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DATE:   July 15, 2022 

 

TO: Frances Alford, Senior Appraiser 

 Bureau of Appraisal 

 

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

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  St. Joe Timberland - George J. Mahr 

    B/A File #22-8413 

   Franklin County, Florida 

 

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

referenced above. There were two appraisals prepared of the property. The first was prepared by 

Steve Griffith, MAI, SRA and has a date of value of June 2, 2022.  The date of Mr. Griffith’s 

report is July 14, 2022. The second report was prepared by William Carlton, III, MAI, SRA and 

also has a date of value of June 2, 2022. Mr. Carlton’s appraisal is dated July 8, 2022. 

 

GENERAL INFORMATION AND SCOPE OF REVIEW 

 

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

the appraisals 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 opinions of the value of the property. The appraisal reports were reviewed to 

determine their completeness, accuracy, adequacy, relevance and reasonableness. Where 

necessary, revisions were requested for clarification/correction in the appraisals, and this review 

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

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

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

been appraising real estate in this area for over 35 years. By way of signing this review 

memorandum, I am concurring with the analysis and conclusions in the appraisals.  The appraisals 

were reviewed to determine their compliance with the Supplemental Appraisal Standards for 

Board of Trustees, revised March 2016, and the Uniform Standards of Professional Appraisal 

Practice (December 31, 2022).  After revisions, the appraisals comply with minimum appraisal 

standards as stated in both publications. By way of signing this review memorandum, the 

appraisals are complete and I have formed the opinion that the appraisals are well supported.  
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of the Public Records of Franklin County, Florida.  The consideration shown was $100.00 for 

each deed.  The subject is currently listed for sale with an asking price of $1,649,000 or $4,457 

per acre but is not known to be under contract. 

 

 

For our use, market value may be defined as: 

 

"The most probable price which a property will sell in a competitive and open market, 

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from 

seller to buyer under conditions whereby:"1 

 

1. Buyer and seller are typically motivated. 

 

2. Both parties are well informed or well advised and acting in what they consider 

their own best interests. 

 

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

 

4. Payment is made in terms of cash in U. S. dollars or in terms of financial 

arrangements comparable thereto; and 

 

5. The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 

with the sale. 

 

This definition is synonymous with the definition used by the appraisers.   

 

NEIGHBORHOOD DESCRIPTION 

 

The neighborhood is considered to be southern Franklin County. The subject is located in 

southern Franklin County, approximately 10 miles north of Eastpoint and approximately 17 

miles northeast of Apalachicola, the County Seat of Franklin County.  

 

Land uses in the neighborhood are primarily recreational and agricultural in nature. Much of 

southern Franklin County consists of timber/agricultural land. The Gramercy Plantation 

Subdivision is a small subdivision of upper price homes located near the intersection of U.S. 

Highway 98 and State Road 65. Also, there are some modest to medium priced residences in an 

unrecorded area located along the west side of State Road 65 between US Highway 98 and the 

subject property. 

 

 
 

     1Supplemental Appraisal Standards for Board of Trustees=  
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Lands to the west, north and east of Whiskey George Creek make up Tate’s Hell State Forest, 

which consists of over 212,000 acres.  Many species of wildlife make their home in the forest, 

including the bald eagle, Florida black bear, gopher tortoise and red-cockaded woodpecker. Rare 

plant species also predominate in the area. 

 

The appraisers have provided good descriptions of the neighborhood in their appraisals, with 

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

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

the subject tract will change in the future.  I agree with this conclusion based on my observations 

of the area over the last 35 years. 

 

SITE DESCRIPTION 

 

The site contains 376 acres, which consists of 200 acres of slash pines and 169 acres of 

swamp/wetlands. The remaining 7 acres consists of interior roads and 9 cleared building sites 

which the owner has improved over the years. The property is improved with a culvert system and 

a packed lime rock road that meanders from the gate on State Road 65, north towards the northern 

property line. The road is approximately 20 foot wide and is grassed over.  

 

The entire property is 100% within the 100-year Floodplain.  According to maps provided by 

DEP, approximately 267 acres (71%) of the subject appears to be classified as wetlands, while the 

remaining 109 acres is uplands. The entire eastern boundary meanders along Whiskey George 

Creek for approximately 8,000 feet. The Creek frontage along the subject is navigable in a small 

boat. Frontage along the northern right-of-way of State Road 65 is approximately 815 feet. 

Elevations on the property range from just above sea level at 0.0023 feet to 8 feet above mean sea 

level.   

 

Although planted pines will not grow in most wetland, the subject property has been altered and 

has wetland areas that support pine tree production because of ditching and drainage in years past. 

 

Public utilities include electricity to the property. There is no public water or sewer to the property. 

Water supply is by well and sewage disposal is by septic tank.  There are no on-site utilities on 

the property.  

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

 

FUTURE LAND USE/ZONING 

 

The future land use designation on the property is Agricultural and the zoning designation is 

Agricultural-2. Allowable uses include forestry operations, bee keeping, single family residential 

use to a maximum density of one unit per 40 acres and a few others.  For building purposes, 

maximum height is 35 feet and maximum impervious lot coverage is 10%. 
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EASEMENTS, RESERVATIONS AND RESTRICTIONS 

 

According to Title Commitment #1251284 issued by Old Republic Title Insurance Company 

date March 28, 2022, there are no easements or reservations found on the property.  

 

 

ASSESSMENT INFORMATION  

 

The subject property is assessed as three different parcels. The parcel numbers are: 

  

         Tax ID#                    Acres Assessed 

30-07S-06W-0000-0020-0000              225 

19-07S-06W-0000-0020-0000              125 

25-07S-07W-0000-0020-0000               38        

         * 388 Acres 

 
Market Value Assessment     Taxable Value      2021 Real Estate Taxes 

 

     $882,500                          $24,081                  $284.15 

 

*This is the total acreage estimated by the Franklin County Property Appraiser and differs from 

the acreage provided by the Department of Environmental Protection. 

 

On the following pages are several maps depicting the subject tract. The maps were taken from 

both the Griffith and Carlton appraisals. Following the maps are several photographs of the tract.  

These were taken from the Carlton appraisal.   
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HIGHEST AND BEST USE-BEFORE 

 

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

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

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

productive. 

 

Mr. Griffith stated that sufficient demand does not exist to develop the subject with a more 

intensive use other than a rural residential use.  Therefore, the maximally productive use, or the 

highest and best use is considered to be rural residential/recreation or timber production.  

.   

Mr. Carlton formed a similar conclusion. Taking into consideration the region, the neighborhood, 

population trends, traffic patterns, surrounding land uses, and the unique site conditions of the 

property, he felt the highest and best use at this time is land-based recreation (hunting), water- 

based recreation (fishing and boating) ancillary timber production, and possible low density 

residential development in the future (up to nine divisions of the property in 40-acre plus tracts). 

 

The appraisers recognized the current limited development potential of the tract.  They concluded 

that the tract is suitable for continued use as a timber tract and recreational tract at the present time.  

Based on my familiarity with the area and current trends, as well as the somewhat limiting 

characteristics of the property, I concur with this conclusion.  

 

VALUATION 

 

Mr. Griffith analyzed four sales which occurred between January 2018 and May 2020.  The sales 

ranged in price from $350,000 to $2,030,000 and ranged in size from 100 acres to 429.85 acres. 

Unit prices were from $2,753 to $4,723 per acre. Mr. Griffith considered adjustments for 

conditions of sale, expenditures after sale, financing, market conditions, location, size, highest and 

best use, wetlands, water frontage, road frontage, improvements, and timber.  He applied 

qualitative adjustments to the sales and concluded that one sale was inferior ($2,753 per acre), one 

was slightly inferior ($3,500 per acre) and two sales were superior ($3,672 and $4,723 per acre). 

Mr. Griffith concluded a value of $3,550 per acre, or $1,335,000 rounded. 

 

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

sales ranged in price from $400,000 to $1,742,400 and ranged in size from 91.11 acres to 348.50 

acres. Unit prices were from $1,212 to $5,488 per acre. The appraisers did not use any of the same 

sales. Mr. Carlton considered adjustments for property rights, financing, sales conditions, access, 

location, size, utilities, future land use, floodplain, wetlands, water frontage, topography, soils, 

timber, improvements, developability and highest and best use. Mr. Carlton concluded that two of 

the sales were inferior ($1,212 and $3,009 per acre) and two were superior ($5,000 and $5,488 per 

acre).  Mr. Carlton stated that even though sale 3 was inferior, it was the most similar to the 

subject.  He concluded a value of $3,450 per acre, or $1,297,000.   
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The scope of the review involves developing an opinion to address the five specific qualities in the 

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

reasonableness. 

 

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

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

Appraisal.  Both appraisals are self-contained appraisal reports and include all supporting 

documentation in support of the value conclusions reached by the appraisers. 

 

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

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

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

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

appropriate and correctly applied.  There were no mathematical errors noted in the 

appraisals. 

 

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

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

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

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

report is adequate and meets minimum requirements. 

 

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

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

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

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

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

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

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

were not considered relevant to the valuation of vacant land.   

 

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

considered reasonable and adequately supported overall. 

 

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

supported, appropriately analyzed and adequately performed in accordance with generally 

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

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

 

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

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

Standards of Professional Appraisal Practice (December 2022). 

 

THE REVIEWER APPROVES THE APPRAISAL REPORTS 
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CERTIFICATION 

 

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

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

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

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

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

personal interest with respect to the parties involved.  

• I have previously reviewed appraisal reports regarding the property that is the subject of the work under 

review within the three-year period immediately preceding acceptance of this assignment. 

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

involved with this assignment.  

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

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

conclusions in this review or from its use.  

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

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

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

appraisal review.  

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

with the Uniform Standards of Professional Appraisal Practice. 

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

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

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

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

Appraisal Institute. 

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

authorized representatives.  

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

the Appraisal Institute. 

      July 15, 2022 

  

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

State Certified General 

Real Estate Appraiser RZ 459 
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August 12, 2022 

 

 

Diane McKinzie, Division of State Lands 

Florida Department of Environmental Protection 

3900 Commonwealth Blvd., M.S. 144 

Tallahassee, Florida 32399-3000 

Via: diane.mckenzie@floridadep.gov 

 

RE:  Northwest Florida Sentinel Landscape’s Letter of Support Acquisition of the Whiskey George Creek 

Timbers Tract, Proposed Addition to the St. Joe Timberland Florida Forever Project 

 

Dear Ms. McKenzie, 

 

On behalf of the partners of the Northwest Florida Sentinel Landscape (NWFSL), we are pleased to support 

the acquisition of the Whiskey George Creek Timbers tract as part of the St. Joe Timberland Florida Forever 

Project. 

 

Northwest Florida was designated as a Sentinel Landscape by the U.S. departments of Defense, Agriculture 

and Interior in February 2022. The NWFSL supports the collaborative efforts of our four dozen federal, state 

and regional agencies, coalitions, and NGO partners to employ public and private resources for military 

mission assurance, restoring and increasing resiliency and sustainability of habitat and water resources, 

retaining working agriculture and forest lands as compatible, resilient, and sustainable land uses; mitigating 

coastal risks, and increasing the climate resilience of military installations and the landscapes that overlap 

mission footprints. Our partners include the Florida Forest Service, Florida Department of Environmental 

Protection, Florida Fish and Wildlife Conservation Commission, U.S. Fish and Wildlife Service and the U.S. 

Air Force and Navy.  

 

Acquisition of this tract would eliminate a 370-acre inholding within Tate's Hell State Forest. The Florida 

Forest Service will effectively manage this tract and restore its forest and wetlands that protect Whiskey Creek 

which flows into East Bay and Apalachicola Bay. This tract is within the Florida Wildlife Corridor and 

contributes to conserving the habitat of the Florida black bear and other wildlife. Acquiring this tract will 

make it less expensive for the Florida Forest Service to conduct land stewardship activities such as prescribed 

burning as it shares approximately four miles of property lines with the Tate’s Hell State Forest. 

 

The restoration of this tract’s pine forests and wetlands will make this tract more resilient to climate change, 

will capture carbon from the atmosphere and will contribute to the one of largest contiguous longleaf pine 

landscapes in Northwest Florida. This tract provides additional public access to the Tate’s Hell State Forest, 

enhances outdoor recreational opportunities and helps maintain the local timber economy. Finally, acquiring 

this tract prevents its conversion to land uses that may be incompatible with low altitude military airspace 

used by the US Air Force and Navy accessing the Eastern Gulf Testing and Training Range. 

mailto:diane.mckenzie@floridadep.gov
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This acquisition project demonstrates the State of Florida’s continuing commitment to successfully 

achieving the goals of the Northwest Florida Sentinel Landscape Partnership. The Whiskey George 

Creek Timbers tract is within the Northwest Florida Sentinel Landscape and contributes to achieving 

three of our partnership’s goals: 

1. Retain working agriculture and forestry lands as compatible resilient and sustainable land 
uses that support the evolving military missions of NWFSL installations and that enhance 
wildlife habitat. 

2. Increase the resiliency and sustainability of natural systems by conserving and restoring 
habitat and water resources with an emphasis on listed species recovery, prescribed fire, 
water quality, and water quantity to better adapt to our changing climate. 

3. Identify, implement and accelerate projects that mitigate coastal risks and increase the 
climate resiliency of military installations and the landscapes that overlap mission footprints 
to protect military missions, community infrastructure and habitats. 

 

Acquisition of the Whiskey George Creek Timbers tract conserves biodiversity, protects military missions, 

provides recreation opportunities, maintains clean water and furthers land management efficiency. Thank you 

for the opportunity to support this important conservation proposal. 

 

Sincerely, 

 
Kent L. Wimmer, AICP 

Coordinator of the Northwest Florida Sentinel Landscape and 

Senior Northwest Florida Representative and Coordinator of the Northwest Florida Sentinel Landscape 

kwimmer@defenders.org 

 

 

mailto:kwimmer@defenders.org
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