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07_Appraisal_Approval_w_Review_2appraisers 
Revised: 10/16/2021 

MEMORANDUM 

TO: Amy Phillips, Senior Acquisition Agent, Bureau of Real Estate Services 
FROM: JULIE STORY, Senior Appraiser, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: June 1, 2022  

Project: Kissimmee St. Johns Connector (CE) 
B/A File No.: 22-8404 
County: Okeechobee 

Fee Appraisers: (1) Riley K. Jones, MAI, SRA Date of Value: April 29, 2022 
(2) Joseph S. String, MAI Date of Value: April 29, 2022 

Review Appraiser: Thomas G. Richards, MAI Date of Review: May 31, 2022 

Owner Land Size 
(Acres) 

Appraised 
Values Maximum Value Divergence 

Abington Preserve, LLC 3,634 (1) $8,050,000* $8,050,000 4.55%(2) $7,700,000* 
*Appraised Value of the Conservation Easement

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

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

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

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

 
Staff Appraiser Chief Appraiser 

Julie Story
Digitally signed by Julie Story 
Date: 2022.06.01 09:20:22 
-04'00'

Jay F. Scott
Digitally signed by Jay F. Scott
Date: 2022.06.01 09:40:17 
-04'00'
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APPRAISAL REVIEW 

ABINGTON PRESERVE, LLC 

CONSERVATION EASEMENT 

OKEECHOBEE COUNTY, FLORIDA 

BUREAU OF APPRAISAL FILE 22-8404 

Prepared by 
Thomas G. Richards, MAI 

Richards Appraisal Service, Inc. 
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Appraisal Review Memorandum 

To: Julie Story, Sr. Appraiser 
Florida Department of Environmental Protection 
Bureau of Appraisal 

Client of Review: Bureau of Appraisal, Division of State Lands of the Florida 
Department of Environmental Protection.  

Intended User of Review: The State of Florida, Bureau of Appraisal, Division of State 
Lands of the Florida Department of Environmental 
Protection, the Board of Trustees of the Internal 
Improvement Trust Fund of the State of Florida, The 
United States Air Force (USAF). 

Intended Use of Review Compliance with UASFLA, USPAP & SASBOT 

From: Thomas G. Richards, MAI 
Richards Appraisal Service, Inc. 

Date: May 31, 2022 

Project Information: 

BA File Number  22-8404
Parcel Name  Abington Ranch, LLC-CE 
Project  Name Kissimmee St. Johns River Connector 
Location Okeechobee County, Florida 
Effective Date of Appraisal April 29, 2022 

Summary of Review 

Pursuant to your request, I have reviewed two appraisal reports on the Abington Ranch 
property located in Okeechobee County, Florida.  The appraisal reports were prepared by 
Mr. Riley K. Jones, MAI, SRA of Florida Real Estate Advisors, Inc. and Mr. Joseph S. 
String, MAI of String Appraisal Services, Inc.  I have determined after review of the 
reports and some changes to each appraisal that they are acceptable as submitted. The 
Jones report is dated May 31, 2022. The String report is also dated May 31, 2022. Both 
appraisals have a valuation date of April 29, 2022.  The value indications for the 
proposed conservation easement reflected by each appraiser were: 

(1) Riley K. Jones, MAI, SRA $8,050,000 
(2) Joseph S. String, MAI $7,700,000 
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In the reviewer’s opinion the appraisal reports were completed substantially in 
conformance with UASFLA (Yellow Book) and USPAP with the exception of the 
jurisdictional exception of not reporting exposure time which is a USPAP requirement. 
The reports were well documented, and reflected reasonable value indications for the 
subject Conservation Easement Parcel.  The appraisers submitting the appraisals consider 
the reports to be “appraisal reports” according to USPAP. The appraisals are considered 
sufficient to satisfy the requirements of Standard 2 of USPAP as it is applied to this type 
of report. The appraisals are also in substantial conformance with the Supplemental 
Appraisal Standards for the Board of Trustees, Division of State Lands, Bureau of 
Appraisal, Florida Department of Environmental Protection, March 2, 2016. The client is 
the Bureau of Appraisal of the Florida Department of Environmental Protection. The 
intended users of this appraisal are The State of Florida, Bureau of Appraisal, Division of 
State Lands of the Florida Department of Environmental Protection, the Board of 
Trustees of the Internal Improvement Trust Fund of the State of Florida and The United 
States Air Force (USAF). The appraisers and reviewer have all appraised, and/or 
reviewed in the case of the reviewer, numerous agricultural properties throughout the 
State of Florida including those utilized for agriculture and recreation. All have a level of 
competence due to experience as well as professional designations and state 
certifications. This client and many state and federal agencies have been the client of the 
reviewer in numerous similar assignments. 

The UASFLA appraisal standards require the appraisers to identify the Larger Parcel. In 
this case the Larger Parcel is the entire 3,655-acre Abington Ranch parcel located west of 
Highway 441 and south of the Osceola-Okeechobee county line in north central 
Okeechobee County, Florida.  

This Larger Parcel determination is based on the traditional three tests of contiguity, unity 
of ownership and unity of highest and best use. The total contiguous land holding of 
3,655-acre parcel meets the tests of Larger Parcel and the reviewer is in agreement with 
this determination. 

It is important to note that the Hypothetical Condition is made by the appraisers in 
assuming that the proposed conservation easement is in place on the date of the 
appraisal. Hypothetical Condition is defined as that which is contrary to what exists 
but is assumed for appraisal purposes. Uniform Standards dictate that these type 
assumptions are prominently disclosed. This Hypothetical Condition is prominently 
disclosed and treated appropriately by both appraisers and are necessary for a credible 
assignment result. A common Extraordinary Assumption was made by the appraisers 
regarding relying upon the “Draft Copy” of the easement which is not yet executed by the 
parties. The appraiser’s each stress the importance of the final agreement being exactly 
like the draft. An additional Extraordinary Assumption was made by Mr. String that 
there are no additional encumbrances after the somewhat dated title policy that could 
impact value. Mr. Jones did not use this Extraordinary Assumption regarding the title 
policy however, its use by Mr. String is reasonable and acceptable. 
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The appraisers and the reviewer are in agreement that the highest and best use for the 
subject parcel before and after acquisition is for continued agriculture and recreation use. 
More details regarding the highest and best use is included in a later section of this 
review report. 

In order to value the subject property, the appraiser have applied the traditional appraisal 
methods and have arrived at a supportable opinion of the Market Value of the Larger 
Parcel before and the Market Value of the Larger Parcel after acquisition of the 
Conservation Easement, the difference being the Impact on Value due to the proposed 
acquisition.   

Statement of Ownership and Property History 

The subject is currently vested to: Abington Preserve, LLC 
C/O Ronald P. Grigsby 
1511 U.S. Highway 27 South 
Lake Placid, Florida 33852-5160 

Yellow Book requires the appraiser to report all transactions involving the subject in the 
last ten years. The last transaction was recorded on July 29, 2021 when the current 
ownership acquired the property. The recorded purchase price was $10,932,900 which 
equates to $2,991 per acre based upon our client’s acreage estimate of 3,655 acres. Both 
appraisers provide adequate discussion of the circumstances of this last transaction and 
factors that influenced the sale price such as highly motivated sellers. The buyers, 
Abington Preserve, LLC is a Real Estate Broker who is very active and knowledgeable in 
this market and the property was immediately remarketed for sale after purchase for 
$5,500 per acre. The subject had been marketed actively at this price up to the date of our 
property inspection. The broker indicated there had been interest in the property but no 
contracts to report. 

Property Description 

This appraisal assignment encompasses a 3,634-acre Conservation Easement Parcel over 
a 3,655-acre Larger Parcel known as the Abington Ranch located approximately 4 miles 
west of US Highway 441 and approximately 1 mile south of the Osceola/Okeechobee 
County line in unincorporated north central Okeechobee County, Florida. The property 
has a physical address of 43153 Highway 441 North, Okeechobee, Florida 34972. Access 
to the subject Larger Parcel is by virtue of a 5.2-mile private graded ingress/egress 
easement that originates on the west side of US Highway 441 on the 
Osceola/Okeechobee County line which ultimately leads to the northeast corner of the 
Abington Ranch. This area is dominated by larger agricultural land holdings devoted to 
agricultural and recreational uses. Residential uses in the area are sparse and typically in 
support of the agricultural uses.  
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According to mapping provided by the client FDEP the Larger Parcel contains 
approximately 59% uplands and approximately 41% wetlands. Otherwise, the tract is 
characterized as relatively flat with little topographic relief. The land naturally slopes 
from the north and east downward to the south and west, generally toward the Kissimmee 
River. Elevations are between approximately 65-70 feet above sea level. 

The subject Larger Parcel contains a mosaic of multiple variety hardwood creeks, 
hammocks, freshwater marshes and seasonally wet depressions. There is evidence of 
previous farming on portions of the subject property.  

The site is improved with typical agriculturally related improvements such as fencing, 
cross-fencing, gates, ditches, culverts, trails/roads, Etc. In addition, the subject Larger 
Parcel is improved with several structures including a rather large two-story frame lodge 
constructed in 1987 which contains approximately 4,752 square feet under air to include 
six bedrooms and five bathrooms with a large screened pool adjacent. The lodge and 
most of the associated outbuildings are situated on a 21-acre outparcel that is not part of 
the proposed Conservation Easement but is included in the Larger Parcel. In addition to 
the lodge, there are various outbuildings including stables, multiple barns and sheds and 
an “airboat cabin” in somewhat poor condition. The airboat cabin is somewhat distant 
from the lodge compound so it is indeed part of the proposed Conservation Easement 
area. These types of improvements are typical for an agricultural property of this size and 
overall are considered qualitatively in the value of this larger acreage parcel. 

The title work was silent on oil, gas and mineral (OGM) rights. It has been determined by 
the appraisers that these rights are therefore intact on the subject Larger Parcel. 

The subject property is found on FEMA Flood Map Panels 12093C0075C and 
12093C0175C both dated July 16, 2015. The subject has a mix of flood zone 
classifications including Zone X and Zone A and is dominated by Zone A. Generally 
speaking, the Zone X areas, comprising approximately 5-10% of the subject correspond 
to upland areas on the subject property. The Zone A areas typically correspond with 
identified wetlands and other lands on the subject representing approximately 90-95% of 
the subject. Zone X is defined as areas of minimal risk outside the one-percent annual 
chance flood plains. Zone A is defined as areas subject to inundation by the one-percent 
annual chance flood event. 

While there are no noted encumbrances on the subject properties that the appraisers 
deemed as negatively affecting the value of the subject there is a portion of the subject 
property that is encumbered with a “Dispersed Water Management Program.” This 
program compensates the land owner for the right to retain water on the ranch rather than 
allowing it to flow unabated downstream ultimately to Lake Okeechobee and the 
Everglades. The program encompasses a total of 104.6 acres of the total 3,655 acres, or 
approximately 3% of the Larger Parcel. The appraisers clearly outlined the scope of this 
project and concluded that while the program is clearly an encumbrance on the subject 
potentially eliminating more intense agricultural development it is mitigated by the fact 
that the program is similar to a hunting or cattle lease in that it produces income to the 
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overall ranch operation and perhaps more importantly it is cancellable by either party in a 
short period. The consensus is that the existing program has limited to no impact on 
value. 

Electric and telephone services are not currently available to the area. According to the 
appraisers the cost to run power to the property is estimated at $300,000 to $350,000. 
Electricity on site is facilitated by a 30,000 KW on-site generator which is fueled by 
natural gas. Potable water or sewage disposal are handled by on-site well and septic 
systems.  

The subject has a zoning and land use designation of “A”; Agricultural by Okeechobee 
County. This classification allows virtually all facets of agricultural uses. The 
predominant zoning and land use density permitted by Okeechobee County is one 
dwelling unit per forty acres of land area when considering the shell road easement 
access constraints. 

In addition to zoning the subject ranch lies within the three-mile buffer zone of the Avon 
Park Air Force Range Military Operations Area (MOA). The zone addresses 
compatibility issues related to blast noise, low level flight training and areas where night 
vision training is conducted. This added layer of restriction is focused on limiting density, 
object heights and nighttime light encroachment. Considering the limited prospects for 
residential development of this rural tract of agricultural/recreational land the appraisers 
have opined that this has little to no impact on the value of the subject. 

Highest and Best Use 

Highest and best use is defined as the reasonably probable and legal use of vacant land or 
an improved property which is physically possible, appropriately supported, financially 
feasible, and that results in the highest value. The four criteria the highest and best use 
must meet are legal permissibility, physical possibility, financial feasibility, and 
maximum profitability. 

Larger Parcel Before 

Mr. Jones concluded that the Highest and Best Use for the subject would be for continued 
agriculture/recreational use, engaging in cattle grazing and outdoor recreation.  

Mr. String concluded that the Highest and Best Use for the subject would be for 
continued agriculture and recreational use with very long-term potential for rural 
residential use. 

Larger Parcel After 

Mr. Jones concluded that after acquisition of the Conservation Easement the highest and 
best use is limited to continued passive agricultural/recreational use with potential for 
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future residential development subject to limitations imposed by the Conservation 
Easement. 

Mr. String concluded that the Highest and Best Use for the subject after acquisition of the 
Conservation Easement would be for continued passive agriculture and recreational use 
with some potential for rural residential use subject to the limitations imposed by the 
Conservation Easement. 

The appraisers recognize the limited near-term residential development potential of the 
property. Overall, the highest and best use conclusion of the appraisers are considered 
reasonable. They have both made a convincing argument and have provided adequate 
market evidence to support these conclusions. The appraisers have adequately addressed 
the issue of highest and best use for the subject property and more importantly the 
reviewer is convinced that the sale data utilized is that of a basically similar highest and 
best use. 

Reviewer Comments 

The reviewer found the reports to be very comprehensive and informative as to the 
relative components of a typical complete appraisal report.  The physical characteristics 
and site descriptions were also found to be typical as were the details and documentation 
of the comparable sales expected in an appraisal for this property type. The reports have 
also conformed to the reporting standards expected by UASFLA, FDEP and are 
substantially in conformance with the Uniform Standards of Professional Appraisal 
Practice (USPAP).   

In the valuation of the Subject property the appraisers have applied the sales comparison 
approach to value which is deemed to be the traditional and most appropriate method to 
value a vacant acreage agricultural parcel. Considering that the subject of the appraisal is 
to estimate the impact on value of the 3,634-acre Conservation Easement Parcel from a 
3,655-acre Larger Parcel it was necessary to apply the before and after methodology. 

In the before scenario the appraisers contrasted the subject property to a set of 
comparable sales within the subject market area of similar size and highest and best use 
characteristics. Due to the limited number of larger acreage sales meeting these criteria 
the sale search had to be expanded for this property type.  Mr. Jones analyzed four 
comparable sales and Mr. String analyzed five comparable sales for this purpose. The 
appraisers had four commonly utilized sales in this effort. 

In the after scenario the appraisers contrasted the subject property to a set of comparable 
sales within the subject market area of similar size and highest and best use 
characteristics. Mr. Jones analyzed four comparable sales and Mr. String analyzed four 
comparable sales for this purpose. The appraisers had two commonly utilized sales in this 
effort. 
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The appraisers demonstrated a very thorough analysis of the comparable data and adapted 
a very straightforward and reasonable valuation process. Both Mr. Jones and Mr. String 
utilized a qualitative adjustment process to contrast the sale properties to the subject for 
all elements of comparison. The use of this method is widely accepted, well supported 
and reasonable. 

Analysis of Appraisers Sales 

Jones Appraisal 

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

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 
County Okeechobee Okeechobee Okeechobee Okeechobee Polk 
Sale Date N/A 5/21 10/21 12/21 9/21 
Price/Ac N/A $6,495 $3,515 $3,996 $3,970 
Size/Ac 3,655.00 2,204.23 1,989.00 10,010.00 3,634.23 
Upland % 59% 90% 50% 76% 70% 
Overall 
Rating 

N/A Superior Inferior Inferior Inferior 

Mr. Jones analyzed the four tabulated sales above for the purpose of estimating the value 
of the subject Larger Parcel. The comparables are located in Okeechobee and Polk 
Counties, Florida. 

The sales analyzed for the subject Larger Parcel have sale dates ranging from May 2021 
to December 2021. The comparables selected are all agricultural properties with similar 
highest and best use characteristics.  The comparable sales selected and analyzed by Mr. 
Jones are considered to be good indicators of value for the subject. These sales reflect a 
range from $3,515 to $6,495 per acre. 

Mr. Jones has elected to apply a qualitative adjustment process to the comparable sales 
for comparable factors such as property rights conveyed, financing terms, conditions of 
sale, market conditions, location, size, wetlands, utilities, zoning/land use and 
improvements. Overall, the entire process of contrasting the sales to the subject property 
seems reasonable. The appraiser utilized sound logic and reasoning in contrasting the 
comparable sales to the subject property and, overall, the analyses and qualitative 
adjustment process is well supported and adequately discussed. 

In his final analysis Mr. Jones brackets the subject between the indications from inferior 
rated Sale 3 at $3,996 per acre and superior rated Sale 1 at $6,495 per acre. Consideration 
was given to ongoing improving market conditions and further discussion is made 
regarding specific characteristics of these two meaningful comparables. As such, a 
conclusion is reached at $4,750 per acre. This equates to a final indication of 3,655 acres 
times $4,750 per acre; or $17,361,250 which is rounded to $17,350,000. 
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The following sales were utilized by Mr. Jones in the valuation of the subject after the 
proposed conservation easement. 

Sale # Subject Rem. Sale 1 Rem. Sale 2 Rem. Sale 3 Rem. Sale 4 
County Okeechobee Manatee DeSoto DeSoto Okeechobee 
Sale Date N/A 12/21 10/20 9/19 9/18 
Price/Ac N/A $3,405 $1,590 $1,453* $1,966 
Size/Ac 3,655 1,248.33 5,787.63 3,708.39* 1,296.74 
Overall 
Rating 

N/A Superior Inferior Inferior Inferior 

*There are slight variations in acreage for the commonly utilized sale as the appraisers had slightly
different acreage figures from their separate confirmations. The difference is nominal and does not impact
final value conclusions.

Mr. Jones analyzed the four tabulated sales above for the purpose of estimating the value 
of the subject after placing the Conservation Easement on the property. The sales are 
located in Manatee, DeSoto and Okeechobee Counties in Florida. 

The sales analyzed for the subject parcel have sale dates ranging from Setember 2018 to 
December 2021. The comparables selected are all agricultural properties with similar 
highest and best use characteristics and all sales are actually encumbered by perpetual 
conservation easements. The comparable sales selected and analyzed by Mr. Jones are 
considered to be good indicators of value for the subject. These sales reflect a range from 
$1,453 to $3,405 per acre of gross land area. 

Mr. Jones has elected to apply a qualitative adjustment process to the comparable sales 
for comparable factors such as conditions of sale, market conditions, location, size, 
wetland percentage, encumbrances from CE, fee simple cutouts and improvements. 
Overall, the entire process of contrasting the sales to the subject property seems 
reasonable. The appraiser utilized sound logic and reasoning in contrasting the 
comparable sales to the subject property and, overall, the analyses and qualitative 
adjustment process is well supported and adequately discussed. 

In his final analysis Mr. Jones brackets the subject between the indications from inferior 
rated Sale 4 at $1,996 per acre and superior rated Sale 1 at $3,405 per acre. He concludes 
at a final value of $2,550 per acre. This equates to a final indication of 3,655 acres times 
$2,550 per acre, or $9,320,250 which is further rounded to $9,300,000. 

Mr. Jones’ value estimate for the conservation easement is the difference between the 
value of the property before, minus the value of the property as encumbered. This 
summary follows: 

Total Value Before $17,350,000 
Total Value After $  9,300,000 
Value of Easement $  8,050,000 
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String Appraisal 

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

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 
County Okeechobee Okeechobee Polk Okeechobee Okeechobee Okeechobee 
Sale Date N/A 10/21 9/21 12/21 1/22 5/21 
Price/Ac N/A $3,515 $3,970 $3,996 $5,100 $6,495 
Size/Ac 3,655 1,989.00 3,634.23 10,010 1,204.20 2,204.23 
Upland % 59% 50% 70% 76% 90% 90% 
Overall 
Rating 

N/A Inferior Slightly 
Superior 

Similar Superior Significantly 
Superior 

Mr. String analyzed the five tabulated sales above for the purpose of estimating the value 
of the subject larger parcel. The sales are located in Okeechobee and Polk Counties in 
Florida. 

The sales analyzed for the subject larger parcel have sale dates ranging from May 2021 to 
January 2022. The comparables selected are all agricultural properties with similar 
highest and best use characteristics.  The comparable sales selected and analyzed by Mr. 
String are considered to be good indicators of value for the subject. These sales reflect a 
range from $3,515 to $6,495 per acre. 

Mr. String has elected to apply a qualitative adjustment process to the comparable sales 
for comparable factors such as condition of sale, financing, motivation, market 
conditions, location, access, size, upland percentage, density and improvements. Overall, 
the entire process of contrasting the sales to the subject property seems reasonable. The 
appraiser utilized sound logic and reasoning in contrasting the comparable sales to the 
subject property and, overall, the analyses and qualitative adjustment process is well 
supported and adequately discussed.  

In his final analysis Mr. String recognizes a more refined range of from $3,750 to $4,750 
per acre. Mr. String concludes at a value of $4,500 per acre recognizing strong value 
growth in the first quarter of 2022. This equates to a final indication of $4,500 per acre 
times 3,655 acres; or $16,447,500 which is further rounded to $16,450,000. 

The following sales were utilized by Mr. String in the valuation of the subject Larger 
Parcel after the proposed Conservation Easement. 
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Sale # Subject Rem. Sale 1 Rem. Sale 2 Rem. Sale 3 Rem. Sale 4 
County Okeechobee Osceola DeSoto Okeechobee Manatee 
Sale Date N/A 7/20 9/19 3/18 12/21 
Price/Ac N/A $938 $1,450* $2,055 $3,405 
Size/Ac 3,655 1,920.00 3,716.25* 2,604.00 1,248.33 
Overall 
Rating 

N/A Significantly 
Inferior 

Inferior Slightly 
Inferior 

Slightly 
Superior 

*There are slight variations in acreage for the commonly utilized sale as the appraisers had slightly
different acreage figures from their separate confirmations. The difference is nominal and does not impact
final value conclusions.

Mr. String analyzed the five tabulated sales above for the purpose of estimating the value 
of the subject after placing the Conservation Easement on the property. The comparables 
are located in Osceola, DeSoto, Okeechobee and Manatee Counties in Florida. 

The sales analyzed for the subject parcel have sale dates ranging from March 2018 to 
December 2021. The sales selected are all agricultural properties with similar highest and 
best use characteristics and are similarly encumbered by perpetual conservation 
easements. The comparable sales selected and analyzed by Mr. String are considered to 
be good indicators of value for the subject. These sales reflect a range from $938 to 
$3,405 per acre. 

Mr. String has elected to apply a qualitative adjustment process to the comparable sales 
for comparable factors such as conditions of sale, financing, date of sale, motivation, 
location, access, size, upland percentage, improvements and impact of Conservation 
Easement. Overall, the entire process of contrasting the sales to the subject property 
seems reasonable. The appraiser utilized sound logic and reasoning in contrasting the 
comparable sales to the subject property and, overall, the analyses and qualitative 
adjustment process is well supported and adequately discussed. 

In this analysis Mr. String recognizes a more refined range of from around $2,250 to 
$3,250 per acre as reflected by the tabulated sales. He reconciles at a value indication of 
$2,400 per gross acre recognizing more reason to believe it’s near the lower end of the 
range than the higher end of the range due to sale 3 ($2,055/Ac) being located in the same 
rural county as the subject and sale 4 (3,405/Ac) being located in a more densely 
developed coastal county. Mr. String concludes at a value of $2,400 per acre times 3,655 
acres; or $8,772,000 which is further rounded to $8,750,000. 

Mr. String’s value estimate for the conservation easement is the difference between the 
value of the property before, minus the value of the property as encumbered. This 
summary follows: 

Total Value Before $16,450,000 
Total Value After $  8,750,000 
Value of Easement $  7,700,000 
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Conclusions 

Overall, the reviewer found the reports to be reasonably well supported and reasonable 
leading the reader to similar conclusions. The reports reflected a reasonable range of 
conclusions to value offering a variance of only 4.55%. The appraisers arrived at a 
reasonable and supported conclusion regarding the highest and best use of the subject 
Larger Parcel. Furthermore, the appraisers have contrasted the subject to sales of a 
similar highest and best use that are all subject to similar market conditions. As such, the 
report is considered acceptable and approvable as amended. 

The client of the appraisal and this review is the Bureau of Appraisal, Division of State 
Lands of the Florida Department of Environmental Protection (FDEP). 

The intended users of these appraisal reports are The State of Florida, Bureau of 
Appraisal, Division of State Lands of the Florida Department of Environmental 
Protection, the Board of Trustees of the Internal Improvement Trust Fund of the State of 
Florida and The United States Air Force. 

The purpose of the appraisal was to estimate the market value of the subject property 
Larger Parcel. The intended use of the appraisals was to serve as an aid for potential 
acquisition by the State of Florida. 

The reviewer has completed a field and technical review of the above referenced 
appraisals.  The Purpose of the Review is to form an opinion as to the completeness and 
appropriateness of the methodology and techniques utilized to form an opinion as to the 
value of the subject property. 

The Scope of the Review involved a field review of the appraisal reports prepared on the 
subject property. The reviewer therefore inspected the subject of this appraisal. The 
reviewer has not researched the marketplace to confirm reported data or to reveal data 
which may have been more appropriate to include in the appraisal report. As part of the 
review assignment the reviewer has asked the appraisers to address issues deemed 
relevant to the assignment.  I have also analyzed the reports for conformity with and 
adherence to the Uniform Standards of Professional Appraisal Practice (USPAP) as 
promulgated by the Appraisal Foundation and that of the Appraisal Institute as well as the 
Supplemental Appraisal Standards for the Board of Trustees, Division of State Lands, 
Bureau of Appraisal, Florida Department of Environmental Protection, March 2, 2016 
and the Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA or Yellow 
Book.) 

Acceptance of Appraisals 

The appraisal reports referenced herein are considered acceptable and approvable by the 
signed reviewer subject to the attached certification.   
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Aerial Map 
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Certification 
 
I certify that, to the best of my knowledge and belief: 
 
1. The facts and data reported by the review appraiser and used in the review process are true and 

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

and limiting conditions stated in this review report, and are my personal, unbiased professional 
analyses, opinions and conclusions. 

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

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

4. I have no bias with respect to the property that is the subject of the work under review or to the 
parties involved with this assignment. My engagement in this assignment was not contingent upon 
developing or reporting predetermined results. 

 
5. My compensation for completing this assignment is not contingent upon the development or 

reporting of predetermined assignment results or assignment results that favors the cause of the 
client, the attainment of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal review.  

 
6. The appraisal reviewed is in substantial compliance with Uniform Appraisal Standards for Federal 

Land Acquisitions (UASFLA), the Uniform Standards of Professional Appraisal Practice 
(USPAP) and the Supplemental Appraisal Standards for the Board of Trustees, Division of State 
Lands, Bureau of Appraisal, Florida Department of Environmental Protection, March 2, 2016. 
 

7. My analyses, opinion, and conclusions are developed and this review report was prepared in 
conformity with the Code of Professional Ethics and Standards of Professional Practice of the 
Appraisal Institute and with the Supplemental Standards for the Board of Trustees Division of 
State Lands, Bureau of Appraisal, Florida Department of Environmental Protection, March 2016. 
 

8. My analysis, opinions, and conclusions were developed and this review report was prepared in 
conformity with the Uniform Standards of Professional Appraisal Practice, and complies with 
those areas of the Uniform Appraisal Standards for Federal Land Acquisitions that might require 
invocation of USPAP’s Jurisdictional Rule. 
 

9. The appraisals reviewed are in substantial compliance with USPAP, SASBOT, as well as Rule 18-
1.006, Florida Administrative Code (FAC). 

 
10. No one provided significant professional assistance to the person signing this review report. 
 
11. As of the date of this report, Thomas G. Richards, MAI has completed the requirements of the 

continuing education program for designated members of the Appraisal Institute. 
 

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

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

 

 
________________________    May 31, 2022 
Thomas G. Richards, MAI    Date 
St. Cert. Gen. Appraiser RZ 574 

ATTACHMENT 8 
PAGE 42



Global Power for America 

DEPARTMENT OF THE AIR FORCE 
598TH RANGE SQUADRON  

AVON PARK AIR FORCE RANGE, FLORIDA AND MACDILL AIR FORCE BASE, FLORIDA, 

26 July 2022 

MEMORANDUM FOR  CALLIE DEHAVEN, Director of Division of State Lands 
     Department of Environmental Protection 
     3900 Commonwealth Blvd., Mail Station 140 
     Tallahassee, FL   

FROM:  CHARLES E. MACLAUGHLIN, Range Operations Officer 
   29 South Blvd 
   Avon Park Air Force Range, FL  33825-9381 

SUBJECT:  Abington Preserve Florida Forever Project 

1. I am writing to express the strong support of Avon Park Air Force Range (APAFR) for the
Abington Preserve Conservation Easement Project which is part of the Kissimmee-St. Johns
River Connector Florida Forever Project. APAFR (the Range) is a premier air/ground training
complex used extensively by all branches of the military and other federal and state agencies.  It
is the largest United States Air Force training range on the East Coast.  Combat units from across
the US report a quality of training that they cannot get at any other range.  To maintain this level
of training and protect the public, it is essential to support compatible land uses bordering the
Range.

2. The proposed Abington Preserve conservation easement is located within the Range's military
mission footprint and the Avon Park Air Force Range Sentinel Landscape. It is also within a top
priority area for the Florida Wildlife Corridor. This project is a perfect, "Win-Win" opportunity
to working with a willing seller to preserve compatible land uses and protect imperiled wildlife
habitat in a landscape where the military operates, tests, and trains.

3. Specifically, the Abington Preserve project is located under the low-altitude, Marion Military
Operating Area (MOA) protecting important helicopter refueling and fighter aircraft
maneuvering areas. Protection of Abington Preserve, will significantly diminish the
encroachment threat, helping to ensure the most realistic training possible for the Air Force,
Navy, Marines, Army, National Guard, Coast Guard, and other federal and state agencies that
utilize the Range.  As such, the Range strongly supports the Abington Preserve Florida Forever
project.

CHARLES E. MACLAUGHLIN, GS-12, USAF 
Range Operations Officer 
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Northwest Florida Office 

1294 Avondale Way | Tallahassee, Florida 32317-8451 | tel 850.528.5261 

www.defenders.org 

National Headquarters | 1130 17th Street, N.W.  | Washington, D.C. 20036-4604 | tel 202.682.9400 | fax 202.682.1331| www.defenders.org 

Southeast Office | 1 Rankin Avenue, 2nd Floor | Asheville, N.C. 28801| tel 828.412.0980 

July 22, 2022 

Callie DeHaven, Director 

Division of State Lands 

Florida Department of Environmental Protection 

3900 Commonwealth Blvd., MS 140 

Tallahassee, FL 32399 

RE: Defenders of Wildlife’s Letter of Support for the Abington Preserve Conservation Easement Proposal, Kissimmee-St. 

Johns River Connector Florida Forever Project 

Dear Director DeHaven: 

On behalf of Defenders of Wildlife (Defenders), we are pleased to support the Abington Preserve Conservation Easement 

Proposal which is part of the Kissimmee-St. Johns River Connector Florida Forever Project. Founded in 1947, Defenders is a 

national non-profit conservation organization focused solely on wildlife and habitat conservation and the safeguarding of 

biodiversity. Defenders has more than 124,000 members and supporters in Florida. 

Defenders supports the less-than-fee simple acquisition of this 3,634-acre easement critical to the recovery of the endangered 

Florida grasshopper sparrow. Acquisition of this tract would also protect the habitat of the sandhill crane, mottled duck, wood 

stork, crested caracara, and other imperiled wildlife species. This tract is within a strategic habitat conservation area, a Florida 

Wildlife Corridor Priority 1 Area, and the Northern Everglades Headwaters National Wildlife Refuge Conservation 

Partnership Area. Abington Preserve fills a gap between two managed conservation lands as it is bordered on the west and 

south by Kissimmee Prairie State Preserve and the Tiger Cattle Company Ranch Conservation Easement to the north. The 

proposed conservation easement is within the Avon Park Air Force Range Sentinel Landscape and would prevent conversion 

of the property to uses not compatible with military operations the of Avon Park Air Force Range. Lastly it buffers Kissimmee 

Prairie State Preserve which is Florida’s first Dark Sky Park as recognized by the International Dark Sky Association. 

Thank you for the opportunity to support this important project protecting Florida’s biodiversity and the mission of Avon 

Park Air Force Range. 

Sincerely, 

Kent L. Wimmer, AICP 

Senior Northwest Florida Representative 

kwimmer@defenders.org 
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2606 Fairfield Ave. South 
St. Petersburg, FL 33712 
July 19, 2022 

Callie DeHaven, Director 
Division of State Lands 
Florida Department of Environmental Protection 
3900 Commonwealth Blvd., MS 140 
Tallahassee, FL 32399 

Dear Director DeHaven, 

The Florida Wildlife Corridor Foundation (Foundation) supports the acquisition of a conservation easement 
(CE) on the 3,634 acre Abington Preserve parcel which is part of the Kissimmee St. Johns River Connector 
Florida Forever project.   

Protection of the Abington parcel would add significant acreage and important habitat to a block of existing 
public conservation lands made up of Avon Park Air Force Range, Lake Wales Ridge State Forest and the 
Kissimmee Prairie State Park Preserve.  This conservation block represents a rich and important ecosystem 
hub and is one of the few dark sky areas of the state.   Maintaining dark sky conditions where possible has 
important ecological implications for ecosystem health.      

This property contains approximately 2,100 acres of imperiled dry prairie that support a significant number 
of critically endangered Florida Grasshopper Sparrows (FGSP).  It also contains numerous wet prairies and 
freshwater marshes.  The Foundation recognizes that an in-perpetuity CE on this property would provide 
benefits to many other listed species in addition to the FGSP such as the Wood Stork, Crested Caracara, 
Bachman’s Sparrow and Gopher Tortoise.  It would also provide significant ecosystem services to the 
people of Florida for future generations.  This working landscape will continue to support rural agricultural 
practices compatible with ecosystem functions essential for resilient and sustainable wildlife populations.  
The Foundation recognizes the value of this parcel as part of a Sentinel Landscape designation where 
maintaining dark sky conditions are vital to Air Force Range training operations and military readiness.  

This project helps to advance the goals set forth in the Florida Wildlife Corridor Act, which seeks to 
maintain access for wildlife to habitats for migration and genetic exchange, prevent habitat fragmentation, 
protect headwaters of important watersheds, protect ecological connectivity, promote flood/sea-level rise 
resiliency and ecosystem functions, protecting groundwater recharge for drinking water and estuary health. 
For this reason we support the acquisition of a CE on the Abington Preserve parcel.    

With Gratitude, 

Jason Lauritsen 
Chief Conservation Officer 
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