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07_ApprslApprvl_Fed_1_Apprsr_1_Rvwr 
Revised: 10/16/2021 

MEMORANDUM 
TO: Amy Phillips, Senior Acquisition Agent 
FROM: Julie Story, Senior Appraiser, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: 12/20/2021 
 
State Project Name:  Wakulla Springs Protection Zone 
B/A File Number:  21-8338 
Fee Appraiser:  William E. Carlton, III, MAI, SRA 
Review Appraiser:  Rhonda Carroll, MAI, AI-GRS 

County: 
Date of Value: 

Date of Review: 

Wakulla 
10/7/2021 
12/14/2021 

 
Owner Land Size (Acres) Appraised Value Maximum Value 

Boudreau and Gallian (A)  70 
(B)  25 

(A)  $595,000 
(B)  $212,500 

(A)  $595,000 
(B)  $212,500 

 
SUMMARY OF COMMENTS: 
An administrative review of the appraisal 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 appraisal 
of the above referenced property. In the technical review, the review appraiser provides a certification 
indicating that the appraisal report and the appraisal review were performed in accordance with the 
Uniform Appraisal Standards for Federal Land Acquisitions, Uniform Standards of Professional 
Appraisal Practice, as well as with 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 report complies 
with the required standards and is approved as reviewed. 

Staff Appraiser Signature Chief Appraiser Signature 

Julie Story Digitally signed by Julie Story 
Date: 2021.12.20 08:06:59 
-05'00' Jay F. Scott Digitally signed by Jay F. Scott 

Date: 2021.12.20 08:55:12 
-05'00'
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07_ApprslApprvl_Fed_1_Apprsr_1_Rvwr 
Revised: 10/16/2021 

MEMORANDUM 
TO: Amy Phillips, Senior Acquisition Agent 
FROM: Julie Story, Senior Appraiser, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: 12/16/2021 
 
State Project Name:  Wakulla Springs Protection Zone 
B/A File Number:  21-8338 
Fee Appraiser:  William E. Carlton, III, MAI, SRA 
Review Appraiser:  Rhonda Carroll, MAI, AI-GRS 

County: 
Date of Value: 

Date of Review: 

Wakulla 
10/7/2021 
12/16/2021 

 

Owner Land Size 
(Acres) Appraised Value Maximum 

Value 
(A) Jacquelyn Tate Doyle 
(B) Estate of Mary Frances Buford 
            c/o Jacquelyn Tate Doyle 

(A)  101.7 
(B)  30.0 

(A)  $762,750 
(B)  $234,300 

(A) $762,750 
(B) $234,300 

 
SUMMARY OF COMMENTS: 
An administrative review of the appraisal 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 appraisal 
of the above referenced property. In the technical review, the review appraiser provides a certification 
indicating that the appraisal report and the appraisal review were performed in accordance with the 
Uniform Appraisal Standards for Federal Land Acquisitions, Uniform Standards of Professional 
Appraisal Practice, as well as with 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 report complies 
with the required standards and is approved as reviewed. 

Staff Appraiser Signature Chief Appraiser Signature 

Julie Story Digitally signed by Julie Story 
Date: 2021.12.16 08:28:01 -05'00' Jay F. Scott Digitally signed by Jay F. Scott 

Date: 2021.12.16 08:59:12 
-05'00'
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07_ApprslApprvl_Fed_1_Apprsr_1_Rvwr 
Revised: 10/16/2021 

MEMORANDUM 
TO: Amy Phillips, Senior Acquisition Agent 
FROM: Julie Story, Senior Appraiser, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: 12/9/2021 
 
State Project Name:  Wakulla Springs Protection Zone 
B/A File Number:  21-8338 
Fee Appraiser:  William E. Carlton, III, MAI, SRA 
Review Appraiser:  Rhonda Carroll, MAI, AI-GRS 

County: 
Date of Value: 

Date of Review: 

Wakulla 
10/7/2021 
12/8/2021 

 
Owner Land Size (Acres) Appraised Value Maximum Value 

Lanvers Venture, LLC 116.7 $846,000 $846,000 

 
SUMMARY OF COMMENTS: 
An administrative review of the appraisal 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 appraisal 
of the above referenced property. In the technical review, the review appraiser provides a certification 
indicating that the appraisal report and the appraisal review were performed in accordance with the 
Uniform Appraisal Standards for Federal Land Acquisitions, Uniform Standards of Professional 
Appraisal Practice, as well as with 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 report complies 
with the required standards and is approved as reviewed. 

Staff Appraiser Signature Chief Appraiser Signature 
Julie Story Digitally signed by Julie Story 

Date: 2021.12.09 13:45:01 
-05'00'

Jay F. Scott Digitally signed by Jay F. Scott 
Date: 2021.12.09 13:47:30 
-05'00'
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DATE:   December 14, 2021 

 

TO: Julie Story, Senior Appraiser 

 Bureau of Appraisal 

 

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

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Wakulla Springs Protection Zone 

Boudreau & Gallian (#176 – A & B) 

   B/A File #21-8338 

   Wakulla County, Florida 

 

 

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

referenced above.   The appraisal was prepared by W. E. Carlton, III, MAI, SRA.  Mr. Carlton’s 

report is dated December 13, 2021 and reflects a date of value of October 7, 2021. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

The fee simple interest was appraised, subject to existing easements of record.  The purpose of the 

appraisal was to provide an opinion of the current market value of the property. The scope of this 

review included inspecting the subject parcels and all comparable sales which were relied upon in 

forming the opinion of the value of the property. The appraisal report was reviewed to determine 

its completeness, accuracy, adequacy, relevance, and reasonableness. Where necessary, revisions 

were requested for clarification/corrections in the appraisal, and this review report reflects my 

opinions after corrections have been received.  In conducting my review analysis, I reviewed sales 

records to ascertain if there were any additional sales which the appraiser should have considered 

in his report, and I did not locate any sales which I felt were more relevant.  I possess geographic 

and property type competence as I have been appraising real estate in this area for over 35 years. 

By way of signing this review memorandum, I am concurring with the analysis and conclusions 

in the appraisal.  
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MEMORANDUM 

Julie Story 

December 14, 2021 

Page Three (3) 

OWNER OF RECORD 

Boudreau & Gallian 

c/o Alycia Boudreau 

19719 Morden Blush Drive 

Lutz, Florida 33558 

PRIOR SALES PAST TEN YEARS/CURRENT LISTING HISTORY 

The property has been in family ownership for many years.  The only recordings that are listed on 

the Property Appraisers Website are between family members and are all Unqualified 

Transactions. Mr. Carlton stated that the current owners (Boudreau and Gillian) inherited the 

property from their grandparents (Ferrell). The indicated prices based on the last seven (7) 

recordings are $100 each and date back to February 1998. 

To the best of the appraiser’s knowledge, the property is not listed for sale, nor under contract or 

option to purchase.  

CLIENT 

The client of the appraisal and of the review are The Bureau of Appraisal of the Department of 

Environmental Protection. 

INTENDED USE/INTENDED USERS 

The intended use of the appraisal is to assist the client and the intended users in making decisions 

regarding the potential acquisition of the subject parcels (Larger Parcels A & B). The intended use 

of this appraisal review is to assist the reader in forming an opinion regarding the reliability of the 

appraisal under review and to address compliance with the applicable appraisal standards. The 

intended users of the appraisal report and this review report are the Department of Environmental 

Protection (DEP), Division of State Lands, Bureau of Appraisal, The Board of Trustees of the 

Internal Improvement Trust Fund of the State of Florida, Department of Agriculture and Consumer 

Services (DACS), Florida Forest Service (FFS) and the USDA Forest Service – Forest Legacy 

Program.  

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 appraisal conforms to the Uniform Standards of Professional Appraisal Practice 

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

Appraisal Standards for Federal Land Acquisitions (UASFLA).  
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MEMORANDUM 

Julie Story 

December 14, 2021 

Page Four (4) 

 

LARGER PARCEL DISCUSSION – (Larger Parcel A & B) 

 

Elements to be considered in determining the Larger Parcel are: 

 

1. Unity of title or ownership. 

2. Unity of highest and best use. 

3. Contiguity (or proximity) as it bears on the highest and best use of the property. 

 

An important part of valuation methodology for Federal Land Acquisitions (Yellow Book) is the 

determination of the Larger Parcel.  The larger parcel is defined as “the tract or tracts of land that 

possess a unity of ownership and have the same, or an integrated, highest and best use.”  In the 

case of the subject parcels, both tracts (A & B) are under the ownership of Boudreau and Gillian.  

There are no other owners or anyone having an interest of either tract. 

 

Larger Parcel A is located to the north of Larger Parcel B. Although the ownership is in the same 

name, there is no contiguity between the two tracts, as they are approximately 1.90 miles apart. 

Parcel A consists of 70 acres along the west side of Wakulla Springs Road and could possibly be 

developed in the future.  Parcel B is only 25 acres and has a highest and best use of one (1) single-

family residence.  Additionally, both tracts have separate tax identification numbers and are in no 

way dependent upon each other. 

 

Therefore, the subject property (Larger Parcels A & B) as they presently exist, both meet the 

requirements of the Larger Parcel (A & B). 

 

NEIGHBORHOOD DESCRIPTION   

 

The neighborhood is located in the northern portion of Wakulla County, approximately 10.5 miles 

south of Tallahassee and approximately 11 miles northeast of Crawfordville, the county seat.  The 

location of the neighborhood is one of the most desirable in Wakulla County, because of its 

proximity to Tallahassee, the regional center for employment, commerce, education, and culture.  

Wakulla County is a bedroom community of Tallahassee and is within easy commuting distance.  

 

The crown jewel of Wakulla County is the Edward Ball Wakulla Springs State Park, located at the 

intersection of Wakulla Springs Road and Bloxham Cutoff.  Wakulla Springs is one of the largest 

and deepest springs in the world.  The park comprises some 2,900 acres and is the home of Wakulla 

Springs.  There is a 25-room lodge, a dining room, and conference center on the property.   Glass 

bottom boat tours are also available on the river (when water clarity is sufficient).  
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MEMORANDUM 

Julie Story 

December 14, 2021 

Page Five (5) 

 

Land uses within the neighborhood consist of vacant acreage tracts, residences on small acreage 

tracts, mobile homes on small acreage tracts, small farmettes and ranchettes, vacant 

timber/recreation tracts, and state-owned lands that exist for the protection and preservation of 

Wakulla Springs.   

 

Neighborhood boundaries are delineated by U. S. Highway 319 (Crawfordville Highway) to the 

West, the Leon County line to the north, State Road 363 (St. Marks Highway) to the east and State 

Road 267 (Bloxham Cutoff) to the south.  In addition to being neighborhood boundaries, these 

roads provide adequate access to Tallahassee and other employment and recreation areas. 

 

Mr. Carlton has provided a good description of the neighborhood in the appraisal, with detailed 

analysis of property types in the area.  He anticipates continued growth in the area for the future.  

I agree with this conclusion based on my observation of the area over the last 35 years. 
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December 14, 2021 

Page Six (6) 

 

The following maps are from Mr. Carlton’s report and depicts the general location of the subject. 
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PARCEL A 
 

 
 

  

ATTACHMENT 20 
PAGE 54



 

 

MEMORANDUM 

Julie Story 

December 14, 2021 

Page Eight (8) 

 

 

SITE DESCRIPTION - PARCEL A 

 

The property totals 70 uplands acres and is located along the western right-of-way of Wakulla 

Springs Road (State Road 61) and is rectangular in shape.  It is located approximately 1,320 feet 

south of County Line Road and measures 1,320’ X 2,310’.  According to the maps and information 

provided by DEP, the tract is 100% uplands and is not located within the floodplain.  The 

topography is generally level with elevations ranging from 15 feet to 25 feet above mean sea level.   

 

Direct access to the property is along Wakulla Springs Road (S.R. 61).  The site has 1,320 front 

feet along the road which enhances the possibility of future development potential or subdividing 

the property into several lots in the future. 

 

The tract is wooded with large mature pines with a small amount of natural pine and hardwood 

mix.  According to information provided to the appraiser, the pines have been thinned at least once 

and possibly twice.  The appraiser believes the remaining timber is best left undisturbed at this 

time for recreation/future residential purposes and thinning when Forestry Best Management 

Practices dictates. 

 

Currently, there are no on-site utilities located on the property.  Utilities available within the 

neighborhood include public electricity provided by Talquin Electric Cooperative and telephone. 

Water supply is by well and sewer is by septic tank.   The nearest water lines are located at the 

intersection of Bloxham Cutoff and Springs Creek Road, which is approximately 3.60 miles south. 
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December 14, 2021 
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Page Eleven (11) 

 

The following photos were taken by the appraiser: 
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MEMORANDUM 

Julie Story 

December 14, 2021 

Page Fourteen (14) 

 

HIGHEST AND BEST USE 

 

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. Carlton stated that the highest and best use is for recreational/ancillary timber 

production/residential use.  He believes the whole tract could support a nice single-family home 

with accessory structures to include a shed or barn with some open land area for horse pasture,      

a garden and leave some wooded area for recreation and privacy.  Alternatively, the property is 

large enough, that it could be divided into two tracts.  A third option would be cutting the property 

up into 5 and 10 acre tracts, if the owner is willing to go through the process to obtain a 

comprehensive plan amendment and re-zoning.  The latter would be much harder to get approved. 

 

His conclusions are reasonable and are well supported in the appraisal. 

 

VALUATION 

 

Mr. Carlton analyzed four sales which occurred between April 2021 and October 2021.  The sales 

range in price from $210,000 to $1,724,400 and range in size from 30 acres to 134.73 acres. Unit 

prices are from $6,416 to $16,042 per acre. Mr. Carlton considered adjustments for access, 

location, zoning/future land use, size, utilities, floodplain/wetlands, soils, timber, and highest and 

best use.  Mr. Carlton concluded that two of the sales were inferior to the subject tract, one was 

similar and one was superior.  He concluded a value of $8,500 per acre, or $595,000.   

 

 

Comparable Sales Summary 

 

    Sale Number       Sales Price Per Acre Overall Comparability Rating 

 

           1    $7,385    Similar 

           2    $16,042   Superior 

           3    $7,000    Inferior 

           4    $6,416    Inferior 

                   

 

 

FIVE HUNDRED NINTY-FIVE THOUSAND DOLLARS 

$595,000 
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PARCEL B 

 

The following map is from Mr. Carlton’s report and depicts the location of the subject parcel: 
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December 14, 2021 

Page Sixteen (16) 

 

SITE DESCRIPTION- LARGER PARCEL B 

 

The property totals 25 uplands acres and is located along the northeast side of Old Shell Point 

Road and is slightly irregular in shape.  It is located approximately 2,930 feet northeast of the 

Wakulla Springs Road Intersection.  According to the maps and information provided by DEP, the 

tract is 100% uplands and is not located within any floodplains.  

 

The site has approximately 640 feet of frontage along the northeast side of Old Shell Point Road, 

a county-maintained dirt grade road.  The topography is generally level with elevations ranging 

from 17 feet to 23 feet above mean sea level.   

 

The tract is wooded with a good stand of planted pines on the property that has been thinned once. 

There is also a stand of natural pine and hardwood mix.  The appraiser believes the remaining 

timber is best left undisturbed at this time for recreation/future residential purposes and thinning 

when Forestry Best Management Practices dictates. 

 

There is an electrical pole on the property that currently provides electric to some hunters that have 

a hunt shack on the property. No value is attributed to the shack, as it is owned by the hunters. 

Utilities available within the neighborhood include public electricity provided by Talquin Electric 

Cooperative and telephone.  Water supply is by well and sewerage disposal is by septic tank.   The 

nearest water lines are located at the intersection of Bloxham Cutoff and Spring Creek Road, which 

is approximately 2.75 miles south. 
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HIGHEST AND BEST USE 

 

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. Carlton stated that the highest and best use is for residential / recreational use, perhaps a nice 

single-family residence with accessory structures to include a shed or barn with some open land 

area for horse pasture and a garden. Alternatively, the property could be split once into two lots, 

but the owner would be responsible for some costs.  

 

His conclusions are reasonable and are well supported in the appraisal. 

 

VALUATION 

 

Mr. Carlton analyzed five sales which occurred between March 2021 and October 2021.  The sales 

range in price from $130,000 to $265,000 and range in size from 15.9 acres to 41.30 acres. Unit 

prices are from $6,416 to $13,837 per acre. Mr. Carlton considered adjustments for access, 

location, zoning/future land use, size, utilities, floodplain/wetlands, conservation easement, soils, 

timber, and highest and best use.  Mr. Carlton concluded that two of the sales were inferior to the 

subject tract, two were similar and one was superior.  He concluded a value of $8,500 per acre, or 

$212,500.   

 

 

Comparable Sales Summary 

 

    Sale Number       Sales Price Per Acre Overall Comparability Rating 

 

           1    $6,500    Inferior 

           2    $7,200    Similar  

           3    $7,000    Similar  

           4    $6,416    Inferior 

           5    $13,837                 Superior  

 

 

TWO HUNDRED TWELVE THOUSAND FIVE HUNDRED DOLLARS 

$212,500 
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Page Twenty-two (22) 

 

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:  The appraisal report satisfies the requirements of the Supplemental 

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

Appraisal Practice and Uniform Appraisal Standards for Federal Land Acquisitions. 

 

• Accuracy:  Overall, the report meets the general requirements described in the appraisal 

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

The math and analysis within the report is accurate.  The report accurately discusses the 

approaches to value used, and those not used.  The valuation methodology used is 

appropriate and correctly applied. 

 

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

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

with the Supplemental Appraisal Standards for the Board of Trustees (March 2016) and 

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), the 

documentation, verification, information, data, support and analysis in the report is 

adequate and meets minimum requirements. 

 

• Relevance:  Overall, the appraisal report contains significant data and reasonable analysis 

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

Approach was relevant and applicable in the appraisal report, as it mirrors the thinking of 

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

used in the appraisal, in which the appraiser relied upon logical reasoning to differentiate 

the magnitude of a positive or negative adjustment in certain areas of adjustments.  The 

appraiser did not consider 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 the report are 

considered reasonable and adequately supported overall. 

 

Therefore, it is my opinion that the appraisal adequately meets the requirements of the 

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

Standards of Professional Appraisal Practice (2020-2022) and Uniform Appraisal Standards for 

Federal Land Acquisitions (Yellow Book), dated 2016. 

 

THE REVIEWER APPROVES THE APPRAISAL REPORT

ATTACHMENT 20 
PAGE 69



 

 

MEMORANDUM 

Julie Story 

December 14, 2021 

Page Twenty-three (23) 

 

CERTIFICATION FOR PARCEL A 

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

o the statements of fact contained in the review report are true and correct; 

o the reported analyses, opinions and conclusions in the review report are limited only by the 

assumptions and limiting conditions stated in this review report, and are the reviewer’s personal, 

unbiased professional analyses, opinions and conclusions; 

o the reviewing appraiser has no present or prospective interest in the property that is the subject of 

the review report and no personal interest or bias with respect to the parties involved; 

o the compensation received by the review appraiser for the review is not contingent on the analyses, 

opinions or conclusions reached or reported; 

o the appraisal review was made and the review report prepared in conformity with the Uniform 

Appraisal Standards for Federal Land Acquisitions; 

o the appraisal review was made and the review report prepared in conformity with the Appraisal 

Foundation’s Uniform Standards of Professional Appraisal Practice, except to the extent that the 

Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s 

Jurisdictional Rule, as described in Section 1.2.7.2  of the Uniform Standards for Federal Land 

Acquisitions (2016).  

o the review appraiser has made a personal inspection of the property that was the subject of the 

appraisal report reviewed; has made a personal inspection of the market comparables cited in the 

appraisal report under review; has verified the factual data presented in the appraisal report 

reviewed;  

o no one provided significant professional assistance to the review appraiser. 

o The appraisal reviewed is in substantial compliance with Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards for Federal Land Acquisitions as well as Rule 18-1.006, Florida Administrative 

Code (F.A.C) 

o 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 with the three-year period immediately preceding the 

agreement to perform the assignment; 

o My engagement in this assignment was not contingent upon the developing or reporting 

predetermined results; 

o 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, that attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended user of this appraisal review.      

REPORTED VALUE CONCLUSION $595,000 

 AS OF 10-7-2021   

    December 14, 2021 

Rhonda A. Carroll, MAI, AI-GRS     DATE 

State Certified General 

Real Estate Appraiser RZ 459 
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CERTIFICATION FOR PARCEL B 

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

o the statements of fact contained in the review report are true and correct; 

o the reported analyses, opinions and conclusions in the review report are limited only by the 

assumptions and limiting conditions stated in this review report, and are the reviewer’s personal, 

unbiased professional analyses, opinions and conclusions; 

o the reviewing appraiser has no present or prospective interest in the property that is the subject of 

the review report and no personal interest or bias with respect to the parties involved; 

o the compensation received by the review appraiser for the review is not contingent on the analyses, 

opinions or conclusions reached or reported; 

o the appraisal review was made and the review report prepared in conformity with the Uniform 

Appraisal Standards for Federal Land Acquisitions; 

o the appraisal review was made and the review report prepared in conformity with the Appraisal 

Foundation’s Uniform Standards of Professional Appraisal Practice, except to the extent that the 

Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s 

Jurisdictional Rule, as described in Section 1.2.7.2  of the Uniform Standards for Federal Land 

Acquisitions (2016).  

o the review appraiser has made a personal inspection of the property that was the subject of the 

appraisal report reviewed; has made a personal inspection of the market comparables cited in the 

appraisal report under review; has verified the factual data presented in the appraisal report 

reviewed;  

o no one provided significant professional assistance to the review appraiser. 

o The appraisal reviewed is in substantial compliance with Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards for Federal Land Acquisitions as well as Rule 18-1.006, Florida Administrative 

Code (F.A.C) 

o 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 with the three-year period immediately preceding the 

agreement to perform the assignment; 

o My engagement in this assignment was not contingent upon the developing or reporting 

predetermined results; 

o 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, that attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended user of this appraisal review.      

REPORTED VALUE CONCLUSION $212,500 

 AS OF 10-7-2021     

    December 14, 2021 

Rhonda A. Carroll, MAI, AI-GRS     DATE 

State Certified General 

Real Estate Appraiser RZ 459 
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DATE:   December 16, 2021 

 

TO: Julie Story, Senior Appraiser 

 Bureau of Appraisal 

 

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

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Wakulla Springs Protection Zone 

Jacquelyn Tate Doyle (#174 – A & B) 

   B/A File #21-8338 

   Wakulla County, Florida 

 

 

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

referenced above.   The appraisal was prepared by W. E. Carlton, III, MAI, SRA.  Mr. Carlton’s 

report is dated December 14, 2021 and reflects a date of value of October 7, 2021. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

The fee simple interest was appraised, subject to existing easements of record.  The purpose of the 

appraisal was to provide an opinion of the current market value of the property. The scope of this 

review included inspecting the subject parcels and all comparable sales which were relied upon in 

forming the opinion of the value of the property. The appraisal report was reviewed to determine 

its completeness, accuracy, adequacy, relevance, and reasonableness. Where necessary, revisions 

were requested for clarification/corrections in the appraisal, and this review report reflects my 

opinions after corrections have been received.  In conducting my review analysis, I reviewed sales 

records to ascertain if there were any additional sales which the appraiser should have considered 

in his report, and I did not locate any sales which I felt were more relevant.  I possess geographic 

and property type competence as I have been appraising real estate in this area for over 35 years. 

By way of signing this review memorandum, I am concurring with the analysis and conclusions 

in the appraisal.  
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OWNER OF RECORD 

Jacquelyn Tate Doyle 

4516 Ashmore Circle Northeast 

Marietta, GA, 30066 

PRIOR SALES PAST TEN YEARS/CURRENT LISTING HISTORY 

The property has been in family ownership for many years.  The only recordings that are listed on 

the Property Appraisers Website are between family members and are all Unqualified 

Transactions.  Mr. Carlton stated that the property is currently owned by the Estate of Mary France 

Buford, c/o her daughter, Jacquelyn Tate. The indicated prices based on the last five (5) recordings 

are $100 each and date back to February 1998. 

To the best of the appraiser’s knowledge, the property is not listed for sale, nor under contract or 

option to purchase.  

CLIENT 

The client of the appraisal and of the review are The Bureau of Appraisal of the Department of 

Environmental Protection. 

INTENDED USE/INTENDED USERS 

The intended use of the appraisal is to assist the client and the intended users in making decisions 

regarding the potential acquisition of the subject parcels (Larger Parcels A & B). The intended use 

of this appraisal review is to assist the reader in forming an opinion regarding the reliability of the 

appraisal under review and to address compliance with the applicable appraisal standards. The 

intended users of the appraisal report and this review report are the Department of Environmental 

Protection (DEP), Division of State Lands, Bureau of Appraisal, The Board of Trustees of the 

Internal Improvement Trust Fund of the State of Florida, Department of Agriculture and Consumer 

Services (DACS), Florida Forest Service (FFS) and the USDA Forest Service – Forest Legacy 

Program.  

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 appraisal conforms to the Uniform Standards of Professional Appraisal Practice 

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

Appraisal Standards for Federal Land Acquisitions (UASFLA).  
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LARGER PARCEL DISCUSSION – (Larger Parcel A & B) 

 

Elements to be considered in determining the Larger Parcel are: 

 

1. Unity of title or ownership. 

2. Unity of highest and best use. 

3. Contiguity (or proximity) as it bears on the highest and best use of the property. 

 

An important part of valuation methodology for Federal Land Acquisitions (Yellow Book) is the 

determination of the Larger Parcel.  The larger parcel is defined as “the tract or tracts of land that 

possess a unity of ownership and have the same, or an integrated, highest and best use.”  In the 

case of the subject parcels, both tracts (A & B) were under the ownership of the Estate of Mary 

Frances Buford.  Parcel A has been transferred to her daughter Jacquelyn Doyle as joint tenants 

with right of survivorship and not as tenants in common (collectively “Grantee”). Parcel B, 

is still under the ownership of Mary Francis Buford. 

 

Larger Parcel A is located to the north of Larger Parcel B. Although the ownership is in the same 

name, there is no contiguity between the two tracts, as they are approximately 1.45 miles apart. 

Parcel A consists of 101.70 acres along the east side of Wakulla Springs Road, both sides of Old 

Shell Point Road and Cooperwood Road. Due to the amount of road frontage and size, this tract 

could possibly be developed in the future.  Parcel B is only 30 acres and has a highest and best use 

of one (1) single-family residence.  Additionally, both tracts have separate tax identification 

numbers and are in no way dependent upon each other. 

 

Therefore, the subject property (Larger Parcels A & B) as they presently exist, both meet the 

requirements of the Larger Parcel (A & B). 

 

NEIGHBORHOOD DESCRIPTION   

 

The neighborhood is located in the northern portion of Wakulla County, approximately 10.5 miles 

south of Tallahassee and approximately 11 miles northeast of Crawfordville, the county seat.  The 

location of the neighborhood is one of the most desirable in Wakulla County, because of its 

proximity to Tallahassee, the regional center for employment, commerce, education, and culture.  

Wakulla County is a bedroom community of Tallahassee and is within easy commuting distance.  

 

The crown jewel of Wakulla County is the Edward Ball Wakulla Springs State Park, located at the 

intersection of Wakulla Springs Road and Bloxham Cutoff.  Wakulla Springs is one of the largest 

and deepest springs in the world.  The park comprises some 2,900 acres and is the home of Wakulla 

Springs.  There is a 25-room lodge, a dining room, and conference center on the property.   Glass 

bottom boat tours are also available on the river (when water clarity is sufficient).  
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Land uses within the neighborhood consist of vacant acreage tracts, residences on small acreage 

tracts, mobile homes on small acreage tracts, small farmettes and ranchettes, vacant 

timber/recreation tracts, and state-owned lands that exist for the protection and preservation of 

Wakulla Springs.   

 

Neighborhood boundaries are delineated by U. S. Highway 319 (Crawfordville Highway) to the 

West, the Leon County line to the north, State Road 363 (St. Marks Highway) to the east and State 

Road 267 (Bloxham Cutoff) to the south.  In addition to being neighborhood boundaries, these 

roads provide adequate access to Tallahassee and other employment and recreation areas. 

 

Mr. Carlton has provided a good description of the neighborhood in the appraisal, with detailed 

analysis of property types in the area.  He anticipates continued growth in the area for the future.  

I agree with this conclusion based on my observation of the area over the last 35 years. 
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The following maps are from Mr. Carlton’s report and depict the general location of the subject. 
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PARCEL A
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SITE DESCRIPTION - PARCEL A 

The property totals 101.70 acres and is located along the eastern right-of-way of Wakulla Springs 

Road (State Road 61), both sides of Old Shell Point Road and south of Cooperwood Road.  The 

tract is irregular in shape and contains approximately 1,300 feet of frontage along Wakulla Springs 

Road.   

According to maps and information provided by DEP, the tract has 97.9 acres of uplands and 3.8 

acres of wetlands.  Based on the FIRM Map 12129C0100E (Effective Date 9/27/2014), 

approximately 14.6 acres are located within the 100-year flood plain.  The topography is generally 

level with elevations ranging from 6 feet to 32 feet above mean sea level.   

Direct paved access to the property is along Wakulla Springs Road (S.R. 61).  The site has 

1,300 +/- front feet along the road which enhances the possibility of future development potential 

or subdividing the property into several lots in the future.  Along with the paved frontage, it also 

has approximately 2,330 feet of frontage along Old Shell Point Road (see attached map). 

The tract is wooded with large mature pines with a small amount of natural pine and hardwood 

mix. According to information provided to the appraiser, the pines have been thinned at least once

and possibly twice.  The appraiser believes the remaining timber is best left undisturbed at this

time for recreation/future residential purposes and thinning when Forestry Best Management

Practices dictates.

Currently, there are no on-site utilities located on the property.  Utilities available within the 

neighborhood include public electricity provided by Talquin Electric Cooperative and telephone. 

Water supply is by well and sewer is by septic tank.   The nearest water lines are located at the 

intersection of Bloxham Cutoff and Springs Creek Road, which is approximately 3.10 miles south 

of the portion located on Wakulla Springs Road. 
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The following photos were taken by the appraiser: 
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HIGHEST AND BEST USE 

 

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. Carlton stated that the highest and best use is for recreational / ancillary timber production 

with future residential use.  He believes the whole tract could support a nice single-family home 

with accessory structures to include a shed or barn with some open land area for horse pasture, a 

garden and leave some wooded area for recreation and privacy.  Alternatively, the property is large 

enough, that it could be divided into two tracts, similar to how the Future Land Use and Zoning 

are (58.25 acres & 43.45 acres).  A third option would be cutting the property up into 5 and 10 

acre tracts, if an owner is willing to go through the process to obtain a comprehensive plan 

amendment and re-zoning.  The latter would be much harder to get approved. 

 

His conclusions are reasonable and are well supported in the appraisal. 

 

VALUATION 

 

Mr. Carlton analyzed four sales which occurred between March 2021 and October 2021.  The sales 

range in price from $265,000 to $1,742,400 and range in size from 41.30 acres to 348.50 acres. 

Unit prices are from $6,416 to $16,042 per acre. Mr. Carlton considered adjustments for access, 

location, zoning/future land use, size, utilities, floodplain/wetlands, soils, timber, water amenity 

and highest and best use.  Mr. Carlton concluded that two of the sales were inferior to the subject 

tract, one was similar, and one was superior.  He concluded a value of $7,500 per acre, or $762,750.   

 

 

Comparable Sales Summary 

 

    Sale Number       Sales Price Per Acre Overall Comparability Rating 

 

           1    $7,385    Similar 

           2    $5,000               Inferior 

           3    $16,042   Superior 

           4    $6,416    Inferior 

                   

 

 

SEVEN HUNDRED SIXTY-TWO THOUSAND SEVEN HUNDRED FIFTY DOLLARS 

$762,750 
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PARCEL B 

 

The following map is from Mr. Carlton’s report and depicts the location of the subject parcel: 
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SITE DESCRIPTION- LARGER PARCEL B 

 

The property totals 30 acres and is located just north of Chattin Road, a privately maintained road 

which runs in an east/west direction through the Wakulla State Forest. The tract is located 

approximately 1,500 feet east of Wakulla Springs Road. The site is nearly all uplands, as it only 

has 0.90 acres of wetlands.  Located in the northwest corner is a karst/sinkhole (see map and 

photo). 

 

The site measures 1,320’ X 990’ however, it doesn’t have any direct road frontage along Chattin 

Road.  The property is located just the north of the road.  It currently has physical access but no 

legal access.  Before any type of development could be done, the owner will need to get legal 

access through the State Forest.  The appraiser describes in the report the process and what will 

need to be done to acquire legal access and makes a deduction of the costs from the final value. 

The topography is generally level with elevations ranging from 17 feet to 23 feet above mean sea 

level.   

 

The tract is wooded with a good stand of planted pines on the property. There is also a small 

amount of natural pine and hardwood mix.  The appraiser believes the remaining timber is best 

left undisturbed at this time for recreation/future residential purposes and thinning when Forestry 

Best Management Practices dictates. 

 

Utilities available within the neighborhood include public electricity provided by Talquin Electric 

Cooperative and telephone.  Water supply is by well and sewage disposal is by septic tank.   The 

nearest water lines are located at the intersection of Bloxham Cutoff and Spring Creek Road, which 

is approximately 2.40 miles south. 
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HIGHEST AND BEST USE 

 

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. Carlton stated that the highest and best use could support a nice single family residence with 

accessory structures to include a shed or barn with some open land area for horse pasture, a garden 

and a wooded area for recreation and privacy.  

 

His conclusions are reasonable and are well supported in the appraisal. 

 

VALUATION 

 

Mr. Carlton analyzed five sales which occurred between March 2021 and October 2021.  The sales 

range in price from $130,000 to $265,000 and range in size from 15.9 acres to 41.30 acres. Unit 

prices are from $6,416 to $13,837 per acre. Mr. Carlton considered adjustments for access, 

location, zoning/future land use, size, utilities, floodplain/wetlands, conservation easement, soils, 

timber, and highest and best use.  Mr. Carlton concluded that two of the sales were inferior to the 

subject tract, two were similar and one was superior.  He concluded a value of $8,000 per acre, or 

$240,000 

 

As stated earlier, Mr. Carlton went through the process in the report of the anticipated cost that 

would be incurred to acquire access.  He considered cost of application fee, survey, appraisal, 

recording fees, miscellaneous, and the value of the easement, if it was appraised now, based on his 

current price per acre.  The value to be deducted was $5,736.  When this figure was deducted from 

the value conclusion of $240,000, a figure of $234,264 resulted.  This figure was rounded to 

$234,300. 

Comparable Sales Summary 

 

    Sale Number       Sales Price Per Acre Overall Comparability Rating 

 

           1    $6,500    Inferior 

           2    $7,200    Similar  

           3    $7,000    Similar  

           4    $6,416    Inferior 

           5    $13,837                 Superior  

 

 

TWO HUNDRED THIRTY-FOUR THOUSAND THREE HUNDRED DOLLARS 

$234,300 
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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:  The appraisal report satisfies the requirements of the Supplemental 

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

Appraisal Practice and Uniform Appraisal Standards for Federal Land Acquisitions. 

 

• Accuracy:  Overall, the report meets the general requirements described in the appraisal 

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

The math and analysis within the report is accurate.  The report accurately discusses the 

approaches to value used, and those not used.  The valuation methodology used is 

appropriate and correctly applied. 

 

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

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

with the Supplemental Appraisal Standards for the Board of Trustees (March 2016) and 

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), the 

documentation, verification, information, data, support and analysis in the report is 

adequate and meets minimum requirements. 

 

• Relevance:  Overall, the appraisal report contains significant data and reasonable analysis 

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

Approach was relevant and applicable in the appraisal report, as it mirrors the thinking of 

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

used in the appraisal, in which the appraiser relied upon logical reasoning to differentiate 

the magnitude of a positive or negative adjustment in certain areas of adjustments.  The 

appraiser did not consider 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 the report are 

considered reasonable and adequately supported overall. 

 

Therefore, it is my opinion that the appraisal adequately meets the requirements of the 

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

Standards of Professional Appraisal Practice (2020-2022) and Uniform Appraisal Standards for 

Federal Land Acquisitions (Yellow Book), dated 2016. 

 

THE REVIEWER APPROVES THE APPRAISAL REPORT
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CERTIFICATION FOR PARCEL A 

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

o the statements of fact contained in the review report are true and correct; 

o the reported analyses, opinions and conclusions in the review report are limited only by the 

assumptions and limiting conditions stated in this review report, and are the reviewer’s personal, 

unbiased professional analyses, opinions and conclusions; 

o the reviewing appraiser has no present or prospective interest in the property that is the subject of 

the review report and no personal interest or bias with respect to the parties involved; 

o the compensation received by the review appraiser for the review is not contingent on the analyses, 

opinions or conclusions reached or reported; 

o the appraisal review was made and the review report prepared in conformity with the Uniform 

Appraisal Standards for Federal Land Acquisitions; 

o the appraisal review was made and the review report prepared in conformity with the Appraisal 

Foundation’s Uniform Standards of Professional Appraisal Practice, except to the extent that the 

Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s 

Jurisdictional Rule, as described in Section 1.2.7.2  of the Uniform Standards for Federal Land 

Acquisitions (2016).  

o the review appraiser has made a personal inspection of the property that was the subject of the 

appraisal report reviewed; has made a personal inspection of the market comparables cited in the 

appraisal report under review; has verified the factual data presented in the appraisal report 

reviewed;  

o no one provided significant professional assistance to the review appraiser. 

o The appraisal reviewed is in substantial compliance with Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards for Federal Land Acquisitions as well as Rule 18-1.006, Florida Administrative 

Code (F.A.C) 

o 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 with the three-year period immediately preceding the 

agreement to perform the assignment; 

o My engagement in this assignment was not contingent upon the developing or reporting 

predetermined results; 

o 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, that attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended user of this appraisal review.     

REPORTED VALUE CONCLUSION $762,750 

 AS OF 10-7-2021 

    December 16, 2021 

Rhonda A. Carroll, MAI, AI-GRS     DATE 

State Certified General 

Real Estate Appraiser RZ 459 
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CERTIFICATION FOR PARCEL B 

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

o the statements of fact contained in the review report are true and correct; 

o the reported analyses, opinions and conclusions in the review report are limited only by the 

assumptions and limiting conditions stated in this review report, and are the reviewer’s personal, 

unbiased professional analyses, opinions and conclusions; 

o the reviewing appraiser has no present or prospective interest in the property that is the subject of 

the review report and no personal interest or bias with respect to the parties involved; 

o the compensation received by the review appraiser for the review is not contingent on the analyses, 

opinions or conclusions reached or reported; 

o the appraisal review was made and the review report prepared in conformity with the Uniform 

Appraisal Standards for Federal Land Acquisitions; 

o the appraisal review was made and the review report prepared in conformity with the Appraisal 

Foundation’s Uniform Standards of Professional Appraisal Practice, except to the extent that the 

Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s 

Jurisdictional Rule, as described in Section 1.2.7.2  of the Uniform Standards for Federal Land 

Acquisitions (2016).  

o the review appraiser has made a personal inspection of the property that was the subject of the 

appraisal report reviewed; has made a personal inspection of the market comparables cited in the 

appraisal report under review; has verified the factual data presented in the appraisal report 

reviewed;  

o no one provided significant professional assistance to the review appraiser. 

o The appraisal reviewed is in substantial compliance with Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards for Federal Land Acquisitions as well as Rule 18-1.006, Florida Administrative 

Code (F.A.C) 

o 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 with the three-year period immediately preceding the 

agreement to perform the assignment; 

o My engagement in this assignment was not contingent upon the developing or reporting 

predetermined results; 

o 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, that attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended user of this appraisal review.      

REPORTED VALUE CONCLUSION $234,300 

 AS OF 10-7-2021 

    December 16, 2021 

Rhonda A. Carroll, MAI, AI-GRS     DATE 

State Certified General 

Real Estate Appraiser RZ 459 
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DATE:   December 8, 2021 

 

TO: Julie Story, Senior Appraiser 

 Bureau of Appraisal 

 

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

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Wakulla Springs Protection Zone 

Lanvers Venture, LLC (#173) 

c/o  A.L. Buford III  

   B/A File #21-8338 

   Wakulla County, Florida 

 

 

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

referenced above.   The appraisal was prepared by W. E. Carlton, III, MAI, SRA.  Mr. Carlton’s 

report is dated November 30, 2021 and reflects a date of value of October 7, 2021. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

The fee simple interest was appraised, subject to existing easements of record.  The purpose of the 

appraisal was to provide an opinion of the current market value of the property. The scope of this 

review included inspecting the subject parcel and all comparable sales which were relied upon in 

forming the opinion of the value of the property. The appraisal report was reviewed to determine 

its completeness, accuracy, adequacy, relevance, and reasonableness. Where necessary, revisions 

were requested for clarification/corrections in the appraisal, and this review report reflects my 

opinions after corrections have been received.  In conducting my review analysis, I reviewed sales 

records to ascertain if there were any additional sales which the appraiser should have considered 

in his report, and I did not locate any sales which I felt were more relevant.  I possess geographic 

and property type competence as I have been appraising real estate in this area for over 35 years. 

By way of signing this review memorandum, I am concurring with the analysis and conclusions 

in the appraisal.  
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PRIOR SALES PAST TEN YEARS/CURRENT LISTING HISTORY 

 

The property has been in family ownership for many years.  Based on information from the 

Property Appraisers Website, there have been multiple transactions dating back to December 1994. 

Each transaction was listed as an Unqualified Sale and the recorded value based on the Doc Stamps 

were $100 each. 

 

To the best of the appraiser’s knowledge, the property is not listed for sale, nor under contract or 

option to purchase.  

 

CLIENT 

 

The client of the appraisal and of the review are The Bureau of Appraisal of the Department of 

Environmental Protection. 

 

INTENDED USE/INTENDED USERS 

 

The intended use of the appraisal is to assist the client and the intended users in making decisions 

regarding the potential acquisition of the subject parcel. The intended use of this appraisal review 

is to assist the reader in forming an opinion regarding the reliability of the appraisal under review 

and to address compliance with the applicable appraisal standards. The intended users of the 

appraisal report and this review report are the Department of Environmental Protection (DEP), 

Division of State Lands, Bureau of Appraisal, The Board of Trustees of the Internal Improvement 

Trust Fund of the State of Florida, Department of Agriculture and Consumer Services (DACS), 

Florida Forest Service (FFS) and the USDA Forest Service – Forest Legacy Program.  

 

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 appraisal conforms to the Uniform Standards of Professional Appraisal Practice 

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

Appraisal Standards for Federal Land Acquisitions (UASFLA).  
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LARGER PARCEL DISCUSSION 

 

Elements to be considered in determining the Larger Parcel are: 

 

1. Unity of title or ownership. 

2. Unity of highest and best use. 

3. Contiguity (or proximity) as it bears on the highest and best use of the property. 

 

An important part of valuation methodology for Federal Land Acquisitions (Yellow Book) is the 

determination of the Larger Parcel.  The larger parcel is defined as “the tract or tracts of land that 

possess a unity of ownership and have the same, or an integrated, highest and best use.”  In the 

case of the subject parcel, this property is the only property under the ownership of Lanvers 

Venture, LLC c/o Albert L, Buford III, his wife Georgia and their two children.  

 

Since A.L. Buford Jr., and A.L. Buford, III own 22.7 acres adjoining the subject tract to the north, 

there was concern that it would fall into Unity of Ownership.  They are the only two owners of the 

adjacent tract, with no other family members.  The Unity of Highest and Best Use would also be 

different, as the tract (22.70 acres) can only have 1 unit per 20 acres, and the subject’s 116.7 acres 

could possibly be split into several smaller tract of 20 acres minimum.  

 

Therefore, the subject property as it presently exits, meets the requirements of the larger parcel. 

 

NEIGHBORHOOD DESCRIPTION   

 

The neighborhood is located in the northern portion of Wakulla County, approximately 10.5 miles 

south of Tallahassee and approximately 11 miles northeast of Crawfordville, the county seat.  The 

location of the neighborhood is one of the most desirable in Wakulla County, because of its 

proximity to Tallahassee, the regional center for employment, commerce, education, and culture.  

Wakulla County is a bedroom community of Tallahassee and is within easy commuting distance.  

 

The crown jewel of Wakulla County is the Edward Ball Wakulla Springs State Park, located at the 

intersection of Wakulla Springs Road and Bloxham Cutoff.  Wakulla Springs is one of the largest 

and deepest springs in the world.  The park comprises some 2,900 acres and is the home of Wakulla 

Springs.  There is a 25-room lodge, a dining room, and conference center on the property.   Glass 

bottom boat tours are also available on the river (when water clarity is sufficient).  
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Land uses within the neighborhood consist of vacant acreage tracts, residences on small acreage 

tracts, mobile homes on small acreage tracts, small farmettes and ranchettes, vacant 

timber/recreation tracts, and state-owned lands that exist for the protection and preservation of 

Wakulla Springs.   

 

Neighborhood boundaries are delineated by U. S. Highway 319 (Crawfordville Highway) to the 

West, the Leon County line to the north, State Road 363 (St. Marks Highway) to the east and State 

Road 267 (Bloxham Cutoff) to the south.  In addition to being neighborhood boundaries, these 

roads provide adequate access to Tallahassee and other employment and recreation areas. 

 

Mr. Carlton has provided a good description of the neighborhood in the appraisal, with detailed 

analysis of property types in the area.  He anticipates continued growth in the area for the future.  

I agree with this conclusion based on my observation of the area over the last 35 years. 
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The following maps are from Mr. Carlton’s report and depicts the general location of the subject 

neighborhood: 
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SITE DESCRIPTION 

 

The subject is a vacant irregular tract, containing 116.7 total acres, with 93.5 acres of uplands and 

23.2 acres of wetlands. It is located along the northeastern side of Old Shell Point Road, 

approximately 675 feet northeast of Wakulla Springs Road/Shell Point Road Intersection. The 

property has approximately 1,430 FF along Old Shell Point Road, based on scaling from the 

property appraiser’s website. 

 

The tract is wooded with a mixture of natural hardwood and pines. Based on timber information 

that was provided to the appraiser from Mr. Keith Fountain (representing the Buford Family), the 

property has been thinned one time and possibly two times in some places. The timber report that 

was compiled was from January 2010.   The appraiser believes the standing timber on the property 

is best left undisturbed and its value for recreational and residential amenity purposes exceeds its 

stumpage value. 

 

There are no building or site improvements on the property.  The tract is generally level and has 

approximately 26 acres of floodplain and 23.2 acres of wetlands.  The floodplain and wetland 

areas overlap (see map on next page).    

 

There are currently no on-site utilities, however, utilities are available in the neighborhood and 

include public electricity and telephone. Water supply is by well and sewer is by septic tank.    The 

nearest water lines are located at the intersection of Bloxham Cutoff and Springs Creek Road 

which is approximately 2.60 miles south. 
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ZONING/FUTURE LAND USE 

 

Both the future land use and zoning classification of the property are Agricultural.  

 

The Agricultural zoning designation is a permitted zoning designation in the Agricultural future 

land use designation.   Allowable uses include agricultural production, recreational uses, forestry, 

public uses, mobile homes, single family residences, public uses, and many other conditional uses.    

 

Allowable uses according to the future land use designation include forestry and agricultural use, 

low density residential use, and public uses.  The allowable maximum residential density is one 

residential unit per 20 acres.  If there are wetlands that comprise 100% of the tract with no uplands 

present (of which there are none) maximum residential density is one residential unit per 40 acres; 

again, the wetlands density applies only if a tract is 100% wetlands. 

 

OIL, GAS AND MINERALS 

 

According to Title Commitment 938726, dated September 16, 2020, Schedule B, Section 2, there 

are no oil, gas or mineral reservations.   

 
EASEMENTS, RESERVATIONS AND RESTRICTIONS 

 

There are no restrictions on the property.  The only exception would be the requirement to meet 

all applicable zoning and land use requirements. 

 

There are two exceptions in the Title Commitment: 

 

One exception on the title commitment is recorded in Official Record Book 399, Page176 of the 

Public Records of Wakulla County, Florida.  It is a 60-foot-wide access easement located on the 

west boundary of the southerly 10 acres of the property. The easement appears to have been put in 

place before a boundary change was made in future years. 

 

The only other exception is recorded in Official Record Book 1106, Page 65, of the Public Records 

of Wakulla County, Florida.  The document was an Affidavit of Approval by the Wakulla County 

Planning Commission to approve of a division of property between Mary F. Buford, Lanvers 

Venture, LLC, Albert L. Buford, Jr. and Albert L. Buford, III.  The document was to adjust 

boundaries between the various property owners and approved by Wakulla County.  There does 

not appear to be anything harmful to the property. 
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HIGHEST AND BEST USE 

 

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. Carlton stated that the highest and best use is recreational/ancillary timber use, with perhaps   

residential development in the foreseeable future.  

 

His conclusions are reasonable and are well supported in the appraisal. 

 

VALUATION 

 

Mr. Carlton analyzed four sales which occurred between March 2021 and October 2021.  The sales 

range in price from $265,000 to $1,742,400 and range in size from 41.30 acres to 348.50 acres. 

Unit prices are from $5,000 to $16,042 per acre. Mr. Carlton considered adjustments for access, 

location, zoning/future land use, size, utilities, floodplain/wetlands, soils, timber, water amenity 

and highest and best use.  Mr. Carlton concluded that two of the sales were inferior to the subject 

tract, one was similar, and one was superior.  He concluded a value of $7,250 per acre, or   

$846,000 (RD).   

 

 

Comparable Sales Summary 

 

    Sale Number       Sales Price Per Acre Overall Comparability Rating 

 

           1    $7,385    Similar 

           2    $5,000    Inferior 

           3    $16,042   Superior 

           4    $6,416    Inferior 

            

 

 

EIGHT HUNDRED FORTY-SIX THOUSAND DOLLARS 

$846,000 
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CONCLUSION AND REVIEWER’S COMMENTS 

 

The appraiser has provided four sales which are considered competing properties.  They share the 

same highest and use as the subject and are good indicators of value for the subject tract.  The sales 

are among the best sales available for consideration, and I did not locate any sales which I felt 

would be better indicators of value.   

 

The appraiser has provided a well-written, concise appraisal.  It is well supported and meets the 

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

the Uniform Standards of Professional Appraisal Practice (2020-2022) and Uniform Appraisal 

Standards for Federal Land Acquisitions (Yellow Book), dated 2016. 
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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:  The appraisal report satisfies the requirements of the Supplemental

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

Appraisal Practice and Uniform Appraisal Standards for Federal Land Acquisitions.

• Accuracy:  Overall, the report meets the general requirements described in the appraisal

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

The math and analysis within the report is accurate.  The report accurately discusses the

approaches to value used, and those not used.  The valuation methodology used is

appropriate and correctly applied.

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

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

with the Supplemental Appraisal Standards for the Board of Trustees (March 2016) and

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), the

documentation, verification, information, data, support and analysis in the report is

adequate and meets minimum requirements.

• Relevance:  Overall, the appraisal report contains significant data and reasonable analysis

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

Approach was relevant and applicable in the appraisal report, as it mirrors the thinking of

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

used in the appraisal, in which the appraiser relied upon logical reasoning to differentiate

the magnitude of a positive or negative adjustment in certain areas of adjustments.  The

appraiser did not consider 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 the report are

considered reasonable and adequately supported overall.

Therefore, it is my opinion that the appraisal adequately meets the requirements of the 

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

Standards of Professional Appraisal Practice (2020-2022) and Uniform Appraisal Standards for 

Federal Land Acquisitions (Yellow Book), dated 2016. 

THE REVIEWER APPROVES THE APPRAISAL REPORT 
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CERTIFICATION 

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

o the statements of fact contained in the review report are true and correct; 

o the reported analyses, opinions and conclusions in the review report are limited only by the 

assumptions and limiting conditions stated in this review report, and are the reviewer’s personal, 

unbiased professional analyses, opinions and conclusions; 

o the reviewing appraiser has no present or prospective interest in the property that is the subject of 

the review report and no personal interest or bias with respect to the parties involved; 

o the compensation received by the review appraiser for the review is not contingent on the analyses, 

opinions or conclusions reached or reported; 

o the appraisal review was made and the review report prepared in conformity with the Uniform 

Appraisal Standards for Federal Land Acquisitions; 

o the appraisal review was made and the review report prepared in conformity with the Appraisal 

Foundation’s Uniform Standards of Professional Appraisal Practice, except to the extent that the 

Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s 

Jurisdictional Rule, as described in Section 1.2.7.2  of the Uniform Standards for Federal Land 

Acquisitions (2016).  

o the review appraiser has made a personal inspection of the property that was the subject of the 

appraisal report reviewed; has made a personal inspection of the market comparables cited in the 

appraisal report under review; has verified the factual data presented in the appraisal report 

reviewed;  

o no one provided significant professional assistance to the review appraiser. 

o The appraisal reviewed is in substantial compliance with Uniform Standards of Professional 

Appraisal Practice, the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards for Federal Land Acquisitions as well as Rule 18-1.006, Florida Administrative 

Code (F.A.C) 

o 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 with the three-year period immediately preceding the 

agreement to perform the assignment; 

o My engagement in this assignment was not contingent upon the developing or reporting 

predetermined results; 

o 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, that attainment of a stipulated result, or the occurrence of a subsequent event directly 

related to the intended user of this appraisal review.      

REPORTED VALUE CONCLUSION $846,000, AS OF 10-7-2021 

    December 8, 2021 

Rhonda A. Carroll, MAI, AI-GRS     DATE 

State Certified General 

Real Estate Appraiser RZ 459 
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November 29, 2021 

Ms. Callie DeHaven, Director 
Division of State Lands, Mail Station 100 
3900 Commonwealth Boulevard 
Tallahassee, Florida 32399-3000 

Dear Ms. DeHaven: 

If acquired, the Florida Forest Service will manage the tracts in Wakulla County, depicted on the 
attached map. 

Acquisition of these tracts will increase the state forest’s ecological value and provide additional public 
access and recreational opportunities. The tracts would also benefit from multiple-use management 
activities consistent with Wakulla State Forest, Lease No. 4287. 

If you have any questions, please feel free to contact Alan Davis, Land Planning Coordinator, at (850) 
681-5816 or Alan.Davis@FDACS.gov.

Thank you for your assistance in this matter. 

Sincerely, 

Erin Albury, Director 
Florida Forest Service 

cc: John Sabo, Assistant Director, FFS 
Jimmy Roberts, Chief, Forest Management, FFS 
Chris Colburn, Center Manager, FFS 
Keith Rowell, PSM, Land Programs Administrator 

EA/ad 

ATTACHMENT 20 
PAGE 115



ATTACHMENT 20 
PAGE 116



ATTACHMENT 20 
PAGE 117



ATTACHMENT 20 
PAGE 118



ATTACHMENT 20 
PAGE 119



ATTACHMENT 20 
PAGE 120




