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w.h. benson & company 
real estate valuation & consulting 
licensed real estate broker 
4780 Dairy Road, Unit #103 
Melbourne, Florida 32904 
Tel: (321) 984-0999 
Fax: (321) 984-9796 
 

 
William H. Benson, MAI, CCIM, President 

 

CONFIDENTIAL MEMORANDUM 
 File #15202 

  

Date: November 8, 2021 
 
To: Ms. Frances Alford, Senior Appraiser 
 Bureau of Appraisal 
 Florida Department of Environmental Protection 
 3900 Commonwealth Boulevard, MS 110 
 Tallahassee, Florida 32399-3000 
 
From: William H. Benson, MAI, CCIM 
 Independent Review Appraiser 
 
Subject: Florida Keys Ecosystem-Cudjoe Key  
 B/A File # 21-8350; County:  Monroe 
 
WORK UNDER REVIEW 
 

I have completed a technical review of the appraisal completed for the above 
referenced project.  The appraisal was completed by Mr. Andrew H. Magenheimer, 
MAI, of Slack, Johnston & Magenheimer, Inc., Miami, Florida, and Michael Jonas, 
MAI, of Carlson, Norris & Associates, Fort Meyers, Florida.  Mr. Magenheimer 
concluded at a value of $600,000 as of September 14, 2021, with a report date of 
September 21, 2021, and Mr. Jonas concluded at a value of $600,000 as of 
September 14, 2021, with a report date of September 28, 2021.   
 
The fee simple interest in the property was appraised.  The purpose of the appraisal 
was to estimate the market value of the property.  The intended use of the appraisal 
was to assist the client in decision making relative to potential purchase of the 
subject property. 
 
INTENDED USE/ 
INTENDED USER OF REVIEW: The intended users of this appraisal assignment are 

Monroe County Land Authority and the Florida 
Department of Environmental Protection and Board of 
Trustees of the Internal Improvement Trust Fund 
(TITF) of the State of Florida.  

 
EFFECTIVE DATE OF REVIEW: November 8, 2021 
 
DATE OF REVIEW REPORT: November 8, 2021 
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DEFINITION OF MARKET VALUE1 
 

The appraisal provided an estimate of market value. 
 

Market value is defined as: 
 
The most probable price which a property should bring in a competitive and open 
market under all conditions requisite to fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming the price is not affected by undue 
stimulus.  Implicit in this definition is the consummation of a sale as of a specified date 
and the passing of title from seller to buyer under the following conditions: 
 
1. buyer and seller are typically motivated; 
 
2. both parties are well informed or well advised, and acting in what they consider 
their own best interests;  

 
3. a reasonable time is allowed for exposure in the open market; 

 
4. payment is made in terms of cash in United States dollars or in terms of financial 
arrangements comparable thereto; and 
 
5. the price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated with the 
sale. 

 
SCOPE OF REVIEW 
 

The scope of the review involved a thorough desk review in which the appraisal was 
evaluated for compliance with USPAP.  The scope of review did not include inspecting 
the subject property or the comparable sales.  This review complies with the Uniform 
Standards of Professional Appraisal Practice, Standard Rule #3.  Please be advised that 
the review process is limited by the fact that I did not personally verify the sales data 
used nor did I conduct my own independent research to identify comparable sales, etc.  
The review is limited to analysis of the information provided and to assure substantial 
compliance with the Uniform Standards of Professional Appraisal Practice.  This review 
should not be construed or represented as an additional independent opinion of value or 
an additional appraisal. 
 
The following data are obtained from the appraisal reports and some of the descriptive 
summaries are excerpted. 

                                        
1 (Source: Supplemental Appraisal Standards for the Board of Trustees, Division of State Lands, Bureau of Appraisal Florida Department 
of Environmental Protection, December 2012) 
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NEIGHBORHOOD DATA 
 

The subject property is located in Monroe County, Florida, also known as the Florida Keys. 
Monroe County is made up of a chain of small islands that sweep about 115 miles in a 
southwesterly direction from the southern tip of Florida's mainland, ending at Key West. 
The county is divided into four separate regions or expanded neighborhoods:  the 
Upper, Middle, and Lower Keys and the City of Key West.  The subject property is 
located in the Lower Keys region on Cudjoe Key. 
 
Cudjoe Key lies approximately 21 to 23 miles east of Key West between Mile Markers 21 
and 23 of Overseas Highway (US Highway 1).  Overseas Highway is the only access from 
the mainland Miami-Dade County by car to all destinations in the Keys. 
 
Cudjoe Key is bifurcated by Overseas Highway. The area of Cudjoe Key south of Overseas 
Highway where the subject property is located is comprised of fairly dense development 
in single family subdivisions. 
 
The subject property is part of the Cutthroat Harbor Estates subdivision. Cutthroat 
Harbor Estates is a large subdivision located on both side of Overseas Highway. The 
portion of the subdivision located south of Overseas Highway is comprised of is mostly 
comprised of canal front lots averaging 6,000 square feet. 
 
North of Overseas Highway, Cudjoe Key is sparsely developed. The Cudjoe Key Air Force 
Station is located at the northern end of the island. 

 
SITE DESCRIPTION 

 
Parcel Identification:  Vacant land located at the intersection of Pirates Road and 
Overseas Highway (U.S. Highway 1), between Mile Markers 22 and 23, ocean side, 
Cudjoe Key, Monroe County, Florida.  
 
Land Area:  124,146 square feet 
   2.85 acres 
 
It should be noted, the land area and habitat areas relied upon herein were provided by 
FDEP and differ slightly from the areas reported by the Monroe County Property 
Appraiser’s Office. 
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Habitat:  Developed land:                0.27 acre  
Hardwood hammock:                  0.99 acre  
Exotic (Schinus)      0.22 acre  
Buttonwood:                              0.19 acre  
Salt Marsh:                                0.35 acre 
Mangrove:                                 0.19 acre  
Water:                                      0.64 acre  
Total:                                       2.85 acres 

 
Ownership, History, Listings Contracts:  According to the information available, the 
property is owned by James Messera, Joanne Messera and Daniel Selman as Trustee of 
the Key West/Cudjoe Key Land Trust, 6655 Kensington Lane, Apt. 305, Delray Beach, 
FL 33446.  It is our understanding ownership of the property has been held by 
members of  the Messera family in excess of 10 years.  The most recent recorded 
document for the subject property was in May, 2020. A quit claim deed was recorded 
with James Messera and Joanna Messera as the grantors and Daniel Selman, As Trustee 
of the Key West/Cudjoe Key Land Trust as the grantee. This quit claim deed transferred 
a 46% interest. 
 
The property is listed for sale for $799,000 and has been on the market for over two 
years.  The original asking price was $1,300,000.  The asking price was reduced in 
August, 2021 to $799,000.  The property is currently under contract for sale to the 
Monroe County Land Authority for $600,000. 
 
Parcel Access:  The  subject  property  has  approximately 200  feet  of frontage on 
Overseas Highway and 727 feet on Pirates Road.  In the vicinity of the subject property, 
Overseas Highway is a two-lane highway with a center turn lane and merge lane in 
front of the subject property.  Pirates Road is a two-lane, asphalt paved road reportedly 
in poor condition. It extends from Overseas Highway south where it terminates near the 
water’s edge. 
The property also has approximately 750 feet of frontage on a navigable canal although 
most of the canal frontage is currently obstructed by mangroves.  There is a small 
cleared area with a makeshift boat ramp to the canal on Block 7, Lot 1.   The subject 
property also has approximately 150 feet of ocean frontage although any ground level 
view or access is currently obstructed by mangroves. 
 

 Future Land Use: 
Block 8, Lot 1: MU (Mixed Use Commercial); Monroe County 

 Block 7, Lots 1-11:   RM (Residential Medium); Monroe County 
 Zoning: 

Block 8, Lot 1: SC (Suburban Commercial); Monroe County 
Block 7, Lots 1-11: IS (Improved Subdivision); Monroe County 
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The northern 0.54 acre of the subject site, the northernmost lot, is zoned SC (Suburban 
Commercial) and the southern 2.31 acres, or the south 11 lots, are zoned IS (Improved 
Subdivision). Its future land use designations correspond to the zoning and are MC 
(Mixed Commercial) and RM (Residential Medium). The subject property is designated 
as Tier I.   It is assumed that there are no other covenants, restrictions or easements 
that would adversely affect the use of the site to such an extent that it would 
negatively impact its value. SC zoning permits a variety of commercial uses including retail 
and office and IS permits detached dwelling units (1 DU/lot). 
 
Based on zoning and land use alone, the subject site could be developed with a 
commercial use on the north lot and 11 single family homes on the remaining lots.  The 
property was determined to have 12.56 TDRs. 
 
The northernmost lot is zoned SC, a commercial classification.  Only a portion of the lot 
would be permitted to be cleared or 4,704 square feet.  This lot has frontage on 
Overseas Highway and Pirates Road. 
 
The remaining 11 lots comprising the residentially zoned portion of the subject property 
contain a total of 2.31 acres including approximately 1.67 acres of upland and 0.64 acres 
of submerged lands. 
 

 Monroe County Property 
Appraiser’s Information: The total 2021 assessments  and  2020  taxes  

for  the property are as follows: 
 

Land Value  $1,745,844 
Improvement Value  $            0 
Market/Just Value  $1,745,844 
Assessed Value  $1,030,385 
Real Estate Taxes:   $11,590.89 

 
Utilities:  Public utilities are available to the area including water, sewer and electric but 
would have to be extended to the site from the east.  
 
Flood Zone:  Zones AE-10, AE-11, VE-12, VE-13 and VE-16; National Flood Insurance 
Community Panel Number 12087C01311K, dated February 18, 2005. 
 
Mineral Rights:  It is assumed there are no known oil, gas and mineral reservations. 
 
Easements:  From the information available, there do not appear to be any easements 
or encroachments that would adversely affect the utilization of the subject property for 
its highest and best use. 
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Other Encumbrances:  None known.  
 
HIGHEST AND BEST USE 

 
The highest and best use of the subject property is for development with commercial 
uses on the northernmost lot fronting Overseas Highway.  The appraisers also estimate 
the highest and best use of the remaining 11 lots is for development with one single 
family home. The home would likely be constructed near the southern end of the 
property; thus, taking advantage of the potential open water views and aggregation of 
the northern lots. 
 

The appraisers considered all relevant influences including physically possible, legally 
permittable and financially feasible uses for the subject property.  It is my opinion that 
the appraisers’ highest and best use conclusion of commercial uses for north portion of 
property and one single family homesite for the balance of the site well supported. 
 

SALES COMPARISON APPROACH 
 
Valuation - Mr. Magenheimer: 
 

COMMERCIAL LAND SALES 
 

Sale No. Sale Date Sales Price Price  
Square Foot 

1 Mar. 2020 $242,500 $17.89 
2 Mar. 2020 $242,500 $19.40 
3 Jun. 2021 $230,000 $30.67 
4 Jun. 2021 $487,000 $16.92 

 
Mr. Magenheimer utilized four comparable sales in the valuation of the commercial 
component of the subject site.  Mr. Magenheimer considered all relevant value influences 
including financing, terms of sale, market conditions since the time of the sale, location, 
size, topography and differences in land use and zoning.  Mr. Magenheimer utilized a 
qualitative analysis and did not attempt to adjust on a quantitative basis.  Mr. 
Magenheimer concluded that comparable sales #1 and #2 were inferior in terms of 
market conditions.  Sales 1, 2 and 4 were considered inferior overall and Sale 3 was 
considered to be superior.  Mr. Magenheimer recited a range of value of $17.89/SF to 
$30.67/SF.  Mr. Magenheimer concluded at a value of $20 to $22/SF.  This resulted in 
the following calculations: 
 

Commercial Component 
Net Usable Area 4,704 SF x $20/SF =  $94,080 
Net Usable Area 4,704 SF x $22/SF = $103,488 

                                          Concluded to $100,000 (RD) 
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Mr. Magenheimer recited five residential sales which were similar to the subject site.   
 

RESIDENTIAL LAND SALES 
 

Sale No. Sale Date Sales Price Price  
Square Foot 

5 Nov. 2020 $610,000 $5.80 
6 Aug. 2020 $620,000 $34.32 
7 Sept. 2020 $435,000 $6.42 
8 Mar. 2021 $400,000 $9.96 
9 Jun. 2021 $649,000 $12.16 

 
All of the sales had navigable access and were ROGO exempt indicating that they were 
entitled for a building permit, similar to the highest and best use conclusion for the 
subject residential component.  All of the sales were reasonably comparable to the 
subject residential component, and Mr. Magenheimer considered all relevant value 
influences including market conditions since the time of sale, differences in location, 
access, size, topography, zoning, shape, configuration and entitlements. 
 
Mr. Magenheimer utilized the price per site as the unit of comparison and concluded at a 
range of $400,000 to $649,000 per home site.  Equal reliance was placed on all five 
sales, and Mr. Magenheimer concluded at a value of $500,000 for the residential 
component.   
 
Summary of value conclusions for Magenheimer: 
 

Commercial Zone Component  $100,000 
Residentially Zoned Component  $500,000 
Total      $600,000 

 
Valuation - Mr. Jonas: 
 

SUMMARY OF COMMERCIAL SALES 
 

Sale No.  Sale 1 Sale 2 Sale 3 Sale 4 
Sales Price $600,000 $242,500 $500,000 $127,500 
Sale Date March 19, 2018 March 27, 2020 May 4, 2020 June 25, 2020 
Sale Price per Square Foot $3.88 $17.89 $17.84 $5.12 

 
Mr. Jonas utilized four comparable sales for the commercial component and considered 
all relevant value influences including financing, market conditions, conditions of sale, 
location, size, vegetation, zoning, highway frontage, and canal frontage.   
 
Mr. Jonas utilized a different methodology for the commercial land sales and valued the 
gross land area associated with the commercial component whereas Mr. Magenheimer 
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utilized a net usable area.  Mr. Jonas recited a range of value from $3.88/SF to 
$17.89/SF and considered comparable sales 2 and 3 superior to the subject property 
with sale 1 and 4 being inferior.  Mr. Jonas concluded that the value was best 
represented below the mean and median of the four sales and above the inferior rated 
sales.  Mr. Jonas concluded at a value of $5.50/SF for the total land area associated with 
the commercial component.  This resulted in the following calculation: 
 

Commercial Component 
$5.50/SF x 23,520 (gross area) SF = $129,360 

          Rounded to $130,000 
 
Mr. Jonas utilized the following sales for the residential component: 
 

SUMMARY OF RESIDENTIAL SALES 
 

Sale No.  Sale 1 Sale 2 Sale 3 
Sales Price $435,000 $267,500 $649,000 
Sale Date September 18, 2020 November 2, 2020 July 9, 2021 
Sale Price per Square Foot $8.29 $6.46 $12.16 

 
Mr. Jonas utilized three residential sales of waterfront homesites and utilized a different 
unit of comparison than was utilized by Mr. Magenheimer.  Mr. Jonas utilized a unit of 
comparison of the price per square foot overall, which ranged from $6.46/SF to 
$12.16/SF.  All of the sales were reasonably comparable to the subject homesite and all 
relevant value influences were considered and Mr. Jonas concluded at the low end of the 
range with emphasis placed on comparable sale 2.  Mr. Jonas rated comparable sales 1 
and 3 superior to the subject overall.  Based on this reasoning, Mr. Jonas concluded at a 
value of $6.50/SF.  Applied to the 72,748 SF contained within the subject property 
residential component, a value of $472,862 was indicated, which Mr. Jonas rounded to 
$470,000. 
 
The sum of the two components is recited as follows: 
 

Commercial Component $130,000 
Residential Component  $470,000 
Total Value   $600,000 

 
CONCLUSIONS 
 

It is my opinion that the appraisals were in substantial compliance with the Uniform 
Standards of Professional Appraisal Practice approved and adopted by the Appraisal 
Standards Board of the Appraisal Foundation.  The appraisals were also completed in 
substantial compliance with the Supplemental Appraisal Standards for the Board of 
Trustees, Division of State Lands, Bureau of Appraisal, Florida Department of 
Environmental Protection. 

ATTACHMENT 17 
PAGE 22



 
MEMORANDUM 
Ms. Frances Alford 
Page 9 
 

 
 

 

w.h. benson & company 
real estate valuation and consulting 

 
 

CERTIFICATION 
 

I certify that, to the best of my knowledge and belief: 
 
• The facts and data reported by the review appraiser and used in the review 

process are true and correct. 
 
• 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, impartial, and unbiased professional analyses, opinions and 
conclusions. 

 
• I have no present or prospective interest in the property that is the subject of 

this report and I have no personal interest or bias with respect to the parties 
involved. 

 
• I have no bias with respect to the property that is the subject of this report or to 

the parties involved with this assignment. 
 

• I have performed no services, as an appraiser or in any other capacity, 
regarding the property that is the subject of the work under review within the 
three year period immediately preceding acceptance of 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, or the use of, this review. 
 

• 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 review report 

was prepared in conformity with the Uniform Standards of Professional Appraisal 
Practice. 
 

• I have not made a personal inspection of the subject of the work under review. 
 
• No one provided significant professional assistance to the person signing this 

certification. 
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• The appraisal reviewed is in substantial compliance with the Uniform Standards of 
Professional Appraisal Practice. The appraisal is also completed in substantial 
compliance the Supplemental Appraisal Standards for the Board of Trustees, Division of 
State Lands, Bureau of Appraisal, Florida Department of Environmental Protection. 
 

• The reported analyses, opinions and conclusions were developed, and this report has 
been prepared, in conformity with the requirements of 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, William H. Benson, have completed the continuing 
education program for Designated Members of the Appraisal Institute.  

 
 

REVIEWED BY: _____ _______________  Date:  November 8, 2021 
State-Certified General Appraiser #0001027 
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 Conservation Office 
  308 North Monroe 
  Tallahassee, FL 32301 
   
  850.222.2473 
  fl.audubon.org 
November 15, 2021 

Re: Messera Property – Cudjoe Key 

Dear Governor DeSantis: 

I am writing to support the acquisition of the Messera property in Cudjoe Key, Monroe County, Florida. 
This property includes 12 contiguous lots on a canal in the Lower Keys which will support the Florida 
Fish and Wildlife Conservation Commission state lands located immediately across the street from the 
property. Audubon Florida is supportive of the Monroe County Land Authority’s acquisition of this 
property and any subsequent sale to the State of Florida.  

Audubon Florida has long worked to protect the outstanding migratory bird habitat within the Florida 
Keys. Our Everglades Science Center is located in Tavernier and operates as a major research station with 
ongoing studies related to birds, fisheries, wildlife, and the greater Florida Bay ecosystem. The sale of the 
Messera property presents an important conservation opportunity that the state should embrace for the 
following reasons: 

• The Messera property is immediately adjacent to a Florida Keys Wildlife and Environmental 
Area (Hammocks of the Lower Keys – Cudjoe Key) which was acquired through the Florida 
Forever program. 

• The National Key Deer Refuge is located immediately across Overseas Highway from both the 
Florida Forever project and the Messera property. 

• Acquisition of this property would increase habitat connectivity in the area and provide natural 
corridors for fish and wildlife to pass between and among conservation lands. 

• The Messera property is canal-front and so will provide important water access for species that 
rely on shorelines for feeding and nursery habitat. This includes a variety of commercially and 
recreationally important species, such as tarpon, snapper, snook, shrimp, blue crab, and lobster.  

• The site contains tropical hardwood hammock, mangrove forests, and salt marshes. These natural 
communities are home to numerous state and federally listed species, including Reddish egrets, 
Roseate spoonbills, Great White herons, Lower keys marsh rabbit, Silver rice rat, White-crowned 
pigeon, Mangrove cuckoo, American crocodile, West Indian manatee, and many others.  

• This property also includes ocean bottom land that is part of the Florida Keys National Marine 
Sanctuary – an Audubon Important Bird area and an Outstanding Florida Water.  By purchasing 
the property, it will remove this important habitat from potential future development.   

Thank you for your consideration and we hope that you will support the State of Florida’s acquisition of 
this property.  

Sincerely, 

 

 
Julie Wraithmell    CC: Attorney General Ashley Moody 
Executive Director     Chief Financial Officer Jimmy Patronis 
Audubon Florida     Commissioner of Agriculture Nikki Fried 
Julie.wraithmell@audubon.org 
(850) 339-5009 
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The Nature Conservancy, 2500 Maitland Center Parkway, Suite 311, Maitland, FL 32751 
407-682-3664   florida@tnc.org   www.nature.org/Florida 

 

 
 
 
November 9, 2021 
 
Governor Ron DeSantis 
The State of Florida 
The Capitol 
400 South Monroe Street 
Tallahassee FL  32399 
 
Dear Governor DeSantis; 
 
As a leader in conserving the natural resources of our precious state, I write today to express the 
support of The Nature Conservancy for the acquisition of the Messera Tract in the Florida Keys 
Ecosystem Florida Forever Project, and to urge you to vote in favor of this protection opportunity 
at the December 14, 2021 meeting of the Florida Cabinet.  The Nature Conservancy in Florida 
has been working to conserve the natural areas, native species, and nature-based economy and 
recreational opportunities of the Florida Keys since 1971.  We sponsored the initial Florida 
Forever application for the Florida Keys Ecosystem, and we are thrilled to see this opportunity 
before the Cabinet. 
 
The Messera Tract contains hardwood hammock habitat that is important for the Federally 
endangered Key deer, State-listed White-Crowned Pigeon, and other rare species of animals and 
plants.  Mangrove habitat on the tract helps protect the Outstanding Florida Waters of the Florida 
Keys National Marine Sanctuary from stormwater pollution and supports recreational and 
commercial fisheries.  These native habitats also contribute to reducing flood risk for the adjacent 
U.S. Highway 1, a fact that is increasingly relevant to these and other “Climate Change Lands.”  
Indeed, the Florida Keys Ecosystem is the top ranked Climate Change Lands Project in that 
Florida Forever category.      
 
The proposed acquisition will be an addition to the Florida Keys Wildlife and Environmental Area’s 
(FKWEA’s) Spoonbill Sound management unit.  Beyond its wildlife habitat value, the FKWEA 
provides for passive recreational activities for Monroe County residents and visitors to the Florida 
Keys.  
 
We respectfully request your support of the acquisition of the Messera Tract in the Florida Keys 
Ecosystem Florida Forever Project.  
 
Warm Regards, 

 
Temperince Morgan 
Executive Director 
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