
 

Value Adjustment Board
AGENDA

Organizational
March 25, 2024

2:30 PM
Administration Building,

4th Floor, BCC Meeting Room, 477 Houston Street,
Green Cove Springs, FL 32043

I. Welcome

II. Public Comment

III. For Information Only: Decisions by the Attorney for the Value Adjustment Board,
William H. Davie, II, regarding whether good cause was shown by petitioners for
late filing. The Value Adjustment Board voted at its organizational meeting to
authorize the magistrates to make these determinations without a hearing as allowed
by law. The decisions are not attached to this agenda, but are available for review in
the Finance Department of the Board of County Commissioners. No action required
on this agenda item.
VAB I t em s

IV. Consideration of Exemption and Real Property, the Special Magistrate
recommended a Findings of Fact, and Conclusions of Law for timely filed petitions
and those for which good cause for late filing was shown. All Tangible Personal
Property petitions which were timely filed were withdrawn prior to hearing.
A. Acknowledgment of all petitions:
 

2023 VAB Petitions - Disposition - Revenue:
 

732 petitions were filed - 728 were withdrawn.
4 Petitions were heard by Special Magistrates:

2 - Real Property Value
2 - Exemption

Total revenue received for all petitions filed: $11,440.00.
 
B. Consideration of the Special Magistrate(s) Recommendations:
 

Real Property Value - Petitions:
2023-0009 
2023-0044

 
Exemption - Petitions:

2023-0006 and Request by the Petitioner
2023-0043
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V. Certification of the 2023 Personal Property and Real Property Ad Valorem

Assessment Rolls - Clay County Property Appraiser will provide the documents at
the meeting.

VI. Adjournment

In accordance with the Americans with Disabilities Act, any person needing a
special accommodation to participate in this matter should contact the Clay County
ADA Coordinator by mail at Post Office Box 1366, Green Cove Springs, FL 32043, or
by telephone at number (904) 269-6347 no later than three (3) days prior to the
hearing or proceeding for which this notice has been given. Hearing impaired
persons can access the foregoing telephone number by contacting the Florida
Relay Service at 1-800-955-8770 (Voice), or 1-800-955-8771 (TDD).
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VAB Agenda Item

Monday, March 25  2:30 PM

ATTACHMENTS:
Description
Special Magistrates Recommendation 2023-0009
Special Magistrates Recommendation 2023-0044
Special Magistrates Recommendation 2023-0006
Request by Petitioner 2023-0006
Special Magistrates Recommendation 2023-0043
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DECISION OF THE VALUE ADJUSTMENT BOARD
VALUE PETITION

_______ County

The actions below were taken on your petition.
These actions are a recommendation only, not final These actions are a final decision of the VAB

If you are not satisfied after you are notified of the final decision of the VAB, you have the right to file a lawsuit 
in circuit court to further contest your assessment. (See sections 193.155(8)(l), 194.036, 194.171(2), 196.151, and 
197.2425, Florida Statutes.)
Petition # Parcel ID
Petitioner name ___________________________ 

The petitioner is: taxpayer of record taxpayer’s 
representative

other, explain: 

Property 
address

Decision Summary Denied your petition Granted your petition Granted your petition in part

Value
Lines 1 and 4 must be completed

Value from 
TRIM Notice

Before Board Action
Value presented by property appraiser 

Rule 12D-9.025(10), F.A.C.
After Board 

Action

1. Just value, required
2. Assessed or classified use value,* if applicable
3. Exempt value,* enter “0” if none
4. Taxable value,* required
*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.)
Reasons for Decision Fill-in fields will expand, or add pages as needed.
Findings of Fact

Conclusions of Law 

Recommended Decision of Special Magistrate  Finding and conclusions above are recommendations.

Signature, special magistrate Print name Date

Signature, VAB clerk or special representative Print name Date

If this is a recommended decision, the board will consider the recommended decision on 03/25/2024 at 2:30 pm 
_____  Address _477 Houston Street, Green Cove Springs, FL. 32043 4th Floor - BCC Room_____

If the line above is blank, the board does not yet know the date, time, and place when the recommended decision will be 
considered. To find the information, please call __________ or visit our website at ______________.

Final Decision of the Value Adjustment Board

Signature, chair, value adjustment board Print name Date of decision

Signature, VAB clerk or representative Print name Date mailed to parties

DR-485V
R.

Rule 12D-16.002 F.A.C. 
Eff.

 CLAY

✔

2023-0009 06-04-26-010672-001-07
AMBA ESTATE OF ORANGE PARK FLOR 1919 WELLS RD

ORANGE PARK, FL 32073✔

PIVITOL TAX SOLUTION

1,904,797.00 1,904,797.00

0.00
1,904,797.00 1,904,797.00

The hearing date was 2-21-2024. Testimony was provided by Mr. Christopher A. Glidewell (taxpayer rep.) and Mr. Kristofer Obergfall,
AAS, CFE (Clay County Property Appraiser Officer). The exchange of evidence was stated to be proper and the taxpayer's evidence
was accepted by the Property Appraiser.

According to Florida Statute 193.011, the property appraiser shall (properly, lawfully, duly, carefully) take the following factors into
consideration:
1) The present cash value of the property
2) The highest and best use to which the property can be expected to be put in the immediate future and the present use of the
property
✔

JAMES TORO II Digitally signed by JAMES TORO II 
Date: 2024.03.12 17:38:26 -04'00' JAMES TORO II 03/12/2024

         Christine M. Blanchett 03/13/2024
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Conclusion of Law: 

According to Florida Statute 193.011, the property appraiser shall (properly, lawfully, duly, carefully) 
take the following factors into consideration: 

1) The present cash value of the property

2) The highest and best use to which the property can be expected to be put in the immediate future
and the present use of the property

3) The location of the property

4) The quantity/size of the property

5) The cost of the property and present replacement value of improvements

6) The condition of the property

7) The income from the property

8) The net proceeds of the sale of the property

Furthermore, the Property Appraiser need demonstrate that the appraisal methodology complies 
with professionally accepted appraisal practices. (F.S. 194.301(1)) 

The evidence submitted by the appraiser is the indication of whether or not the appraiser properly 
considered the eight statutory criteria. The county’s appraisal and testimony sufficiently 
demonstrate that the appraiser did properly consider all eight statutory criteria. Furthermore, the 
appraiser’s methodology is consistent with professionally accepted appraisal practices. 

The petitioner's representative did not perform analysis via the sales comparison or income 
methods. This omission is not consistent with professionally accepted appraisal practices. 

SPECIAL MAGISTRATE DECISION REGARDING THE PROPERTY APPRAISER’S PRESUMPTION OF 
CORRECTNESS: 

The property appraiser did earn the presumption of correctness. The standard of proof is the 
preponderance of the evidence. 

Ultimate Facts and Conclusions of Law: 

Based on the evidence presented in this hearing, the property appraiser did establish the 
presumption of correctness. The standard of proof is the “preponderance of the evidence” that the 
assessment is in excess of just value. The petitioner did not present supported evidence in refute of 
the appraiser’s valuation indications via the Sales Comparison and Income approaches.  The 
property appraiser’s value is consistent with the market data presented. 

I find that the property appraiser’s value does not exceed just value and I uphold the county 
appraiser’s concluded value. 
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DECISION OF THE VALUE ADJUSTMENT BOARD 
VALUE PETITION 

County 

The actions below were taken on your petition. 
 These actions are a recommendation only, not final  These actions are a final decision of the VAB 

If you are not satisfied after you are notified of the final decision of the VAB, you have the right to file a lawsuit 
in circuit court to further contest your assessment. (See sections 193.155(8)(l), 194.036, 194.171(2), 196.151, and 197.2425,
Florida Statutes.)

Petition # Parcel ID  
Petitioner name 
  The petitioner is:  taxpayer of record  taxpayer’s agent 

 other, explain: 

Property 
address 

Decision Summary   Denied your petition  Granted your petition  Granted your petition in part

Value 
Lines 1 and 4 must be completed 

Value from 
TRIM Notice 

Before Board Action 
Value presented by property appraiser 

Rule 12D-9.025(10), F.A.C.

After Board 
Action 

1. Just value, required
2. Assessed or classified use value,* if applicable

3. Exempt value,* enter “0” if none
4. Taxable value,* required
*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.)

Reasons for Decision Fill-in fields will expand or add pages, as needed. 
Findings of Fact 

Conclusions of Law 

Recommended Decision of Special Magistrate  Finding and conclusions above are recommendations. 

Signature, special magistrate Print name Date 

Signature, VAB clerk or special representative Print name Date 

If this is a recommended decision, the board will consider the recommended decision on  03/25/2024  at 2:30 pm
     Address  477 Houston Street, Green Cove Springs, FL. 32043, 4th Floor - BCC Room  
If the line above is blank, the board does not yet know the date, time, and place when the recommended decision will be 
considered. To find the information, please call                        or visit our web site at    

Final Decision of the Value Adjustment Board

Signature, chair, value adjustment board Print name Date of decision 

Signature, VAB clerk or representative Print name Date mailed to parties 

DR-485V 
R. 01/ 17

Rule 12D-16.0 02 
F.A.C. 

Eff. 01/17 

2023-0153 Page 1 of 1

C.M. Blanchett 03/14/2024
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Conclusion of Law: 
 

According to Florida Statute 193.011, the property appraiser shall (properly, lawfully, duly, 
carefully) take the following factors into consideration: 

1) The present cash value of the property 

2) The highest and best use to which the property can be expected to be put in the immediate future 
and the present use of the property 

3) The location of the property 

4) The quantity/size of the property 

5) The cost of the property and present replacement value of improvements 

6) The condition of the property 

7) The income from the property 

8) The net proceeds of the sale of the property 

Furthermore, the Property Appraiser need demonstrate that the appraisal methodology complies 
with professionally accepted appraisal practices. (F.S. 194.301(1)) 

The evidence submitted by the appraiser is the indication of whether or not the appraiser properly 
considered the eight statutory criteria. The county’s appraisal and testimony sufficiently 
demonstrate that the appraiser did consider all eight statutory criteria. However, the income 
analysis contains some questionable components, such as the use an expense ratio that is not 
consistent with the bulk of the data presented by the appraiser or petitioner. Also, the appraiser's 
cap rate is slightly lower than his own data suggests. These factors combined, can potentially lead 
to a conclusion via the income approach, that is above just value.  

 

The appraiser did present a sales comparison approach, which the petitioner did not. That data 
shows that throughout 2022 and 2023 investors were paying between $250,000 and $350,000 per 
unit for similar properties. The proposed assessment is $234,778 per unit. However, the most 
conclusive evidence is the actual sale of the property. On November 15, 2022, approximately six 
weeks from the applicable date of valuation, the current owner purchased the property for 
$51,300,000. That is 21% higher than proposed assessed value. It is highly questionable to think 
that an astute purchaser would proceed to closing suspecting that he/she is overpaying by tens of 
millions of dollars. By November of 2022 interest rates had been increasing dramatically for 
almost a year. The Appraiser's evidence includes a publication in which one of the world's leading 
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commercial real estate brokerage firms, CBRE, touts the $51.3 million sale and refers to the subject 
as "...another best-in-class asset which was sorely needed in Fleming Island."  

 

The appraiser’s methodology is consistent with professionally accepted appraisal practices. 

 

SPECIAL MAGISTRATE DECISION REGARDING THE PROPERTY APPRAISER’S 
PRESUMPTION OF CORRECTNESS: 

Ultimate Facts and Conclusions of Law: 

Based on the evidence presented in this hearing, the property appraiser did establish the 
presumption of correctness. The standard of proof is the “preponderance of the evidence” that the 
assessment is in excess of just value. The property appraiser’s value is consistent with the market 
data presented and the November 2022 sale of the property is extremely strong evidence that the 
proposed assessment does not exceed just value.  

 

I find that the property appraiser’s value does not exceed just value and I uphold the county 
appraiser’s concluded value. 
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DECISION OF THE VALUE ADJUSTMENT BOARD
EXEMPTION, CLASSIFICATION, ASSESSMENT DIFFERENCE 

TRANSFER, CHANGE OF OWNERSHIP OR CONTROL, 
OR QUALIFYING IMPROVEMENT PETITION 

Decision Summary    Denied your petition  Granted your petition  Granted your petition in part 

Lines 1 and 4 must be completed 
Value from 

TRIM Notice 

Value before Board Action 
Value presented by property appraiser 

Rule 12D-9.025(10), F.A.C. 

Value after 
Board Action 

1. Just value, required

2. Assessed or classified use value,* if
applicable

3. Exempt value,* enter “0” if none

4. Taxable value,* required

*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.)

Reason for Petition 

 Homestead  Widow/er  Blind  Totally and permanently disabled veteran 
 Low-income senior  Disabled  Disabled veteran  Use classification, specify __________ 
 Parent/grandparent assessment reduction  Deployed military  Use exemption, specify  ____________ 
 Transfer of homestead assessment difference  Qualifying improvement 
 Change of ownership or control  Other, specify   __________________ 

Reasons for Decision Fill-in fields will expand, or add pages as needed. 

Findings of Fact 

Conclusions of Law 

 Recommended Decision of Special Magistrate  The finding and conclusions above are recommendations. 

Signature, special magistrate Print name Date 

Signature, VAB clerk or special representative Print name Date 

If this is a recommended decision, the board will consider the recommended decision on at  PM. 

 Address  ________________________________________________________________________________ 
If the line above is blank, please call ______________ or visit our website at __________________________. 

 Final Decision of the Value Adjustment Board 

Signature, chair, value adjustment board Print name Date of decision 

Signature, VAB clerk or representative Print name Date mailed to parties 

The actions below were taken on your petition in ____________________ County. 

 These actions are a recommendation only, not final.  These actions are a final decision of the VAB. 

If you are not satisfied after you are notified of the final decision of the VAB, you have the right to file a lawsuit in 
circuit court to further contest your assessment.  (See sections 193.155(8)(l), 194.036, 194.171(2), 194.181, 196.151, and 197.2425, Florida Statutes.) 

Petition # Parcel ID 

Petitioner name 
  The petitioner is:  taxpayer of record  representative 

 other, explain:   _____________________________ 

Property 
address 

DR-485XC 
R. 11/23

Rule 12D-16.002 
F.A.C. 

Eff. 11/23

AM

CLAY

✔

2023-0006 21-07-25-010640-002-04
Steven W and Jane S. Conner Family Trust  6022 Sweet Moody Road

 Green Cove Springs, Florida, 32043✔

✔

1,593,027.00

478,259.00

113,747.00

364,512.00

✔ Conservation Easement

See Attached:

See Attached:

✔

Paul Sanders

Christne M. Blanchett 03/04/2024

(904) 529-4125

See Attached

3/25/2024 2:30 x
477 Houston Street, 4th Floor, BCC Meeting Room, Green Cove Springs, Fl 32043
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DECISION OF THE VALUE ADJUSTMENT BOARD
EXEMPTION, CLASSIFICATION, ASSESSMENT DIFFERENCE 

TRANSFER, CHANGE OF OWNERSHIP OR CONTROL, 
OR QUALIFYING IMPROVEMENT PETITION 

Decision Summary    Denied your petition  Granted your petition  Granted your petition in part 

Lines 1 and 4 must be completed 
Value from 

TRIM Notice 

Value before Board Action 
Value presented by property appraiser 

Rule 12D-9.025(10), F.A.C. 

Value after 
Board Action 

1. Just value, required

2. Assessed or classified use value,* if
applicable 

3. Exempt value,* enter “0” if none

4. Taxable value,* required

*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.)

Reason for Petition 

 Homestead  Widow/er  Blind  Totally and permanently disabled veteran 
 Low-income senior  Disabled  Disabled veteran  Use classification, specify __________ 
 Parent/grandparent assessment reduction  Deployed military  Use exemption, specify  ____________ 
 Transfer of homestead assessment difference  Qualifying improvement 
 Change of ownership or control  Other, specify   __________________ 

Reasons for Decision Fill-in fields will expand, or add pages as needed. 

Findings of Fact 

Conclusions of Law 

 Recommended Decision of Special Magistrate  The finding and conclusions above are recommendations. 

Signature, special magistrate Print name Date 

Signature, VAB clerk or special representative Print name Date 

If this is a recommended decision, the board will consider the recommended decision on at  PM. 

 Address  ________________________________________________________________________________ 
If the line above is blank, please call ______________ or visit our website at __________________________. 

 Final Decision of the Value Adjustment Board 

Signature, chair, value adjustment board Print name Date of decision 

Signature, VAB clerk or representative Print name Date mailed to parties 

The actions below were taken on your petition in ____________________ County. 

 These actions are a recommendation only, not final.  These actions are a final decision of the VAB. 

If you are not satisfied after you are notified of the final decision of the VAB, you have the right to file a lawsuit in 
circuit court to further contest your assessment.  (See sections 193.155(8)(l), 194.036, 194.171(2), 194.181, 196.151, and 197.2425, Florida Statutes.) 

Petition # Parcel ID 

Petitioner name 
  The petitioner is:  taxpayer of record  representative 

 other, explain:   _____________________________ 

Property 
address 

DR-485XC 
R. 11/23 

Rule 12D-16.002 
F.A.C. 

Eff. 11/23

AM

CLAY

✔

2023-0043 20-07-27-016089-001-00
David Rose  5860 County Road 209

 Green Cove Springs, Florida 32043✔

✔

654,224.00

593,592.00

50,000.00

543,592.00

✔ Conservation Easement

See Attached:

See Attached:

✔

Paul Sanders

Christne M. Blanchett 03/04/2024

03/25/2024 2:30 ✔

477 Houston Street, 4th Floor, BCC Meeting Room, Green Cove Springs, Florida 32043
-
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