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BLA No. XXXX – Avalon - Avalon Plantation, LLC 
Rosewood – Conservation Easement 

Project Name: Rosewood 

This instrument prepared by and returned to: 
Angel O’Connor 
Division of State Lands 
3900 Commonwealth Blvd. 
Mail Station 115 
Tallahassee, FL  32399-3000 

DEED OF CONSERVATION EASEMENT 

THIS GRANT OF CONSERVATION EASEMENT is made this   day of    ,  , by 
AVALON PLANTATION, LLC, a Georgia limited liability company, whose address is 133 Luckie Street, Atlanta, 
Georgia 30303  ("Grantor"), in favor of the BOARD OF TRUSTEES OF THE INTERNAL IMPROVEMENT 
TRUST FUND OF THE STATE OF FLORIDA ("Trustees"), whose address is Florida Department of 
Environmental Protection (“DEP”), Division of State Lands, 3900 Commonwealth Blvd., Mail Station 115, 
Tallahassee, Florida 32399-3000, ("Grantee"). 

The terms “Grantor” and “Grantee” shall include the singular and the plural, and the heirs, successors and 
assigns of Grantor and Grantee, and the provisions of this easement shall be binding upon and inure to the 
benefit of Grantor, Grantee and their heirs, successors and assigns. 

RECITALS 

A. Grantor is the sole owner in fee simple of certain real property in Jefferson County, Florida, more
particularly described in Exhibit A attached hereto and incorporated by reference (hereinafter, the "Property"). 

B. Grantor and the Grantee mutually recognize the special character of the Property and have the common
purpose of conserving certain values and character of the Property by conveyance to the Grantee of a perpetual 
conservation easement on, under, over, and across the Property, to conserve the character of the Property, continue 
certain land use patterns that do not significantly impair the character of the Property, and prohibit certain further 
development activity on the Property. 

C. The specific conservation values of the Property are documented in the “Baseline Inventory Report for
the Rosewood Conservation Easement Tract in Jefferson County, Florida”, dated XXXX ("Baseline 
Documentation"), which consists of reports, maps, photographs, and other documentation that the parties agree 
provide, collectively, an accurate representation of the Property at the time of this grant, and which is intended to 
serve as an objective information baseline for monitoring compliance with the terms of this grant. The Baseline 
Documentation is maintained in the offices of DEP and is incorporated by this reference. A copy of the Baseline 
Documentation is available from the DEP on request.  

D. Grantee is an agency authorized under the provisions of §704.06, Florida Statutes, to hold conservation
easements for the preservation and protection of land in its natural, scenic, historical, agricultural, forested, or open 
space condition.  

E. Grantee agrees by accepting this grant to honor the intentions of Grantor stated herein and to preserve
and protect in perpetuity the conservation values of the Property for the benefit of this generation and the 
generations to come. 

F. The fact that any use of the Property that is expressly prohibited by the terms of this Easement may
become greatly more economically valuable than uses allowed by the terms of this Easement, or that neighboring 
properties may, in the future, be put entirely to uses that are not allowed by this Easement has been considered by 
Grantor in granting this Easement and by Grantee in accepting it. 

EXHIBIT B
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To achieve these purposes, and in consideration of $10.00 and other good and valuable consideration, 
including but not limited to the above and the mutual covenants, terms, conditions, and restrictions contained herein, 
the receipt and sufficiency of which is acknowledged, and pursuant to the laws of Florida, and in particular §704.06, 
Florida Statutes, but without intending the validity of this Easement to be dependent on the continuing existence of 
such laws, Grantor hereby voluntarily grants and conveys to Grantee a conservation easement in perpetuity over the 
Property of the nature and character and to the extent hereinafter set forth ("Easement"). 
 

ARTICLE I.  DURATION OF EASEMENT 
 
  This Conservation Easement shall be perpetual. It is an easement in gross, runs with the land, and is 
enforceable by Grantee against Grantor, Grantor’s personal representatives, heirs, successors and assigns, lessees, 
agents, and licensees. 
 

ARTICLE II.  PURPOSE OF EASEMENT 
 
  It is the purpose of this Easement to assure that the Property will be retained forever in its natural, scenic, 
wooded condition to provide a relatively natural habitat for fish, wildlife, plants or similar ecosystems, and to 
preserve portions of the Property as productive farmland and forest land that sustains for the long term both the 
economic and conservation values of the Property and its environs, through management guided by the following 
principles: 
 

• Protection of scenic and other distinctive rural character of the landscape; 
• Maintenance of soil productivity and control of soil erosion; 
• Maintenance and enhancement of wildlife and game habitat; 
• Protection of unique and fragile natural areas and rare species habitats; 
• Maintenance or creation of a healthy balance of uneven aged timber classes; 
• Maintenance or improvement of the overall quality of the timber resource; 
• Maintenance of the value of the resource in avoiding land fragmentation;  
• Protection of surface water quality, the Floridan Aquifer, wetlands, and riparian areas; 
• Maintenance of economically viable agricultural practices that protect the landscape as a working 

enterprise in harmony with the open space and scenic qualities of the Property; 
• Maintenance of existing upland/wetland natural communities; 
• Restoration of disturbed upland/wetland natural communities. 

 
The above purposes are hereinafter sometimes referred to as “the Conservation Purposes”.  Grantor intends that this 
Easement will confine the use of the Property to such activities as are consistent with the Conservation Purposes of 
this Easement. 
 

ARTICLE III.  RIGHTS GRANTED TO THE GRANTEE 
 
  To accomplish the Conservation Purposes of this Easement the following rights are conveyed to Grantee by 
this Easement: 
 
  A. The right to enforce protection of the conservation values of the Property; 
 
  B. All future residential, commercial, industrial and incidental development rights that are now or 
hereafter allocated to, implied, reserved, or inherent in the Property except as may be specifically reserved to 
Grantor in this Easement. The parties agree that such rights are hereby terminated and extinguished and may not be 
used on or transferred to other property.  Neither the Property nor any portion thereof may be included as part of the 
gross area of other property not subject to this Easement for the purposes of determining density, lot coverage, or 
open space requirements, under otherwise applicable laws, regulations or ordinances controlling land use and 
building density. No development rights that have been encumbered or extinguished by this Easement shall be 
transferred to any other lands pursuant to a transferable development rights scheme or cluster development 
arrangement or otherwise. Nor shall any development rights or density credits be transferred onto the Property from 
other property. 
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  C. The right to enter upon the Property at reasonable times in order to monitor compliance with and 
otherwise enforce the terms of this Easement; provided that such entry shall be upon prior reasonable notice to 
Grantor, and Grantee shall not unreasonably interfere with Grantor’s use and quiet enjoyment of the Property. 
 
  D. The right to prevent any activity on or use of the Property that is inconsistent with the Conservation 
Purposes or provisions of this Easement and to require the restoration of or to restore such areas or features of the 
Property that may be damaged by any inconsistent activity or use, at Grantor’s cost. 
 
  E. The right of ingress and egress to the Property. 
 
  F. The right to have the ad valorem taxes, assessments and any other charges on the Property paid by 
Grantor. 
 
 G. A right to notice of intent to sell. The terms of this right are such that if Grantor intends to sell the 
Property, or any interest therein or portion thereof, Grantor shall deliver to Grantee notice of such intent, and shall, 
in good faith, afford Grantee an opportunity to negotiate the acquisition of the Property, or such portion thereof or 
interest therein that Grantor intends to sell. If Grantee desires to negotiate the acquisition of the Property, or such 
portion thereof or interest therein, Grantee shall so notify Grantor within 30 days after receipt of Grantor’s notice of 
intent. If Grantor and Grantee are unable, in good faith to agree to terms of an acquisition of the Property, or such 
interest therein or portion thereof as applicable, within 120 days from said notice to Grantee, Grantor may sell the 
Property free of the right granted herein. If the Property, or such portion thereof or interest therein as is applicable, 
has not sold within one year after Grantee’s notice to Grantor that Grantee does not intend to negotiate acquisition of 
the property or within one year after failure to reach agreement to terms of an acquisition. Any intent to sell the 
Property thereafter shall require renewed notice to Grantee. This right of notice shall not be triggered by sales or 
transfers between Grantor and lineal descendants of R.E. Turner, III (“Turner”), any trust or entity established for 
the benefit of such lineal descendants, or entities which, directly or indirectly, control, are controlled by are under 
common control with, Grantor, Turner or any of his lineal descendants. The right or notice granted herein applies to 
the original Grantor and to said original Grantor’s, heirs, successors and assigns. 

  H. The right to be indemnified by Grantor for any and all liability, loss, damage, expense, judgment or 
claim (including a legally recognizable claim for attorney fees) arising out of any negligent or willful action or 
activity resulting from the Grantor’s use and ownership of or activities on the Property or the use of or activities of 
Grantor’s agents, guests, lessees or invitees on the Property. 
 
  I. The right to be indemnified by Grantor for any liability for injury or property damage to persons on the 
Property arising out of any condition of the Property known to the Grantor to the best of Grantor’s knowledge. 
 
  J. The right to have the Property maintained as reflected on the Baseline Documentation, as the Property 
may develop through the forces of nature hereafter, subject only to the exercise of Grantor’s Reserved Rights, and 
the Rights Granted to the Grantee, as described in this Easement. 
 
  K. If Grantor fails to cut and remove timber damaged by natural disaster, fire, infestation or the like, then 
the right, but not the duty, of Grantee, in its sole discretion to cut and remove said timber. Any such cutting and 
removal by Grantee shall be at the expense of Grantee and all proceeds from the sale of any such timber shall inure 
to the benefit of Grantee. 
 

ARTICLE IV.  PROHIBITED USES 
 
  The Property shall be maintained to preserve the Conservation Purposes of this Easement. Without limiting 
the generality of the foregoing Grantor agrees that the following uses and practices, though not an exhaustive recital 
of inconsistent uses and practices, are expressly prohibited or restricted: 
 
  A. No soil, trash, liquid or solid waste (including sludge), or unsightly, offensive, or hazardous materials, 
wastes or substances, toxic wastes or substances, pollutants or contaminants, including, but not limited to, those as 
now or hereafter defined by federal or Florida law defining hazardous materials, wastes or substances, toxic wastes 
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or substances, pollutants or contaminants shall be dumped or placed on the Property. This prohibition shall not be 
construed to include reasonable amounts of waste generated as a result of allowed activities. 
 
  B. The exploration for and extraction of oil, gas, minerals, dolostone, peat, muck, marl, limestone, 
limerock, kaolin, fuller’s earth, phosphate, common clays, gravel, shell, sand and similar substances either directly 
or indirectly by Grantor or on Grantor’s behalf or with the joinder or consent of Grantor in any application for a 
permit so to do, under and by virtue of the authority of a grant or reservation or other form of ownership of or 
interest in or control over or right to such substances, except as reasonably necessary to combat erosion or flooding, 
or except as necessary and lawfully allowed for the conduct of allowed activities. 
 
  C. Activities that will be detrimental to drainage, flood control, water conservation, erosion control, soil 
conservation, or fish and wildlife habitat preservation unless otherwise provided in this Easement. There shall be no 
dredging of new canals, construction of new dikes, manipulation of natural water courses, or disruption, alteration, 
pollution, depletion, or extraction on the Property of existing surface or subsurface water flow or natural water 
sources, fresh water lakes, ponds and pond shores, marshes, creeks or any other water bodies, nor any activities or 
uses conducted on the Property that would be detrimental to water purity or that could alter natural water level or 
flow in or over the Property, unless approved by DEP or the water management district for the purposes of 
environmental benefits through altered hydrology and/or improved water quality. Provided, however, Grantor may 
continue to operate, maintain, or replace existing ground water wells incident to allowed uses on the Property, 
subject to legally required permits and regulations. Notwithstanding this restriction, Grantor shall be allowed to dig 
one well for each residence allowed under the provisions of Article V. 
 
  D. Acts or uses detrimental to the preservation of the structural integrity or physical appearance of any 
portions of the Property having historical or archaeological significance.  Grantor shall notify the Florida 
Department of Historical Resources or its successor (“FDHR”) if historical, archaeological or cultural sites are 
discovered on the Property, and any sited deemed to be of historical or archaeological significance shall be afforded 
the same protections as significant sites known to exist at the time of entering into this easement. Grantor will follow 
the Best Management Practices of the Division of Historic Resources, as amended from time to time. 
 
  E. The removal, destruction, cutting, trimming, mowing, alteration or spraying with biocides of trees, 
shrubs or other natural vegetation, including but not limited to cypress trees, except as otherwise specifically 
provided in this Easement. 
 
  F. There shall be no planting of invasive or non-native plants as listed by the Florida Invasive Species 
Council (FISC) or its successor. The Grantor shall, to the extent practical, control and prevent the spread of invasive 
or non-native plants on the Property.  Grantor hereby grants to Grantee the right, in Grantee’s sole discretion and at 
Grantee’s expense, to develop and implement an invasive plant removal plan for the eradication of invasive or non-
native plants on the Property. Under no circumstances shall this right conveyed to Grantee be construed to diminish 
Grantor’s responsibilities under this paragraph or as an obligation of the Grantee. 
 
  G.  Commercial or industrial activity, or ingress, egress or other passage across or upon the Property in 
conjunction with any commercial or industrial activity including but not limited to swine, dairy and poultry 
operations and confined animal feed lot operations. Notwithstanding this provision, Grantor may conduct the 
activities reserved in Article V.A. and conduct guest lodging/hospitality services on the property. 
 
  H. New construction or placing of temporary or permanent buildings, mobile homes or other structures in, 
on or above the ground of the Property except as may be necessary by Grantor for maintenance or normal operations 
of the Property or during emergency situations or as may otherwise be specifically provided for hereinafter. For 
purposes of this paragraph the term “emergency” shall mean those situations that will have an immediate and 
irreparable adverse impact on the Conservation Purposes. 
 
  I. The construction or creation of new roads or jeep trails. 
 
  J.  There shall be no operation of motorized vehicles except on established trails and roads unless 
necessary: (i) to protect or enhance the Conservation Purposes of this Easement, (ii) for emergency purposes, (iii) 
for silviculture or agriculture purposes, and (iv) to retrieve game that has been hunted legally. 
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  K. Areas currently improved for agricultural activities as established by the Baseline Documentation may 
continue to be used for those activities. Lands that are depicted in the Baseline Documentation as being natural areas 
shall remain natural areas. 
 
  L. If the Property is in a spring recharge area, fertilizer use for agriculture activities shall be in accordance 
with agricultural best management practices recommended therefor by the Natural Resources Conservation Service 
or the Florida Department of Agriculture and Consumer Services, whichever is more stringent, as those best 
management practices may be amended from time to time.  No agricultural activities shall occur within a 100-foot 
buffer around sinkholes and other karst features that are connected to spring conduits. 
 
 M. Actions or activities that may reasonably be expected to adversely affect threatened or endangered 
species. 
 
  N. Any subdivision of the land except as may otherwise be provided in this Easement. 
 
  O. There shall be no signs, billboards, or outdoor advertising of any kind erected or displayed on the 
Property.  Grantors, however, may erect and maintain reasonable: (a) signs indicating the name of the Property, (b) 
boundary markers, (c) directional signs, (d) signs regarding hunting, fishing, trapping, trespassing on the Property or 
signs otherwise regarding public access to the Property, (e) signs informing the public of a use approved pursuant to 
Section V., below.  Grantee may erect and maintain signs designating the Property as land under the protection of 
Grantee. 
 
  P. There shall be no commercial water wells on the Property. 
 
  Q. There shall be no mitigation bank established pursuant to sections 373.4135 et seq. Florida Statutes, on 
the Property. 
 

ARTICLE V.  GRANTOR’S RESERVED RIGHTS 
 
  Grantor reserves to Grantor, and to Grantor’s personal representatives, heirs, successors, and assigns, the 
following specified rights, which are deemed to be consistent with the Conservation Purposes of the Easement. The 
exercise of the Reserved Rights shall be in full accordance with all applicable local, state and federal law, as 
amended from time to time, as well as in accordance with the Conservation Purposes of this Easement. 
 
  A. The right to observe, maintain, photograph, introduce and stock fish or wildlife, native to the state of 
Florida, on the Property; the right for Grantor, its guests and invitees to use the property for passive resource based 
recreational activities including, but not limited to, hunting, fishing, camping, horseback riding, and hiking, so long 
as the same do not constitute a danger to Grantee’s employees, agents, officers, directors and invitees, and so long as 
such activities do not violate any of the prohibitions applicable to the Property or Grantee’s rights, as stated above.  
Grantor reserves, and shall continue to own, the hunting and fishing rights on, or related to, the Property, including 
the right to construct, locate and maintain temporary structures typically used for hunting and camping that result in 
no surface alteration, so long as said structures do not cause impact adverse to the conservation values of the 
property and Grantor may lease and sell privileges of such rights. 
 
  B. The right to conduct controlled or prescribed burning on the Property; provided, however, that Grantor 
shall obtain and comply with a prescribed fire authorization from the local and state regulatory agencies having 
jurisdiction over controlled or prescribed burning.  
 
  C. The right to mortgage the Property; provided, however, that the Mortgagee’s lien shall be inferior to 
and lower in priority than this Easement. 
 
  D. The right to contest tax appraisals, assessments, taxes, and other charges on the Property. 
 
  E. The right to continue to use, maintain, repair, and reconstruct, but not to relocate or enlarge, all 
existing buildings, barns, dog pens, outbuildings, fences, roads, ponds, drainage ditches and such other facilities on 
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the Property as depicted in the Baseline Documentation. If any of the now existing facilities on the Property requires 
reconstruction or replacement due to depreciation, obsolescence, destruction or severe damage, the replacement 
structures may be increased in size no larger than one hundred twenty- five (125%) percent of the size of the original 
structure it replaces as such size is documented in the Baseline Documentation and shall be situated at the same site.  
 
  F. The right to exclusive use of the improvements depicted in the Baseline Documentation and as 
otherwise allowed in this Easement. 
 
  G. The right to continue existing agricultural practices as depicted in the Baseline Documentation.  
Grantor may use commonly accepted fertilizers, pesticides and herbicides, so long as Grantor uses agricultural best 
management practices as may be adopted from time to time by the Florida Department of Agriculture and Consumer 
Services or its successor. 
 
  H.   The right to host on the Property relocated endangered or threatened species or species of special 
concern that are native to the State of Florida. 
 
  I. The right to maintain or restore the existing natural upland and wetland communities on the Property, as 
depicted in the Baseline Documentation; or the right to restore the disturbed upland and wetland to its native 
condition by engaging in activities that may include, but are not limited to, removal of invasive non-native plant and 
animal species, implementation of prescribed fire, and the reintroduction of native plant and animal species in 
consultation with qualified public or private land management agencies. 
 
 J.  The right to construct six (6) new residential structures on the Property, along with access driveways and 
appropriate-sized outbuildings, as more particularly described hereinafter. Each of the six (6) residential structures 
and outbuildings shall be limited to 15,000 cumulative square feet. The new residential and outbuilding impacts 
shall be limited to 5 contiguous acres, including new access driveways, all of which shall be located at least 150 feet 
from any wetland area as identified in the Baseline Documentation. In establishing access to the new residential 
structures allowed herein, the Grantor shall avoid creating new internal roadways within the Property unless no 
reasonable alternative access is available, and in such event new roads can be established in a manner to produce 
minimum environmental impact to the conservation values. Grantor shall submit final design and construction plans 
to the Grantees for review to determine compliance with the terms of this Easement prior to submittal of any local 
application for construction or building permits. Grantees shall have thirty (30) business days within which to 
provide Grantor with any comments.    
 
 
  K.  The right to divide the Property for sale or other disposition by Grantor into a total of three (3) parcels, 
so long as the subdivisions meet the following criteria: 
1. The parcels shall be no less than 1000 acres each.   
2. In advance of recording a deed relating to any subdivision authorized herein, Grantor shall provide legal 
descriptions and surveys for each parcel at the time of the subdivision. 
3. For any subdivided parcels, the allocation of reserved rights for agricultural uses and development of 
residential structures shall be addressed in a restrictive covenant that shall run with the land and authorize the State 
to enforce the terms. 
4. The provisions of this paragraph shall not be construed as releasing the subdivided lots from the terms of 
this Easement.  The terms of this Easement shall remain in full force and effect over the allowed subdivided lots as 
well as the remaining area of the Property. 
 

L.  The right to operate and maintain existing impoundments (duck ponds) for waterfowl habitat 
management including planting, draining, and refilling subject to legally required permits and regulations. The right 
to construct, use, maintain, repair, and reconstruct, one (1) impoundment (duck pond), not to exceed 50 acres, in the 
areas depicted in the Baseline Documentation. Waterfowl habitat management or recreational fishing shall be 
permitted and uses shall comply with all applicable federal, state, and local laws and regulations 
   
 
              M. Grantor reserves the right in the silvicultural or agricultural areas as depicted in the Baseline 
Documentation, to construct such additional agricultural structures as may be required for its silvicultural and 
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agricultural operations including equipment barns, and tool sheds so long as such structures do not significantly 
impair the conservation values of the Property and do not exceed 10,000 cumulative square feet. 
 
  N. The right to maintain existing firebreaks as depicted on the Baseline Documentation through disking or 
mowing, but by no other means. 
 
  O. The right to construct new firebreaks only after consultation with and approval of the Florida Forest 
Service or successor agency in order to minimize surface or wetland disturbances. 
 
  P.  The right to engage in silviculture in those areas depicted on the Baseline Documentation as silvicultural 
or agriculture areas or as planted pine plantation, in accordance with the best management practices of the Florida 
Forest Service of the Florida Department of Agriculture and Consumer Services or its successor.  There shall be no 
harvesting in wetlands.  Notwithstanding the terms of this paragraph, the Grantor shall continue to have the right to 
prune and thin trees according to accepted forestry practices and to remove trees that are damaged, diseased, or 
dangerous. 
  
 Q. The right to continue existing vegetation management practices for wildlife habitat within those areas 
depicted in the Baseline Documentation as silvicultural or agricultural areas, including mowing, or chopping 
temporary hunting trails, discing, or mowing firelanes, and distributing supplemental feed, in accordance with 
applicable best management practices as may be adopted from time to time by FDACS or its successor. 
 
 R. The right to continue existing vegetation management practices for wildlife food plots within those 
areas depicted in the Baseline Documentation as agricultural areas in accordance with applicable best management 
practices as may be adopted from time to time by FDACS or its successor. 
 
 S. The right to maintain and construct perimeter fencing of the property to protect the property from 
trespassing and Grantor may add new fencing so long as such fencing does not significantly impair the 
conservation values of the Property.  
 
 T. The right to participate in programs or projects that benefit from, enhance and/or manage the 
environmental attributes or permissible agricultural uses of the Property and which may also be of economic benefit 
to the Grantor, so long as participation in such programs is consistent or complimentary with the Conservation 
Purposes. The parties stipulate that participation in such projects or programs would not constitute commercial 
activities within the Property when the activity is consistent with existing or permitted uses under this easement.   

 
  

 
ARTICLE VI.  GRANTEE’S REMEDIES 

 
  A. Remedies. If Grantee determines that Grantor is in violation of the terms of this Easement or that a 
violation is threatened, Grantee shall give written notice to Grantor of such violation and demand corrective action 
sufficient to cure the violation and, where the violation involves injury to the Property resulting from any use or 
activity inconsistent with the Conservation Purposes of this Easement, to restore the portion of the Property so 
injured. If Grantor fails to cure the violation within thirty (30) days after receipt of notice thereof from Grantee, or 
under circumstances where the violation cannot reasonably be cured within a 30-day period, fails to begin curing 
such violation within the 30-day period, or fails to continue diligently to cure such violation until finally cured, 
Grantee may bring an action at law or in equity in a court of competent jurisdiction to enforce the terms of this 
Easement, to enjoin the violation, ex parte as necessary, by temporary or permanent injunction, to recover any 
damages to which it may be entitled for violation of the terms of this Easement or injury to any conservation values 
protected by this Easement, including damages for the loss of scenic, aesthetic, or environmental values, and to 
require the restoration of the Property to the condition that existed prior to any such injury. Without limiting 
Grantor’s liability therefore, Grantee, in its sole discretion, may apply any damages recovered to the cost of 
undertaking any corrective action on the Property. If Grantee, in its sole discretion, determines that circumstances 
require immediate action to prevent or mitigate significant damage to the conservation values of the Property, 
Grantee may pursue its remedies under this paragraph without prior notice to Grantor or without waiting for the 
period provided for cure to expire. Grantee's rights under this paragraph apply equally in the event of either actual or 
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threatened violations of the terms of this Easement, and Grantor agrees that Grantee's remedies at law for any 
violation of the terms of this Easement are inadequate and that Grantee shall be entitled to the injunctive relief 
described in this paragraph, both prohibitive and mandatory, in addition to such other relief to which Grantee may 
be entitled, including specific performance of the terms of this Easement, without the necessity of proving either 
actual damages or the inadequacy of otherwise available legal remedies. Grantee's remedies described in this 
paragraph shall be cumulative and shall be in addition to all remedies now or hereafter existing at law or in equity. 
 
  B. Grantee’s Discretion. Enforcement of the terms of this Easement shall be at the discretion of Grantee, 
and any forbearance by Grantee to exercise its rights under this Easement in the event of any breach of any term of 
this Easement by Grantor shall not be deemed or construed to be a waiver by Grantee of such term or of any 
subsequent breach of the same or any other term of this Easement or of any of Grantee's rights under this Easement. 
No delay or omission by Grantee in the exercise of any right or remedy upon any breach by Grantor shall impair 
such right or remedy or be construed as a waiver. 
 
  C. Waiver of Certain Defenses. Grantor hereby waives any defense of estoppel, adverse possession, or 
prescription.  
 
  D. Acts Beyond Grantor’s Control. Nothing contained in this Easement shall be construed to entitle 
Grantee to bring any action against Grantor for any injury to or change in the Property resulting from causes beyond 
Grantor’s control, including, without limitation, fire, flood, storm, and earth movement, or from any prudent action 
taken by Grantor under emergency conditions to prevent, abate, or mitigate significant injury to the Property 
resulting from such causes. 
 
  E. Hold Harmless. Grantor shall hold harmless, indemnify, and defend Grantee and its members, 
directors, officers, employees, agents, and contractors and the heirs, personal representatives, successors, and 
assigns of each of them (collectively "Indemnified Parties") from and against all liabilities, penalties, costs, losses, 
damages, expenses, causes of action, claims, demands, or judgments, including, without limitation, reasonable 
attorney fees, arising from or in any way connected with: (1) injury to or the death of any person, or physical 
damage to any property, resulting from any act,, omission, condition, or other matter related to or occurring on or 
about the Property, regardless of cause, unless due solely to the negligence of any of the Indemnified Parties; (2) the 
obligations specified in paragraph VIII.A. and VIII.B.; and (3) the existence or administration of this Easement. 
 

ARTICLE VII.  NO PUBLIC ACCESS 
 
  The granting of this Easement does not convey to the public the right to enter the Property for any purpose 
whatsoever, and Grantee will cooperate with Grantor in the enforcement of this prohibition. 
 

ARTICLE VIII.  MISCELLANEOUS 
 
  A. Costs and Liabilities. Grantor retains all responsibilities and shall bear all costs and liabilities of any 
kind related to the ownership, operation, upkeep, and maintenance of the Property, including the maintenance of 
adequate comprehensive general liability coverage. Grantor shall keep the Property free of any liens arising out of 
any work performed for, materials furnished to, or obligations incurred by Grantor. 
 
  B. Taxes. Grantor shall pay before delinquency all taxes, assessments, fees, and charges of whatever 
description levied on or assessed against the Property by competent authority (collectively "taxes"), including any 
taxes imposed upon, or incurred as a result of, this Easement, and shall furnish Grantee with satisfactory evidence of 
payment upon request. Grantee is authorized but in no event obligated to make or advance any payment of taxes, 
upon three (3) days prior written notice to Grantor, in accordance with any bill, statement, or estimate procured from 
the appropriate authority, without inquiry into the validity of the taxes or the accuracy of the bill, statement, or 
estimate, and the obligation created by such payment shall bear interest until paid by Grantor at the maximum rate 
allowed by law.  
 
  C. Extinguishment. If circumstances arise in the future such as render the Conservation Purposes of this 
Easement impossible to accomplish, this Easement can only be terminated or extinguished, whether in whole or in 
part, by judicial proceedings in a court of competent jurisdiction, and the amount of the proceeds to which Grantee 
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shall be entitled, after the satisfaction of prior claims, from any sale, exchange, or involuntary conversion of all or 
any portion of the Property subsequent to such termination or extinguishment, shall be determined, unless otherwise 
provided by Florida law at the time, in accordance with paragraph VIII.D. Grantee shall use all such proceeds in a 
manner consistent with the Conservation Purposes of this grant or the purposes of the bond or statutory program 
under which Grantee obtained the purchase money for this Easement. Grantor believes that any changes in the use of 
neighboring properties will increase the benefit to the public of the continuation of this Easement, and Grantor and 
Grantee intend that any such changes shall not be deemed to be circumstances justifying the termination or 
extinguishment of this Easement. In addition, the inability of Grantor to conduct or implement any or all of the uses 
allowed under the terms of this Easement, or the unprofitability of doing so, shall not impair the validity of this 
Easement or be considered grounds for its termination or extinguishment. 
 
  D. Proceeds. This Easement constitutes a real property interest immediately vested in Grantee, which, for 
the purposes of paragraph VIII.C., the parties stipulate to have a fair market value determined by multiplying the fair 
market value of the Property unencumbered by the Easement (minus any increase in value after the date of this grant 
attributable to improvements) by the ratio of the value of the Easement at the time of this grant to the value of the 
Property, without deduction for the value of the Easement, at the time of this grant. For the purposes of this 
paragraph, the ratio of the value of the Easement to the value of the Property unencumbered by the Easement shall 
remain constant. 
 
  E. Condemnation.  If the Easement is taken, in whole or in part, by exercise of the power of eminent 
domain, Grantee shall be entitled to compensation in accordance with applicable law. 
 
  F. Assignment. This Easement is transferable, but Grantee may assign its rights and obligations under 
this Easement only to allowed entities under §193.501, Florida Statutes, and §704.06, Florida Statutes, whose 
purposes include the conservation of land or water areas or the preservation of sites or properties.  As a condition of 
such transfer, Grantee shall require that the Conservation Purposes that this grant is intended to advance continue to 
be carried out.  Additionally, Grantee acknowledges that releases or conveyance of certain rights under this 
Easement is subject to §193.501, Florida Statutes, and Grantee shall comply with the provision of §193.501, Florida 
Statutes, to the extent it is applicable to this Easement. 
 
  G. Subsequent Transfers. Grantor agrees to incorporate the terms of this Easement in any deed or other 
legal instrument by which Grantor divests any interest in all or a portion of the Property, including, without 
limitation, a leasehold interest. Grantor further agrees to give written notice to Grantee of the transfer of any interest 
at least twenty (20) days prior to the date of such transfer. The failure of Grantor to perform any act required by this 
paragraph shall not impair the validity or priority of this Easement or limit its enforceability in any way. 
 
  H. Notices. Any notice, demand, request, consent, approval, or communication that either party desires or 
is required to give to the other shall be in writing and either served personally or sent by first class mail, postage 
prepaid, addressed to the parties as set forth above, or to such other addresses such party may establish in writing to 
the other. 
 
  I. Recordation. Grantee shall record this instrument and any amendments in timely fashion in the 
official records of Jefferson County, Florida, and may re-record it at any time as may be required to preserve its 
rights in this Easement. 
 
  J. Non-Homestead Certification. Grantor hereby certifies that if a Grantor who is married signs this 
Easement without the joinder of his or her spouse, the Property is neither the homestead of Grantor nor the primary 
physical residence of Grantor, nor is the Property contiguous to the homestead or primary physical residence of 
Grantor. 
 
  K. Amendments. The terms and provisions of this Easement may be amended by the mutual consent of 
the parties hereto. No amendment shall be effective until executed with the formality of a deed and recorded in the 
public records. The Grantor acknowledges that amendments that release or convey certain rights under this 
Easement may be subject to §193,501, Florida Statutes, and any such amendments shall comply with the provisions 
of §193.501, Florida Statutes, to the extent it is applicable to such amendment. 
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  L. Controlling Law. The laws of the State of Florida shall govern the interpretation and performance of 
this Easement. 
 
  M. Liberal Construction. Any general rule of construction to the contrary notwithstanding, this Easement 
shall be liberally construed in favor of the grant to effect the Conservation Purposes of this Easement and the policy 
and purpose of §704.06, Florida Statutes. If any provision in this instrument is found to be ambiguous, an 
interpretation consistent with the Conservation Purposes of this Easement that would render the provision valid shall 
be favored over any interpretation that would render it invalid. 
 
 N. Severability. If any provision of this Easement, or the application thereof to any person or 
circumstance, is found to be invalid, the remainder of the provisions of this Easement, or the application of such 
provision to persons or circumstances other than those as to which it is found to be invalid, as the case may be, shall 
not be affected thereby. 
 
  O. No Forfeiture. Nothing contained herein will result in a forfeiture or reversion of Grantor’s title in any 
respect. 
 
 P. Joint Obligation. The obligations imposed by this Easement upon Grantor shall be joint and several. 
 
  Q. Successors. The covenants, terms, conditions, and restrictions of this Easement shall be binding upon, 
and inure to the benefit of, the parties hereto and their respective personal representatives, heirs, successors, and 
assigns and shall continue as a servitude running in perpetuity with the Property. 
 
  R. Termination of Rights and Obligations. A party's rights and obligations under this Easement 
terminate upon transfer of the party's interest in the Easement or Property, except that liability for acts or omissions 
occurring prior to transfer shall survive transfer. 
 
  S. Captions.  The captions in this instrument have been inserted solely for convenience of reference and 
are not a part of this instrument and shall have no effect upon construction or interpretation. 
 
TO HAVE AND TO HOLD unto Grantee, its successors, and assigns forever.  
 
IN WITNESS WHEREOF Grantor and Grantee have set their hands on the day and year first above written. 
 
 
 
 
 
 
 
 
 
 
 
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK – SIGNATURE PAGE TO FOLLOW] 
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         GRANTOR 
 
         AVALON PLANTATION, LLC,  
         A Georgia limited liability company 
 
 
         _____________________________________________ 
Witness as to Grantor       
 
                 
Printed Name of Witness     Date signed by Grantor 
 
         Phone No.        
Witness as to Grantor         8 a.m. – 5 p.m. 
 
        
Printed Name of Witness 
 
 
 
 
 
STATE OF _____________________) 
 
COUNTY OF____________________) 
 
 
The foregoing instrument was acknowledged before me by means of  __  physical presence or  __  online 
notarization; this _____ day of___________, 20___ by _________________________________ as 
_______________ for and on behalf of _______________.    Such person(s) (Notary Public must check applicable 
box): 
 

[______] is/are personally known to me. 
[______] produced a current driver license(s). 
[______] produced ___________________________ as identification. 

 
 
(NOTARY PUBLIC SEAL)     ____________________________________________ 

  Notary Public 
 

  ____________________________________________ 
  (Printed, Typed or Stamped Name of 

         Notary Public) 
 

  Commission No.: ____________________________ 
 

  My Commission Expires: _____________________ 
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         GRANTEE 
 
 
         BOARD OF TRUSTEES OF THE INTERNAL 
         IMPROVEMENT TRUST FUND OF THE STATE  
         OF FLORIDA 

 
        BY DIVISION OF STATE LANDS OF THE STATE 
        OF FLORIDA DEPARTMENT OF 
        ENVIRONMENTAL PROTECTION 
 
         BY: _____________________________________ 
Witness as to Grantee      NAME: Callie DeHaven 
         AS ITS: Director, Division of State Lands 
        
Printed Name of Witness 
 
         ________________________________ 
Witness as to Grantee       Date signed by Grantee 
 
        
Printed Name of Witness 
 
 
Approved as to Form and Legality 
 
By: ______________________________ 
 
Date: ______________________________ 
 
 
 
STATE OF FLORIDA 
                                          
COUNTY OF LEON 
 
The foregoing instrument was acknowledged before me by means of  __  physical presence or  __  online 
notarization; this _________ day of _________________, 20____ by Callie DeHaven, Director, Division of State 
Lands, Department of Environmental Protection, as agent for and on behalf of the Board of Trustees of the Internal 
Improvement Trust Fund of the State of Florida.  She is personally known to me. 
 
(NOTARY PUBLIC SEAL) 

  ____________________________________________ 
  Notary Public 

 
  ____________________________________________ 
  (Printed, Typed or Stamped Name of 
   Notary Public) 

 
  Commission No.: ____________________________ 

 
  My Commission Expires: _____________________ 
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EXHIBIT “A” 
LEGAL DESCRIPTION OF PROPERTY 
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MEMORANDUM

TO: Angel O'Connor, GOC II, Bureau of Real Estate Services
FROM: FRANCES ALFORD, SENIOR APPRAISER, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: April 4, 2023  

Project: Avalon Plantation 
B/A File No.: 23-8525 Avalon Properties - Rosewood - Turner 
County: Jefferson 

Fee Appraisers: (1) Stephen J. Albright, Jr. MAI Date of Value: March 9, 2023 

 (2) Stephen A. Griffith, MAI, SRA Date of Value: March 9, 2023 

Review Appraiser: Rhonda A. Carroll, MAI Date of Review: April 7, 2023 

Owner 
Land Size 

(Acres) 
Appraised 

Values 
Maximum Value Divergence 

Avalon Plantation, LLC  3,662 
(1) $4,395,000 

$4,395,000 9.11% 
(2) $4,028,000 

COMMENTS ON DIVERGENCE:
The divergence in value falls within the acceptable range as indicated in 18-1.006, Florida Administrative Code. 

SUMMARY OF COMMENTS:
An administrative review of the appraisals and the attached appraisal review memorandum performed for the 
above referenced property has been conducted. 

The contract review appraiser conducted a �technical review� which is a detailed review of the appraisals of the 
above referenced property.  In the technical review, the review appraiser provides a certification indicating that 
the appraisal reports and the appraisal review were performed in accordance with the Uniform Standards of 
Professional Appraisal Practice as well as with the current edition of the Supplemental Appraisal Standards for 
the Board of Trustees. 

The review appraiser�s memorandum and comments as to the content and appropriateness of the methods, 
techniques and data are accepted.  The review appraiser states that the appraisal reports comply with the required 
standards and are approved as reviewed. 

Staff Appraiser Chief Appraiser 
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DATE:   April 6, 2023 

 

TO: Frances Alford, Senior Appraiser 

 Bureau of Appraisal 

  

FROM:  Rhonda A. Carroll, MAI, AI-GRS 

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Avalon Plantation, LLC 

Rosewood Parcel 

Proposed Conservation Easement 

   B/A File #21-8525 

   Jefferson County, Florida 

 

As requested, I have made a field review and technical review of the appraisal reports for the parcel 

referenced above.   The appraisals were prepared by Steve Griffith, MAI, SRA and Steve 

Albright, Jr., MAI.  Mr. Griffith’s appraisal is dated April 6, 2023, and reflects a date of value of 

March 9, 2023.  Mr. Albright’s report is dated April 3, 2023, and also reflects a date of value of 

March 9, 2023. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

The fee simple interest was appraised, and a value was obtained; this value is referred to as the 

“before” value.  Then the value as though encumbered was estimated, known as the “after” value. 

The difference between the figures reflects the value of the easement.  The purpose of the 

appraisals is to provide an opinion of the impact of a proposed restrictive easement on the property. 

The scope of this review included inspecting the subject parcel and all comparable sales which 

were relied upon in forming the opinions of the value of the parcel. The appraisal reports were 

reviewed to determine their completeness, accuracy, adequacy, relevance and reasonableness. 

Where necessary, revisions were requested for clarification/corrections in the appraisals, and this 

review report reflects my opinions after corrections have been received.  In conducting my review 

analysis, I reviewed sales records to determine if there were any additional sales which the 

appraisers should have considered in their reports.  I possess geographic competence, as I have 

been appraising real estate in this area for over 35 years.  Additionally, I personally own a 600-

acre tract encumbered with a restrictive easement and have bought and sold property encumbered 

with restrictive easements, as well as negotiated one.  
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The appraisals were reviewed to determine their compliance with the Supplemental Appraisal 

Standards for Board of Trustees, revised March 2016, the Uniform Standards of Professional 

Appraisal Practice (2020-2021), with an effective date of December 31, 2023.  After revisions, 

both appraisals comply with minimum appraisal standards as stated in both publications. By way 

of signing this review memorandum, the appraisals are complete and I have formed the opinion 

that the appraisals are well supported. The divergence of the restrictive easement value is 9.1%. 

 

 

The following table summarizes the value conclusions reached by the appraisers: 

 

Appraisers Before Value After Value Restrictive  

  Easement Value 

Griffith      $20,507,000                          $16,479,000 $4,028,000* 

Albright $21,240,000 $16,845,000      $4,395,000* 
*Both appraisals are subject to the hypothetical condition that the proposed easement exists in the after scenario. 

 

OWNER OF RECORD 

 

Avalon Plantation, LLC 

2133 Luckie Street, 8th Floor 

Atlanta, Georgia, 30303 

 

PRIOR SALES PAST FIVE YEARS/CURRENT LISTING HISTORY 

 

There have been no recorded sales of the subject property within the past five years.  As of the 

date of valuation was not formally offered for sale, nor were there any known offers to purchase. 

 

CLIENT 

 

The client of the appraisals and of the review is The Bureau of Appraisal of the Department of  

Environmental Protection.   

 

INTENDED USE/INTENDED USERS 

 

The intended use of these appraisals is to assist the State of Florida with purchase decisions, and 

an offering price on the conservation easement.  The intended users of this appraisal are the 

Bureau of Appraisal of the Florida Department of Environmental Protection (DEP) and the Board 

of Trustees of the Internal Improvement Trust Fund of the State of Florida (TIITF).  There are no 

other authorized users of the report. The intended use of the review is to evaluate compliance with 

the applicable standards and the client’s instructions, and whether the appraisals under review are 

appropriate for their intended use.  
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PURPOSE OF THE REVIEW 

 

The purpose of the review is to form an opinion as to the completeness and appropriateness of the 

methodology and techniques utilized to form an opinion as to the value of the subject property and 

to assure that the appraisals conform to the Uniform Standards of Professional Appraisal Practice 

(USPAP) Supplemental Appraisal Standards for the Board of Trustees (SASBOT). 

 

NEIGHBORHOOD DESCRIPTION 

 

The subject neighborhood is located in North Florida and South Georgia, between Tallahassee and 

Thomasville and is known as the Red Hills Plantation Belt.  This area includes approximately 

436,000 acres of rolling hills and red clay soils, which are highly conducive towards quail 

plantation use.  The immediate boundaries of the neighborhood are identified as northwestern 

Jefferson County and northeastern Leon County. 

 

The subject is located in western Jefferson county and the neighborhood is considered western 

Jefferson County along US Highway 19 and US Highway 27. The subject is located at the northeast 

corner of the intersection of US Highway 19/27 and US Highway 19.  US Highway 19/27 is the 

main East/West thoroughfare through the subject neighborhood.  East Capps Highway runs 

through Jefferson County from Perry on the east to Tallahassee on the west.   

 

Much of western Jefferson County consists of timber/agricultural land. Land uses in the 

neighborhood are primarily recreational, rural residential and agricultural in nature. The subject’s 

immediate area includes a predominance of agricultural, recreational uses (hunting) and 

conservation.  

 

Both appraisers have provided a good description of the neighborhood in their appraisals, with 

detailed analysis of property types in the area.  Mr. Griffith stated that he anticipates little growth 

for the rest of the neighborhood and goes on to say that it is unlikely that the land use of the subject 

will change in the near future. No economic change is expected in the area which would change 

the highest and best use. The general character of the neighborhood should remain stable for 

several years to come.  I agree with this conclusion based on my observations of the area over the 

last 35 years. 
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SITE DESCRIPTION 

 

The site consists of 3,662 acres based on information provided by the Department of 

Environmental Protection. The parcel consists of twelve contiguous tax parcels located at the 

northeast quadrant of US Highway 19/27 and US Highway 19. The site is pine plantation with a 

blend of longleaf and loblolly, as well as forested wetlands and various food plots.  There are also 

two small ponds and creeks on the property. 
 

The total site is irregular in shape with primary road frontages of approximately 2.51 miles on the 

north side of East Capps Highway and approximately 1.86 miles on the east side of South Jefferson 

Highway and 5.5 miles on WPA Road. There are numerous logging/timber trails throughout the 

tract.  

 

Electricity in the area is provided by Central Florida Electric Cooperative. Water and sewer would 

be by private systems. Legal and physical access to the property is via East Capps Highway and 

South Jefferson Highway. Additionally, there are multiple roads that provide access to and 

throughout the site. The access is considered adequate. 

 

The site is rolling and is similar to most other agricultural in the area. According to flood maps 

from the county Property Appraiser, the subject has approximately 10% within Flood Zone “A” 

and designated as flood prone areas. The remainder of the parcel is in Flood Zone X. 

Approximately 985 acres or 27% of the property is in jurisdictional wetlands. 

 

The appraisers have provided good descriptions of the site in their appraisals. 

 

ZONING/FUTURE LAND USE 

 

The subject is positioned in and governed by jurisdiction and comprehensive plans of both Leon 

and Jefferson County. 

 

The subject is zoned Agriculture-20 (AGRI-20). The Environmentally Sensitive Areas, including 

wetlands, shall be conserved by prohibiting, where other alternatives for development exist, and 

development or dredging and filling which would alter the natural function of a wetland. The 

maximum density under this designation is 1 dwelling unit per 20 acres. 

 

Both appraisers have provided a detailed description of the uses allowed within the  

Zoning/Future Land Use.  Please refer to each report for an in-depth discussion of what is 

allowed.  The subject’s current use of recreational and agricultural is consistent with these 

designations.   
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EASEMENTS, RESERVATIONS AND RESTRICTIONS 

 

There are no known easements that would adversely affect the use of the property. The 

conservation easement will be in force in the after valuation and is restrictive on the subject 

property in that it limits development and subdivision and prohibits timber harvest within the 

natural areas.  

 

The title insurance commitment dated March 20, 2023, makes several exceptions for Restrictive 

Covenants and Easements. These items are typical and do not adversely impact market value. 

 

ASSESSMENT INFORMATION (2022) 

 

The following table reflects the assessment information for the subject parcels:  
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The following maps are from the appraisers’ reports and depict the location of the subject tract: 
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The photos on the next several pages were taken at the time of the inspection and are from the 

Albright report. 
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“AS IS”/ “BEFORE” VALUE 
VALUATION OF THE PROPERTY BEFORE THE RESTRICTIVE EASEMENT 

 

Since the property is first being valued in “as is” condition, without consideration for the impact 

of the proposed restrictive easement, the property was appraised in a traditional manner.  The 

highest and best use was determined and sales with a similar highest and best use were used by the 

appraiser.   

 

HIGHEST AND BEST USE-BEFORE 

 

The concept of highest and best use is based upon the premise that a property should be valued 

based on the use which will produce the highest market value and the greatest financial return.  

This use must be legally permissible, physically possible, financially feasible and maximally 

productive. 

 

Mr. Griffith concluded that the highest and best use analysis was for continued use as 

agricultural/silvicultural/recreational use.  

 

Mr. Albright also concluded that the highest and best use was for continued 

agricultural/recreational use (quail plantation) with potential for future residential division.   

 

Both appraisers recognize the limited development potential of the tract.  They agree that the tract 

is suitable only for continued use as a recreational tract (quail plantation) silvicultural and 

agricultural at the present time.  Based on my familiarity with the area and current trends, I concur 

with this conclusion.   

 

BEFORE VALUATION-GRIFFITH APPRAISAL 

 

Since the property is vacant, the sales comparison approach was relied upon. Mr. Griffith analyzed 

four sales which ranged in size from 1,145.13 acres to 4,563.35 acres.  The sales occurred between 

November 2020 and April 2022.  Prior to adjustments, the sales ranged in price per acre from 

$3,645 to $6,288.  Mr. Griffith considered adjustments for conditions of sale, financing, market 

conditions, location, frontage/water, size, wetlands, highest and best use, utility, road 

frontage/access, improvements, timber, utilities and use/zoning.   He applied qualitative 

adjustments to the sales and concluded that one sale was inferior and three sales were superior.  

Mr. Griffith concluded a value of $5,600 per acre.  This reflected a value indication of 

$20,507,000 (RD).  Mr. Griffith’s conclusion is reasonable and is well supported. His sales share 

the same highest and best use as the subject. 
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BEFORE VALUATION-ALBRIGHT APPRAISAL 

Mr. Albright analyzed four sales which ranged in size from 1,145 acres to 4,387 acres.  The sales 

occurred between May 2021 and June 2022.  Prior to adjustments, the sales ranged in price per 

acre from $5,823 to $6,288.  Mr. Albright considered adjustments for property rights, financing, 

conditions of sale, time/market conditions, location, size, shape/configuration, 

landscape/aesthetics, upland percentage, improvements, and entitlements.  Mr. Albright 

concluded to a value towards the lower tendency of the range at $5,800 per acre.  This reflected a 

value indication of $21,240,000.  Mr. Albright’s conclusion is reasonable and is well supported. 

His sales share the same highest and best use as the subject. 

 

Three of Mr. Albright’s sales were used by Mr. Griffith. 

 

The following table summarizes the “Before” value conclusions reached by the appraisers: 

 

Appraiser Before Value 

Griffith $20,507,000 

Albright $21,240,000 

 

  

ATTACHMENT 4 
PAGE 45



MEMORANDUM 

Frances Alford  

April 6, 2023 

Page Fifteen (15) 

 

 

 “SUBJECT TO”/ “AFTER” VALUE 
VALUATION OF THE PROPERTY AFTER THE RESTRICTIVE EASEMENT 

 

The subject parcel is proposed to be encumbered with a restrictive easement.  The value of the 

restrictive easement is based on a “before” and “after” analysis of the property.  This process 

involved appraising the subject property in the “before” situation as not encumbered by the 

easement, and then appraising the tract as if the easement is in place. The difference between the 

two figures represents the value associated with the acquired easement rights.  

 

In a typical valuation after a proposed conservation/restrictive easement is in place, appraisers 

consider sales of tracts which sold either 

  

• with a restrictive easement in place similar to that of the proposed subject easement or 

  

• with a similar highest and best use to that of the subject, in that there was no likelihood of 

development either due to environmental issues, topography or location. 

Each appraiser has prepared a summary of the impact which the proposed project easement will 

have on the property. Their summaries follow: 
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SUMMARY OF RIGHTS AS PREPARED BY MR. GRIFFITH 

Page 1 
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SUMMARY OF RIGHTS AS PREPARED BY MR. GRIFFITH 

Page 2 
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SUMMARY OF RIGHTS AS PREPARED BY MR. ALBRIGHT 

 
 

 
 

 

The property is now being valued in “subject to” consideration for the impact of the proposed 

restrictive easement and the property was appraised in a traditional manner.  The highest and best 

use was determined and sales with a similar highest and best use were used by the appraisers.  
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HIGHEST AND BEST USE-AFTER 

 

The proposed restriction requires that the appraisers re-visit their analysis of the highest and best 

use of the property, after the proposed easement is placed on the property.  Both appraisers have 

again considered the four criteria of the highest and best use analysis (legally permissible, 

physically possible, financially feasible and maximally productive) and both are in agreement that 

the property with the proposed easement in place will continue to have a highest and best use of 

agricultural/silvicultural/recreational (quail hunting).   

 

Both appraisers considered the rights that would be lost once the proposed easement is placed on 

the property.  The conservation easement will cover the entire tract. 

 

AFTER VALUATION-GRIFFITH APPRAISAL 

 

Mr. Griffith analyzed four sales which ranged in size from 1,399.17 acres to 2,410 acres.  The 

sales occurred between November 2018 and October 2021.  Prior to adjustments, the sales ranged 

in price per acre from $3,659 to $5,643.  Mr. Griffith considered adjustments for conditions of 

sale, financing, market conditions, location, frontage/water, size, wetlands, highest and best use, 

utility, conservation easement, road frontage/access, improvements, timber, utilities and 

use/zoning.   He applied qualitative adjustments to the sales and concluded that two sales were 

inferior, and two sales were superior.  Mr. Griffith concluded a value of $4,500 per acre.  This 

reflected a value indication of $16,479,000.  Mr. Griffith’s conclusion is reasonable and is well 

supported. His sales share the same highest and best use as the subject. 

 

AFTER VALUATION-ALBRIGHT APPRAISAL 

 

Mr. Albright analyzed five sales which ranged in size from 1,270 acres to 9,500 acres (two 

transactions, 4,560 & 4,940).  The sales occurred between March 2020 and November 2022.  

Prior to adjustments, the sales ranged in price per acre from $3,659 to $7,411.  Mr. Albright 

considered adjustments for property rights, financing, condition of sale, time/market conditions, 

location, size, shape/configuration, landscape/aesthetics, upland percentage, improvements, and 

entitlements.  Mr. Albright applied qualitative adjustments to the sales and concluded that one 

sale was inferior and four sales were superior.  In the final analysis, he concluded towards the 

lower central tendency of the range of $4,600 per acre.  This reflected a value indication of 

$16,845,000 (RD).  Mr. Albright’s conclusion is reasonable and is well supported. His sales share 

the same highest and best use as the subject. 

 

The following table summarizes the value conclusions reached by the appraisers: 

 

Appraisers Before Value After Value Restrictive  

  Easement Value 

Griffith      $20,507,000                          $16,479,000 $4,028,000* 

Albright $21,240,000 $16,845,000      $4,395,000* 
*Both appraisals are subject to the hypothetical condition that the proposed easement exists in the after scenario. 
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HYPOTHEHETICAL CONDITIONS: 

 

This appraisal and the review assume that a conservation easement, (as referenced in the 

appraisals), is placed on the subject property. 

 

EXTRAORDINARY ASSUMPTIONS: 

 

The proposed Conservation Easement provided to the appraisers reflects a draft copy only and has 

not been accepted by the parties involve.  Therefore, it is an assumption of this valuation and this 

review that the finalized Conservation Easement will be significantly similar to the draft version.  

If the terms and conditions of the Conservation Easement are revised or amended, the appraisers 

and the reviewer reserve the right to revise the analysis and valuation based upon these changes. 
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The scope of the review involves developing an opinion to address the five specific qualities in the 

work under review.  These include completeness, accuracy, adequacy, relevance and 

reasonableness. 

 

• Completeness:  Both appraisal reports satisfy the requirements of the Supplemental 

Appraisal Standards for the Board of Trustees and the Uniform Standards of Professional 

Appraisal Practice. 

 

• Accuracy:  Overall, the reports meet the general requirements described in the appraisal 

instructions specific to the assignment and accurately reflect the assignment conditions.  

The math and analysis with the reports is accurate.  The reports accurately discuss the 

approaches to value used, and those not used.  The valuation methodologies used are 

appropriate and correctly applied. 

 

• Adequacy:  The work presented in each appraisal report meets the minimum requirements 

for its intended use.  Following the stated scope of work in the appraisals, and in 

compliance with the Supplemental Appraisal Standards for the Board of Trustees (March 

2016), the documentation, verification, information, data, support and analysis in each 

report is adequate and meets minimum requirements. 

 

• Relevance:  Overall, the appraisal reports contain significant data and reasonable analysis 

that is appropriate and relevant to the conclusions and opinions. The Sales Comparison 

Approach was relevant and applicable in both appraisal reports, as it mirrors the thinking 

of buyers and sellers in the marketplace.  Qualitative analysis of the subject and sales was 

used in both appraisals, in which the appraisers relied upon logical reasoning to 

differentiate the magnitude of a positive or negative adjustment in certain areas of 

adjustment.  Neither appraiser considered the Cost or Income approach to value, as they 

were not considered relevant to the valuation of vacant land. 

 

• Reasonableness:  The data, analyses, conclusions and opinions of value in both reports are 

considered reasonable and adequately supported overall. 

 

Based on these conclusions, I final both appraisal reports for the subject property to be reasonably 

supported, appropriately analyzed and adequately performed in accordance with generally 

accepted appraisal practices.  Further, I find the opinions of value to be credible and adequately 

supported given the scope of work, and the intended use of the appraisal. 

 

Therefore, it is my opinion that the appraisals adequately meet the requirements of the 

Supplemental Appraisal Standards for Board of Trustees, revised March 2016, the Uniform 

Standards of Professional Appraisal Practice (2020-2021), effective until December 31, 2023. 

 

THE REVIEWER APPROVES THE APPRAISAL REPORTS 
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CERTIFICATION 

 

I certify that, to the best of my knowledge and belief: 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of the work under review and no 

personal interest with respect to the parties involved.  

• I have no bias with respect to the property that is the subject of the work under review or to the parties 

involved with this assignment.  

• My engagement in this assignment was not contingent upon developing or reporting predetermined results.  

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 

conclusions in this review or from its use.  

• My compensation for completing this assignment is not contingent upon the development or reporting of 

predetermined assignment results or assignment results that favors the cause of the client, the attainment of 

a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this 

appraisal review.  

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 

with the Uniform Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the subject of the work under review.  

• No one provided significant appraisal or appraisal review assistance to the person signing this certification. 

• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute. 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives.  

• As of the date of this report, I have completed the continuing education program for Designated Members of 

the Appraisal Institute. 

 

The appraisals reviewed are in substantial compliance with the Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees, as well as 

Rule 18-1.006, Florida Administrative Code (FAC). 

    April 6, 2023  

Rhonda A. Carroll, MAI, AI-GRS, AI-RRS     Date 

State Certified General 

Real Estate Appraiser RZ 459 
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Project Name: St. Joe 

This instrument prepared by and returned to: 
Angel O’Connor 
Division of State Lands 
3900 Commonwealth Blvd. 
Mail Station 115 
Tallahassee, FL  32399-3000 

DEED OF CONSERVATION EASEMENT 

THIS GRANT OF CONSERVATION EASEMENT is made this   day of    ,  , by 
AVALON PLANTATION, LLC, a Georgia limited liability company, whose address is 133 Luckie Street, Atlanta, 
Georgia 30303  ("Grantor"), in favor of the BOARD OF TRUSTEES OF THE INTERNAL IMPROVEMENT 
TRUST FUND OF THE STATE OF FLORIDA ("Trustees"), whose address is Florida Department of 
Environmental Protection (“DEP”), Division of State Lands, 3900 Commonwealth Blvd., Mail Station 115, 
Tallahassee, Florida 32399-3000, ("Grantee"). 

The terms “Grantor” and “Grantee” shall include the singular and the plural, and the heirs, successors and 
assigns of Grantor and Grantee, and the provisions of this easement shall be binding upon and inure to the 
benefit of Grantor, Grantee and their heirs, successors and assigns. 

RECITALS 

A. Grantor is the sole owner in fee simple of certain real property in Jefferson County, Florida, more
particularly described in Exhibit A attached hereto and incorporated by reference (hereinafter, the "Property"). 

B. Grantor and the Grantee mutually recognize the special character of the Property and have the common
purpose of conserving certain values and character of the Property by conveyance to the Grantee of a perpetual 
conservation easement on, under, over, and across the Property, to conserve the character of the Property, continue 
certain land use patterns that do not significantly impair the character of the Property, and prohibit certain further 
development activity on the Property. 

C. The specific conservation values of the Property are documented in the “Baseline Inventory Report for
the St. Joe Conservation Easement Tract in Jefferson County, Florida”, dated XXXX ("Baseline Documentation"), 
which consists of reports, maps, photographs, and other documentation that the parties agree provide, collectively, 
an accurate representation of the Property at the time of this grant, and which is intended to serve as an objective 
information baseline for monitoring compliance with the terms of this grant. The Baseline Documentation is 
maintained in the offices of DEP and is incorporated by this reference. A copy of the Baseline Documentation is 
available from the DEP on request.  

D. Grantee is an agency authorized under the provisions of §704.06, Florida Statutes, to hold conservation
easements for the preservation and protection of land in its natural, scenic, historical, agricultural, forested, or open 
space condition.  

E. Grantee agrees by accepting this grant to honor the intentions of Grantor stated herein and to preserve
and protect in perpetuity the conservation values of the Property for the benefit of this generation and the 
generations to come. 

F. The fact that any use of the Property that is expressly prohibited by the terms of this Easement may
become greatly more economically valuable than uses allowed by the terms of this Easement, or that neighboring 
properties may, in the future, be put entirely to uses that are not allowed by this Easement has been considered by 
Grantor in granting this Easement and by Grantee in accepting it. 

EXHIBIT B
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To achieve these purposes, and in consideration of $10.00 and other good and valuable consideration, 
including but not limited to the above and the mutual covenants, terms, conditions, and restrictions contained herein, 
the receipt and sufficiency of which is acknowledged, and pursuant to the laws of Florida, and in particular §704.06, 
Florida Statutes, but without intending the validity of this Easement to be dependent on the continuing existence of 
such laws, Grantor hereby voluntarily grants and conveys to Grantee a conservation easement in perpetuity over the 
Property of the nature and character and to the extent hereinafter set forth ("Easement"). 
 

ARTICLE I.  DURATION OF EASEMENT 
 
  This Conservation Easement shall be perpetual. It is an easement in gross, runs with the land, and is 
enforceable by Grantee against Grantor, Grantor’s personal representatives, heirs, successors and assigns, lessees, 
agents, and licensees. 
 

ARTICLE II.  PURPOSE OF EASEMENT 
 
  It is the purpose of this Easement to assure that the Property will be retained forever in its natural, scenic, 
wooded condition to provide a relatively natural habitat for fish, wildlife, plants or similar ecosystems, and to 
preserve portions of the Property as productive farmland and forest land that sustains for the long term both the 
economic and conservation values of the Property and its environs, through management guided by the following 
principles: 
 

• Protection of scenic and other distinctive rural character of the landscape; 
• Maintenance of soil productivity and control of soil erosion; 
• Maintenance and enhancement of wildlife and game habitat; 
• Protection of unique and fragile natural areas and rare species habitats; 
• Maintenance or creation of a healthy balance of uneven aged timber classes; 
• Maintenance or improvement of the overall quality of the timber resource; 
• Maintenance of the value of the resource in avoiding land fragmentation;  
• Protection of surface water quality, the Floridan Aquifer, wetlands, and riparian areas; 
• Maintenance of economically viable agricultural practices that protect the landscape as a working 

enterprise in harmony with the open space and scenic qualities of the Property; 
• Maintenance of existing upland/wetland natural communities; 
• Restoration of disturbed upland/wetland natural communities. 

 
The above purposes are hereinafter sometimes referred to as “the Conservation Purposes”.  Grantor intends that this 
Easement will confine the use of the Property to such activities as are consistent with the Conservation Purposes of 
this Easement. 
 

ARTICLE III.  RIGHTS GRANTED TO THE GRANTEE 
 
  To accomplish the Conservation Purposes of this Easement the following rights are conveyed to Grantee by 
this Easement: 
 
  A. The right to enforce protection of the conservation values of the Property; 
 
  B. All future residential, commercial, industrial and incidental development rights that are now or 
hereafter allocated to, implied, reserved, or inherent in the Property except as may be specifically reserved to 
Grantor in this Easement. The parties agree that such rights are hereby terminated and extinguished and may not be 
used on or transferred to other property.  Neither the Property nor any portion thereof may be included as part of the 
gross area of other property not subject to this Easement for the purposes of determining density, lot coverage, or 
open space requirements, under otherwise applicable laws, regulations or ordinances controlling land use and 
building density. No development rights that have been encumbered or extinguished by this Easement shall be 
transferred to any other lands pursuant to a transferable development rights scheme or cluster development 
arrangement or otherwise. Nor shall any development rights or density credits be transferred onto the Property from 
other property. 
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  C. The right to enter upon the Property at reasonable times in order to monitor compliance with and 
otherwise enforce the terms of this Easement; provided that such entry shall be upon prior reasonable notice to 
Grantor, and Grantee shall not unreasonably interfere with Grantor’s use and quiet enjoyment of the Property. 
 
  D. The right to prevent any activity on or use of the Property that is inconsistent with the Conservation 
Purposes or provisions of this Easement and to require the restoration of or to restore such areas or features of the 
Property that may be damaged by any inconsistent activity or use, at Grantor’s cost. 
 
  E. The right of ingress and egress to the Property. 
 
  F. The right to have the ad valorem taxes, assessments and any other charges on the Property paid by 
Grantor. 
 
 G. A right to notice of intent to sell. The terms of this right are such that if Grantor intends to sell the 
Property, or any interest therein or portion thereof, Grantor shall deliver to Grantee notice of such intent, and shall, 
in good faith, afford Grantee an opportunity to negotiate the acquisition of the Property, or such portion thereof or 
interest therein that Grantor intends to sell. If Grantee desires to negotiate the acquisition of the Property, or such 
portion thereof or interest therein, Grantee shall so notify Grantor within 30 days after receipt of Grantor’s notice of 
intent. If Grantor and Grantee are unable, in good faith to agree to terms of an acquisition of the Property, or such 
interest therein or portion thereof as applicable, within 120 days from said notice to Grantee, Grantor may sell the 
Property free of the right granted herein. If the Property, or such portion thereof or interest therein as is applicable, 
has not sold within one year after Grantee’s notice to Grantor that Grantee does not intend to negotiate acquisition of 
the property or within one year after failure to reach agreement to terms of an acquisition. Any intent to sell the 
Property thereafter shall require renewed notice to Grantee. This right of notice shall not be triggered by sales or 
transfers between Grantor and lineal descendants of R.E. Turner, III (“Turner”), any trust or entity established for 
the benefit of such lineal descendants, or entities which, directly or indirectly, control, are controlled by are under 
common control with, Grantor, Turner or any of his lineal descendants. The right or notice granted herein applies to 
the original Grantor and to said original Grantor’s, heirs, successors and assigns. 

  H. The right to be indemnified by Grantor for any and all liability, loss, damage, expense, judgment or 
claim (including a legally recognizable claim for attorney fees) arising out of any negligent or willful action or 
activity resulting from the Grantor’s use and ownership of or activities on the Property or the use of or activities of 
Grantor’s agents, guests, lessees or invitees on the Property. 
 
  I. The right to be indemnified by Grantor for any liability for injury or property damage to persons on the 
Property arising out of any condition of the Property known to the Grantor to the best of Grantor’s knowledge. 
 
  J. The right to have the Property maintained as reflected on the Baseline Documentation, as the Property 
may develop through the forces of nature hereafter, subject only to the exercise of Grantor’s Reserved Rights, and 
the Rights Granted to the Grantee, as described in this Easement. 
 
  K. If Grantor fails to cut and remove timber damaged by natural disaster, fire, infestation or the like, then 
the right, but not the duty, of Grantee, in its sole discretion to cut and remove said timber. Any such cutting and 
removal by Grantee shall be at the expense of Grantee and all proceeds from the sale of any such timber shall inure 
to the benefit of Grantee. 
 

ARTICLE IV.  PROHIBITED USES 
 
  The Property shall be maintained to preserve the Conservation Purposes of this Easement. Without limiting 
the generality of the foregoing Grantor agrees that the following uses and practices, though not an exhaustive recital 
of inconsistent uses and practices, are expressly prohibited or restricted: 
 
  A. No soil, trash, liquid or solid waste (including sludge), or unsightly, offensive, or hazardous materials, 
wastes or substances, toxic wastes or substances, pollutants or contaminants, including, but not limited to, those as 
now or hereafter defined by federal or Florida law defining hazardous materials, wastes or substances, toxic wastes 
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or substances, pollutants or contaminants shall be dumped or placed on the Property. This prohibition shall not be 
construed to include reasonable amounts of waste generated as a result of allowed activities. 
 
  B. The exploration for and extraction of oil, gas, minerals, dolostone, peat, muck, marl, limestone, 
limerock, kaolin, fuller’s earth, phosphate, common clays, gravel, shell, sand and similar substances either directly 
or indirectly by Grantor or on Grantor’s behalf or with the joinder or consent of Grantor in any application for a 
permit so to do, under and by virtue of the authority of a grant or reservation or other form of ownership of or 
interest in or control over or right to such substances, except as reasonably necessary to combat erosion or flooding, 
or except as necessary and lawfully allowed for the conduct of allowed activities. 
 
  C. Activities that will be detrimental to drainage, flood control, water conservation, erosion control, soil 
conservation, or fish and wildlife habitat preservation unless otherwise provided in this Easement. There shall be no 
dredging of new canals, construction of new dikes, manipulation of natural water courses, or disruption, alteration, 
pollution, depletion, or extraction on the Property of existing surface or subsurface water flow or natural water 
sources, fresh water lakes, ponds and pond shores, marshes, creeks or any other water bodies, nor any activities or 
uses conducted on the Property that would be detrimental to water purity or that could alter natural water level or 
flow in or over the Property, unless approved by DEP or the water management district for the purposes of 
environmental benefits through altered hydrology and/or improved water quality. Provided, however, Grantor may 
continue to operate, maintain, or replace existing ground water wells incident to allowed uses on the Property, 
subject to legally required permits and regulations. Notwithstanding this restriction, Grantor shall be allowed to dig 
one well for each residence allowed under the provisions of Article V. 
 
  D. Acts or uses detrimental to the preservation of the structural integrity or physical appearance of any 
portions of the Property having historical or archaeological significance.  Grantor shall notify the Florida 
Department of Historical Resources or its successor (“FDHR”) if historical, archaeological or cultural sites are 
discovered on the Property, and any sited deemed to be of historical or archaeological significance shall be afforded 
the same protections as significant sites known to exist at the time of entering into this easement. Grantor will follow 
the Best Management Practices of the Division of Historic Resources, as amended from time to time. 
 
  E. The removal, destruction, cutting, trimming, mowing, alteration or spraying with biocides of trees, 
shrubs or other natural vegetation, including but not limited to cypress trees, except as otherwise specifically 
provided in this Easement. 
 
  F. There shall be no planting of invasive or non-native plants as listed by the Florida Invasive Species 
Council (FISC) or its successor. The Grantor shall, to the extent practical, control and prevent the spread of invasive 
or non-native plants on the Property.  Grantor hereby grants to Grantee the right, in Grantee’s sole discretion and at 
Grantee’s expense, to develop and implement an invasive plant removal plan for the eradication of invasive or non-
native plants on the Property. Under no circumstances shall this right conveyed to Grantee be construed to diminish 
Grantor’s responsibilities under this paragraph or as an obligation of the Grantee. 
 
  G.  Commercial or industrial activity, or ingress, egress or other passage across or upon the Property in 
conjunction with any commercial or industrial activity including but not limited to swine, dairy and poultry 
operations and confined animal feed lot operations. Notwithstanding this provision, Grantor may conduct the 
activities reserved in Article V.A. and conduct guest lodging/hospitality services on the property. 
 
  H. New construction or placing of temporary or permanent buildings, mobile homes or other structures in, 
on or above the ground of the Property except as may be necessary by Grantor for maintenance or normal operations 
of the Property or during emergency situations or as may otherwise be specifically provided for hereinafter. For 
purposes of this paragraph the term “emergency” shall mean those situations that will have an immediate and 
irreparable adverse impact on the Conservation Purposes. 
 
  I. The construction or creation of new roads or jeep trails. 
 
  J.  There shall be no operation of motorized vehicles except on established trails and roads unless 
necessary: (i) to protect or enhance the Conservation Purposes of this Easement, (ii) for emergency purposes, (iii) 
for silviculture or agriculture purposes, and (iv) to retrieve game that has been hunted legally. 

ATTACHMENT 4 
PAGE 68



Page 5 of 13 
BLA No. XXXX – Avalon - Avalon Plantation, LLC 
St. Joe – Conservation Easement 

 
  K. Areas currently improved for agricultural activities as established by the Baseline Documentation may 
continue to be used for those activities. Lands that are depicted in the Baseline Documentation as being natural areas 
shall remain natural areas. 
 
  L. If the Property is in a spring recharge area, fertilizer use for agriculture activities shall be in accordance 
with agricultural best management practices recommended therefor by the Natural Resources Conservation Service 
or the Florida Department of Agriculture and Consumer Services, whichever is more stringent, as those best 
management practices may be amended from time to time.  No agricultural activities shall occur within a 100-foot 
buffer around sinkholes and other karst features that are connected to spring conduits. 
 
 M. Actions or activities that may reasonably be expected to adversely affect threatened or endangered 
species. 
 
  N. Any subdivision of the land except as may otherwise be provided in this Easement. 
 
  O. There shall be no signs, billboards, or outdoor advertising of any kind erected or displayed on the 
Property.  Grantors, however, may erect and maintain reasonable: (a) signs indicating the name of the Property, (b) 
boundary markers, (c) directional signs, (d) signs regarding hunting, fishing, trapping, trespassing on the Property or 
signs otherwise regarding public access to the Property, (e) signs informing the public of a use approved pursuant to 
Section V., below.  Grantee may erect and maintain signs designating the Property as land under the protection of 
Grantee. 
 
  P. There shall be no commercial water wells on the Property. 
 
  Q. There shall be no mitigation bank established pursuant to sections 373.4135 et seq. Florida Statutes, on 
the Property. 
 

ARTICLE V.  GRANTOR’S RESERVED RIGHTS 
 
  Grantor reserves to Grantor, and to Grantor’s personal representatives, heirs, successors, and assigns, the 
following specified rights, which are deemed to be consistent with the Conservation Purposes of the Easement. The 
exercise of the Reserved Rights shall be in full accordance with all applicable local, state and federal law, as 
amended from time to time, as well as in accordance with the Conservation Purposes of this Easement. 
 
  A. The right to observe, maintain, photograph, introduce and stock fish or wildlife, native to the state of 
Florida, on the Property; the right for Grantor, its guests and invitees to use the property for passive resource based 
recreational activities including, but not limited to, hunting, fishing, camping, horseback riding, and hiking, so long 
as the same do not constitute a danger to Grantee’s employees, agents, officers, directors and invitees, and so long as 
such activities do not violate any of the prohibitions applicable to the Property or Grantee’s rights, as stated above.  
Grantor reserves, and shall continue to own, the hunting and fishing rights on, or related to, the Property, including 
the right to construct, locate and maintain temporary structures typically used for hunting and camping that result in 
no surface alteration, so long as said structures do not cause impact adverse to the conservation values of the 
property and Grantor may lease and sell privileges of such rights. 
 
  B. The right to conduct controlled or prescribed burning on the Property; provided, however, that Grantor 
shall obtain and comply with a prescribed fire authorization from the local and state regulatory agencies having 
jurisdiction over controlled or prescribed burning.  
 
  C. The right to mortgage the Property; provided, however, that the Mortgagee’s lien shall be inferior to 
and lower in priority than this Easement. 
 
  D. The right to contest tax appraisals, assessments, taxes, and other charges on the Property. 
 
  E. The right to continue to use, maintain, repair, and reconstruct, but not to relocate or enlarge, all 
existing buildings, barns, dog pens, outbuildings, fences, roads, ponds, drainage ditches and such other facilities on 
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the Property as depicted in the Baseline Documentation. If any of the now existing facilities on the Property requires 
reconstruction or replacement due to depreciation, obsolescence, destruction or severe damage, the replacement 
structures may be increased in size no larger than one hundred twenty- five (125%) percent of the size of the original 
structure it replaces as such size is documented in the Baseline Documentation and shall be situated at the same site.  
 
  F. The right to exclusive use of the improvements depicted in the Baseline Documentation and as 
otherwise allowed in this Easement. 
 
  G. The right to continue existing agricultural practices as depicted in the Baseline Documentation.  
Grantor may use commonly accepted fertilizers, pesticides and herbicides, so long as Grantor uses agricultural best 
management practices as may be adopted from time to time by the Florida Department of Agriculture and Consumer 
Services or its successor. 
 
  H.   The right to host on the Property relocated endangered or threatened species or species of special 
concern that are native to the State of Florida. 
 
  I. The right to maintain or restore the existing natural upland and wetland communities on the Property, as 
depicted in the Baseline Documentation; or the right to restore the disturbed upland and wetland to its native 
condition by engaging in activities that may include, but are not limited to, removal of invasive non-native plant and 
animal species, implementation of prescribed fire, and the reintroduction of native plant and animal species in 
consultation with qualified public or private land management agencies. 
 
 J.  The right to construct four (4) new residential structures on the Property, along with access driveways 
and appropriate-sized outbuildings, as more particularly described hereinafter. Each of the four (4) residential 
structures and outbuildings shall be limited to 15,000 cumulative square feet. The new residential and outbuilding 
impacts shall be limited to 5 contiguous acres, including new access driveways, all of which shall be located at least 
150 feet from any wetland area as identified in the Baseline Documentation. In establishing access to the new 
residential structures allowed herein, the Grantor shall avoid creating new internal roadways within the Property 
unless no reasonable alternative access is available, and in such event new roads can be established in a manner to 
produce minimum environmental impact to the conservation values. Grantor shall submit final design and 
construction plans to the Grantees for review to determine compliance with the terms of this Easement prior to 
submittal of any local application for construction or building permits. Grantees shall have thirty (30) business days 
within which to provide Grantor with any comments.    
 
 
  K.   The right to construct, use, maintain, repair, and reconstruct, one (1) dock on the shoreline of Lake 
Galloway.  Grantor shall comply with all applicable federal, state, and local laws and regulations governing the 
installation and maintenance of the dock. 
 
  L.  The right to divide the Property for sale or other disposition by Grantor into a total of two (2) parcels, so 
long as the subdivisions meet the following criteria: 
1. The parcels shall be no less than 1000 acres each.   
2. In advance of recording a deed relating to any subdivision authorized herein, Grantor shall provide legal 
descriptions and surveys for each parcel at the time of the subdivision. 
3. For any subdivided parcels, the allocation of reserved rights for agricultural uses and development of 
residential structures shall be addressed in a restrictive covenant that shall run with the land and authorize the State 
to enforce the terms. 
4. The provisions of this paragraph shall not be construed as releasing the subdivided lots from the terms of 
this Easement.  The terms of this Easement shall remain in full force and effect over the allowed subdivided lots as 
well as the remaining area of the Property. 
 

M.  The right to operate and maintain existing impoundments (duck ponds) for waterfowl habitat 
management including planting, draining, and refilling subject to legally required permits and regulations. The right 
to construct, use, maintain, repair, and reconstruct, one (1) impoundment (duck pond), not to exceed 50 acres, in the 
areas depicted in the Baseline Documentation. Waterfowl habitat management or recreational fishing shall be 
permitted and uses shall comply with all applicable federal, state, and local laws and regulations 

ATTACHMENT 4 
PAGE 70



Page 7 of 13 
BLA No. XXXX – Avalon - Avalon Plantation, LLC 
St. Joe – Conservation Easement 

   
  N. Grantor reserves the right in the silvicultural or agricultural areas as depicted in the Baseline 
Documentation, to construct such additional agricultural structures as may be required for its silvicultural and 
agricultural operations including equipment barns, and tool sheds so long as such structures do not significantly 
impair the conservation values of the Property and do not exceed 10,000 cumulative square feet. 
 
  O. The right to maintain existing firebreaks as depicted on the Baseline Documentation through disking or 
mowing, but by no other means. 
 
  P. The right to construct new firebreaks only after consultation with and approval of the Florida Forest 
Service or successor agency in order to minimize surface or wetland disturbances. 
 
  Q.  The right to engage in silviculture in those areas depicted on the Baseline Documentation as silvicultural 
or agriculture areas or as planted pine plantation, in accordance with the best management practices of the Florida 
Forest Service of the Florida Department of Agriculture and Consumer Services or its successor.  There shall be no 
harvesting in wetlands.  Notwithstanding the terms of this paragraph, the Grantor shall continue to have the right to 
prune and thin trees according to accepted forestry practices and to remove trees that are damaged, diseased, or 
dangerous. 
  
 R. The right to continue existing vegetation management practices for wildlife habitat within those areas 
depicted in the Baseline Documentation as silvicultural or agricultural areas, including mowing, or chopping 
temporary hunting trails, discing, or mowing firelanes, and distributing supplemental feed, in accordance with 
applicable best management practices as may be adopted from time to time by FDACS or its successor. 
 
 S. The right to continue existing vegetation management practices for wildlife food plots within those 
areas depicted in the Baseline Documentation as agricultural areas in accordance with applicable best management 
practices as may be adopted from time to time by FDACS or its successor. 
 
 T. The right to maintain and construct perimeter fencing of the property to protect the property from 
trespassing and Grantor may add new fencing so long as such fencing does not significantly impair the 
conservation values of the Property.  
 
 U. The right to participate in programs or projects that benefit from, enhance and/or manage the 
environmental attributes or permissible agricultural uses of the Property and which may also be of economic benefit 
to the Grantor, so long as participation in such programs is consistent or complimentary with the Conservation 
Purposes. The parties stipulate that participation in such projects or programs would not constitute commercial 
activities within the Property when the activity is consistent with existing or permitted uses under this easement.   

 
  

 
ARTICLE VI.  GRANTEE’S REMEDIES 

 
  A. Remedies. If Grantee determines that Grantor is in violation of the terms of this Easement or that a 
violation is threatened, Grantee shall give written notice to Grantor of such violation and demand corrective action 
sufficient to cure the violation and, where the violation involves injury to the Property resulting from any use or 
activity inconsistent with the Conservation Purposes of this Easement, to restore the portion of the Property so 
injured. If Grantor fails to cure the violation within thirty (30) days after receipt of notice thereof from Grantee, or 
under circumstances where the violation cannot reasonably be cured within a 30-day period, fails to begin curing 
such violation within the 30-day period, or fails to continue diligently to cure such violation until finally cured, 
Grantee may bring an action at law or in equity in a court of competent jurisdiction to enforce the terms of this 
Easement, to enjoin the violation, ex parte as necessary, by temporary or permanent injunction, to recover any 
damages to which it may be entitled for violation of the terms of this Easement or injury to any conservation values 
protected by this Easement, including damages for the loss of scenic, aesthetic, or environmental values, and to 
require the restoration of the Property to the condition that existed prior to any such injury. Without limiting 
Grantor’s liability therefore, Grantee, in its sole discretion, may apply any damages recovered to the cost of 
undertaking any corrective action on the Property. If Grantee, in its sole discretion, determines that circumstances 
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require immediate action to prevent or mitigate significant damage to the conservation values of the Property, 
Grantee may pursue its remedies under this paragraph without prior notice to Grantor or without waiting for the 
period provided for cure to expire. Grantee's rights under this paragraph apply equally in the event of either actual or 
threatened violations of the terms of this Easement, and Grantor agrees that Grantee's remedies at law for any 
violation of the terms of this Easement are inadequate and that Grantee shall be entitled to the injunctive relief 
described in this paragraph, both prohibitive and mandatory, in addition to such other relief to which Grantee may 
be entitled, including specific performance of the terms of this Easement, without the necessity of proving either 
actual damages or the inadequacy of otherwise available legal remedies. Grantee's remedies described in this 
paragraph shall be cumulative and shall be in addition to all remedies now or hereafter existing at law or in equity. 
 
  B. Grantee’s Discretion. Enforcement of the terms of this Easement shall be at the discretion of Grantee, 
and any forbearance by Grantee to exercise its rights under this Easement in the event of any breach of any term of 
this Easement by Grantor shall not be deemed or construed to be a waiver by Grantee of such term or of any 
subsequent breach of the same or any other term of this Easement or of any of Grantee's rights under this Easement. 
No delay or omission by Grantee in the exercise of any right or remedy upon any breach by Grantor shall impair 
such right or remedy or be construed as a waiver. 
 
  C. Waiver of Certain Defenses. Grantor hereby waives any defense of estoppel, adverse possession, or 
prescription.  
 
  D. Acts Beyond Grantor’s Control. Nothing contained in this Easement shall be construed to entitle 
Grantee to bring any action against Grantor for any injury to or change in the Property resulting from causes beyond 
Grantor’s control, including, without limitation, fire, flood, storm, and earth movement, or from any prudent action 
taken by Grantor under emergency conditions to prevent, abate, or mitigate significant injury to the Property 
resulting from such causes. 
 
  E. Hold Harmless. Grantor shall hold harmless, indemnify, and defend Grantee and its members, 
directors, officers, employees, agents, and contractors and the heirs, personal representatives, successors, and 
assigns of each of them (collectively "Indemnified Parties") from and against all liabilities, penalties, costs, losses, 
damages, expenses, causes of action, claims, demands, or judgments, including, without limitation, reasonable 
attorney fees, arising from or in any way connected with: (1) injury to or the death of any person, or physical 
damage to any property, resulting from any act,, omission, condition, or other matter related to or occurring on or 
about the Property, regardless of cause, unless due solely to the negligence of any of the Indemnified Parties; (2) the 
obligations specified in paragraph VIII.A. and VIII.B.; and (3) the existence or administration of this Easement. 
 

ARTICLE VII.  NO PUBLIC ACCESS 
 
  The granting of this Easement does not convey to the public the right to enter the Property for any purpose 
whatsoever, and Grantee will cooperate with Grantor in the enforcement of this prohibition. 
 

ARTICLE VIII.  MISCELLANEOUS 
 
  A. Costs and Liabilities. Grantor retains all responsibilities and shall bear all costs and liabilities of any 
kind related to the ownership, operation, upkeep, and maintenance of the Property, including the maintenance of 
adequate comprehensive general liability coverage. Grantor shall keep the Property free of any liens arising out of 
any work performed for, materials furnished to, or obligations incurred by Grantor. 
 
  B. Taxes. Grantor shall pay before delinquency all taxes, assessments, fees, and charges of whatever 
description levied on or assessed against the Property by competent authority (collectively "taxes"), including any 
taxes imposed upon, or incurred as a result of, this Easement, and shall furnish Grantee with satisfactory evidence of 
payment upon request. Grantee is authorized but in no event obligated to make or advance any payment of taxes, 
upon three (3) days prior written notice to Grantor, in accordance with any bill, statement, or estimate procured from 
the appropriate authority, without inquiry into the validity of the taxes or the accuracy of the bill, statement, or 
estimate, and the obligation created by such payment shall bear interest until paid by Grantor at the maximum rate 
allowed by law.  
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  C. Extinguishment. If circumstances arise in the future such as render the Conservation Purposes of this 
Easement impossible to accomplish, this Easement can only be terminated or extinguished, whether in whole or in 
part, by judicial proceedings in a court of competent jurisdiction, and the amount of the proceeds to which Grantee 
shall be entitled, after the satisfaction of prior claims, from any sale, exchange, or involuntary conversion of all or 
any portion of the Property subsequent to such termination or extinguishment, shall be determined, unless otherwise 
provided by Florida law at the time, in accordance with paragraph VIII.D. Grantee shall use all such proceeds in a 
manner consistent with the Conservation Purposes of this grant or the purposes of the bond or statutory program 
under which Grantee obtained the purchase money for this Easement. Grantor believes that any changes in the use of 
neighboring properties will increase the benefit to the public of the continuation of this Easement, and Grantor and 
Grantee intend that any such changes shall not be deemed to be circumstances justifying the termination or 
extinguishment of this Easement. In addition, the inability of Grantor to conduct or implement any or all of the uses 
allowed under the terms of this Easement, or the unprofitability of doing so, shall not impair the validity of this 
Easement or be considered grounds for its termination or extinguishment. 
 
  D. Proceeds. This Easement constitutes a real property interest immediately vested in Grantee, which, for 
the purposes of paragraph VIII.C., the parties stipulate to have a fair market value determined by multiplying the fair 
market value of the Property unencumbered by the Easement (minus any increase in value after the date of this grant 
attributable to improvements) by the ratio of the value of the Easement at the time of this grant to the value of the 
Property, without deduction for the value of the Easement, at the time of this grant. For the purposes of this 
paragraph, the ratio of the value of the Easement to the value of the Property unencumbered by the Easement shall 
remain constant. 
 
  E. Condemnation.  If the Easement is taken, in whole or in part, by exercise of the power of eminent 
domain, Grantee shall be entitled to compensation in accordance with applicable law. 
 
  F. Assignment. This Easement is transferable, but Grantee may assign its rights and obligations under 
this Easement only to allowed entities under §193.501, Florida Statutes, and §704.06, Florida Statutes, whose 
purposes include the conservation of land or water areas or the preservation of sites or properties.  As a condition of 
such transfer, Grantee shall require that the Conservation Purposes that this grant is intended to advance continue to 
be carried out.  Additionally, Grantee acknowledges that releases or conveyance of certain rights under this 
Easement is subject to §193.501, Florida Statutes, and Grantee shall comply with the provision of §193.501, Florida 
Statutes, to the extent it is applicable to this Easement. 
 
  G. Subsequent Transfers. Grantor agrees to incorporate the terms of this Easement in any deed or other 
legal instrument by which Grantor divests any interest in all or a portion of the Property, including, without 
limitation, a leasehold interest. Grantor further agrees to give written notice to Grantee of the transfer of any interest 
at least twenty (20) days prior to the date of such transfer. The failure of Grantor to perform any act required by this 
paragraph shall not impair the validity or priority of this Easement or limit its enforceability in any way. 
 
  H. Notices. Any notice, demand, request, consent, approval, or communication that either party desires or 
is required to give to the other shall be in writing and either served personally or sent by first class mail, postage 
prepaid, addressed to the parties as set forth above, or to such other addresses such party may establish in writing to 
the other. 
 
  I. Recordation. Grantee shall record this instrument and any amendments in timely fashion in the 
official records of Jefferson County, Florida, and may re-record it at any time as may be required to preserve its 
rights in this Easement. 
 
  J. Non-Homestead Certification. Grantor hereby certifies that if a Grantor who is married signs this 
Easement without the joinder of his or her spouse, the Property is neither the homestead of Grantor nor the primary 
physical residence of Grantor, nor is the Property contiguous to the homestead or primary physical residence of 
Grantor. 
 
  K. Amendments. The terms and provisions of this Easement may be amended by the mutual consent of 
the parties hereto. No amendment shall be effective until executed with the formality of a deed and recorded in the 
public records. The Grantor acknowledges that amendments that release or convey certain rights under this 
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Easement may be subject to §193,501, Florida Statutes, and any such amendments shall comply with the provisions 
of §193.501, Florida Statutes, to the extent it is applicable to such amendment. 
 
  L. Controlling Law. The laws of the State of Florida shall govern the interpretation and performance of 
this Easement. 
 
  M. Liberal Construction. Any general rule of construction to the contrary notwithstanding, this Easement 
shall be liberally construed in favor of the grant to effect the Conservation Purposes of this Easement and the policy 
and purpose of §704.06, Florida Statutes. If any provision in this instrument is found to be ambiguous, an 
interpretation consistent with the Conservation Purposes of this Easement that would render the provision valid shall 
be favored over any interpretation that would render it invalid. 
 
 N. Severability. If any provision of this Easement, or the application thereof to any person or 
circumstance, is found to be invalid, the remainder of the provisions of this Easement, or the application of such 
provision to persons or circumstances other than those as to which it is found to be invalid, as the case may be, shall 
not be affected thereby. 
 
  O. No Forfeiture. Nothing contained herein will result in a forfeiture or reversion of Grantor’s title in any 
respect. 
 
 P. Joint Obligation. The obligations imposed by this Easement upon Grantor shall be joint and several. 
 
  Q. Successors. The covenants, terms, conditions, and restrictions of this Easement shall be binding upon, 
and inure to the benefit of, the parties hereto and their respective personal representatives, heirs, successors, and 
assigns and shall continue as a servitude running in perpetuity with the Property. 
 
  R. Termination of Rights and Obligations. A party's rights and obligations under this Easement 
terminate upon transfer of the party's interest in the Easement or Property, except that liability for acts or omissions 
occurring prior to transfer shall survive transfer. 
 
  S. Captions.  The captions in this instrument have been inserted solely for convenience of reference and 
are not a part of this instrument and shall have no effect upon construction or interpretation. 
 
TO HAVE AND TO HOLD unto Grantee, its successors, and assigns forever.  
 
IN WITNESS WHEREOF Grantor and Grantee have set their hands on the day and year first above written. 
 
 
 
 
 
 
 
 
 
 
 
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK – SIGNATURE PAGE TO FOLLOW] 
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         GRANTOR 
 
         AVALON PLANTATION, LLC 
 
 
         _____________________________________________ 
Witness as to Grantor       
 
                 
Printed Name of Witness     Date signed by Grantor 
 
         Phone No.        
Witness as to Grantor         8 a.m. – 5 p.m. 
 
        
Printed Name of Witness 
 
 
 
 
 
STATE OF _____________________) 
 
COUNTY OF____________________) 
 
 
The foregoing instrument was acknowledged before me by means of  __  physical presence or  __  online 
notarization; this _____ day of___________, 20___ by _________________________________ as 
_______________ for and on behalf of _______________.    Such person(s) (Notary Public must check applicable 
box): 
 

[______] is/are personally known to me. 
[______] produced a current driver license(s). 
[______] produced ___________________________ as identification. 

 
 
(NOTARY PUBLIC SEAL)     ____________________________________________ 

  Notary Public 
 

  ____________________________________________ 
  (Printed, Typed or Stamped Name of 

         Notary Public) 
 

  Commission No.: ____________________________ 
 

  My Commission Expires: _____________________ 
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         GRANTEE 
 
 
         BOARD OF TRUSTEES OF THE INTERNAL 
         IMPROVEMENT TRUST FUND OF THE STATE  
         OF FLORIDA 

 
        BY DIVISION OF STATE LANDS OF THE STATE 
        OF FLORIDA DEPARTMENT OF 
        ENVIRONMENTAL PROTECTION 
 
         BY: _____________________________________ 
Witness as to Grantee      NAME: Callie DeHaven 
         AS ITS: Director, Division of State Lands 
        
Printed Name of Witness 
 
         ________________________________ 
Witness as to Grantee       Date signed by Grantee 
 
        
Printed Name of Witness 
 
 
Approved as to Form and Legality 
 
By: ______________________________ 
 
Date: ______________________________ 
 
 
 
STATE OF FLORIDA 
                                          
COUNTY OF LEON 
 
The foregoing instrument was acknowledged before me by means of  __  physical presence or  __  online 
notarization; this _________ day of _________________, 20____ by Callie DeHaven, Director, Division of State 
Lands, Department of Environmental Protection, as agent for and on behalf of the Board of Trustees of the Internal 
Improvement Trust Fund of the State of Florida.  She is personally known to me. 
 
(NOTARY PUBLIC SEAL) 

  ____________________________________________ 
  Notary Public 

 
  ____________________________________________ 
  (Printed, Typed or Stamped Name of 
   Notary Public) 

 
  Commission No.: ____________________________ 

 
  My Commission Expires: _____________________ 
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EXHIBIT “A” 
LEGAL DESCRIPTION OF PROPERTY 
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Revised: 9/22/2022 

MEMORANDUM

TO: Angel O'Connor, GOC II, Bureau of Real Estate Services
FROM: FRANCES ALFORD, SENIOR APPRAISER, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: April 14, 2023  

Project: Avalon Plantation 
B/A File No.: 23-8522 Avalon Properties - St. Joe - Turner 
County: Jefferson 

Fee Appraisers: (1) Stephen J. Albright, Jr. MAI Date of Value: March 9, 2023 

 (2) Stephen A. Griffith, MAI, SRA Date of Value: March 9, 2023 

Review Appraiser: Rhonda A. Carroll, MAI Date of Review: April 14, 2023 

Owner 
Land Size 

(Acres) 
Appraised 

Values 
Maximum Value Divergence 

Avalon Plantation, LLC  3,267 
(1) $3,920,000 

$3,920,000 9.07% 
(2) $3,594,000 

COMMENTS ON DIVERGENCE:
The divergence in value falls within the acceptable range as indicated in 18-1.006, Florida Administrative Code. 

SUMMARY OF COMMENTS:
An administrative review of the appraisals and the attached appraisal review memorandum performed for the 
above referenced property has been conducted. 

The contract review appraiser conducted a �technical review� which is a detailed review of the appraisals of the 
above referenced property.  In the technical review, the review appraiser provides a certification indicating that 
the appraisal reports and the appraisal review were performed in accordance with the Uniform Standards of 
Professional Appraisal Practice as well as with the current edition of the Supplemental Appraisal Standards for 
the Board of Trustees. 

The review appraiser�s memorandum and comments as to the content and appropriateness of the methods, 
techniques and data are accepted.  The review appraiser states that the appraisal reports comply with the required 
standards and are approved as reviewed. 

Staff Appraiser Chief Appraiser 
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DATE:   April 14, 2023 

 

TO: Frances Alford, Senior Appraiser 

 Bureau of Appraisal 

  

FROM:  Rhonda A. Carroll, MAI, AI-GRS 

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Avalon Plantation, LLC 

St. Joe Parcel 

Proposed Conservation Easement 

   B/A File #23-8522 

   Jefferson County, Florida 

 

As requested, I have made a field review and technical review of the appraisal reports for the parcel 

referenced above.   The appraisals were prepared by Steve Griffith, MAI, SRA and Steve 

Albright, Jr., MAI.  Mr. Griffith’s appraisal is dated April 14, 2023, and reflects a date of value 

of March 9, 2023.  Mr. Albright’s report is dated April 13, 2023, and also reflects a date of value 

of March 9, 2023. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

The fee simple interest was appraised, and a value was obtained; this value is referred to as the 

“before” value.  Then the value as though encumbered was estimated, known as the “after” value. 

The difference between the figures reflects the value of the easement.  The purpose of the 

appraisals is to provide an opinion of the impact of a proposed restrictive easement on the property. 

The scope of this review included inspecting the subject parcel and all comparable sales which 

were relied upon in forming the opinions of the value of the parcel. The appraisal reports were 

reviewed to determine their completeness, accuracy, adequacy, relevance and reasonableness. 

Where necessary, revisions were requested for clarification/corrections in the appraisals, and this 

review report reflects my opinions after corrections have been received.  In conducting my review 

analysis, I reviewed sales records to determine if there were any additional sales which the 

appraisers should have considered in their reports.  I possess geographic competence, as I have 

been appraising real estate in this area for over 35 years.  Additionally, I personally own a 600-

acre tract encumbered with a restrictive easement and have bought and sold property encumbered 

with restrictive easements, as well as negotiated one.  
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MEMORANDUM 

Frances Alford 

April 6, 2023 

Page Two (2) 

 

 

The appraisals were reviewed to determine their compliance with the Supplemental Appraisal 

Standards for Board of Trustees, revised March 2016, the Uniform Standards of Professional 

Appraisal Practice (2020-2021), with an effective date of December 31, 2023.  After revisions, 

both appraisals comply with minimum appraisal standards as stated in both publications. By way 

of signing this review memorandum, the appraisals are complete and I have formed the opinion 

that the appraisals are well supported. The divergence of the restrictive easement value is 9.07%. 

 

 

The following table summarizes the value conclusions reached by the appraisers: 

 

Appraisers Before Value After Value Restrictive  

  Easement Value 

Griffith      $18,622,000                          $15,028,000 $3,594,000* 

Albright $19,602,000 $15,682,000      $3,920,000* 
*Both appraisals are subject to the hypothetical condition that the proposed easement exists in the after scenario. 

 

OWNER OF RECORD 

 

Avalon Plantation, LLC 

2133 Luckie Street, 8th Floor 

Atlanta, Georgia, 30303 

 

PRIOR SALES PAST FIVE YEARS/CURRENT LISTING HISTORY 

 

There have been no recorded sales of the subject property within the past five years.  As of the 

date of valuation was not formally offered for sale, nor were there any known offers to purchase. 

 

CLIENT 

 

The client of the appraisals and of the review is The Bureau of Appraisal of the Department of  

Environmental Protection.   

 

INTENDED USE/INTENDED USERS 

 

The intended use of these appraisals is to assist the State of Florida with purchase decisions, and 

an offering price on the conservation easement.  The intended users of this appraisal are the 

Bureau of Appraisal of the Florida Department of Environmental Protection (DEP) and the Board 

of Trustees of the Internal Improvement Trust Fund of the State of Florida (TIITF).  There are no 

other authorized users of the report. The intended use of the review is to evaluate compliance with 

the applicable standards and the client’s instructions, and whether the appraisals under review are 

appropriate for their intended use.  
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MEMORANDUM 

Frances Alford 

April 14, 2023 

Page Three (3) 

 

PURPOSE OF THE REVIEW 

 

The purpose of the review is to form an opinion as to the completeness and appropriateness of the 

methodology and techniques utilized to form an opinion as to the value of the subject property and 

to assure that the appraisals conform to the Uniform Standards of Professional Appraisal Practice 

(USPAP) Supplemental Appraisal Standards for the Board of Trustees (SASBOT). 

 

NEIGHBORHOOD DESCRIPTION 

 

The subject neighborhood is located in North Florida and South Georgia, between Tallahassee and 

Thomasville and is known as the Red Hills Plantation Belt.  This area includes approximately 

436,000 acres of rolling hills and red clay soils, which are highly conducive towards quail 

plantation use.  The immediate boundaries of the neighborhood are identified as northwestern 

Jefferson County and northeastern Leon County. 

 

The subject is located in western Jefferson county and the neighborhood is considered western 

Jefferson County along US Highway 19 and US Highway 27. The subject is located at the northeast 

corner of the intersection of US Highway 19/27 and US Highway 19.  US Highway 19/27 is the 

main East/West thoroughfare through the subject neighborhood.  East Capps Highway runs 

through Jefferson County from Perry on the east to Tallahassee on the west.   

 

Much of western Jefferson County consists of timber/agricultural land. Land uses in the 

neighborhood are primarily recreational, rural residential and agricultural in nature. The subject’s 

immediate area includes a predominance of agricultural, recreational uses (hunting) and 

conservation.  

 

Both appraisers have provided a good description of the neighborhood in their appraisals, with 

detailed analysis of property types in the area.  Mr. Griffith stated that he anticipates little growth 

for the rest of the neighborhood and goes on to say that it is unlikely that the land use of the subject 

will change in the near future. No economic change is expected in the area which would change 

the highest and best use. The general character of the neighborhood should remain stable for 

several years to come.  I agree with this conclusion based on my observations of the area over the 

last 35 years. 
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SITE DESCRIPTION 

 

The site consists of 3,267 acres based on information provided by the Department of 

Environmental Protection. The parcel consists of fourteen contiguous tax parcels.  It includes 

extensive frontage along multiple rights of way including E/W Capps Hwy (about 3 mi of total, 

non-contiguous frontage), Waukeenauh Hwy (about .50 mi on E side), Peter Brown Ln (about 1.18 

mi on N side) Avalon Rd (about 1.30 mi on W side and about .32 mi on E side) and Avalon Side 

Rd (about 2.28 mi on N r/w). 

 

The site is pine plantation with a blend of longleaf and loblolly, as well as forested wetlands and 

various food plots.  There is a lake on the tract known as Galilee Lake, as well as ponds and 

creeks.  
 

Electricity in the area is provided by Central Florida Electric Cooperative. Water and sewer would 

be by private systems. Legal and physical access to the property is via East Capps Highway and 

South Jefferson Highway. Additionally, there are multiple roads that provide access to and 

throughout the site. The access is considered adequate. 

 

The site is rolling and is similar to most other agricultural in the area. According to flood maps 

from the county Property Appraiser, the subject has approximately 15-20% within Flood Zone 

“A” and designated as flood prone areas. The remainder of the parcel is in Flood Zone X. 

Approximately 568 acres or 17% of the property is in jurisdictional wetlands. 

 

The appraisers have provided good descriptions of the site in their appraisals. 

 

ZONING/FUTURE LAND USE 

 

The subject is governed by the jurisdiction and comprehensive plan of Jefferson County. 

 

The subject is zoned Agriculture-20 (AGRI-20). The Environmentally Sensitive Areas, including 

wetlands, shall be conserved by prohibiting, where other alternatives for development exist, and 

development or dredging and filling which would alter the natural function of a wetland. The 

maximum density under this designation is 1 dwelling unit per 20 acres. 

 

Both appraisers have provided a detailed description of the uses allowed within the Zoning/Future 

Land Use.  Please refer to each report for an in-depth discussion of what is allowed.  The 

subject’s current use of recreational and agricultural is consistent with these designations.   
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EASEMENTS, RESERVATIONS AND RESTRICTIONS 

 

There are no known easements that would adversely affect the use of the property. The 

conservation easement will be in force in the after valuation and is restrictive on the subject 

property in that it limits development and subdivision and prohibits timber harvest within the 

natural areas.  

 

The title insurance commitment dated March 21, 2023, makes several exceptions for Restrictive 

Covenants and Easements. These items are typical and do not adversely impact market value. 

 

ASSESSMENT INFORMATION (2022) 

 

The following table reflects the assessment information for the subject parcels:  
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The following maps are from the appraisers’ reports and depict the location of the subject tract: 
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The photos on the next several pages were taken at the time of the inspection and are from the 

Albright report. 
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“AS IS”/ “BEFORE” VALUE 
VALUATION OF THE PROPERTY BEFORE THE RESTRICTIVE EASEMENT 

 

Since the property is first being valued in “as is” condition, without consideration for the impact 

of the proposed restrictive easement, the property was appraised in a traditional manner.  The 

highest and best use was determined and sales with a similar highest and best use were used by the 

appraiser.   

 

HIGHEST AND BEST USE-BEFORE 

 

The concept of highest and best use is based upon the premise that a property should be valued 

based on the use which will produce the highest market value and the greatest financial return.  

This use must be legally permissible, physically possible, financially feasible and maximally 

productive. 

 

Mr. Griffith concluded that the highest and best use analysis was for continued use as 

agricultural/silvicultural/recreational use.  

 

Mr. Albright also concluded that the highest and best use was for continued 

agricultural/recreational use (quail plantation) with potential for future residential division.   

 

Both appraisers recognize the limited development potential of the tract.  They agree that the tract 

is suitable only for continued use as a recreational tract (quail plantation) silvicultural and 

agricultural at the present time.  Based on my familiarity with the area and current trends, I concur 

with this conclusion.   

 

BEFORE VALUATION-GRIFFITH APPRAISAL 

 

Since the property is vacant, the sales comparison approach was relied upon. Mr. Griffith analyzed 

four sales which ranged in size from 1,145.13 acres to 4,389.03  acres.  The sales occurred 

between November 2020 and April 2022.  Prior to adjustments, the sales ranged in price per acre 

from $3,645 to $6,288.  Mr. Griffith considered adjustments for conditions of sale, financing, 

market conditions, location, frontage/water, size, wetlands, highest and best use, utility, road 

frontage/access, improvements, timber, utilities and use/zoning.   He applied qualitative 

adjustments to the sales and concluded that one sale was inferior and three sales were superior.  

Mr. Griffith concluded a value of $5,700 per acre.  This reflected a value indication of 

$18,622,000 (RD).  Mr. Griffith’s conclusion is reasonable and is well supported. His sales share 

the same highest and best use as the subject. 
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BEFORE VALUATION-ALBRIGHT APPRAISAL 

Mr. Albright analyzed four sales which ranged in size from 1,145 acres to 4,389 acres.  The sales 

occurred between May 2021 and June 2022.  Prior to adjustments, the sales ranged in price per 

acre from $5,823 to $6,288.  Mr. Albright considered adjustments for property rights, financing, 

conditions of sale, time/market conditions, location, size, shape/configuration, 

landscape/aesthetics, upland percentage, improvements, and entitlements.  Mr. Albright 

concluded to a value towards the lower tendency of the range at $6,000 per acre.  This reflected a 

value indication of $19,602,000.  Mr. Albright’s conclusion is reasonable and is well supported. 

His sales share the same highest and best use as the subject. 

 

Three of Mr. Albright’s sales were used by Mr. Griffith. 

 

The following table summarizes the “Before” value conclusions reached by the appraisers: 

 

  

Appraiser Before Value 

Griffith $18,622,000 

Albright $19,602,000 
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 “SUBJECT TO”/ “AFTER” VALUE 
VALUATION OF THE PROPERTY AFTER THE RESTRICTIVE EASEMENT 

 

The subject parcel is proposed to be encumbered with a restrictive easement.  The value of the 

restrictive easement is based on a “before” and “after” analysis of the property.  This process 

involved appraising the subject property in the “before” situation as not encumbered by the 

easement, and then appraising the tract as if the easement is in place. The difference between the 

two figures represents the value associated with the acquired easement rights.  

 

In a typical valuation after a proposed conservation/restrictive easement is in place, appraisers 

consider sales of tracts which sold either 

  

• with a restrictive easement in place similar to that of the proposed subject easement or 

  

• with a similar highest and best use to that of the subject, in that there was no likelihood of 

development either due to environmental issues, topography or location. 

Each appraiser has prepared a summary of the impact which the proposed project easement will 

have on the property. Their summaries follow: 
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SUMMARY OF RIGHTS AS PREPARED BY MR. GRIFFITH 

Page 1 
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SUMMARY OF RIGHTS AS PREPARED BY MR. GRIFFITH 

Page 2 
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SUMMARY OF RIGHTS AS PREPARED BY MR. ALBRIGHT 

 

 
 

 

 

The property is now being valued in “subject to” consideration for the impact of the proposed 

restrictive easement and the property was appraised in a traditional manner.  The highest and best 

use was determined and sales with a similar highest and best use were used by the appraisers.  
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HIGHEST AND BEST USE-AFTER 

 

The proposed restriction requires that the appraisers re-visit their analysis of the highest and best 

use of the property, after the proposed easement is placed on the property.  Both appraisers have 

again considered the four criteria of the highest and best use analysis (legally permissible, 

physically possible, financially feasible and maximally productive) and both are in agreement that 

the property with the proposed easement in place will continue to have a highest and best use of 

agricultural/silvicultural/recreational (quail hunting).   

 

Both appraisers considered the rights that would be lost once the proposed easement is placed on 

the property.  The conservation easement will cover the entire tract. 

 

AFTER VALUATION-GRIFFITH APPRAISAL 

 

Mr. Griffith analyzed four sales which ranged in size from 1,399.17 acres to 2,410 acres.  The 

sales occurred between November 2018 and October 2021.  Prior to adjustments, the sales ranged 

in price per acre from $3,659 to $5,643.  Mr. Griffith considered adjustments for conditions of 

sale, financing, market conditions, location, frontage/water, size, wetlands, highest and best use, 

utility, conservation easement, road frontage/access, improvements, timber, utilities and 

use/zoning.   He applied qualitative adjustments to the sales and concluded that two sales were 

inferior, and two sales were superior.  Mr. Griffith concluded a value of $4,600 per acre.  This 

reflected a value indication of $15,028,000 (RD).  Mr. Griffith’s conclusion is reasonable and is 

well supported. His sales share the same highest and best use as the subject. 

 

AFTER VALUATION-ALBRIGHT APPRAISAL 

 

Mr. Albright analyzed five sales which ranged in size from 1,270 acres to 9,500 acres (two 

transactions, 4,560 & 4,940).  The sales occurred between March 2020 and November 2022.  

Prior to adjustments, the sales ranged in price per acre from $3,659 to $7,411.  Mr. Albright 

considered adjustments for property rights, financing, condition of sale, time/market conditions, 

location, size, shape/configuration, landscape/aesthetics, upland percentage, improvements, and 

entitlements.  Mr. Albright applied qualitative adjustments to the sales and concluded that one 

sale was inferior and four sales were superior.  In the final analysis, he concluded towards the 

lower central tendency of the range of $4,800 per acre.  This reflected a value indication of 

$15,682,000 (RD).  Mr. Albright’s conclusion is reasonable and is well supported. His sales share 

the same highest and best use as the subject. 

 

The following table summarizes the value conclusions reached by the appraisers: 

 

Appraisers Before Value After Value Restrictive  

  Easement Value 

Griffith      $18,622,000                          $15,028,000 $3,594,000* 

Albright $19,602,000 $15,682,000      $3,920,000* 
*Both appraisals are subject to the hypothetical condition that the proposed easement exists in the after scenario. 
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HYPOTHEHETICAL CONDITIONS: 

 

This appraisal and the review assume that a conservation easement, (as referenced in the 

appraisals), is placed on the subject property. 

 

EXTRAORDINARY ASSUMPTIONS: 

 

The proposed Conservation Easement provided to the appraisers reflects a draft copy only and has 

not been accepted by the parties involved.  Therefore, it is an assumption of this valuation and 

this review that the finalized Conservation Easement will be significantly similar to the draft 

version.  If the terms and conditions of the Conservation Easement are revised or amended, the 

appraisers and the reviewer reserve the right to revise the analysis and valuation based upon these 

changes. 
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The scope of the review involves developing an opinion to address the five specific qualities in the 

work under review.  These include completeness, accuracy, adequacy, relevance and 

reasonableness. 

 

• Completeness:  Both appraisal reports satisfy the requirements of the Supplemental 

Appraisal Standards for the Board of Trustees and the Uniform Standards of Professional 

Appraisal Practice. 

 

• Accuracy:  Overall, the reports meet the general requirements described in the appraisal 

instructions specific to the assignment and accurately reflect the assignment conditions.  

The math and analysis with the reports is accurate.  The reports accurately discuss the 

approaches to value used, and those not used.  The valuation methodologies used are 

appropriate and correctly applied. 

 

• Adequacy:  The work presented in each appraisal report meets the minimum requirements 

for its intended use.  Following the stated scope of work in the appraisals, and in 

compliance with the Supplemental Appraisal Standards for the Board of Trustees (March 

2016), the documentation, verification, information, data, support and analysis in each 

report is adequate and meets minimum requirements. 

 

• Relevance:  Overall, the appraisal reports contain significant data and reasonable analysis 

that is appropriate and relevant to the conclusions and opinions. The Sales Comparison 

Approach was relevant and applicable in both appraisal reports, as it mirrors the thinking 

of buyers and sellers in the marketplace.  Qualitative analysis of the subject and sales was 

used in both appraisals, in which the appraisers relied upon logical reasoning to 

differentiate the magnitude of a positive or negative adjustment in certain areas of 

adjustment.  Neither appraiser considered the Cost or Income approach to value, as they 

were not considered relevant to the valuation of vacant land. 

 

• Reasonableness:  The data, analyses, conclusions and opinions of value in both reports are 

considered reasonable and adequately supported overall. 

 

Based on these conclusions, I find both appraisal reports for the subject property to be reasonably 

supported, appropriately analyzed and adequately performed in accordance with generally 

accepted appraisal practices.  Further, I find the opinions of value to be credible and adequately 

supported given the scope of work, and the intended use of the appraisal. 

 

Therefore, it is my opinion that the appraisals adequately meet the requirements of the 

Supplemental Appraisal Standards for Board of Trustees, revised March 2016, the Uniform 

Standards of Professional Appraisal Practice (2020-2021), effective until December 31, 2023. 

 

THE REVIEWER APPROVES THE APPRAISAL REPORTS 
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CERTIFICATION 

 

I certify that, to the best of my knowledge and belief: 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of the work under review and no 

personal interest with respect to the parties involved.  

• I have no bias with respect to the property that is the subject of the work under review or to the parties 

involved with this assignment.  

• My engagement in this assignment was not contingent upon developing or reporting predetermined results.  

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 

conclusions in this review or from its use.  

• My compensation for completing this assignment is not contingent upon the development or reporting of 

predetermined assignment results or assignment results that favors the cause of the client, the attainment of 

a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this 

appraisal review.  

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 

with the Uniform Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the subject of the work under review.  

• No one provided significant appraisal or appraisal review assistance to the person signing this certification. 

• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute. 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives.  

• As of the date of this report, I have completed the continuing education program for Designated Members of 

the Appraisal Institute. 

 

The appraisals reviewed are in substantial compliance with the Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees, as well as 

Rule 18-1.006, Florida Administrative Code (FAC). 

    April 14, 2023  

Rhonda A. Carroll, MAI, AI-GRS, AI-RRS     Date 

State Certified General 

Real Estate Appraiser RZ 459 
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