






















 

 

Department of Agriculture and Consumer Services 
2023 Rural and Family Lands Protection Project  

 
Uniform Technical Review and Evaluation Report 

 

Agency/Division: _ DOACS Animal Industry  
 

Technical Team Point of Contact: Diolbel Benitez 
           Date:  __ 10/12/2023  
 

Project / Property: _Square One Ranch 
 

Acres: 1564     County:  __ Highlands    
 
Please score this project using a numerical scale of 1 to 10 to describe the benefit of this project to the following 
measures, where 1 is lowest threat/use/benefit and 10 is the highest threat/use/benefit to achieving the RFLPP 
Program Goals and Objectives. For Program benefits that are not applicable to your Agency, please score with 
“N/A” to denote it is not applicable.  

 
1. Assessment of the viability of agricultural activities and operations of property: 
      Not Applicable _____ Benefit Score _10  
 
2. Assessment of overall condition of crops, livestock, or timber resources on property: 
      Not Applicable _____ Benefit Score __8___ 
 
3. Assessment of the overall natural resources of property:  

Not Applicable _____ Benefit Score _10_  
 

4.  Assessment of wildlife habitat attributes of property: 
     Not Applicable __X___ Benefit Score _____ 
 
5. Assessment of water bodies, aquifer recharge areas, springsheds or wetlands on property:  

Not Applicable __X___ Benefit Score _____ 
 

6. Assessment of overall hydrologic function on property: 
      Not Applicable __X___ Benefit Score _____ 
 
7. Assessment of the connectivity of this Project to other agricultural lands: 
     Not Applicable _____ Benefit Score __8  
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8. Assessment of the connectivity of this Project as buffer to other conservation lands, 

ecological greenways, wildlife corridors, functioning ecosystems, or military installations: 
     Not Applicable ___X__ Benefit Score _____ 
 
9. Assessment of threat to conversion of this property to non-agricultural uses or potential for 

development negatively impacting agriculture: 
     Not Applicable _____ Threat Score 3  
 
10. Assessment of historical resources, including sites, viewsheds, or structures known or 

observed on the property: 
      Not Applicable X Benefit Score _____ 
 
11. Assessment of intensity of hunting, fishing, or other recreational activities on property: 
     Not Applicable __X___ Use Score  
 
12. Assessment of control of invasive, non-native plant or animal species on property: 
     Not Applicable __X___ Benefit Score _____ 
 
13. Assessment of prescribed fire regime on property: 
     Not Applicable ___X__ Use Score _____ 
 
14. Assessment of range management regime on property: 
     Not Applicable _____ Use Score _ 8  
 
15. Assessment of fertilizer management regime on property: 
     Not Applicable __X___ Use Score _____ 
 
16. Known existence of state or federally listed plant or animal species on property: 
     Not Applicable __X___ Benefit Score _____ 
 
17. Assessment of overall condition of agricultural infrastructure (fencing, pens, farm buildings, 

etc.) on property: 
      Not Applicable _____ Benefit Score 9  
 
18. Confirm whether the property is within an agricultural area as determined: 

▪ Pursuant to Section 163.3177(6)(a), Florida Statutes;    Yes    No 
▪ Is within a rural land stewardship area pursuant to Section 163.3248, FS; 

  Yes     No 
▪ Is classified as agricultural pursuant to Section 193.461, FS; or    Yes     No 
▪ Is part of an Agricultural Cooperative       Yes     No 
18) N/A for Animal Industry 

(See additional page to provide supplementary comments) 
19. Please succinctly provide any additional assessments, observations, or information not  

ATTACHMENT 4A 
PAGE 13









FDACS-11207 Rev. 12/24 
Page 3 of 10 
 

(If applicable) 
 

Is this application amending an existing RFLPP project? ☐ Yes☐ No 
(If yes, complete the below fields.) 

Project Name:  

Project Number:  
(If applicable) 
 
Is any portion of the project or project boundary identified as a Critical Wetland by a Water 
Management District or included in a Water Management District Strategic Plan or Work Plan? 
No 

☐ Yes ☐ No 
 
Does this project contain more than a de minimis interest from specified foreign principles, as 
defined in ss. 692.201 and 692.202, F.S.? 
(Foreign principals are defined through their connections to statutorily designated foreign countries of concern. Foreign countries of concern 
are identified specifically as the People’s Republic of China, the Russian Federation, the Islamic Republic of Iran, the Democratic People’s 
Republic of Korea, the Republic of Cuba, the Venezuelan regime of Nicolás Maduro, or the Syrian Arab Republic, including any agency of or 
any other entity of significant control of such foreign country of concern.) 
No 

☐ Yes ☐ No 
 
 
Is there any part of a parcel or an entire parcel that you want excluded from the project boundary? If 
yes, include an attachment or a map indicating which parts of each parcel to include within the 
project boundary. 
 

☐ Yes ☐ No 
 
 
 
 
 
 
 
 
Additional Property Information 
On separate piece(s) of paper, use the corresponding headings. Please type a response to 1-12 and check 
the applicable checkboxes: 
 

1. General description of the agricultural activities. Ensure to indicate the primary agricultural 
operations and uses.  

The landowner leases the property for cattle grazing and haying.  Additionally, she does cut 
sod and harvest seed. 
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2. List any awards you have received for the agricultural operation in the last 10 years. 
 

3. Description of any outparcels not part of this application. 
Note: locate each outparcel on the map provided with the application. 

None. 

4. List of known encumbrances and encroachments, including mortgages and other debt secured by 
the property, or mineral reservations. 

None 
5. Agricultural or environmental assistance programs applied for or existing on property Include the 

following: 

• Name of the program (CRP, FLEP, WHIP, WRP, ALE, RCPP, etc.) 
• The program sponsor (federal, state, county) 
• Type of agreement (easement conveyed, 10 yr., etc.) 
• Agreement in place or applied for (if application is in process) 

Equip Federal cost share Existing 

 

6. A list of all Best Management Practices that the property is enrolled in. Include the date of 
enrollment. 
 

 
☐ Check this box if there are no programs existing or applied for on the property. 
 

Yes  
☐ I agree to enroll in and implement all applicable BMPs and understand that, if the 
property is acquired through this program, the property will be monitored for BMP 
compliance. 

7. A general description of Species Habitat, including any plants or animals on the property. 
The Florida Cooperative Land Cover (CLC) Map (Attachment A-3) identifies 9 different 
habitat types throughout the property. The property is dominated by mostly improved 
pasture and mesic flatwoods, with scattered areas of isolated freshwater marsh.  
The Florida Natural Areas Inventory (FNAI) Biodiversity Matrix (Attachment B-1) identifies 55 
listed plant or animal species potentially utilizing these habitats onsite, including 4 species 
documented on the property: the eastern indigo snake (Drymarchon couperi), gopher 
tortoise (Gopherus polyphemus), Florida mouse (Podomys floridanus), crested caracara 
(Caracara cheriway), and the Florida scrub jay (Aphelocoma coerulescens). 
The Critical Land and Water Identification Project (CLIP) utilized multiple data sources to 
create priority maps for natural resource areas within the state of Florida, ranking areas with 
a score of Priority 1 through 5, with Priority 1 being the highest. Among these maps include 
the CLIP Biodiversity Map, the CLIP Ecological Greenways Map, and the CLIP Aggregated 
Map. 
The CLIP Biodiversity Map (Attachment A-4) includes information on strategic habitat 
conservation areas, vertebrate potential habitat richness, rare species habitat conservation 
priorities, and priority natural communities. The CLIP Ecological Greenways Map 
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(Attachment A-5) evaluates the ability of an area to connect landscape-scale ecological 
networks that can support wide-ranging species such as the Florida black bear or the 
Florida panther. Priority levels 1, 2, and 3, on this map indicate the area as being part of the 
Florida wildlife corridor. Lastly, the CLIP Aggregated Map (Attachment A-6) combines 
biodiversity, landscape, and surface water resource priorities for an overall score of one to 
five. While all five priority levels have significance, Priorities 1 and 2 are viewed as the most 
important, with Priority 3 ranking as moderate. 
Square One Ranch is located entirely within Priority 1 and 2 areas on the Biodiversity Map, 
Priority 1 on the Ecological Greenways Map, and Priority 1 on the overall Aggregated Map. 
This indicates the property is part of the Florida Wildlife Corridor, and overall extremely 
important for conservation significance for protection for biodiversity, landscape attributes, 
and high quality surface water resources. Additionally, the property is located adjacent to 
wetland reserve program easements, as well as within the vicinity of several other 
conservation areas and a few miles from Archbold Biological Station (Attachment A-7). 

8. A general description of the property’s water resource values and benefits, emphasizing any 
aquifer recharge areas and the property’s natural floodplain. 

Similar to species habitat prioritization, the Critical Land and Water Identification Project 
also developed maps for ranking priority areas to address water resources; these maps 
include the Significant Surface Water Map, Wetlands Map, Natural Floodplains Map, and the 
Aquifer Recharge Map. These maps are given a ranking system of Priority 1 through 6 (with 
the exception of the Significant Surface Water Map which includes 7 Priority levels), with 
Priority 1 being the highest. 
Square One Ranch is located entirely within Priority 2, 4, and 5 areas for the Significant 
Surface Water Map (Attachment A-8). Multiple wetlands throughout Priority levels 2, 3, 4, 
and 5 are scattered throughout the property (Attachment A-9), and a Priority 3, 4, and 5 
natural floodplain, or FEMA 100-year floodplain, is located on the central and northern 
portions of the property associated with some of the wetland areas onsite (Attachment A-
10). The site is located entirely on aquifer recharge area among Priority levels 3, 4, and 5 
(Attachment A-11). 

9. A general description, if any, of historical resources or structures located within the project. 
None 

10. A description of existing or planned development on or near the property that could adversely 
affect: 

a. The continuation of agricultural activities; or, 
b. Natural resource values (Species Habitat, Aquifer Recharge, or Natural Floodplain). 

None 

11. A description of why you are interested in pursuing a perpetual agricultural protection easement. 
Explain the benefits you hope to realize by granting the easement, including but not limited to 
perpetuation of agriculture, protection of natural resource values, and/or income and estate tax 
benefits. 

The landowner lives on the property and wants to see its perpetual protection.  Additionally 
she would like to see the perpetuation of agriculture and the conservation of the natural 
resources.  Income and estate planning are also a benefit. 

12. A clear statement of the property rights to be acquired under the easement and those rights to be 
retained by the property owner. 
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The landowner wishes to retain the rights to the agricultural practices currently on the 
property.  additionally she would like to discuss retaining a small cropping area.  The 
landowner has a sporting clays course open to the public on the property which she would 
like to either carve out or include. 

 
 
 
 
 
 
 
 
 
 
Supporting Documentation to be Submitted with Application 
 
A paper or digital copy of each of the following supporting documents must be submitted with the 
application: 
 

1. Vesting deed, or deeds if the property was acquired in multiple transactions.  
2. Abstract of title or title insurance policy, if available. 
3. Boundary survey and environmental site assessment, if available. 
4. Management or stewardship plan, if available. 
5. Copies of county tax maps, plat maps, or Florida Department of Transportation county general 

highway maps, with the boundaries of the project and any outparcels clearly delineated. 
6. A legible or electronic copy of the property appraiser’s tax identification card(s) with the tax-

assessed value and acreage of each parcel, description and approximate value of improvements, 
ad valorem taxes assessed, and the names and addresses of each owner identified. 

 
 
Please complete the online application located at https://www.fdacs.gov/rflpp or return the completed 
paper application and all supporting documents to: 
 
Rural & Family Lands Protection Program 
Director’s Office 
315 South Calhoun Street, Suite 500 
Tallahassee, FL 32201-1843 

Landowner/Grantor  

Daphne Waldron   
Print Name Signature 

   
Print Name Signature 

7/27/2023  
Date  
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Answer the Following Questions by Circling the Most Appropriate Answer or Checking the 
Appropriate Box.  

(These questions will not be used for the ranking process but will provide beneficial information for the site visit.) 
 

1. Do you view your livestock herd management practices to be:  

Excellent       

2. For livestock, what is the general condition of the herd? 

Adequate       

3. What is the general plant vigor or health of crops/stands for timber, plant nurseries, and produce? 

  

4. How closely does this operation follow a Management or Stewardship Plan?  

Somewhat Followed    

5. Severity of current problems with pests or pathogens?  

None 

6. Do you use prescribed fire as a land management tool? 

Little Use 

7. How intensely do you control invasive animal species (feral hogs) on your property?  

Moderately 

8. How intensively are invasive plant species (cogon grass, smutgrass, climbing fern, etc.) controlled on 
your property? 

None Present 

9. How would you characterize the severity of soil erosion (gullies, washouts, rills, etc.) for all operations? 
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N/A 

10. Applicable Constraints and Threats to this Operation: 
(Check all applicable Threats and Constraints) 
 

Encroachment of Development; Extreme Weather; Surrounding Land Values 

☐ 
Encroachme

nt of 
Development 

☐ 
Market 

Fluctuation
s 

☐ 

Materials 
and 

Equipment 
Limitations 

☐ 
Labor Cost 

and 
Availability 

☐ 
Pests and 
Pathogen

s 
☐ 

Extreme 
Weathe

r 
 

  ☐ 
Financial 

Constraint
s 

☐ 
Surrounding 
Land Values ☐ 

Disinterest 
from 

Younger 
Generation

s 

☐ 
Market 

for 
Products 

  

 

11. Does the project contain any evident effects of natural disasters? 
No 

 ☐ Yes ☐ No 

12. Are there non-family hunting or fishing leases on the property identified in this application? 
No 

 ☐ Yes ☐ No 
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RFLPP ID Number RFLPP-00156-2023

Project Name Square One Ranch

Acres 1,565

Agriculture and Natural 

Resource GIS Data Scoring Score Land Cover Acres Percent

Crops 0 0.0%

Primary Scores: Pasture 891 56.9%

Project Size 0.534 Planted Timber 0 0.0%

Ag Landscape Priority 1.000 Citrus 0 0.0%

Ag Suitability 0.946 Livestock Operations 0 0.0%

Ag Status 0.570 Altered Open 0 0.0%

Impaired Watersheds 0.431 Altered Wetland 0 0.0%

Smokesheds 0.884 Developed 2 0.1%

Disadvantaged Areas 0.599 Invasives Predominant 0 0.0%

Ag Conversion Threat 0.548 Natural Forested Upland 495 31.7%

Development Projections 0.000 Natural Forested Wetland 2 0.1%

Greenways/FL Wildlife Corridor 1.000 Natural Nonforested Upland 0 0.0%

Landscape Integrity Index 0.998 Natural Nonforested Wetland 173 11.1%

Prox to Conservation Lands 0.800 Water 0 0.0%

Aquifer Recharge 0.391

Bonus Scores: Site Visit Score 0.459

Forestry - Economic Emphasis* 0.004 Site Visits are primarily used to verify GIS data layers 

Proximity to Ag & Military 0.010 for the GIS Score. The site visit score is based on a

Species Habitat Priorities 0.009 sample of the total land area of the project. Sample

Listed Species 0.000 values are based on agricultural suitability and

Natural Communities 0.003 occurring natural resource protection criteria.

FL Wildlife Corridor 0.010

Corridor Bottlenecks 0.000

Surface Water Protection 0.006 Land Cover estimated from:

Wetlands 0.001 Cooperative Land Cover v3.4

Floodplain 0.005 FSAID agricultural land cover 2022

Springsheds 0.000

Fire History 0.010

Elevation** 0.000

Cultural/Historical Sites 0.000

Primary measures max value = 1.000

Bonus measures max value = 0.01

*Forestry bonus max value = 0.03

**Negative bonus; max value = 0.00, min value = -0.01

See Project Scoring Summary Report for Data Descriptions

ATTACHMENT 4A 
PAGE 23































































































 

 

 

 

 

 

 

 

 

APPRAISAL REVIEW 

 

SQUARE ONE RANCH 

 

CONSERVATION EASEMENT 

 

HIGHLANDS COUNTY, FLORIDA 

 

P.O. NO: S-4200-N2075 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Prepared by 

Thomas G. Richards, MAI 

Richards Appraisal Service, Inc. 
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Appraisal Review Memorandum 

 
To:    Bret Hader - Land Acquisition Coordinator 

Rural and Family Lands Protection Program 

Florida Department of Agriculture and Consumer Services 

 

Client of Review:  Rural and Family Lands Protection Program 

Florida Department of Agriculture and Consumer Services 

  

Intended User of Review: Florida Department of Agricultural and Consumer 

Services, Rural and Family Lands Protection Program 

(FDACS/RFLPP), the Board of Trustees of the Internal 

Improvement Trust Fund of the State of Florida, and the 

United States Department of Defense-Avon Park Air Force 

Range. 

 

Intended Use of Review Compliance with UASFLA, USPAP & SASBOT 

 

From:    Thomas G. Richards, MAI 

    Richards Appraisal Service, Inc. 
 

Date:    January 20, 2026 
 

Project Information: 
 

 Richards Appraisal File Number  1475 

 Parcel Name    Square One Ranch 

 Location    Highlands County, Florida 

 Effective Date of Appraisal  December 16, 2025 
 

Summary of Review 
 

Pursuant to your request, I have reviewed two appraisal reports on the Square One Ranch 

property, owned by Daphne H. Waldron located in Highlands County, Florida.  The 

appraisal reports were prepared by Mr. Riley K. Jones, MAI, SRA of Florida Real Estate 

Advisors, Inc. and Mr. Joseph S. String, MAI of String Appraisal Services, Inc.  I have 

determined after review of the reports and some changes to each appraisal that they are 

acceptable as submitted. The Jones report is dated January 20, 2026. The String report is 

dated January 20, 2026. Both appraisals have a valuation date of December 16, 2025.  

The value indications for the proposed conservation easement reflected by each appraiser 

were: 

 

(1) Riley K Jones, MAI, SRA      $6,100,000 

(2) Joseph S. String, MAI      $5,850,000 
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In the reviewer’s opinion the appraisal reports were completed substantially in 

conformance with UASFLA (Yellow Book) and USPAP with the exception of the 

jurisdictional exception of not reporting exposure time which is a USPAP requirement. 

The reports were well documented, and reflected reasonable value indications for the 

subject Conservation Easement Parcel.  The appraisers submitting the appraisals consider 

the reports to be “appraisal reports” according to USPAP. The appraisals are considered 

sufficient to satisfy the requirements of Standard 2 of USPAP as it is applied to this type 

of report. The appraisals are also in substantial conformance with the Supplemental 

Appraisal Standards for the Board of Trustees, Division of State Lands, Bureau of 

Appraisal, Florida Department of Environmental Protection, March 2, 2016.  

 

The client is the Florida Department of Agriculture and Consumer Services, Rural and 

Family Lands Protection Program. The intended users of this appraisal are the Florida 

Department of Agriculture and Consumer Services, Rural and Family Lands Protection 

Program, the Board of Trustees of the Internal Improvement Trust Fund of the State of 

Florida, and the United States Department of Defense-Avon Park Air Force Range and 

any other specific organization or entity that may be involved in the specific transaction 

or for consideration in determining the effect on value of the proposed conservation 

easement on the subject property. The appraisers and reviewer have all appraised, and/or 

reviewed in the case of the reviewer, numerous agricultural properties throughout the 

State of Florida including those utilized for agriculture and recreation. All have a level of 

competence due to experience as well as professional designations and state 

certifications. This client and many state and federal agencies have been the client of the 

reviewer in numerous similar assignments. 

 

The UASFLA appraisal standards require the appraisers to identify the larger parcel. In 

this case the Conservation Easement parcel is a 1,500.31-acre portion of a 1,564.49-acre 

ownership parcel located at 10882 Reo Hinton Avenue in a rural area of unincorporated 

southwest Highlands County, Florida. The larger parcel has been determined to be the 

entire ownership parcel of which the proposed conservation easement is a part of. This 

includes two outparcels totaling 64.18 acres which includes most of the onsite structural 

improvements with the exception of the cow pens and Quonset hut. 

 

This larger parcel determination is based on the traditional three tests of contiguity, unity 

of ownership and unity of highest and best use. In this case the Conservation Easement is 

proposed for 1,500.31 acres of the subject total ownership which is 1,564.49 acres.  

 

It is important to note that the Hypothetical Condition is made by the appraisers in 

assuming that the proposed conservation easement is in place on the date of the 

appraisal. Hypothetical Condition is defined as that which is contrary to what exists 

but is assumed for appraisal purposes. Uniform Standards dictate that these type 

assumptions are prominently disclosed. This Hypothetical Condition is prominently 

disclosed and treated appropriately by both appraisers and is necessary for a credible 

assignment result. One common Extraordinary Assumption was made by the appraisers 

regarding relying upon the “Draft Copy” of the easement which is not yet executed by the 
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parties. The appraiser’s each stress the importance of the final agreement being exactly 

like the draft.  

The appraisers and the reviewer are in agreement that the highest and best use for the 

subject parcel before and after acquisition is for continued agriculture and recreational 

use. More details regarding the highest and best use is included in a later section of this 

review report. 

 

In order to value the subject property, the appraisers have applied the traditional appraisal 

methods and have arrived at a supportable opinion of the Market Value of the Larger 

Parcel before acquisition and the Market Value of the Larger Parcel after acquisition of 

the proposed Conservation Easement, the difference being the Impact on Value due to the 

proposed Conservation Easement.   

 

Statement of Ownership and Property History 

 

The subject is currently vested to: Daphne Waldron 

PO Box 941 

Lake Placid, Florida 33862 

 

Yellow Book requires the appraiser to report all transactions involving the subject in the 

last ten years. There have been no arm’s length meaningful transfers, sales, or listings of 

the property noted in the last ten years.  

 

Property Description 

 

This appraisal assignment encompasses a 1,500.31-acre Conservation Easement Parcel 

over a 1,564.49-acre ownership parcel located on the south side of State Road 70, 

approximately 6.2-miles west of U.S. Highway 27, southwest of the town of Lake Placid 

in a rural area of southwest Highlands County. The property, according to the Highlands 

County Property Appraiser, has a physical address of 10882 Reo Hinton Avenue, Lake 

Placid, Florida 33852. This property has approximately 4,525-feet of paved road frontage 

on the south of two-lane State Road 70. 

 

The Larger Parcel is determined to be the entire contiguous ownership of 1,564.49-acres 

owned by Square One Ranch. This includes a 64.18 acre outparcel not included in the 

Conservation Easement. The Square One Ranch is the only ownership in this entity in 

Highlands County and neighboring counties. It is used exclusively for private agricultural 

and recreational purposes. The appraisers have both determined that the entire 1,564.49 

acre parcel is the Larger Parcel. The reviewer is in agreement with this Larger Parcel 

determination. 

 

This area is dominated by larger agricultural land holdings devoted to agricultural and 

recreational uses. Residential uses in the area are sparse and typically in support of the 

agricultural uses.  
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According to upland/wetland mapping provided by the client the Conservation Easement 

Parcel contains 1,326.93-acres uplands (89%) and approximately 173.38-acres wetlands 

(11%). Otherwise, the tract contains a mosaic of multiple variety oak and cabbage 

hammocks, improved pastures, pinewoods, freshwater marshes and seasonally wet 

depressions.  

 

The larger parcel is improved with typical agriculturally related improvements as well as 

a shooting office, two pole sheds, a horse stable, RV pole barn, carport/storage building, 

single family residence, pavilion, and a bath house. These types of improvements are 

somewhat typical for an agricultural property of this size.  Their value is considered in 

the per acre value herein. 

 

The subject is generally level to gently sloping westward. Otherwise, the subject 

topography is characterized as relatively flat. The property has elevations ranging from 

about 85 to around 110 feet above sea level and drains typically to the west. The higher 

elevations are along the southeastern boundary. The lowest elevations are found along the 

western portions. 

 

The title insurance policy identified an older oil, gas and mineral rights lease. However, 

this title exception will be extinguished upon receipt of appropriate documents to support 

that there has been no activity. This leads the appraisers and the reviewer to believe that 

these rights are intact on this parcel.  

 

The subject property is found on FEMA Flood Map Panels 12055C0505C; 

12055C0510C; 12055C0515C & 12055C0520C dated November 17, 2015. The subject 

has a typical mix of flood zone classifications including Zone X and Zone A. 

Approximately 50% lies within the Zone X areas. Zone X is defined as areas of minimal 

risk outside the one-percent annual chance flood plains. The Zone A area is 

approximately 50% of the subject property. Zone A corresponds with areas within the 

100 year base floodplain. 

 

Electric service is available and connected however potable water and sewage disposal 

are handled by on-site well and septic systems.  

 

The subject has a zoning designation of “AU”; Agriculture by Highlands County. The 

subject has a land use classification of Agriculture by Highlands County. This 

classification allows virtually all facets of agricultural uses. The predominant zoning and 

land use density permitted by Highlands County is one dwelling unit per five acres of 

land area when considering the current public paved road access source. 

 

In addition to zoning the subject larger parcel is located southwest of the MIPA II buffer 

zone of the Avon Park Air Force Range Military Operations Area. The zone addresses 

compatibility issues related to blast noise, low level flight training and areas where night 

vision training is conducted. This added layer of restriction is focused on limiting density, 

object heights and nighttime light encroachment.  
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Highest and Best Use 

 

Highest and best use is defined as the reasonably probable and legal use of vacant land or 

an improved property which is physically possible, appropriately supported, financially 

feasible, and that results in the highest value. The four criteria the highest and best use 

must meet are legal permissibility, physical possibility, financial feasibility, and 

maximum profitability. 

 

Larger Parcel Before 

 

Mr. Jones concluded that the Highest and Best Use for the subject would be for continued 

agriculture and rural recreational use. 

 

Mr. String concluded that the Highest and Best Use for the subject would be Agriculture 

& recreation with very long-term potential future rural residential 40 plus years. 

 

Larger Parcel After 

 

Mr. Jones concluded that after acquisition of the Conservation Easement the highest and 

best use is continued agriculture and rural recreation subject to restrictions imposed by 

the Deed of Conservation Easement. 

 

Mr. String concluded that the Highest and Best Use for the subject after acquisition of the 

Conservation Easement would be for continued agriculture, silviculture, and recreation, 

limited to three splits of not less than 465-acres each with 15,000 square feet of 

impervious surface for residential use on not to exceed 2-acre floating envelopes. 

 

The appraisers recognize the limited near-term residential development potential of the 

property. Overall, the highest and best use conclusion of the appraisers are considered 

reasonable. They have both made a convincing argument and have provided adequate 

market evidence to support these conclusions. The appraisers have adequately addressed 

the issue of highest and best use for the subject property and more importantly the 

reviewer is convinced that the sale data utilized is that of a basically similar highest and 

best use. 

 

Reviewer Comments 

 

The reviewer found the reports to be very comprehensive and informative as to the 

relative components of a typical appraisal report.  The physical characteristics and site 

descriptions were also found to be typical as were the details and documentation of the 

comparable sales expected in an appraisal for this property type. The reports have also 

conformed to the reporting standards expected by UASFLA (Yellow Book) and USPAP 

with the exception of the jurisdictional exception of not reporting exposure time (which is 

only a USPAP requirement), FDACS/RFLPP and SASBOT. 
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In the valuation of the Subject property the appraisers have applied the sales comparison 

approach to value which is deemed to be the traditional and most appropriate method to 

value a vacant acreage agricultural parcel. Considering that the subject of the appraisal is 

to estimate the impact on value of the proposed Conservation Easement to the Larger 

Parcel it was necessary to apply the before and after methodology. 

 

In the before scenario the appraisers contrasted the subject property to a set of 

comparable sales within the subject market area of similar size and highest and best use 

characteristics. Due to the limited number of larger acreage sales meeting these criteria 

the sale search had to be expanded for this property type.  Mr. Jones analyzed three 

comparable sales and Mr. String analyzed four comparable sales for this purpose. The 

appraisers had one commonly utilized sale in this effort. 

 

In the after scenario the appraisers contrasted the subject property to a set of comparable 

sales within the subject market area of similar size and highest and best use 

characteristics. Mr. Jones analyzed four comparable sales and Mr. String analyzed four 

comparable sales for this purpose. The appraisers had three commonly utilized sales in 

this effort. 

 

The appraisers demonstrated a very thorough analysis of the comparable data and adapted 

a very straightforward and reasonable valuation process. Both Mr. Jones and Mr. String 

utilized a qualitative adjustment process to contrast the sale properties to the subject for 

all elements of comparison. The use of this method is widely accepted, well supported 

and reasonable. 
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Analysis of Appraisers Sales 

 

Jones Appraisal 

 

The following sales were utilized by Mr. Jones in the valuation of the subject before the 

proposed conservation easement. 

 

Sale No. Subject Sale 1 Sale 2 Sale 3 

County Highlands Highlands Okeechobee Highlands 

Sale Date N/A Nov 2024 Aug 2025 Aug 2023 

Price/Ac N/A $8,004 $9,713 $8,300 

Size/Ac 1,564.49 1,249.30 2,368.00 1,816.00 

Upland % 89% 94% 90% 85% 

Overall Rating N/A Inferior Superior Similar 

 

Mr. Jones analyzed the three tabulated sales above for the purpose of estimating the value 

of the subject larger parcel before placing the Conservation Easement on the property. 

The comparables are located in Highlands and Okeechobee Counties in Florida. 

 

The sales analyzed for the subject larger parcel have sale dates ranging from August 2023 

to August 2025. The comparables selected are all agricultural properties with similar 

highest and best use characteristics.  The comparable sales selected and analyzed by Mr. 

Jones are considered to be good indicators of value for the subject. These sales reflect a 

range from $8,004 to $9,713 per acre. 

 

Mr. Jones has elected to apply a qualitative adjustment process to the comparable sales 

for comparable factors such as property rights conveyed, financing, conditions of sale, 

market conditions, location, size, wetlands, utilities, zoning/land use and 

improvements/character. Overall, the entire process of contrasting the sales to the subject 

property seems reasonable. The appraiser utilized sound logic and reasoning in 

contrasting the comparable sales to the subject property and, overall, the analyses and 

qualitative adjustment process is well supported and adequately discussed. 

 

In his final analysis Mr. Jones estimates the market value of the larger parcel between 

sales 2 & 3, just below the average of $8,672 per acre. As such, a conclusion is reached at 

$8,500 per acre. This equates to a final indication of 1,564.49 acres times $8,500 per 

acre; or $13,298,165 which is rounded to $13,300,000. 
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The following sales were utilized by Mr. Jones in the valuation of the subject larger 

parcel after the proposed conservation easement. 

 

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 

County Highlands Okeechobee Okeechobee Manatee Lake 

Sale Date N/A Sept 2025 Oct 2025 Oct 2023 Aug 2022 

Price/Ac N/A $5,013 $5,451 $3,828 $4,134 

Size/Ac 1,564.49 758.05 1,471.24 1,044.88 1,282 

Upland % 89% 75%* 89% 70%* 67% 

Overall 

Rating 

N/A Slightly 

Superior 

Superior Inferior Slightly 

Inferior 
*Slight variation in upland percentage of 1-2% between appraisers is due to slightly different 

information during confirmation of the sales and this subtle difference does not impact value. 

 

Mr. Jones analyzed the four tabulated sales above for the purpose of estimating the value 

of the subject after placing the Conservation Easement on the property. The sales are 

located in Okeechobee, Manatee, & Lake Counties in Florida. 

 

The sales analyzed for the subject parcel have sale dates ranging from August 2022 to 

October 2025. The comparables selected are all agricultural properties with similar 

highest and best use characteristics and all sales are actually encumbered by perpetual 

conservation easements. The comparable sales selected and analyzed by Mr. Jones are 

considered to be good indicators of value for the subject. These sales reflect a range from 

$3,828 to $5,451 per acre. 

 

Mr. Jones has elected to apply a qualitative adjustment process to the comparable sales 

for comparable factors such as property rights conveyed, financing, conditions of sale, 

market conditions, location, size, wetlands, easement/encumbrances, percentage 

encumbered and improvements. Overall, the entire process of contrasting the sales to the 

subject property seems reasonable. The appraiser utilized sound logic and reasoning in 

contrasting the comparable sales to the subject property and, overall, the analyses and 

qualitative adjustment process is well supported and adequately discussed. 

 

In his final analysis Mr. Jones estimates the market value of the larger parcel between 

sales 1 & 4, near the average of $4,606 per acre. He concludes at $4,600 per acre. This 

equates to a final indication of 1,564.49 acres times $4,600 per acre for the Larger Parcel; 

or $7,196,654 which is rounded to $7,200,000.  

 

Mr. Jones’s value estimate for the impact of the proposed Conservation Easement is the 

difference between the value of the property before, minus the value of the property as 

encumbered. This summary follows: 

 
Total Value Before     $13,300,000 
Total Value After      $  7,200,000 

Value of Conservation Easement   $  6,100,000 
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String Appraisal 

 

The following sales were utilized by Mr. String in the valuation of the subject before the 

proposed conservation easement. 

 

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 

County Highlands Hendry Highlands Highlands Hardee/DeSoto 

Sale Date N/A March 2025 Nov 2024 Nov 2024 June 2024 

Price/Ac N/A $6,145 $8,004 $8,458 $9,822 

Size/Ac 1,564.49 1,198 1,249.30 1,135 1,303.56 

Upland % 89% 67% 94% 68% 72% 

Overall 

Rating 

N/A Significantly 

Inferior 

Slightly 

Inferior 

Slightly 

Superior 

Superior 

 

Mr. String analyzed the four tabulated sales above for the purpose of estimating the value 

of the subject larger parcel before placing the conservation easement on the property. The 

sales are located in Highlands, Hardee, Hendry, and DeSoto Counties in Florida. 

 

The sales analyzed for the subject larger parcel have sale dates ranging from June 2024 to 

March 2025. The comparables selected are all agricultural properties with similar highest 

and best use characteristics.  The comparable sales selected and analyzed by Mr. String 

are considered to be good indicators of value for the subject. These sales reflect a range 

from $6,145 to $9,822 per acre. 

 

Mr. String has elected to apply a qualitative adjustment process to the comparable sales 

for comparable factors such as conditions of sale, financing, motivation, market 

conditions, location, access, size, upland percentage, zoning/land use and improvements. 

Overall, the entire process of contrasting the sales to the subject property seems 

reasonable. The appraiser utilized sound logic and reasoning in contrasting the 

comparable sales to the subject property and, overall, the analyses and qualitative 

adjustment process is well supported and adequately discussed.  

 

In his final analysis Mr. String recognizes the subject’s value to be between $8,000 and 

$9,000 per acre with more reason to believe it near the low end of the range than the high 

end of the range. This equates to a final indication of $8,250 per acre times 1,564.49 

acres; or $12,907,043 which is further rounded to $12,900,000. 
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The following sales were utilized by Mr. String in the valuation of the subject larger 

parcel after the proposed Conservation Easement.  

 

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 

County Highlands Polk Manatee Okeechobee Okeechobee 

Sale Date N/A Nov 2023 Oct 2023 Sept 2025 Oct 2025 

Price/Ac N/A $3,497 $3,828 $5,013 $5,451 

Size/Ac 1,564.49 1,112.73 1,044.88 758.05 1,471.24 

Upland % 89% 82% 68.3%* 72%* 89% 

Overall 

Rating 

N/A Inferior Inferior Similar Slightly 

Superior 
*Slight variation in upland percentage of 1-2% between appraisers is due to slightly different 

information during confirmation of the sales and this subtle difference does not impact value. 

 

Mr. String analyzed the four tabulated sales above for the purpose of estimating the value 

of the subject after placing the Conservation Easement on the property. The comparables 

are located in Polk, Manatee, and Okeechobee Counties in Florida. 

 

The sales analyzed for the subject parcel have sale dates ranging from October 2023 to 

October 2025. The sales selected are all agricultural properties with similar highest and 

best use characteristics and are all encumbered by perpetual conservation easements. The 

comparable sales selected and analyzed by Mr. String are considered to be good 

indicators of value for the subject. These sales reflect a range from $3,497 to $5,451 per 

acre. 

 

Mr. String has elected to apply a qualitative adjustment process to the comparable sales 

for comparable factors such as financing, conditions of sale, market conditions, 

motivation, location, access, size, upland percentage, improvements and impact of CE. 

Overall, the entire process of contrasting the sales to the subject property seems 

reasonable. The appraiser utilized sound logic and reasoning in contrasting the 

comparable sales to the subject property and, overall, the analyses and qualitative 

adjustment process is well supported and adequately discussed. 

 

In his analysis Mr. String recognizes a more refined range of from around $4,000 to 

$5,000 per acre. He reflects that there is “no more reason to believe it nearer the higher or 

lower end of the range.” Mr. String concludes at a value of $4,500 per acre times 

1,564.49 acres; or $7,040,205 which is rounded to $7,050,000. 

 

Mr. String’s value estimate for the impact of the proposed Conservation Easement is the 

difference between the value of the property before, minus the value of the property as 

encumbered. This summary follows: 
 

Total Value Before   $12,900,000 

Total Value After   $  7,050,000 

Value of Conservation Easement $  5,850,000 
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Conclusions 

 

Overall, the reviewer found the reports to be reasonably well supported and reasonable 

leading the reader to similar conclusions. The reports reflected a reasonable range of 

conclusions to value offering a variance of 4.27%. The appraisers arrived at a reasonable 

and supported conclusion regarding the highest and best use of the subject larger parcel 

both before and after acquisition of the Conservation Easement. Furthermore, the 

appraisers have contrasted the subject to sales of a similar highest and best use both 

before and after that are all subject to similar market conditions. As such, the report is 

considered acceptable and approvable as amended. 

 

The client of the appraisal and this review is the Department of Agriculture and 

Consumer Services, Rural and Family Lands Protection Program (DACS/RFLPP). The 

intended users of these appraisal reports are the Department of Agriculture and 

Consumer Services, Rural and Family Lands Protection Program (DACS/RFLPP, the 

Board of Trustees of the Internal Improvement Trust Fund of the State of Florida, and the 

United States Air Force. The purpose of the appraisal was to estimate the market value 

of the subject property larger parcel before and after acquisition of the proposed 

Conservation Easement, the difference attributable to the impact of the proposed 

Conservation Easement Parcel. The intended use of the appraisals was to serve as a basis 

for potential acquisition of a conservation easement by the Department of Agriculture and 

Consumer Services, Rural and Family Lands Protection Program, (DACS/RFLPP). 

 

The reviewer has completed a field and technical review of the above referenced 

appraisals.  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. 

 

The Scope of the Review involved a field review of the appraisal reports prepared on the 

subject property. The reviewer therefore inspected the subject of this appraisal. The 

reviewer has not researched the marketplace to confirm reported data or to reveal data 

which may have been more appropriate to include in the appraisal report. As part of the 

review assignment the reviewer has asked the appraisers to address issues deemed 

relevant to the assignment.  I have also analyzed the reports for conformity with and 

adherence to the Uniform Standards of Professional Appraisal Practice (USPAP) as 

promulgated by the Appraisal Foundation and that of the Appraisal Institute as well as the 

Supplemental Appraisal Standards for the Board of Trustees, Division of State Lands, 

Bureau of Appraisal, Florida Department of Environmental Protection, March 2, 2016 

and finally the Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA or 

Yellow Book.) 

 

Acceptance of Appraisals 

 

The appraisal reports referenced herein are considered acceptable and approvable by the 

signed reviewer subject to the attached certification.  
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Aerial Map 
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Documentation of Competency 
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Certification 

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

1. The facts and data reported by the review appraiser and used in the review process are true and

correct.

2. The analyses, opinions, and conclusions in this review report are limited only by the assumptions

and limiting conditions stated in this review report, and are my personal, unbiased professional

analyses, opinions and conclusions.

3. I have no present or prospective interest in the property that is the subject of this review and I have

no personal interest or bias with respect to the parties involved.

4. 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.

5. 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.

6. The appraisals reviewed are in substantial compliance with Uniform Appraisal Standards for

Federal Land Acquisitions (UASFLA), the Uniform Standards of Professional Appraisal Practice

(USPAP) and the Supplemental Appraisal Standards for the Board of Trustees, Division of State

Lands, Bureau of Appraisal, Florida Department of Environmental Protection, March 2, 2016.

7. My analyses, opinion, and conclusions are developed and this review report was prepared in

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

Appraisal Institute and with the Supplemental Standards for the Board of Trustees Division of

State Lands, Bureau of Appraisal, Florida Department of Environmental Protection, March 2016.

8. My analysis, opinions, and conclusions were developed and this review report was prepared in

conformity with the Uniform Standards of Professional Appraisal Practice, and complies with

those areas of the Uniform Appraisal Standards for Federal Land Acquisitions that require

invocation of USPAP’s Jurisdictional Rule.

9. The appraisals reviewed are in substantial compliance with USPAP, SASBOT, UASFLA, as well

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

10. No one provided significant professional assistance to the person signing this review report.

11. As of the date of this report, Thomas G. Richards, MAI has completed the requirements of the

continuing education program for designated members of the Appraisal Institute.

12. The use of this report is subject to the requirements of the Appraisal Institute relating to review by

its duly authorized representatives.

13. I have not prepared any prior appraisal services on the subject property. Furthermore, I did

personally inspect the subject property

________________________ January 20, 2026 

Thomas G. Richards, MAI  Date 

St. Cert. Gen. Appraiser RZ 574 

ATTACHMENT 4A 
PAGE 84




