yes Exhibit 19  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased and 
harvested from the property by Gator Timber.  

2024 Yes Exhibit 20  2024/2025 FMP 
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Osceola Lakes commissioned a Forestry Management Plan 
for the property in consultation with RWS Forest Services 
for the continued maintenance and harvest of the property.   

2025 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

Parcel ID No. 137080-0000 
Year Ag. Classification Additional Justification 
2021 Yes Continued use of the property as a timber operation and 

continued approval by the Property Appraiser as 
agricultural.  

2022 Yes Exhibit 18  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property; 
the harvest occurred in 2023. 

2023 Yes Exhibit 19  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased and 
harvested from the property by Gator Timber.  

2024 Yes Exhibit 20  2024/2025 FMP 
Osceola Lakes commissioned a Forestry Management Plan 
for the property in consultation with RWS Forest Services 
for the continued maintenance and harvest of the property.   

2025 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

#15060969 v2 













163.3162 Agricultural lands and practices.   

(4) PUBLIC HEARING PROCESS.  

(a) Notwithstanding any other law or local ordinance, resolution, or regulation, the owner 

to the governing body of the local government for certification of the parcel or parcels as an 
agricultural enclave as defined in s. 163.3164 if one or more adjacent parcels or an adjacent 
development permits the same density as, or higher density than, the proposed development. An 
applicant seeking such certification may not use the perimeter of another parcel certified by the 

 

government shall provide to the applicant a written report detailing whether the application 
complies with the requirements of paragraph (a). 

(c) Within 30 days after the local government provides the report required under 
paragraph (b), the local government shall hold a public hearing to approve or deny certification 
of the parcel or parcels as an agricultural enclave. If the local government does not approve or 
deny certification of the parcel or parcels as an agricultural enclave within 90 days after receipt 
of the application, the parcel or parcels must be certified as an agricultural enclave. 

(d) If the application is denied, the governing body of the local government must issue its 
decision in writing with detailed findings of fact and conclusions of law. The applicant may seek 
review of the denial by filing a petition for writ of certiorari in the circuit court within 30 days 
after the date the local government renders its decision. 

(e) If the application is approved, the owner of the parcel or parcels certified as an 

development plans for single-family residential housing which are consistent with the land use 
requirements, or future land use designations, including uses, density, and intensity, of one or 
more adjacent parcels or an adjacent development. A development for which plans are submitted 
under this paragraph must be treated as a conforming use, notwithstanding the local 

an agricultural enclave affects an established wildlife corridor, the local government is 
encouraged to incorporate site design measures that maintain habitat permeability, including 
clustering, open space retention, and wildlife crossing accommodations, where feasible. 

(f) A local government may not enact or enforce a law or regulation for an agricultural 
enclave which is more burdensome than for other types of applications for comparable uses or 
densities. A local government shall treat an agricultural enclave that is adjacent to an urban 
service district as if such enclave is within the urban service district. 

 



under paragraph (e), the local government and the owner of the parcel or parcels certified as an 
agricultural enclave must agree in writing to a process and schedule for information submittal, 
analysis, and final approval, which may be administrative in nature, of the development plans. 
The local government may not require the owner to agree to a process that is longer than 180 
days in duration or that includes further review of the plans in a quasi-judicial process or public 
hearing.  

(h) Notwithstanding paragraph (e), a parcel or parcels certified as an agricultural enclave 
as defined in s. 163.3164(4)(c)1.c. which are adjacent to an interstate highway may be developed 
for commercial, industrial, or single-family residential purposes if one or more adjacent parcels 
or an adjacent development permits the same density or intensity as the proposed development. 

(i) Nothing within this subsection relating to agricultural enclaves shall preempt or 
replace any protection currently existing for any property located within the boundaries of any of 
the following areas: 

1. The Wekiva Study Area, as described in s. 369.316. 
2. The Everglades Protection Area, as defined in s. 373.4592(2). 
3. Any area of critical state concern, as designated in s. 380.055, s. 380.0551, s. 380.0552, s. 

380.0553, or s. 380.0555. 
4. Any portion of a property encumbered by a recorded conservation easement as defined in 

s. 704.06. 
5. A military installation or range identified in s. 163.3175(2). 

 
163.3164 Community Planning Act; definitions. As used in this act: 
 
(4) 
January 1, 2025: 
 

(a) Are owned or controlled by a single person or entity; 
 
(b) Have been in continuous use for bona fide agricultural purposes, as defined by s. 

193.461, for a period of 5 years before the date of any comprehensive plan amendment or 
development application; 

 
(c)1. Are surrounded on at least 75 percent of their perimeter by: 
 

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

be developed for industrial, commercial, or residential purposes, and at 



least 50 percent of such parcel or parcels is existing industrial, 
commercial, or residential development; or 
 
c. A combination of an interstate highway and a parcel or parcels that are 
within an urban service district, area, or line and that the local government 

is to be developed for industrial, commercial, or residential purposes; 
 

2. Do not exceed 700 acres and are surrounded on at least 50 percent of their 
perimeter by a parcel or parcels that the local government has designated on the 

industrial, commercial, or residential purposes; and the parcel or parcels are 
surrounded on at least 50 percent of their perimeter by a parcel or parcels within 
an urban service district, area, or line; or 
 
3. Are located within the boundary of an established rural study area adopted in 

with residential uses; 
 

(d) Have public services, including water, wastewater, transportation, schools, and 
recreation facilities, available or such public services are scheduled in the capital improvement 
element to be provided by the local government or can be provided by an alternative provider of 
local government infrastructure in order to ensure consistency with applicable concurrency 
provisions of s. 163.3180, or the applicant offers to enter into a binding agreement to pay for, 
construct, or contribute land for its proportionate share of such improvements;  
 

(e) Do not exceed 1,280 acres; however, if the parcel or parcels are surrounded on at 
least 75 percent of their perimeter by existing or authorized residential development that will 
result in a density at buildout of at least 1,000 residents per square mile, the area must be 
determined to be urban and the parcel or parcels may not exceed 4,480 acres, unless such parcel 
or parcels exceeding 1,280 acres are within the affected counties covered by the water protection 
plan specified in s. 373.4595(4)(c); and 

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

of this subsection, population is determined in accordance with the most recent official estimate 
pursuant to s. 186.901. 
 
Where a right-of-way, body of water, or canal exists along the perimeter of a parcel, the 
perimeter calculations of the agricultural enclave must be based on the adjacent parcel or parcels 
across the right-of-way, body of water, or canal. 
 
 
 



The amendments made by this act to ss. 163.3162(4) and 163.3164(4), Florida Statutes, shall 
expire January 1, 2028, and the text of those subsections shall revert to that in existence on June 
30, 2026, except that any amendment to such text enacted other than by this act shall be 
preserved and continue to operate to the extent that such amendment is not dependent upon the 
portions of text which expire pursuant to this section. 
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Bona Fide Agricultural Purpose Analysis 

Executive Summary: Pete Legeza requested an analysis regarding the historical and continued 
use of three parcels in St. Johns County for compliance with section 193.461, Florida Statutes. 
Based upon my professional experience as a forest management expert in addition to my first-
hand knowledge of each of the three parcels, it is my professional opinion that the three parcels 
meet the statutory criteria as they have been used as an active timber farm for at least the past 
seventy years, the property value is commensurate of other agricultural lands, the size of the 
property, and standard agricultural practices have been utilized.  

Background: I currently serve as Principal of The Southern Land Management Services, LLC 
and previously worked for Rayonier. During my career with Rayonier, I managed timber 
properties in St. Johns County and four other Florida counties, including Rayonier timberlands 
located immediately west and south of the property referenced herein. My resume is attached as 
Attachment 1.  

Throughout my career, I have managed all aspects of forestry operations, with expertise in 
timber harvesting, silviculture, timber establishment, road and firebreak maintenance, site 
preparation, and related forestry activities. I am thoroughly familiar with accepted and industry-
standard practices for commercial timber farming and forest management in Florida. During my 
tenure with Rayonier, I was directly responsible for the planting, maintenance, management, and 
harvesting of timber across hundreds of thousands of acres and was responsible for the planting 
of more than 75,000,000 seedlings during my career with them. 

In addition to my professional familiarity with the area, I have lived for many years in the 
neighborhood immediately adjacent to the subject property and have hunted the adjoining 
timberlands as a member of a local hunt club. As a result of both my professional responsibilities 
and my longstanding personal familiarity with the surrounding lands, I am intimately familiar 
with the subject property, the adjoining timberlands, and the history and characteristics of 
forestry operations in this immediate area. 

In preparing this analysis, I reviewed and evaluated extensive historical documentation 
concerning the forestry and silvicultural activities conducted on each of the three parcels. These 
materials include historical aerial photographs, forest management plans, planting records, 
timber sale contracts, timber harvest and replanting records, agricultural classification 
(Greenbelt) applications, timber sale logs, correspondence with Greg Dunn, a Senior Forester 
with the State of Florida, detailed expense records documenting ongoing silvicultural activities, 
and photographs and videos documenting forestry and silvicultural work performed on the 
subject parcels. 
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Together with my firsthand knowledge of the three parcels individually and my analysis and 
review of the supporting documents, I firmly attest that all three parcels have been in continuous 
use as a timber farm for at least the past 30 years, and because of such knowledge and expertise, 
the three parcels meet the bona fide agricultural purpose criteria in section 193.461, Florida 
Statutes. 

Overview of Timber Operations: Timber operations, unlike other forms of agricultural 
operations, do not require daily maintenance. Instead, they are operations that require steady 
investments over a 10-to-25-year period, and typically longer, as trees mature and ready for 
harvest. Once the initial investments have been made during the first few years as the new trees 
establish, the hands-on nature to maintain the property lessens as the trees mature over the next 
decade or more. During the period of time when trees have matured, the property owner, in 
consultation with forestry management professionals, will then evaluate when and how to 
conduct a harvest on all or portions of the property, and then start the process of replanting. 
Timber operations can consist of stands that are the same age (even-aged stand management) or 
varying groupings of mature and young trees (un-even stand management) depending on the type 
of harvesting and regeneration methods recommended by the management professionals. See 
Attachment 2. Thus, even if the first planting occurred 30 years ago, there can be clusters of 
trees ranging from 5 to 10 to 15 years depending on when the first harvest occurred and then 
when subsequent replanting took place.  

Supporting Documentation 
Attachment Description 

1. Billy Lipthrott Resume 
2. Uneven Aged Management - UF (https://programs.ifas.ufl.edu/florida-land-

steward/forest-management/uneven-aged-management/#d.en.789357) 
3. Warranty Deed OR 1378 PG 1790 - Stevens to Youngs 
4. Parcel ID No. 137240-0020 Tax History 
5. Warranty Deed - Young to Osceola Lakes 
6. (PA printout) Parcel ID No. 137241-0010 
7. (PA printout) Parcel ID No. 137241-0030 
8. 1992 Forestry Management Plan 
9. Proof of 1998 harvest 
10. 1999 Forestry Management Plan 
11. 2014 Forestry Management Plan 
12. 2018 Harvest 
13. 2022 Confirmation of Seeding 
14. 2022 Sale Agreement 
15. 2023 Timber Sale Invoice 
16. 2024/2025 Forestry Management Plan 
17. Greg Dunn Letter 
18. 2018 St. Johns County Property Appraiser Agricultural Classification Application 
19. 2018 Forestry Management Plan 
20. Geotagged Photos (Sharefile Link) https://stearnsweaver.sharefile.com/d-

s3a1e1b2ffe9d478dbf9c1245ffa1b79b 
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Parcel ID No. 137241-0010 and 137241-0030 | Current Status: Agricultural Classification 
 

 
 

Ownership and Classification History: The property entailing Parcel ID Nos. 137241-0010 
and 137241-0030 have been continuously used for timber operations for decades. Geoffrey and 
Carolyn1 Young purchased property presently assigned Parcel ID Nos. 137241-0010 and 137241-
0030 from Rose J. Stevens in 1999. See Attachment 3. The purchase included the primary 
residence of Mr. Young (Parcel ID No. 137240-0020) and other parcels of land that were 
subsequently sold to other individuals. Until 2006, Parcel ID Nos. 137241-0010 and 137241-
0030 were identified as Parcel ID No. 137240-0000 as referenced in the 
Attachment 3. In or around 2006 due to parcels of land being sold, the Parent Parcel was 
subdivided with the Property Appraiser assigning new Parcel ID Nos. In 2021, Mr. Young deeded 
a 50% ownership interest in the property described as Parcel ID No. 137241-0030 to Osceola 
Lakes, LLC. See Attachment 5.  
 
The St. Johns County Property Appraiser has continuously classified Parcel ID No. 137241-0010 
as agricultural since at least 1999 (when it was previously assigned Parcel ID No. 137240-0000) 
until present day based on the determination that the property is used for a bona fide agricultural 
purpose as prescribed in section 193.461, Florida Statutes. See Attachment 6. Prior to deeding a 
50% ownership interest to Osceola Lakes, the Property Appraiser classified the property 
presently assigned Parcel ID No. 137241-0030 as agricultural, as it was part of the same timber 
operation with Parcel ID No. 137241-0010 as explained below.  

 
1 Ms. Young passed away in 2021.  
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Due to the ownership change and assignment of a new parcel identification number, Osceola 
Lakes was required to submit a new agricultural classification application. Osceola Lakes did not 
submit until the next year wherein the Property Appraiser approved the application. 
Nevertheless, Parcel ID No. 137241-0030 has continuously received an agricultural classification 
from the Property Appraiser from 1999 to present day, except in 2022 due to a change in 
ownership as a new application inadvertently not being submitted to ensure the property was 
properly classified. See Attachment 7. Despite no classification for the 2022 assessment year, as 
detailed below, Parcel ID No. 137241-0030 continued to operate as a timber operation, and was 
used for a bona fide agricultural purpose.  
 
Timber Management: Since purchasing the property, the Youngs continued to utilize Parcel ID 
Nos. 137241-0010 and 137241-0030 as timber operations as had the Stevens done previously. 

which provided an overview of the state of the property at the time of the review and provided 
various options for Ms. Stevens to continue to utilize the property as a timber operation. See 
Attachment 8. The property was harvested in 1998. See Attachment 9.  
 
After purchasing the property

See Attachment 10. The 1999 FMP detailed the status of the property at 
the time of the review and prepared different options for how the Youngs could continue to 
utilize the property as a working timber operation given a wildfire that occurred the previous 
year. As noted in the plan, planting was scheduled to take place between November 1999 and 
March 2000. 

See Attachment 11. The 2014 FMP detailed the current status of the property at the time 
the review was conducted, noting that since the last planting, parts of the property was ready to 
be harvested and replanted, and parts needed to be thinned to allow for mature growth of trees. 
The Youngs harvested the property in 2018. See Attachment 12.  
 
Subsequent to Mr. Young deeding an interest in the property described as Parcel ID No. 137241-
0030 to Osceola Lakes, LLC in 2021, Peter Legeza took over management of the property, and 
included Parcel ID No. 137241-0030 (analyzed below) in the overall management. In 2022, the 
property was seeded by Crews Custom Services. See Attachment 13. Additionally in 2022, 

 
Agreement Parcel ID 
Nos. 137241-0010, 137241-0030, and 137241-0030. See Attachment 14. In 2023, Gator Timber 

See Attachment 15. 
Finally, in 2024, Osceola Lakes commissioned a Forestry Management Plan for Parcel ID Nos. 
137241-0010, 137241-0030, and 137241-0030, which reviewed the current status of the 
property, and provided recommendations for advancing the objectives of the property owners by 
increasing the yield of harvestable timber. See Attachment 16. 
 
In addition to the documentation provided by the Stevens, Youngs, and Osceola Lakes, Greg 
Dunn, a Senior Forester for the Florida Forest Service, has personal knowledge of the use of the 
property from at least 1992 to present day. See Attachment 17. 
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Annual Bona Fide Agricultural Classification Analysis: 
 

Parcel ID No. 137241-0010 
Year Ag. Classification Additional Justification 
2021 Yes After Osceola Lakes took over control of the property 

through a Joint Venture with Mr. Young, Mr. Legeza began 
maintaining the property. Mr. Legeza documented much of 
this activity through photos, which have been geotagged to 
the specific parcel. 

2022 Yes Attachment 14  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property. 

2023 Yes Attachment 15  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased 
and harvested from the property by Gator Timber.  

2024 Yes Attachment 16  2024/2025 FMP 
Osceola Lakes commissioned a Forestry Management Plan 
plan for the property in consultation with RWS Forest 
Services for the continued maintenance and harvest of the 
property.   

2025 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

 
 

Parcel ID No. 137241-0030 
Year Ag. Classification Additional Justification 
2021 Yes (Under Prior 

Parcel ID No.) 
After Osceola Lakes was deeded a 50% ownership interest 
in the property, Mr. Legeza began maintaining the property. 
Mr. Legeza documented much of this activity through 
photos, which have been geotagged to the specific parcel. 

2022 No Application 
Submitted 

Attachment 14  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property. 

2023 Yes Attachment 15  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased 
and harvested from the property by Gator Timber.  

2024 Yes Attachment 16  2024/2025 FMP 
Osceola Lakes commissioned a Forestry Management Plan 
plan for the property in consultation with RWS Forest 
Services for the continued maintenance and harvest of the 
property.   

2025 Yes Continued use of the property as a timber operation and 
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continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

 
 
Statutory Analysis:  
 

 The length of time the land has been so used. For over 70 years, owners grew and 
harvested timber on the property presently described as Parcel ID Nos. 137241-0010 and 
137241-0030. Concrete evidence of such activity going back at least 34 years has been 
provided as part of this analysis, including Forestry Management Plans and invoices for 
harvests documented between the prior and current owners.  
 

 Whether the use has been continuous. As demonstrated by substantial evidence, the 
Stevens, the Youngs, and now Osceola Lakes has continued to utilize the property as 
timber operations. Multiple FMPs demonstrate that the owners continued maintaining the 
property for timber operations and sales contracts and invoices demonstrate previous and 
present use of the property as economically viable agricultural operations. Additionally, 
timber has routinely been harvested and replanted from the property over the past 30 
years, including but not limited to the following years: 1998, 2018, 2022, and 2023.  
 

 The purchase price paid. Parcel ID Nos. 137241-0010 and 137241-0030 were part of a 
larger cross sale agreement between Osceola Lakes and Mr. Young, with the approximate 
per acre value below $10,000, which is commensurate with the cost per acre for 
agricultural land.  

 
 Size, as it relates to specific agricultural use, but a minimum acreage may not be required 

for agricultural assessment. The size of the property is ~63 acres, which is a typical size 
for a timber operation.  
 

 Whether an indicated effort has been made to care sufficiently and adequately for the 
land in accordance with accepted commercial agricultural practices, including, without 
limitation, fertilizing, liming, tilling, mowing, reforesting, and other accepted agricultural 
practices. The property owners have continuously maintained the property for timber 
operations for the last 30 years, including commissioning FMPs, harvesting timber, 
replanting, and performing other maintenance activity on the property to maintain its use 
as a timber operation. Additionally, timber has routinely been harvested and replanted 
from the property over the past 30 years, including but not limited to the following years: 
1998, 2018, 2022, and 2023. 

 
Conclusion: Since at least 1992 until present day and as demonstrated by the Stevens use of the 
property, Parcel ID Nos. 137241-0010 and 137241-0030 have been used for a bona fide 
agricultural purpose as a timber operation. The has been documented through multiple iterations 
of Forestry Management Plans, multiple invoices for harvests and purchases of timber from the 
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property, and well-documented use of the property over the last decades via aerial imagery and 
contemporaneously captured images. The property meets all the statutory criteria for bona fide 
agricultural purpose and it is clear that it has been utilized as such every year since 1992.  

Parcel ID No. 137080-0000 | Current Status: Agricultural Classification 

Ownership and Classification History: Osceola Lakes, LLC purchased the property entailing 
Parcel ID No. 137080-0000 on June 1, 2017. The ~40-acre parcel was part of a larger ~531.9 
tract of land purchased by Osceola Lakes. Since purchasing the property, the Property Appraiser 
has classified the property as agricultural beginning with the 2018 tax roll after Osceola Lakes 
submitted an application. See Attachment 18.   

Timber Management: Owners of the property consisting of now assigned Parcel ID No. 
137080-0000 have utilized the land for timber operations going back decades. Since purchasing 
the property in 2017, Osceola Lakes continued to utilize the property as a timber operation. In 

status of the property and provide options for how to continue to utilize the property as a timber 
operation. See Attachment 19. The 2018 provided an in-depth analysis of the entirely 
of the ~531 acre property and noted those parts of Parcel ID No. 137080-0000 had a planted 
stand from 1985 that was mature enough to be harvested. Since the 2018 FMP, Osceola Lakes 
continued to maintain the property as timber operation and documented 
contemporaneously individuals working the land

. See Attachment 20. 

Osceola Lakes has contracted for the harvest and purchase of timber from Parcel ID No. 
137080-0000 including in 2022 and 2023. See Attachment 14. In 2022, approximately 15 acres 
of the 40 acre parcel was harvested. Since the 2022 and 2023 harvests and replanting, 
Osceola Lakes continued to maintain the property. An additional Forestry Management Plan was 
commissioned in 2024, which further detailed the necessary maintenance on the property, 
including installing fire breaks, prescribed burns, weed control, and additional replanting 
on the property. See Attachment 16. 

Annual Bona Fide Agricultural Classification Analysis: 
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Parcel ID No. 137080-0000 

Year Ag. Classification Additional Justification 
2021 Yes Continued use of the property as a timber operation and 

continued approval by the Property Appraiser as 
agricultural.  

2022 Yes Attachment 14  Timber Sale Contract 
Osceola Lakes and Mr. Young entered into a harvest and 
purchase contract with Gator Timber for the property. 

2023 Yes Attachment 15  2023 Timber Sales 
After the 2023 harvest, additional timber was purchased 
and harvested from the property by Gator Timber.  

2024 Yes Attachment 16  2024/2025 FMP 
Osceola Lakes commissioned a Forestry Management Plan 
plan for the property in consultation with RWS Forest 
Services for the continued maintenance and harvest of the 
property.   

2025 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

2026 Yes Continued use of the property as a timber operation and 
continued approval by the Property Appraiser as 
agricultural. 

 
 
Statutory Analysis:  
 

 The length of time the land has been so used. For over 70 years, owners grew and 
harvested timber on the property presently described as Parcel ID No. 137241-0030. 
Concrete evidence of such activity going back at least 10 years has been provided as part 
of this analysis, including Forestry Management Plans and invoices for harvests 
documented between the prior and current owners. 

 
 Whether the use has been continuous. As demonstrated by substantial evidence, Osceola 

Lakes has continued to utilize the property as timber operations. Multiple FMPs 
demonstrate that the owners continued maintaining the property for timber operations and 
sales contracts and invoices demonstrate previous and present use of the property as 
economically viable agricultural operations.  
 

 The purchase price paid. Osceola Lakes purchased Parcel ID No. 137241-0030, as 
presently assigned, as part of a larger ~531 acre sale for $1,400,000, or approximately for 
$2,367 per acre, which is commensurate with the cost per acre for agricultural land.  

 
 Size, as it relates to specific agricultural use, but a minimum acreage may not be required 

for agricultural assessment. The size of the property is ~40 acres, which is a typical size 
for a timber operation.  
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 Whether an indicated effort has been made to care sufficiently and adequately for the 

land in accordance with accepted commercial agricultural practices, including, without 
limitation, fertilizing, liming, tilling, mowing, reforesting, and other accepted agricultural 
practices. The property owners have continuously maintained the property for timber 
operations for the last 30 years, including commissioning FMPs, harvesting timber, 
replanting, and performing other maintenance activity on the property to maintain its use 
as a timber operation. 

 
Conclusion: For at least the past three decades until present day Parcel ID No. 137080-0000 has 
been used for a bona fide agricultural purpose as a timber operation. The Property Appraiser has 
classified the property as agricultural since at least 2018. This has been documented through 
multiple iterations of Forestry Management Plans, multiple invoices for harvests and purchases 
of timber from the property, and well-documented use of the property over the last decades via 
aerial imagery and contemporaneously captured images. The property meets all the statutory 
criteria for bona fide agricultural purpose and it is clear that it has been utilized as such every 
year since at least 2018.  

#15060970 v1 















































































































































































































































































































































































 
 
 

ATTACHMENT 20 
 

GEOTAGGED 
PHOTOS 

 
SHAREFILE LINK 







2020 Aerial 
 

 
 

  



2021 Aerial 
 

 
  



2022 Aerial 
 

 
  



2023 Aerial  
 

 
 

  



2024 Aerial  
 

 
 

  



2025 Aerial  
 

 
 
 

  



2026 Aerial  
 

 



Parcel ID No.  Perimeter Dev. 
Area FLUM  Zoning  Existing Use Existing Development  

1367710003 53.8 Yes Residential-C PUD Residential Common Area 2007
1367710550 56.8 Yes Residential-C PUD Single Family 2009
1370700020 39.4 Yes Residential-C OR Single Family 1984 
1370900000 1379 no Residential-B OR Timberland N/A
1371010010 326.1 Yes Residential-B OR Vacant Residential N/A
1371020010 378.8 Yes Residential-B OR Mobile Homes 2000
1371020020 378.8 Yes Residential-B OR Vacant Residential N/A 
1371040020 503.2 Yes Residential-B OR Single Family 2006
1371110003 550 Yes Residential-B RS-2 Residential Common Area 2024
1371550010 261.9 Yes Residential-B OR Mobile Homes 1984
1371550130 250 Yes Residential-B OR Single Family 1985 
1372000000 235.6 Yes Residential-B OR Mobile Homes 1985
1372070000 150.3 Yes Residential-B OR Single Family 1975
1372200110 238.8 Yes Residential-B OR Single Family 1975
1372300000 114.2 Yes Residential-B RS-3 Mobile Homes 1996 
1372400010 681.9 Yes Residential-C OR County Right of Way N/A
1372400020 903.4 Yes Residential-B OR Single Family 1981
1372400030 880.7 Yes Residential-B OR Single Family 2007
1372410020 1315.6 Yes Residential-B OR Single Family 2007 
1372500000 1592.5 Yes Residential-B OR Vacant Residential N/A
1373460010 90 Yes Residential-C RS-2 Single Family 1989
1373460020 90 Yes Residential-C RS-2 Single Family 1989
1373460030 90 Yes Residential-C RS-2 Single Family 1989 
1373460040 90 Yes Residential-C RS-2 Single Family 1989
1373460050 90 Yes Residential-C RS-2 Single Family 1989
1373460060 90 Yes Residential-C RS-2 Single Family 1998
1373460070 90 Yes Residential-C RS-2 Single Family 1990 
1373460080 90 Yes Residential-C RS-2 Single Family 1990
1373460090 161 Yes Residential-C RS-2 Single Family 1989
1373490000 1812.3 No RUR/SYLV PUD Timberland N/A



May 14, 2026
VIA Email: owen.bliss@primeeng.com

Owen Bliss
PrimeAE, Inc.
13901 Sutton Park Drive, Suite 200
Jacksonville, FL 32224

RE: Water & Sewer Availability
Osceola Lakes (fka Deer Chase SF) Rev3                
PINs: 137241 0010, 137241 0030, 137080 0000, 137090 0000, 137240 0020

Mr. Bliss:

Based on the conditions listed below, St. Johns County Utility Department (SJCUD) will be able to serve 180
single family homes and 460 multi-family units with a total anticipated water demand of 201,000 gallons per 
day (gpd) and 160,800 gpd wastewater flow. This letter cannot be used to obtain a building permit. A
receipt of paid Unit Connections Fees (UCF) is required to obtain a building permit.

Point of Connection - Water:
Potable water service can be provided by the CR 214 Water Treatment Plant (WTP) by looped connection to 
the existing 10-inch water main along Wildwood Drive and the existing 8-inch water main along Watson 
Road.  The St. Johns County Fire Department should be contacted regarding fire flow requirements for the 
site, and Developer must make provisions if the required flow is not available.  See specific conditions section 
below.

Point of Connection - Wastewater:
Wastewater service can be provided by the AI Water Reclamation Facility (WRF) with connection to the 
existing 10-inch force main along Wildwood Drive. See specific conditions section below.  

Point of Connection Reclaimed Water:
(MRWSA) and 

shall install reclaimed water facilities for irrigation pursuant to County Ordinance 2026-07. Provisions for 
temporary supply augmentation from an alternate water source and appropriate stub outs for future 

design with SJCUD staff. In no case shall potable water be utilized for irrigation.
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General Conditions:
1. If the development consists of residential rental units and/or commercial space, the on-site 

utilities will be privately owned and SJCUD is not responsible for maintenance.

2. Water and sewer conveyance are not absolutely guaranteed until the proposed development is 
issued a Concurrency Certificate.  At that time, the developer must meet and agree with the 
SJCUD regarding any necessary infrastructure upgrades to accommodate the proposed 
development without affecting the existing level of services to its customers.

3. The availability of capacity will expire 180 days from the date of this letter on November 10, 
2026. All necessary fees must be paid to guarantee a specific number of Equivalent Residential 
Connections pursuant to County Ordinance 2022-37.  

4. Prior to submitting construction plans, please have the Engineer of Record contact SJCUD 
Engineering for copies of as-built information regarding the connection point and relevant 
Utility information related to FDEP permitting. Your Engineer and Contractor must field verify 
the size and location of all utilities prior to design and construction.

5. The Engineer of Record shall provide a Utility Master Plan for this development to detail the 
conditions generally outlined in this letter.

Specific Conditions (including offsite improvements):
1. Developer shall install a 12-inch water main between Wildwood Drive and Watson Road. 

2. The development is located along a water, wastewater, and/or reuse transmission corridor and is 
required to install the main sizes listed above. The developer may qualify for unit connection fee 
reimbursement for some or all of the transmission corridor improvements.

3. To facilitate future transmission mains along future extensions of Watson Road, the County is 
requesting a 20-foot easement located north and along the existing 35-foot utility easement. 

If you have any questions, please contact me at 904.209.2614 or tshoemaker@sjcfl.us.

Sincerely,

Teri L. Shoemaker, P.E., PMP
St. Johns County Utility Department
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Wet Timberland, Not Tidal Marsh — Parcel 137080-0000 1 of 26 

Rebuttal: The 11.1 “Marsh” Acres on Parcel 137080-0000 
Are Wet Timberland, Not Tidal Marsh 

Osceola Lakes Agricultural Enclave (ENCERT 2026-14) — St. Johns 
County, Florida — evidence memorandum, October 3, 2026 
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Wet Timberland, Not Tidal Marsh — Parcel 137080-0000 2 of 26 

The question. The St. Johns County Property Appraiser’s land table carries parcel 137080-0000 (40.22 
roll acres; 40.65 acres on the county cadastral polygon) on two land lines: 29.11 acres under code 5500, 
“Timberland 80-89,” at $410 per acre, and 11.11 acres under code 9600, “Marshes & Tidal Lands,” at 
$250 per acre. The parcel’s classified value — $11,935 on the 2023, 2024 and 2025 certified rolls — is 
exactly 29.11 × $410, so the 11.11 acres on the 9600 line sit outside the timberland classification. From 
2009 through 2017 the Department of Revenue roll also carried the whole parcel under use code 095, 
“Rivers and lakes, submerged lands.”  

The answer. More than a dozen independent public datasets — federal, state, county and international 
— that map wetlands, vegetation, soils, elevation, tides, surface water and flood hazard say the same 
thing: the 11.1 acres are non-tidal, freshwater forested wetland — cypress, pond-pine and hardwood 
timber standing on the parcel’s most productive pine soil — managed and harvested as part of the 
same timber stand as the rest of the parcel. They are wet timberland, the same land type the Property 
Appraiser already values under code 5901, “Timberlands Wetlands,” on all three of the other 
application parcels. No part of the parcel is tidal, estuarine, submerged, or herbaceous marsh: 

Test 
What a tidal marsh would 
show 

What parcel 137080-0000 
shows Exhibit 

U.S. Fish & Wildlife Service 
National Wetlands Inventory 
(NWI) 

Estuarine system (E2EM), or a 
tidal water regime (L, M, N, P 
saltwater; R, S, T, V freshwater) 

All five wetland polygons are 
Palustrine Forested / Scrub-
Shrub with Nontidal water 
regimes (C, F) — 11.9 ac; 0.00 
ac estuarine 

WT-1, WT-
2 

Vegetation, 2010–2026 imagery Open herbaceous marsh, tidal 
creeks, open water 

Closed-canopy forest in every 
pre-harvest frame; partly cut 
with the stand in 2023–24, the 
rest retained; regrowing in 2026 

WT-2, WT-
3, WT-4 

Tree height (1 m canopy-height 
model) 

Generally under 2 m (grasses, 
rushes) 

96.5% of wetland cells carry 
woody canopy > 2 m; 83.1% > 6 
m (20 ft); median 11 m (36 ft) 

WT-5 

Tree canopy in 2000 (Hansen, 
Landsat) 

Near 0% 79.4% average canopy in the 
wetland acres — more than the 
uplands (65.5%) 

WT-6 

National Land Cover Database 
2001 and 2021 

“Emergent Herbaceous 
Wetlands” (class 95) 

100% “Woody Wetlands” (class 
90); zero emergent herbaceous 
wetland anywhere on the 
parcel 

§4.4 

Ground elevation vs. the tide At or near mean higher high 
water (≈ 2 ft NAVD88) 

Lowest wetland ground 24.3 ft 
NAVD88 — 22.3 ft above mean 
higher high water; wetland 
median 27.3 ft 

WT-7, WT-
8 

Distance to tidal water Connected to tidal water 3,395 ft (1,035 m) to the 
nearest estuarine wetland, 
across continuous upland at 
26–31 ft NAVD88; no tidal 
channel enters the parcel 

WT-1, WT-
7 
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Test 
What a tidal marsh would 
show 

What parcel 137080-0000 
shows Exhibit 

NRCS soil survey Tidal-marsh soil (in this county: 
Pellicer, Tisonia, Durbin — 
sulfidic 
“Sulfaquents/Sulfihemists”) 

Floridana (9.3 ac), Riviera (1.5 
ac), Pomona (1.1 ac) under the 
wetland acres — freshwater 
soils; Floridana is rated slash-
pine site index 90, the best 
timber soil on the parcel 

WT-9 

FEMA flood map Coastal or combined riverine-
and-coastal zone (VE / coastal 
AE) 

Zone A (approximate 
floodplain with no coastal 
designation, 17.5 ac) and Zone 
X (23.2 ac); no coastal zone 
touches any application parcel 

WT-10 

St. Johns River Water 
Management District land-
cover map (2020) 

FLUCCS 6420 “Saltwater 
marshes” 

Cypress (6210) 4.8 ac, mixed 
scrub-shrub wetland (6460) 4.5 
ac, hydric pine flatwoods 
(6250) 1.5 ac, wetland forested 
mixed (6300) 0.8 ac; 6420 
appears only at Moultrie Creek 

WT-11 

Florida Cooperative Land Cover 
(FWC / FNAI) 

“Salt Marsh” (5240) Cypress, Mixed Scrub-Shrub 
Wetland, Hydric Pine 
Flatwoods, Mixed Hardwood-
Coniferous Swamps — the 
same pattern; Salt Marsh only 
at Moultrie Creek 

WT-11 

ESA WorldCover 2021 (10 m 
satellite land cover) 

“Herbaceous wetland” 100% “Tree cover” across the 
parcel; the Moultrie Creek 
marsh is 58% “Herbaceous 
wetland” 

WT-12 

County hurricane storm-surge 
zones 

Inside a surge zone Outside every surge zone, 
category 5 included (the 
Moultrie Creek marsh is 
category 1) 

WT-12 

Global surface-water record 
1984–2021 (JRC) 

Water detected in some years Water never detected in any 30 
m cell of the parcel in 38 years 
of Landsat 

§4.9 

Florida state-lands inventory 
(FDEP) 

State sovereignty / Trustees 
ownership 

No state-owned land, 
conservation easement or 
aquatic preserve touches any 
application parcel 

§4.9 

1. What “Marshes & Tidal Lands” Means — and Why the Label Does 
Not Fit 

The county code is a valuation bucket, not a field determination. Code 9600 is a land-valuation 
category in the county’s computer-assisted mass appraisal (CAMA) land table. Its name groups two very 
different things — freshwater marsh and tidal land — into one low-value line. Nothing in the certified 
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rolls or the CAMA extract assembled for this package records a site inspection, a wetland delineation, or 
a survey finding tidal influence on this parcel, and the 9600 line is the only place the word “tidal” 
appears in those records. (The Property Appraiser’s internal notes for 137080-0000 have not been 
obtained; they are on the follow-up list, §7.) 

The label is wrong on both halves. The acres are not tidal: they lie 22 ft or more above the highest daily 
tide, more than half a mile from the nearest estuarine wetland, with no tidal connection (§§ 4.6–4.7). 
And they are not marsh: a marsh is a wetland dominated by herbaceous (non-woody) plants — grasses, 
sedges, rushes. These acres are dominated by trees 30–50 ft tall (§§ 4.2–4.4). In the federal wetland 
classification (Cowardin et al., 1979, the standard the USFWS uses for the NWI), a marsh is an emergent 
wetland (“EM”); not one acre of this parcel is mapped as emergent. 

The 2009–2017 “submerged lands” code is the same error, carried to the whole parcel. From 2009 
through 2017 the Department of Revenue roll carried all 40 acres under use code 095, “Rivers and lakes, 
submerged lands,” with a just value of $75,957. No part of the parcel was submerged in any of those 
years: the 2010, 2013, 2015 and 2017 aerials show continuous forest across all 40 acres (Exhibit WT-4), 
and the land surface stands 24–33 ft above sea level (Exhibit WT-7). Osceola Lakes, LLC bought the 
parcel in 2017 at timberland pricing, and from the 2018 roll forward the county has classified it 
Timberland (055) every year. The 095 years are a coding history, not a land-use history. 

The county’s own treatment of the adjoining parcels is the right comparison. The same kind of 
freshwater forested wetland — NWI palustrine forested polygons (0.7–2.8 ac per parcel), on 137090-
0000 and 137241-0030 partly on the same Floridana soil — occurs on the other three application 
parcels, and on each of them the Property Appraiser values it as timberland, on code 5901, inside the 
classified value: 

Parcel 
Upland timber line (code 
5500, $410/ac) Wetland line 

Wetland line inside the 
classified value? 

Classified value 
(2025 roll) 

137090-0000 38.4 ac 1.6 ac, code 5901 
“Timberlands Wetlands” 

Yes — reconciles at ≈ 
$130/ac 

$15,952 

137241-0010 16.36 ac 1.67 ac, code 5901 Yes — reconciles at ≈ 
$130/ac 

$6,925 

137241-0030 42.59 ac 2.45 ac, code 5901 Yes — reconciles at ≈ 
$130/ac 

$17,780 

137080-0000 29.11 ac 11.11 ac, code 9600 
“Marshes & Tidal Lands” 

No — $11,935 = 29.11 × 
$410 exactly 

$11,935 

(The CAMA extract delivers $90/ac as the 5901 unit price; the certified classified values reconcile only at 
≈ $130/ac. The rate should be confirmed with the Property Appraiser; the point here is the code, not the 
rate.) Applying the county’s 5901 treatment to 137080-0000’s 11.11 wet acres would add roughly 
$1,444 (11.11 × $130) to the classified value and bring the parcel into line with its three neighbors. 

2. Wet Timberland Is Timberland 

The wetland acres on 137080-0000 are not an exception to the parcel’s timber use; they are part of it. 

• The species are timber species. The NWI codes name the stand. PFO2 is needle-leaved 
deciduous forest — in northeast Florida, bald cypress and pond cypress, both commercial 
timber species. PFO4 is needle-leaved evergreen forest — pond pine and slash pine. PFO1 is 
broad-leaved deciduous forest — typically swamp tupelo, red maple, sweetgum and the other 
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bottomland hardwoods sold as pulpwood and sawtimber. PSS1 is the young, shrub-height stage 
of the same broadleaf stand. 

• The soil is the best pine ground on the parcel. 9.3 of the 11.9 NWI wetland acres sit on 
Floridana fine sand, which NRCS rates at slash-pine site index 90 — higher than the Pomona 
flatwoods uplands (site index 80) that the county values at the full $410 timberland rate. 
“Frequently flooded” in the soil name is an NRCS flood-frequency class; on this parcel, at 24–33 
ft above sea level, it can only describe seasonal freshwater flooding — the condition cypress and 
pond pine grow in — not tides (§4.5). 

• The wet acres were in the 2023–24 commercial harvest. Hansen Global Forest Change flags 
34.6% of the 30-m pixels inside the wetland polygons as 2023 canopy loss — the same harvest 
that took 88% of the upland pixels — and the May 28, 2023 Sentinel-2 image shows the cut 
running into the PFO4/SS1C wetland pocket on the west side (Exhibits WT-4, WT-6). The 
remaining wet acres — chiefly the leafless-in-winter cypress pockets on the north and east lines 
and a wooded strip on the west line — were left standing, consistent with Florida’s silviculture 
best management practices for forested wetlands. 

• Federal and state law treat forestry in wetlands as ordinary forestry. Normal silviculture — 
planting, cultivating, and harvesting timber — in wetlands is exempt from Clean Water Act 
section 404 permitting (33 U.S.C. § 1344(f)(1)(A), subject to the recapture provision of § 
1344(f)(2) for conversions to a new use), and the Florida Department of Agriculture and 
Consumer Services’ Silviculture Best Management Practices manual sets the working rules for 
harvesting in and around forested wetlands. Forested wetland is working timberland in Florida; 
it is not set aside from agricultural use by being wet. 

3. Summary of Findings by Source 

# Source 
Finding for the 11.9 NWI wetland acres on 137080-
0000 

1 USFWS National Wetlands Inventory 5 polygons: PFO2F 1.97 ac; PFO2/1F 1.56 ac; 
PFO2/1F 2.19 ac; PFO4/SS1C 4.70 ac; PSS1/FO1F 
1.47 ac. All Palustrine (freshwater) forested or scrub-
shrub; water regimes C (seasonally flooded) and F 
(semipermanently flooded), both in the NWI’s 
Nontidal subgroup. (The Palustrine system can 
include tidal freshwater wetland, but the NWI marks 
it with tidal regimes R, S, T or V; none occurs here.) 
No estuarine polygon, no tidal regime, no emergent 
(marsh) class on the parcel. 

2 USDA NAIP aerials 2010, 2013, 2015, 2017, 2019, 
2021, Jan 2023 

Closed-canopy forest over the wetland polygons in 
every frame; colour-infrared (Nov 2021) shows 
uniform vigorous woody canopy; no open water, 
creek, or herbaceous opening 

3 ESA Sentinel-2, May 2023, Dec 2024, Jul 2026 Harvest across the centre of the parcel, including 
part of the west wetland pocket; regrowth by 2026; 
no ponding, channel, or marsh vegetation exposed 
by the harvest 

4 Meta / World Resources Institute 1 m canopy-height 
model (imagery mostly 2018–2020) 

Wetland acres: 96.5% of cells > 2 m, 83.1% > 6 m, 
56.2% > 10 m; median 11 m (36 ft), 90th percentile 
16 m (52 ft) 
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# Source 
Finding for the 11.9 NWI wetland acres on 137080-
0000 

5 Hansen Global Forest Change v1.11 Year-2000 canopy 79.4% average in the wetland 
acres (95% of pixels ≥ 50% canopy) vs 65.5% in the 
uplands; 2023 loss on 34.6% of wetland pixels 

6 USGS National Land Cover Database 2001, 2021 100% of the wetland area classed Woody Wetlands; 
91% of the whole parcel Woody Wetlands, the rest 
Evergreen / Mixed Forest (and 2001 shrub); 0% 
Emergent Herbaceous Wetlands 

7 USGS 3DEP bare-earth elevation (best available, ~1 
m) 

Wetland acres 24.3–33.1 ft NAVD88, median 27.3 ft; 
whole parcel 24.3–33.4 ft, median 28.0 ft 

8 NOAA tidal datums Mean higher high water 2.05 ft NAVD88 at 
St. Augustine (8720576), 2.01 ft at St. Augustine 
Beach (8720587), 1.86 ft at Vilano Beach ICWW 
(8720554) 

9 NRCS SSURGO soil survey Under the wetland acres: Floridana 9.28 ac, Riviera 
1.47 ac, Pomona 1.14 ac. No tidal-marsh soil on any 
application parcel; the county’s tidal-marsh soil 
(Pellicer, Typic Sulfaquents) maps only along 
Moultrie Creek 

10 FEMA National Flood Hazard Layer (FIRM panel 
12109C0387J, eff. Dec 7, 2018) 

Parcel: Zone A 17.49 ac, Zone X 23.15 ac. The 
“combined riverine and coastal” AE zone is confined 
to Moultrie Creek 

11 St. Johns County CAMA / DOR certified rolls 9600 line (11.11 ac) outside the classified value; 
5901 “Timberlands Wetlands” used on all three 
sister parcels 

12 SJRWMD Land Use / Land Cover 2020 (FLUCCS), via 
FDEP 

Wetland acres: Cypress 6210 (4.80 ac), Mixed scrub-
shrub wetland 6460 (4.49), Hydric pine flatwoods 
6250 (1.49), Wetland forested mixed 6300 (0.78); 
Saltwater marshes 6420 only at Moultrie Creek 
(§4.9) 

13 Florida Cooperative Land Cover v4 (FWC / FNAI) Same classes and acreages (Cypress, Mixed Scrub-
Shrub Wetland, Hydric Pine Flatwoods, Mixed 
Hardwood-Coniferous Swamps); Salt Marsh 5240 
only at Moultrie Creek (§4.9) 

14 ESA WorldCover 2021 (10 m) 100% “Tree cover” on the parcel; Moultrie Creek 
marsh 58% “Herbaceous wetland” (§4.9) 

15 St. Johns County storm-surge zones 137080-0000 outside every surge zone, category 5 
included; Moultrie Creek marsh in zone 1 (§4.9) 

16 JRC Global Surface Water 1984–2021 Water never detected in any of the parcel’s 253 cells 
(§4.9) 

17 LANDFIRE 2024 Existing Vegetation Type Wetland acres 80% wet pine flatwoods and 
floodplain forest, 16% freshwater marsh class; the 
tidal-marsh class maps only at Moultrie Creek (§4.9) 



Wet Timberland, Not Tidal Marsh — Parcel 137080-0000 7 of 26 

# Source 
Finding for the 11.9 NWI wetland acres on 137080-
0000 

18 USGS National Hydrography Dataset No lake, pond, estuary, bay, sea or foreshore feature 
on the parcel; east pocket in NHD’s generic 
Swamp/Marsh class; one drainage ditch along the 
block’s east line (§4.9) 

19 FDEP state-lands inventory; Aquatic Preserves No state-owned land, conservation easement or 
aquatic preserve on any application parcel (§4.9) 

20 NRCS Official Series Descriptions Pellicer: “broad tidal marshes … 1 to 3 feet above 
sea level”; Floridana and Riviera: freshwater 
floodplain / depression soils under cypress and 
bottomland hardwoods (§4.9) 
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4. The Evidence in Detail 

4.1 Where the parcel sits relative to tidal water 

 

Exhibit WT-1 

Exhibit WT-1 puts parcel 137080-0000 (red) and the other three application parcels (white) on the 
January 17, 2023 USDA aerial, with the NWI wetlands on and next to the block and every estuarine 
wetland in the frame. The only tidal (estuarine) wetland in the frame is the Moultrie Creek marsh at the 
top (orange) — open, treeless marsh flats cut by a meandering tidal creek. It is plainly visible on the 
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aerial and plainly different from anything on the application block. The nearest edge of that marsh is 
3,395 ft (1,035 m) north of 137080-0000, past the two northern application parcels and across a public 
road and a developed subdivision. The nearest estuarine wetland to each application parcel, measured 
from the county cadastral polygons: 

Parcel Nearest NWI estuarine (tidal) wetland Estuarine acreage on parcel 

137080-0000 3,395 ft (1,035 m) 0.00 

137090-0000 4,720 ft (1,439 m) 0.00 

137241-0030 1,249 ft (381 m) 0.00 

137241-0010 774 ft (236 m) 0.00 

No NWI polygon on or near the block carries a tidal palustrine water regime either (NWI regimes R, S, T, 
V — “tidal freshwater” — return no polygons anywhere in a 2.5 × 3.4 km window around the block). 

4.2 What the “marsh” acres look like: forest 

 

Exhibit WT-2 

Exhibit WT-2 overlays the five NWI wetland polygons on the November 30, 2021 aerial (0.6 m) — three 
months into the statutory five-year period and the last full-canopy USDA flight before the harvest. Each 
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polygon is labelled with its NWI code and its acreage on the parcel. Every one is under the same 
continuous tree canopy as the uplands around it. The PFO2F pocket on the east line shows a bronze 
late-autumn colour consistent with cypress, a deciduous conifer that drops its needles in winter; the 
PFO4/SS1C pocket on the west side (NWI: needle-leaved evergreen forest mixed with broad-leaved 
deciduous shrub) is closed forest canopy indistinguishable in texture from the pine stand beside it. 

 

Exhibit WT-3 

Exhibit WT-3 is the same flight in colour-infrared, the band combination foresters and wetland scientists 
use to separate vegetation types: healthy foliage reflects near-infrared strongly and renders red. The 
wetland polygons render as the same dense red canopy as the uplands. A herbaceous marsh would 
render as a smooth, finer-textured surface; open water or a tidal creek would render black. Neither 
appears anywhere on the parcel. 
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Exhibit WT-4 

Exhibit WT-4 runs the record forward and back: seven USDA aerials (2010–January 2023) and three 
Sentinel-2 satellite images (May 2023, December 2024, July 2026), each with the wetland polygons 
(cyan) and the parcel (red). In every frame before the harvest the wetland acres are forest. The May 
2023 frame shows the commercial harvest exposing bare ground across the centre of the parcel — 
including part of the west PFO4/SS1C wetland pocket — and in no frame does the harvest expose 
standing water, a channel, or marsh vegetation. By July 2026 the cut area is green again with 
regenerating woody growth. Land that is tidal marsh does not grow a 50-ft forest, does not get logged, 
and does not grow back as forest. 
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Post-harvest condition, December 12, 2024 

Esri World Imagery, December 12, 2024 (already in the evidence file): the parcel between rotations — 
cut-over ground with slash, retained scattered trees and skid trails; the grey, leafless-in-December 
crowns on the north and east lines are the retained cypress pockets (NWI PFO2 polygons), with a 
retained wooded strip along the west line. No ponding, open water, or marsh vegetation anywhere on 
the parcel. 
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4.3 How tall the trees in the wetland acres were 

 

Exhibit WT-5 

Exhibit WT-5 is the Meta / World Resources Institute global canopy-height model (Tolan et al., 2024), 
which estimates the height of the vegetation in every 1-m cell from sub-metre Maxar satellite imagery 
(mostly 2018–2020) calibrated against airborne and spaceborne (GEDI) LiDAR. It measures the stand 
before the 2023 harvest. Tidal marsh vegetation in northeast Florida — smooth cordgrass and black 
needlerush — is generally under 2 m tall. The wetland acres of 137080-0000 are tree-covered: 

Area of 137080-0000 
Cells with woody canopy > 2 
m > 6 m (20 ft) > 10 m (33 ft) 

Median 
height 

90th 
percentile 

NWI wetland acres (11.9 ac) 96.5% 83.1% 56.2% 11 m (36 ft) 16 m (52 ft) 

Upland acres 96.3% 91.5% 81.7% 16 m (52 ft) 20 m (66 ft) 

Whole parcel 96.4% 89.1% 74.3% 14 m (46 ft) 19 m (62 ft) 

By NWI polygon: PFO2F (cypress, east line) 99.3% > 6 m, median 14 m; PFO2/1F (south-east) 98.9% > 6 
m, median 15 m; PFO2/1F (north line) 83.9% > 6 m, median 11 m; PFO4/SS1C (west) 85.3% > 6 m, 
median 10 m; PSS1/FO1F (north-west, mapped by NWI as scrub-shrub over forest) 30.1% > 6 m, median 
5 m — a younger woody stand, still nothing like a marsh. 
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4.4 Tree canopy and land cover over twenty years 

 

Exhibit WT-6 

Exhibit WT-6 uses the Hansen et al. Global Forest Change dataset (University of Maryland, version 1.11), 
the standard 30-m Landsat record of tree canopy in 2000 and canopy loss each year since. In 2000 the 
wetland acres carried more tree canopy (79.4% average; 95% of pixels at 50% canopy or more) than the 
uplands (65.5%). The only loss years on the parcel are 2011 (a sliver on the south line, edge spill-over 
from the 137090-0000 harvest next door) and 2023 — the commercial harvest, which registered on 
34.6% of the wetland pixels and 88.0% of the upland pixels. The wet acres were part of the stand that 
was cut. 

National Land Cover Database. The USGS National Land Cover Database classifies every 30-m cell of the 
country into standard land-cover classes, among them class 90, Woody Wetlands (“areas where forest 
or shrubland vegetation accounts for greater than 20% of vegetative cover and the soil or substrate is 
periodically saturated with or covered with water”) and class 95, Emergent Herbaceous Wetlands (the 
class into which marsh falls). Sampled over the parcel: 

NLCD 
year 

Woody 
Wetlands (90) 

Evergreen Forest 
(42) 

Mixed Forest 
(43) 

Shrub/Scrub 
(52) 

Emergent Herbaceous 
Wetlands (95) 

Inside the NWI wetland 
polygons 

2001 91.1% 2.3% 4.3% 2.4% 0.0% 100% Woody Wetlands 

2021 91.1% 4.7% 4.3% — 0.0% 100% Woody Wetlands 

(Sampled from the USGS/MRLC NLCD web map service on a ~4-m grid inside the cadastral polygon; 
percentages are of parcel area.) 
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4.5 Soils: freshwater floodplain-forest soil, the best pine ground on the parcel 

 

Exhibit WT-9 

Exhibit WT-9 is the NRCS soil survey (SSURGO) for the block and Moultrie Creek. The soils of 137080-
0000: 

Map unit 
Acres on 
parcel 

Acres under the NWI 
wetland polygons 

Taxonomic class (major 
component) Landform 

Slash-pine 
site index 

Floridana fine sand, 0–2% 
slopes, frequently 
flooded (18) 

16.97 9.28 Loamy, siliceous, 
superactive, 
hyperthermic Arenic 
Argiaquolls 

Marine terraces / 
floodplains 

90 

Pomona fine sand (9) 12.38 1.14 Sandy, siliceous, 
hyperthermic Ultic 
Alaquods 

Marine terraces / 
flatwoods 

80 

Riviera fine sand, 
frequently flooded (36) 

11.30 1.47 Loamy, siliceous, active, 
hyperthermic Arenic 
Glossaqualfs 

Marine terraces / 
drainageways 

80 

All three are freshwater mineral soils. The county’s tidal-marsh soil is Pellicer silty clay loam, frequently 
flooded (map unit 24) — a Typic Sulfaquent, the soil-taxonomy great group for permanently wet, 



Wet Timberland, Not Tidal Marsh — Parcel 137080-0000 16 of 26 

sulfide-bearing tidal sediments, with Durbin and Tisonia (Sulfihemists) as inclusions. NRCS assigns 
Pellicer no pine site index. On the soil map, Pellicer occupies the Moultrie Creek marsh and nothing else; 
it does not touch any application parcel. “Frequently flooded” in the Floridana and Riviera names is 
NRCS’s flood-frequency class (“frequent” meaning flooding is likely in more than half of all years). NRCS 
flooding classes cover flooding from any source, so the name alone does not say whether water comes 
from rain, streams or tides; what decides it here is that these map units sit on floodplains and 
drainageways 24–33 ft above sea level, out of reach of any tide, and are non-sulfidic freshwater soils. 
The SSURGO record gives their flooding durations as long to very long — the seasonal freshwater 
flooding cypress and pond pine are adapted to. The soil under the wetland acres is the parcel’s highest-
rated timber soil. 
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4.6 Elevation: 22 feet above the highest daily tide 

 

Exhibit WT-7 

Exhibit WT-7 maps the USGS 3D Elevation Program bare-earth elevation model (best available, ~1-m 
LiDAR-derived) over the block and Moultrie Creek, coloured so that land at or below tide level shows 
dark blue. The tide-level ground is confined to the Moultrie Creek channel and marsh. The application 
block is a plateau whose ground lies almost entirely between 26 and 31 ft NAVD88 (1st percentiles 22–
27 ft): 
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Area 
Lowest ground (ft 
NAVD88) 1st percentile Median Highest 

Height of lowest ground 
above MHHW (2.05 ft) 

137080-0000 — NWI wetland 
acres 

24.33 25.35 27.31 33.10 22.3 ft 

137080-0000 — upland acres 26.44 26.98 28.28 33.38 24.4 ft 

137080-0000 — whole parcel 24.33 25.65 28.02 33.38 22.3 ft 

137090-0000 24.00 26.70 27.95 34.25 22.0 ft 

137241-0030 20.86 27.13 28.85 38.44 18.8 ft (minimum; 1st 
percentile 25.1 ft above 
MHHW) 

137241-0010 16.70 22.22 28.43 40.69 14.7 ft (minimum; 1st 
percentile 20.2 ft above 
MHHW) 

Comparison: Moultrie Creek 
tidal marsh (NWI estuarine 
emergent) 

— 5th pct −0.68 2.80 95th pct 
3.95 

at tide level 

NOAA tidal datums. Mean higher high water — the average height of the higher of each day’s two high 
tides, the standard upper limit of regular tidal inundation — is 2.05 ft NAVD88 at the NOAA 
St. Augustine station (8720576, the nearest station on the Matanzas River system), 2.01 ft at 
St. Augustine Beach (8720587) and 1.86 ft at Vilano Beach ICWW (8720554), all on the 1983–2001 
National Tidal Datum Epoch. Even allowing generously for sea-level rise since the epoch, the highest 
daily tide is under 3 ft NAVD88 — more than 21 ft below the lowest ground in the wetland acres of 
137080-0000. 

 

Exhibit WT-8 

Exhibit WT-8 is the ground profile along line A–A′ (Exhibit WT-7), drawn from the south line of 137090-
0000 north through the wetland pockets of 137080-0000, across 137241-0030 and 137241-0010, to the 
Moultrie Creek marsh. Across all four parcels — about 4,900 ft — the ground never drops below 26.9 ft 
NAVD88 or rises above 30.8 ft. The two NWI wetland pockets the line crosses on and at the north line of 
137080-0000 lie at 26.9–28.0 ft: about 25 ft above mean higher high water, and only a foot or two 
below the surrounding upland. They are shallow swales in a plateau, not low ground. North of the block 
the ground falls off a 20-ft bluff to Moultrie Creek, the only place on the line where it reaches tide level. 
For tidal water to reach the parcel’s wetlands it would have to rise about 25 ft. 
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4.7 Flood hazard: no coastal zone on the parcel 

 

Exhibit WT-10 

Exhibit WT-10 is FEMA’s National Flood Hazard Layer (FIRM panel 12109C0387J, effective December 7, 
2018). FEMA maps coastal flood influence explicitly: along Moultrie Creek the floodplain is Zone AE, 
“combined riverine and coastal floodplain,” with a 0.2%-chance “combined riverine and coastal” fringe. 
That coastal mapping stops at the creek. On parcel 137080-0000 the map shows Zone A (17.49 ac) — 
FEMA’s approximate floodplain, mapped without a base flood elevation and without any coastal 
designation — and Zone X, area of minimal flood hazard (23.15 ac). The other three application parcels 
are Zone X except for 6.28 ac (137090-0000) and 4.66 ac (137241-0030) of the same Zone A. No coastal 
or tidal flood zone touches the application block. 

4.8 The parcel’s use history, wet acres included 

Date Source What it shows on the wet acres 

2000 Hansen GFC tree canopy 79.4% average canopy — forest 

2001 NLCD 100% Woody Wetlands 



Wet Timberland, Not Tidal Marsh — Parcel 137080-0000 20 of 26 

Date Source What it shows on the wet acres 

Oct 6, 2010 – Oct 29, 
2017 

USDA NAIP (4 flights) Continuous forest; no change 

2009–2017 DOR certified rolls Use code 095 “submerged lands” — 
contradicted by every image and by the 
24–33 ft ground surface 

Jun 1, 2017 Warranty Deed OR 4382/772 Arm’s-length purchase by Osceola Lakes, 
LLC at timberland pricing (≈ $2,600/ac 
across 532 ac) 

2018 – 2025 DOR certified rolls 055 Timberland, classified value every 
year; on the 2019–2025 rolls the classified 
value tracks the 29.11 upland acres only 
($3,780 ≈ $130/ac; $11,935 = $410/ac), 
leaving the 11.11-ac 9600 line outside it 
(the 2018 figure is not reconstructible) 

2018–2020 (mostly) Meta/WRI canopy-height model Median tree height 11 m (36 ft) in the wet 
acres 

Nov 25, 2019; Nov 30, 
2021 

USDA NAIP Closed canopy across all wetland 
polygons 

2021 NLCD 100% Woody Wetlands 

Nov 2022 – Apr 2023 SJRWMD Formal Wetland Determination 
FWD-109-193593-1 

Water management district wetland 
delineation of the Young/Osceola Lakes 
property, applied for before the harvest 

Jan 17, 2023 USDA NAIP Stand still up; harvest beginning on the 
east edge 

2023 Hansen GFC; Sentinel-2 May 28, 2023 Commercial harvest — 34.6% of wetland 
pixels cut, including part of the west 
PFO4/SS1C pocket 

Dec 12, 2024 Esri World Imagery Between rotations; north and east 
cypress pockets and a west-line strip 
retained; no ponding or marsh exposed 

05/2024, 03/2025 Property Appraiser inspections Timberland classification continued after 
the harvest 

Jul 11, 2026 Sentinel-2 Regrowth across the cut, wet acres 
included 

4.9 Corroboration from state, county and further independent sources 

The federal datasets in §§4.1–4.8 were checked against ten more sources that were produced 
independently of them — by the water management district that issued the jurisdictional wetland 
determination, by the state’s wildlife agency, by the county, by the European Space Agency and the 
European Commission, by the national interagency LANDFIRE program, by the USGS hydrography 
program, by the Department of Environmental Protection’s state-lands inventory, by the NRCS soil-
series descriptions, and by the Property Appraiser’s own notes on the adjoining parcel. None of them 
places tidal land, salt marsh, open water or state-owned land on parcel 137080-0000. 
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Exhibit WT-11 

Exhibit WT-11 — Florida’s own land-cover maps. The left panel is the St. Johns River Water 
Management District’s 2020 Land Use / Land Cover map (published through the Florida Department of 
Environmental Protection), coded in the Florida Land Use, Cover and Forms Classification System 
(FLUCCS) that every Florida water management district and the Department use. The right panel is the 
Florida Cooperative Land Cover map (version 4), compiled by the Florida Fish and Wildlife Conservation 
Commission and the Florida Natural Areas Inventory from the districts’ mapping, aerial interpretation 
and field data. Both class the wet acres of 137080-0000 as forested or shrub wetland and both reserve 
the salt-marsh class for Moultrie Creek: 

Land-cover class on the NWI 
wetland acres of 137080-0000 SJRWMD 2020 LULC (FLUCCS) Florida Cooperative Land Cover v4 

Cypress 6210 — 4.80 ac 2211 Cypress — 4.80 ac 

Mixed scrub-shrub wetland 6460 — 4.49 ac 2112 Mixed Scrub-Shrub Wetland — 
4.49 ac 

Hydric pine flatwoods 6250 — 1.49 ac 22211 Hydric Pine Flatwoods — 
1.49 ac 
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Land-cover class on the NWI 
wetland acres of 137080-0000 SJRWMD 2020 LULC (FLUCCS) Florida Cooperative Land Cover v4 

Wetland forested mixed / mixed 
hardwood-coniferous swamp 

6300 — 0.78 ac 2240 Mixed Hardwood-Coniferous 
Swamps — 0.78 ac 

Upland pine (edge of polygons) 4110 / 4410 — 0.32 ac 1311 Mesic Flatwoods / 183332 
Coniferous Plantations — 0.32 ac 

Saltwater marsh / salt marsh none on the parcel (6420 
“Saltwater marshes” — 47.7 ac at 
Moultrie Creek) 

none on the parcel (5240 “Salt 
Marsh” — 47.7 ac at Moultrie 
Creek) 

The whole of 137080-0000 on the district’s 2020 map is pine flatwoods (4110, 14.1 ac), pine plantation 
(4410, 12.3 ac), cypress (5.3 ac), mixed scrub-shrub wetland (5.2 ac), hydric pine flatwoods (1.7 ac), 
mixed upland nonforested (1.3 ac) and wetland forested mixed (0.8 ac) — a timber tract with wet 
pockets, and nothing tidal. The FLUCCS system has a specific code for saltwater marsh (6420) and 
separate codes for freshwater marsh (6410) and wet prairie (6430); the district applied none of them to 
this parcel. The same district’s mapping of the three other application parcels (pine plantation, forest 
regeneration, cypress, wetland hardwoods) matches the Property Appraiser’s treatment of those 
parcels’ wet acres as timberland. 

 

Exhibit WT-12 
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Exhibit WT-12 — satellite land cover and county surge mapping. The left panel is the European Space 
Agency’s WorldCover 2021 map (10 m, Sentinel-1 and Sentinel-2), produced with no reference to any 
Florida dataset: every 10 m cell of 137080-0000 is “Tree cover”; the Moultrie Creek marsh is 58% 
“Herbaceous wetland” and 42% tree cover along its edges. The right panel is St. Johns County’s own 
hurricane storm-surge zone map, which models how far storm tide can reach inland: the Moultrie Creek 
marsh is in surge zone 1 (reached by a category-1 storm); 137080-0000 and 137090-0000 lie outside 
every surge zone, category 5 included, and 137241-0030 likewise; 0.25 ac at the north-east corner of 
137241-0010 falls in zones 4–5. Land that the county does not expect a category-5 hurricane’s surge to 
reach is not land the daily tide reaches. 

Other independent checks (tabulated; no exhibit). 

Source What it shows for 137080-0000 

European Commission JRC Global Surface Water 
(Pekel et al.; Landsat 1984–2021, 30 m) 

Surface water occurrence 0% in every one of the 
parcel’s 253 cells across 38 years of imagery — no cell 
was ever classed as water in any month. Tidal marsh 
and tidal creeks register in this dataset; the parcel’s 
wet pockets never did. 

LANDFIRE 2024 Existing Vegetation Type (USGS / U.S. 
Forest Service, 30 m) 

On the NWI wetland acres: Central Florida Pine Wet 
Flatwoods 58.5%, Southern Coastal Plain Blackwater 
River Floodplain Forest 21.5%, Floridian Highlands 
Freshwater Marsh 16.1%. LANDFIRE has a separate 
tidal class — “Southern Atlantic Coastal Plain Salt and 
Brackish Tidal Marsh” — which it maps on 70% of the 
Moultrie Creek marsh and nowhere on the parcel. (The 
2024 edition also places the freshwater-marsh class on 
50% of the parcel’s upland acres, which the 2023 
harvest had left in low herbaceous cover; this is a post-
harvest vegetation-model signal on the cut-over area, 
not a wetland or tidal finding, and the type it assigns is 
freshwater.) 

USGS National Hydrography Dataset (high resolution) No lake, pond, estuary, bay, sea or foreshore feature 
on the parcel. The east wetland pocket is in NHD’s 
generic “Swamp/Marsh” wetland class (FCode 46600), 
the same class NHD gives both freshwater swamps and 
the Moultrie Creek marsh, so it does not discriminate 
between the two; the nearest perennial stream to the 
parcel is 2,840 ft away and Moultrie Creek 3,488 ft. 
NHD maps one man-made drainage ditch (FCode 
33600, “Canal/Ditch”) running north–south along the 
block’s east line; the perimeter analysis in the 
consolidated evidence document already credits the 
parcels across that line, so the statute’s canal rule 
changes nothing. 
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Source What it shows for 137080-0000 

FDEP state-lands inventory (FL-SOLARIS: state-owned 
lands, conservation easements, conservation lands; 
Aquatic Preserves) 

No state-owned parcel, Board of Trustees interest, 
conservation easement or aquatic preserve touches 
any of the four application parcels. The only state 
conservation interest in the area is the Northeast 
Florida Blueway project along Moultrie Creek. This also 
disposes of the s. 163.3162(4)(i)4. carve-out for 
“property encumbered by a recorded conservation 
easement.” 

NRCS Official Series Descriptions (the national type 
descriptions behind the soil map) 

Pellicer: “in broad tidal marshes along streams near the 
Atlantic Ocean … 1 to 3 feet above sea level”; native 
vegetation “seashore saltgrass, needlegrass rush, 
smooth and marshhay cordgrass, bushy sea-oxeye, and 
glasswort” — the salt-marsh plants. Floridana: 
“depressional areas, flood plains, drainageways, and … 
low broad flats”; “in depressional areas, most of the 
soil has a sparse to dense cover of cypress. In flood 
plains, the vegetation is mostly sweetgum, blackgum, 
red maple, and cypress.” Riviera: “broad, low flats, 
flatwoods and … depressions.” Pomona: “flats and 
flatwoods on marine terraces”; native vegetation slash 
pine and longleaf pine. The two series under the wet 
acres are described by NRCS as freshwater floodplain 
and depression soils that grow cypress and bottomland 
hardwoods; only Pellicer is a tidal soil, and it is mapped 
only at the creek. 

St. Johns County Property Appraiser notes, parcel 
137090-0000 (transcribed in 03_Source_Records) 

The county’s 2023 sale analysis values the adjoining 
parcel as “40 TOTAL ACRES AND 38.4 UPLAND ACRES” 
and the county nonetheless classified all 40 acres 
agricultural — its own practice of carrying wet timber 
acres inside the classification. 

6. Method and Sources 

All measurements were computed on October 2–3, 2026 from public services, against the county parcel 
polygons as published in the Florida statewide cadastral layer (county 65, parcels 1370800000, 
1370900000, 1372410010, 1372410030). Areas and distances use EPSG:6438 (NAD83(2011) Florida East, 
US survey feet) or UTM 17N; elevations are NAVD88. Scripts and extracted data are in 
04_Build_Sources/wet_timberland/ (s1_vectors.py, s2_rasters.py, s3_figs.py, 
s4_tideline.py, s5_corroborate.py, s5b_nhd.py, s5c_nhd_wb.py, s6_figs2.py; 
data/summary_vectors.json, data/summary_rasters.json, data/transect_AA.json, 
data/tideline_distances.json, data/summary_corroboration.json). 

Dataset Publisher Access Use here 

National Wetlands 
Inventory 

U.S. Fish & Wildlife Service fwspublicservices.wim.usgs.go
v Wetlands MapServer 

Wetland system, 
class, water regime; 
areas on parcels; 
distance to estuarine 
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Dataset Publisher Access Use here 

NAIP aerial imagery 
2010–2023 (0.3–1 m) 

USDA Farm Service Agency Microsoft Planetary 
Computer, collection naip 

Exhibits WT-1 to WT-
4 

Sentinel-2 Level-2A (10 
m) 

European Space Agency / 
Copernicus 

Planetary Computer, 
sentinel-2-l2a 

Exhibit WT-4 (2023, 
2024, 2026) 

Global canopy height, 1 
m (Tolan et al., 2024) 

Meta & World Resources 
Institute 

dataforgood-fb-data (AWS 
Open Data), tile 032021122 

Exhibit WT-5 

Global Forest Change 
v1.11 (Hansen et al., 
2013) 

University of Maryland / 
Google 

earthenginepartners-hansen, 
granule 30N_090W 

Exhibit WT-6 

National Land Cover 
Database 2001, 2021 

USGS / MRLC mrlc.gov WMS §4.4 

3DEP bare-earth DEM, 
best available (~1 m) 

USGS elevation.nationalmap.gov 
3DEPElevation ImageServer 

Exhibits WT-7, WT-8 

Tidal datums, stations 
8720576, 8720587, 
8720554 

NOAA CO-OPS api.tidesandcurrents.noaa.gov MHHW 

SSURGO soil survey USDA-NRCS Soil Data Access Exhibit WT-9; site 
indexes 

National Flood Hazard 
Layer 

FEMA hazards.fema.gov NFHL 
MapServer 

Exhibit WT-10 

Land Use / Land Cover 
2020 (FLUCCS) 

St. Johns River Water 
Management District, via 
FDEP Open Data 
(STATEWIDE_LU_2004_2013
/MapServer/3, 
LANDUSE_YEAR 2020, WMD = 
SJR) 

ca.dep.state.fl.us ArcGIS Exhibit WT-11 

Cooperative Land Cover 
v4 

FWC / Florida Natural Areas 
Inventory 

gis.myfwc.com Open_Data Exhibit WT-11 

WorldCover 2021 v200 
(10 m) 

European Space Agency Planetary Computer, esa-
worldcover 

Exhibit WT-12 

Hurricane storm-surge 
zones 

St. Johns County GIS gis.sjcfl.us 
Storm_Surge_Zones 

Exhibit WT-12 

Global Surface Water 
v1.4 (1984–2021) 

European Commission Joint 
Research Centre 

Planetary Computer, jrc-gsw §4.9 

LANDFIRE 2024 Existing 
Vegetation Type 

USGS / U.S. Forest Service lfps.usgs.gov 
LF2024_EVT_CONUS 

§4.9 

National Hydrography 
Dataset 

USGS hydro.nationalmap.gov nhd §4.9 
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Dataset Publisher Access Use here 

FL-SOLARIS state-
owned lands, 
conservation 
easements; Aquatic 
Preserves 

FDEP ca.dep.state.fl.us 
STATE_OWNED_LANDS, 
AQUATIC_PRESERVES 

§4.9 

Official Series 
Descriptions (Floridana, 
Riviera, Pomona, 
Pellicer) 

USDA-NRCS soilseries.sc.egov.usda.gov §4.9 

CAMA land lines; DOR 
certified rolls; Property 
Appraiser notes 
(137090-0000) 

St. Johns County Property 
Appraiser; Florida DOR 

Existing package extracts 
(data/use_matrix_rolls.
json, packet fragments; 
03_Source_Records/Coun
tyAppraiser_Notes_1370
90_transcription.txt) 

§1, §4.9 
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Grounds for Denial of Agricultural Enclave Certification

ENCERT 2026-14 (Osceola Lakes North)
Parcel ID Nos. 137241-0010, 137241-0030, 137080-0000

The parcels were not owned or controlled by a single person or entity on January 1, 2025.

Section 163.3164(4)(a) requires that the parcel or parcels, as of January 1, 2025, “are

owned or controlled by a single person or entity.” The narrative concedes that “the parcels have

different owners.” The recorded instruments confirm it. By two warranty deeds dated May 3,

2021, recorded at OR 5256/921 and OR 5256/1006, Parcels 137080-0000 and 137241-0030 are

held by Osceola Lakes, LLC and Geoffrey A. Young as tenants in common, each as to an

undivided one-half interest. Parcel 137241-0010 is owned by Mr. Young alone. On January 1,

2025, no single person or entity held title to the three parcels.

The applicant therefore rests on control, and the only instrument it offers is the Joint

Venture Agreement of May 10, 2021 between Osceola Lakes and Mr. Young. The applicant’s

choice of that vehicle defeats the claim. Under Florida law, joint control or the right of joint

control is an essential element of a joint venture. Jackson-Shaw Co. v. Jacksonville Aviation

Auth., 8 So. 3d 1076 (Fla. 2008). An arrangement that the parties themselves designate a joint

venture is, by definition, one in which control is shared, not held by a single entity. The

agreement is consistent with that characterization. Mr. Young “shall retain ownership” of his land

(paragraph 2). He is obligated to convey only when Mr. Legeza later determines to develop or

sell, and then for the same per-acre price or benefit that Osceola Lakes receives (paragraph 8). He

shares one half of the carrying costs (paragraph 11). The agreement was deliberately left

unrecorded (paragraph 12). The parties’ later conduct follows the same pattern. The December 7,

2022 Timber Sale Agreement names Mr. Young and Osceola Lakes together as “Sellers” and

directs the $15,000 advance to Mr. Young personally, and the 2025 Forest Management Plan lists

Osceola Lakes and Mr. Young separately as landowners.

The operational authority described in paragraph 9 is conferred on Peter P. Legeza, Jr.,

and consists of the right to manage the timber operation, pursue entitlements, and market the

property. Mr. Legeza’s affidavit restates it as “sole control and authority to Osceola Lakes,”

language the agreement does not contain. A management and marketing role exercised within a

joint venture, while the co-venturer retains title, a per-acre share of the proceeds, and a share of
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the costs, is not control of the parcels by a single entity. The Legislature added “controlled” to

paragraph (a) while retaining the word “single.” Reading control to include a shared arrangement

created by private contract would allow any group of neighboring owners to satisfy paragraph (a)

by signing an unrecorded agreement, and would leave the word “single” with no work to do.

The same facts bear on who may apply. Section 163.3162(4)(a) permits an application by

“the owner of a parcel or parcels of land, or such owner’s authorized agent or controlling entity.”

The only Owner’s Authorization Form in the record is signed by Mr. Legeza alone and identifies

Osceola Lakes, LLC as “the owner(s).” Mr. Young, the sole record owner of Parcel 137241-0010

and a one-half owner of the other two, did not sign it, and the field identifying the ownership

document is blank. Paragraph 10 of the Joint Venture Agreement requires Mr. Young to execute

“Owner’s Authorizations for Agent” when needed, which reflects the parties’ own understanding

that Osceola Lakes cannot act for his interests without them. This defect may be curable, but the

failure of paragraph (a) of the definition is not, because it is measured as of January 1, 2025.

The applicant counts its own adjoining land as the development that surrounds the parcels.

Subparagraph (c)1. requires that the parcels be “surrounded on at least 75 percent of their

perimeter” by qualifying parcels. The Senate Rules Committee staff analysis describes

agricultural enclaves as pockets of agricultural land that are mostly surrounded by development.

The applicant’s Existing Development Table counts two parcels along the perimeter that, on the

record before the County, belong to the applicant’s own holding rather than to the surroundings.

The first is Parcel 137090-0000, the 40-acre quarter-quarter section immediately south of

Parcel 137080-0000, which the table credits with 1,379 feet of Residential-B frontage. The legal

documents in the file show that the parcel is held in Land Trust No. 0WR dated May 4, 2022, that

Mr. Legeza holds a 64.22 percent beneficial interest, and that under a Co-Venture Agreement of

May 20, 2022 he serves as Director “solely responsible for all day-to-day management and

operations,” including timber management and rezoning. That agreement contemplates sale of

the parcel as part of “the larger adjacent Osceola Lakes property that is owned and controlled by

Pete.” The 2025 Forest Management Plan, dated December 11, 2024 and signed by Mr. Legeza

on December 30, 2024, manages Parcel 137090-0000 together with the three subject parcels as a

single 143.59-acre unit and lists Trust No. 0WR as a landowner. The County Utility

Department’s May 14, 2026 availability letter for the “Osceola Lakes” project includes it. The

applicant’s forestry consultant, Billy Lipthrott, describes it in his letter as “the southern 40-acre
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parcel” among “the subject parcels.”

The second is Parcel 137240-0020, Mr. Young’s homestead, which the table credits with

903.4 feet of existing single-family development. Paragraphs 2, 7, and 9 of the Joint Venture

Agreement place that parcel within the “Adjacent Property” subject to Mr. Legeza’s “Operational

Authority and Control,” and Mr. Young agreed to allow its inclusion “in the timber farming

operations and in any future development entitlements or uses.” The utility availability letter

includes it as well.

If common control is what makes the three parcels a single enclave under paragraph (a),

the applicant cannot treat other land under the same control as the development that surrounds it.

Otherwise any landowner could designate an interior block of its holdings as the enclave and

count the rest of its holdings as the perimeter. The Legislature guarded against the analogous

practice in section 163.3162(4)(a), which bars use of another certified enclave’s perimeter, a

provision the staff analysis explains was added to avoid a domino effect. The applicant’s

selection of parcels appears to follow the same logic: Parcel 137090-0000 was acquired in 2022

and, according to Mr. Lipthrott, did not receive an agricultural classification before 2023, so it

could not satisfy the five-year use requirement as part of the enclave.

The effect on the calculation is decisive. The perimeter segments listed in the Existing

Development Table total 12,984.10 feet. The table credits 11,171.80 feet as designated for

development on the future land use map. Removing the 1,379.00 feet along Parcel 137090-0000

and the 903.40 feet along Parcel 137240-0020 leaves 8,889.40 feet, or 68.46 percent, which is

short of the 75 percent threshold by 848.68 feet. Measured against the narrative’s total of

12,950.44 feet, the result is 68.64 percent. Existing development under the applicant’s own

frontage method falls from 52.48 percent to 45.52 percent. Neither sub-subparagraph a. nor

sub-subparagraph b. is satisfied.

The calculation has an additional flaw. The table lists Parcel 137240-0010, a County

right-of-way, as a perimeter parcel with 681.90 feet of frontage. The final paragraph of section

163.3164(4) requires that where a right-of-way exists along the perimeter, “the perimeter

calculations of the agricultural enclave must be based on the adjacent parcel or parcels across the

right-of-way.” The application does not identify those parcels.
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Open Rural zoning is not a designation of land to be developed for residential purposes.

Sub-subparagraph (c)1.b. requires that the adjoining parcels be designated “in the local

government’s comprehensive plan, zoning map, and future land use map, as land that is to be

developed for industrial, commercial, or residential purposes.” The requirements are conjunctive.

The Rules staff analysis explains that the future land use element establishes a range of allowable

uses over large areas while the zoning map decides the specific use of a particular parcel, citing

Board of County Commissioners of Brevard County v. Snyder, 627 So. 2d 469, 475 (Fla. 1993).

The zoning map designation is therefore the operative test of what an adjoining parcel is

designated to become.

The narrative asserts that 100 percent of the perimeter adjoins parcels designated on the

zoning map for development, and the Zoning Perimeter exhibit labels the entire boundary

“Residential.” By the applicant’s own table, 9,516.00 feet, or 73.29 percent of the perimeter,

adjoins parcels zoned Open Rural. Open Rural is the County’s rural zoning classification, under

which agricultural and silvicultural uses are allowed; the Subject Property is itself zoned Open

Rural and has been used as a timber operation under that zoning. The applicant’s map legend lists

Open Rural separately from each of the residential districts (RS-1, RS-2, RS-3, RG-1, RG-2, and

RMH). The 1,812.30 feet along Parcel 137349-0000 cannot qualify either: although zoned PUD,

it is designated Rural/Silviculture on the future land use map, lies outside the Development Area,

and is timberland. Only 1,655.80 feet, or 12.75 percent of the perimeter, adjoins parcels

designated for development on both the zoning map and the future land use map.

The applicant has not shown that fifty percent of the perimeter is bordered by parcels
within an urban service district, area, or line.

If subparagraph (c)1. is not met, certification depends on subparagraph (c)2., which

requires both that at least 50 percent of the perimeter adjoin parcels designated on the future land

use map for development “and” that at least 50 percent adjoin “a parcel or parcels within an

urban service district, area, or line.” The Rules staff analysis lists these as separate requirements.

The applicant relies on the County’s Development Area Boundary for the second, asserting

without citation that it “meets the definition of an urban service area, line, or boundary.”

The 2025 Comprehensive Plan, which governed on January 1, 2025, does not support that

equation. Policy A.1.2.7 describes Development Areas as the areas on the future land use map

depicting the County’s overall future growth pattern. Policy A.1.2.9 directs the County to
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investigate the designation of an Urban Service Area, which presupposes that no general

designation had been made. Where the Plan does designate one, it says so expressly, as with the

Durbin Creek National Urban Service Area boundary under Policy A.1.11.1(m)(8)(o) and (ss).

Section 163.3164(53) reaches areas identified in the comprehensive plan as urban service areas,

and the Plan identifies none that includes the land around this Property. The 2050 Comprehensive

Plan was adopted on April 21, 2026 and cannot establish conditions as of January 1, 2025. The

applicant’s reading would also make the second condition redundant: every parcel designated for

residential, commercial, or industrial use would lie in an urban service area automatically, and

the Legislature’s separate requirement joined by “and” would add nothing to the first. The

applicant’s figures are also internally inconsistent. The narrative states that 85.97 percent of the

perimeter lies within the Development Area Boundary, but the Existing Development Table

marks Parcels 137090-0000 and 137349-0000 as outside it, which yields 75.42 percent.

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

An application may be made only “if one or more adjacent parcels or an adjacent

development permits the same density as, or higher density than, the proposed development.”

The applicant proposes single-family development at “up to 6 units per acre” and relies on the

Residential-C future land use designation of certain adjoining parcels. The statute asks what an

adjacent parcel permits, and as the staff analysis explains, the specific density permitted on a

particular parcel within the future land use range is fixed by its zoning. The Residential-C parcels

in the table, other than the County right-of-way, front only 1,031.00 feet of the perimeter and are

zoned RS-2, Open Rural, or PUD. The application identifies no zoning district, PUD ordinance,

or development order showing that any of them permits six units per acre.

The proposed development is also not stated in a form that allows the comparison. The

narrative describes it only as not exceeding the highest density of the surrounding parcels,

together with “Other Uses Permitted under Residential-C.” The utility availability letter for the

same project contemplates 180 single-family homes and 460 multi-family units across five

parcels, two of which are the perimeter parcels discussed above. Section 163.3162(4)(e)

authorizes development plans only for single-family residential housing. A density comparison

cannot be performed against a proposal whose unit count, unit type, and land area remain

undefined.
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The record does not establish continuous bona fide agricultural use of the whole of the
parcels.

Paragraph (b) requires continuous use “for bona fide agricultural purposes, as defined by

s. 193.461,” for five years before the application, which was filed September 11, 2026. The

statute adopts the definition in section 193.461(3)(b), good faith commercial agricultural use, and

the finding is the County’s to make. The narrative describes the Property Appraiser’s

classification as a “binding determination” and a “per se affirmation”; it is neither. Classification

is evidence, and on this record it does not cover the whole of the parcels.

The Environmental Division Manager’s analysis of September 18, 2026 shows that 11.11

acres of Parcel 137080-0000, about 27.6 percent of that parcel, are assessed as marshes and tidal

land rather than agricultural timberland. Parcel 137241-0030 was created by the May 2021

conveyance and received no agricultural classification for 2022. The applicant attributes the 2022

gap to an application that was not filed and relies on a 2022 seeding confirmation and a

December 2022 timber contract. That contract was for a clearcut of approximately 66 acres, to be

completed by May 7, 2023. The record contains no planting record after the clearcut; the 2025

Forest Management Plan, signed two days before the January 1, 2025 reference date,

recommends future work rather than documenting work performed. The Joint Venture

Agreement states that timber farming is to continue “until such time as the Joint Venture Property

can be entitled and sold or developed for residential use.”

The expert evidence is of limited weight. Mr. Lipthrott’s affidavit is based on “reviewing

all available information and in conducting interviews with Mr. Legeza.” His separate letter

addresses “Parcel 137090-0000, the southern 40-acre parcel,” which is not part of the application,

states that it did not receive an agricultural classification before 2023, and reports personal

observation of activity there only since March 2022, which is within the five-year period. If the

letter was intended to address Parcel 137080-0000, it contradicts the narrative’s statement that the

parcel has been classified agricultural since 2018. The geotagged photographs and video on

which the applicant relies are offered only by external file-sharing links and are not in the record.

This ground is offered as additional support; it is not needed for denial.
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The application materials are internally inconsistent.

Several features of the record bear on the weight to be given the applicant’s submissions.

The narrative claims 58.02 percent existing development on a 12,950.44-foot perimeter, while its

own table yields 52.48 percent on 12,984.10 feet. The narrative cites Exhibit 11 for analysis that

appears in Exhibit 12 and Exhibit 16 for the population estimate in Exhibit 17. The Bona Fide

Agricultural Purpose Analysis lists Parcel 137241-0030 twice in place of Parcel 137080-0000,

discusses Parcel 137241-0030 under the heading for Parcel 137080-0000, and dates Mrs.

Young’s death to 2021 while the narrative and the Joint Venture Agreement give July 10, 2020.

The exhibit list describes Exhibit 6 as an Owner’s Affidavit; it is the one-signature authorization

form discussed above. Footnote 4 of the narrative cites Sheik Island Farm, Inc. v. Covington

Farm, Inc., 429 So. 3d 1095 (Fla. 2d DCA 2026), which we were unable to locate; the citation

should be verified before the County’s report responds to it. Finally, two documents in the file

(Nos. 731224 and 731225) are Property Appraiser notices for a different application, ENCERT

2026-11, and should be removed from this record.

Matters not relied upon.

The Property is approximately 103.29 acres, within the limits of subparagraph (c)2. and

paragraph (e), and the County’s official population estimate is well below the 1.75 million limit

of paragraph (f). The utility letter and the offer to negotiate address paragraph (d). Nothing in the

record indicates that an adjoining parcel has been certified as an agricultural enclave or that the

Property lies within an area described in section 163.3162(4)(i). None of these matters is relied

upon as a ground for denial.

Form and timing of the decision.

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

and conclusions of law, and the applicant may seek certiorari review within thirty days after

rendition. The application is dated Friday, September 11, 2026. If that is the date of receipt, the

thirtieth day for the written report under section 163.3162(4)(b) falls on Sunday, October 11,

2026, and the report should issue by Friday, October 9. The parcels will be certified by operation

of law if the Board does not act by Thursday, December 10, 2026. The official receipt date

should be confirmed.
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The findings should rest on documents made part of the record: the recorded deeds for

each parcel; the Joint Venture Agreement; the Land Trust Agreement, Co-Venture Agreement,

and assignments of beneficial interest for Trust No. 0WR; the 2025 Forest Management Plan; the

May 14, 2026 utility availability letter; the zoning map and future land use map for each

perimeter parcel as of January 1, 2025; the Land Development Code provisions governing the

Open Rural district; the parcels across the County right-of-way; the 2025 Comprehensive Plan

Land Use Element; and the zoning of each Residential-C parcel relied on for density.

Conclusion.

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

certification of the Osceola Lakes North parcels as an agricultural enclave. Specifically, the

record does not establish (1) that the parcels were owned or controlled by a single person or

entity on January 1, 2025, where title was divided between Osceola Lakes and Mr. Young and the

only control instrument is a joint venture; (2) that at least 75 percent of the perimeter adjoins

qualifying parcels once land under the applicant’s own control is excluded; (3) that the adjoining

parcels are designated for development on the zoning map, where 73.29 percent of the perimeter

adjoins Open Rural zoning; (4) that at least 50 percent of the perimeter adjoins parcels within an

urban service district, area, or line; or (5) that an adjacent parcel or development permits the

density of a defined proposed development. The first, second, and fourth grounds are each

independent and sufficient; the first cannot be cured, because it is measured as of January 1,

2025.

Record sources reviewed: Osceola Lakes North Agricultural Enclave Certification Application, ENCERT 2026-14,
including the application form and narrative of Stearns Weaver Miller, P.A. (September 11, 2026), and Exhibits 1
through 20, including the Joint Venture Agreement (May 10, 2021); Cross Purchase and Sale Agreement (May 3,
2019); Owner’s Authorization Form; Zoning Perimeter map; warranty deeds recorded at OR 5256/921 and
5256/1006 and quitclaim deed recorded at OR 2545/693; Affidavit of Peter P. Legeza, Jr.; Bona Fide Agricultural
Purpose Analysis and attachments; Affidavit and letter of Billy Lipthrott; Existing Development Table; St. Johns
County Utility Department letter of May 14, 2026; Timber Sale Agreement (December 7, 2022); and 2025 Forest
Management Plan. Also reviewed: Staff Analysis of Agricultural Classification (September 18, 2026); Land Trust
Agreement, Trust No. 0WR (May 4, 2022), assignments of beneficial interest, and Co-Venture Agreement (May 20,
2022). Sections 163.3162(4), 163.3164(4) and (53), and 193.461, Florida Statutes; Chapter 2026-34, Laws of
Florida; Florida Senate Committee on Rules, Bill Analysis and Fiscal Impact Statement, CS/CS/CS/SB 686
(February 25, 2026); St. Johns County 2025 Comprehensive Plan, Land Use Element.
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NOTICE OF A REQUEST FOR 
AGRICULTURAL ENCLAVE CERTIFICATION 

NOTICE IS HEREBY GIVEN that a public hearing will be held 
on 11/03/2026 at 9:00 em, or as soon thereafter as may be 
heard, before the Board of County Commissioners in the St. 
Johns County Auditorium located at 500 San Sebastian View, St. 
Augustine, Florida to determine whether an application complies 
with the statutory requirements for certification of the subject 
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and 163.3164, Florida Statutes as amended by Chapter 2026--34, 
Laws of Florida. This certification request is identified as ENCERT 
2026--14 Agricultural Enclave Certification (OSCEOLA LAKES 
NORTH) and includes approximately 103.29 acres of land. The 
subject property ts located south of Wildwood Drive and north of 
Watson Road, approximately (1) mile west of US Highway 1 South. 

This file and the proposed application are maintained in the 
Planning and Zoning Division of the Growth Management 
Department located at the St. Johns County Permit Center, 
4040 Lewis Speedway, St. Augustine, Florida 32084 and may be 
Inspected by interested parties prior to said public hearing. Items 
not heard by 6 pm shall automatlcelly be continued until 9 am the 
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respect to the requested certification. 
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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 
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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 
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communication, care of SJC Planning and Zoning Division, 4040 
Lewis Speedway, St. Augustine, Florida, 32084. 
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or at the St. Johns County Facilities Management, 2416 Dobbs 
Road, St. Augustine, FL 32086. Hearing impaired persons, call 
Florida Relay Service (1-800-955-8770), no later than 5 days prior 
to the meeting. 
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