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07_Appraisal_Approval_w_Review_2appraisers 
Revised: 10/16/2021 

MEMORANDUM 
 
TO: Amy Phillips, 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: July 27, 2022  
 
Project: Wolfe Creek Forest 
B/A File No.: 22-8423 
County: Santa Rosa 
 
Fee Appraisers: (1) Stephen A. Griffith, MAI, SRA Date of Value: July 1, 2022 
 (2) William E. Carlton, III, MAI, SRA Date of Value: July 1, 2022 

 
Review Appraiser: Rhonda A. Carroll, MAI, AI-GRS Date of Review: July 27, 2022 

 

Owner Land Size 
(Acres) 

Appraised 
Values Maximum Value Divergence 

Twin Creeks Timber, LLC 768 (1) $1,997,000 $1,997,000 1.97% (2) $1,958,400 
 
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 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 07.27 15:26:22 
-04'00'

Jay F. Scott Digitally signed by Jay F. Scott 
Date: 2022.07.28 08:09:40 
-04'00'

ATTACHMENT 11 
PAGE 14



 
 

DATE:   July 27, 2022 

 

TO: Julie Story, Senior Appraiser 

 Bureau of Appraisal 

 

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

Fee Review Appraiser 

Carroll Appraisal Company, Inc. 

 

SUBJECT:  Wolfe Creek Forest, Phase VI  

   Twin Creeks Timber, LLC 

   B/A File #22-8423 

   Santa Rosa 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 July 1, 2022.  The date of Mr. Griffith’s 

report is July 25, 2022. The second report was prepared by William Carlton, III, MAI, SRA and 

also has a date of value of July 1, 2022. Mr. Carlton’s appraisal is dated July 21, 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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MEMORANDUM 

Julie Story 

July 27, 2022 

Page Three (3) 

 

There have been two conveyances for the subject property within the last five years. The last 

recorded conveyance was via Quit Claim Deed recorded on December 5, 2018, from Timbervest  

Partners II Alabama to Twin Creeks Timber, LLC for a reported sale price of $100 and can be  

found recorded in O.R. Book 3788, Page 1505. This deed was recorded to clear title to the property 

and is not an arm’s length transaction. A Warranty Deed was also recorded on December 5, 2018, 

from Timbervest Partners II Alabama to Twin Creeks Timber, LLC for a recorded sale price of 

$4,237,500 and can be found recorded in O.R. Book 3788, Page 1494. This sale price is believed 

to be an arm’s length transaction at market value. Both recordings refer to the Public Records of 

Santa Rosa County, Florida. This sale has been verified as an arm’s length transaction but was not 

be used in this analysis due to its age and the size of the total tract in the original sale (2,275.35 

acres).  There have been no other sales within the last five years. The subject is not known to be 

listed for sale; however, the property was placed under option by the Trust for Public Land on June 

21, 2022, at an option price of $2,550 per acre, including land and timber.  This information was 

provided to the appraisers by Doug Hattaway, representing TPL.  

 

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.   

  

 

     1Supplemental Appraisal Standards for Board of Trustees=  
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MEMORANDUM 

Julie Story 

July 27, 2022 

Page Four (4) 

 

NEIGHBORHOOD DESCRIPTION 

 

The subject is located in northern Santa Rosa County, adjacent to the Blackwater River State 

Forest, immediately north of Whiting Field Naval Air Station. Florida State Road 87 is to the west 

and connects to Highway 4 to the north and the city of Milton to the south. Highway 90 is 

approximately eight miles south and Interstate 10 is approximately ten miles south. 

 

Neighborhood boundaries can be loosely delineated by State Road 87 on the west; the Alabama 

state line on the north; the Blackwater State Forest/Okaloosa County on the east; and the northern 

city limits of Milton/U. S. Highway 90 on the south. 

 

This area is largely rural and dominated by agricultural uses, except for the commercial areas 

within the City of Milton and N.A.S. Whiting Field.  Land uses in the neighborhood are primarily 

recreational and agricultural in nature (hunting, fishing, canoeing, and kayaking), with some rural 

residential. Much of northern Santa Rosa County consists of timber/agricultural land.  

 

The subject neighborhood is currently in a stable stage with little growth. The only growth 

experienced in the immediate area has occurred to the south along Highway 90. This growth is 

represented by small restaurants and convenience stores. Residential subdivision development in 

all of Santa Rosa County has been moderate around Milton and the coastal areas.  Electricity is 

currently available in the neighborhood. The majority of sewage disposal in the area is via private 

septic systems and water by private wells.  Some areas near Milton are serviced by public water.   

 

Transportation through the neighborhood is adequate. U.S. Highway 90 runs in an east-west 

direction south of the neighborhood. Interstate Highway 10 is also located reasonably close to the 

southern boundary of the neighborhood via State Road 87. State Road 4 runs north of the 

neighborhood in an east-west direction in the north part of the neighborhood. State Road 87 runs 

north from Milton to Brewton, Alabama. 

 

Both appraisers have provided a good description of the neighborhood in their appraisals, with 

detailed analysis of property types in the area.   

 

SITE DESCRIPTION  

 

The subject property is located in north Santa Rosa County approximately 13 miles northeast of 

Milton, the county seat and less than one mile from the tip of the northwestern runway of Whiting 

Field. The property is surrounded by state and county owned lands on three boundaries (see 

attached map). 

 

The subject parcel is made up of three contiguous tax parcels which total 768 +/- acres.  The 

subject is located in a Flood Zone “X”, an area not prone to flooding, and only has 2 acres of 

wetlands according to the maps provided by DEP. The overall topography is mostly level with 

natural drainage. The elevations vary from 155 feet to 198 feet above mean sea level. 
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MEMORANDUM 

Julie Story 

July 27, 2022 

Page Five (5) 

 

Physical access to the property is over timber roads through other ownerships, as the subject 

currently does not have legal access (see extraordinary assumption).  To access the subject 

property at its southeast corner, it is necessary to travel west approximately 2,400 feet over state 

lands from Redbird Trail. To access the property from the west, it is necessary to travel over TR 

Miller lands (in private ownership) approximately 1,200 feet east from Sonny Dozier Road to the 

northwest corner of the property.   

 

The majority of the parcel is in planted loblolly and long leaf pines ranging in age from 

approximately one year to nine years in age. As stated earlier, the property only has two acres of 

wetlands, therefore the property has a high ratio of almost 97% that can be planted in pine 

plantation.  There is network of external and internal roads that provide adequate access to the 

property and wood product mills are located within normal driving distances. 

 

Both appraisers have provided good descriptions of the site in their appraisals. I have reviewed the 

information regarding the timber value and the appraisers’ estimates appear to be reasonable and 

consistent with the data provided.  Both appraisers have recognized that the mineral rights have 

been severed and both appraisers have stated that this will be considered in their valuations, as this 

is common for the area. 

 

EXTRAORDINAY ASSUMPTION 

 

Both appraisers made an Extraordinary Assumption that legal access is available to the property. 

 

According to Title Commitment No. 1246857 from Old Republic National Title Insurance 

Company, dated March 17, 2022, Schedule B-II, there is presently no legal access to the property. 

Part of the agreement between Twin Creeks Timber LLC, the owner, and the optionee, Trust for 

Public Land, is that Twin Creeks Timber LLC will provide legal access to the property. 

 

ZONING 

 

The majority of the property, 728 acres of 768 acres, carries the zoning designation of Agricultural 

2 (AG2). Allowable uses include agricultural and silvicultural uses, detached single detached 

single family residential structures and mobile homes, public and government uses. The maximum 

permitted residential density within this category is one dwelling unit per 15 acres of land. The 

northwest 40 acres of the property carries the zoning designation of Rural Residential Agricultural 

(AG-RR). Allowable uses include agricultural and silvicultural uses, detached single detached 

single family residential structures, mobile homes, public and government uses. The maximum 

permitted residential density within this category is one dwelling unit per 1 acre of land. 
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Julie Story 

July 27, 2022                 
Page Six (6) 

 

ASSESSMENT INFORMATION (2021) 

 

Tax Identification Numbers      Acres       Market Value   Taxable Value   2021 Taxes 

14-3N-28-0000-00100-0000      80.00        $192,000        $14,400        $  166.28 

14-3N-28-0000-00301-0000      40.00        $128,000        $ 7,200         $   83.15 

23-3N-28-0000-00100-0000     636.88      $1,019,024      $114,638         $1,323.79 

 

Total            *756.88        $1,339,024      $136,238       $1,573.22 

 

*This is the total acreage estimated by the Santa Rosa County Property Appraiser and differs 

slightly from the acreage provided by the Department of Environmental Protection (768 acres). 

 

On the following pages are maps depicting the subject tract.  Following the maps are photos of 

the tract.  
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          The photos on the next five pages were taken from the Carlton appraisal. 
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MEMORANDUM 

Julie Story    

July 27, 2022     

Page Fourteen (14) 
 

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. 

 

The appraisers have noted throughout the reports that there are outstanding oil, gas and mineral 

rights which were reserved by a previous owner of the property.  These rights would affect the 

full, unhindered use of the property, however they do not significantly interfere with the property’s 

current silviculture and recreational use.   

 

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

intensive use. Therefore, the maximally productive use, or the highest and best use is considered 

to be a Recreational/Timber Production use.  

 

Mr. Carlton concluded that given the property’s location, soil conditions, topography, and access, 

the highest and best use is the existing use of timber production/recreational use with possibly a 

residence or two located on the property. 

 

Both appraisers have considered the location, uplands/wetlands and access of the tract and have 

determined that there is no widespread demand at this time for development.  Based on my 

personal inspection of the subject and its surrounding area, I concur with these conclusions.   
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MEMORANDUM 

Julie Story    

July 27, 2022     

Page Sixteen (16) 

 

Both reports conform to the Supplemental Appraisal Standards for the Board of Trustees and the 

Uniform Standards of Professional Appraisal Practice. The appraisal reports are acceptable as 

reviewed. 

 

HYPOTHEHETICAL CONDITIONS: 

 

There are no hypothetical conditions. 

 

EXTRAORDINARY ASSUMPTIONS: 

 

The appraisal and the review assume legal access.  If the terms and conditions of the access are 

revised or amended, the value could change and the appraisers and the reviewer reserve the right 

to revise the analysis and valuation based upon these changes. 
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MEMORANDUM 

Julie Story    

July 27, 2022     

Page Seventeen (17) 

 

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 Practice.  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 REPORT 
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Julie Story    

July 27, 2022     

Page Eighteen (18) 

 

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. 

 

• The appraisals reviewed are in substantial compliance with USPAP, SASBOT, as well as Rule 

18-1.006, Florida Administrative Code (FAC).  

     July 27, 2022 

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

State Certified General 

Real Estate Appraiser RZ 459 
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July 20, 2022 

 

 

Callie DeHaven, Director 

Division of State Lands 

Florida Department of Environmental Protection 

3900 Commonwealth Blvd., M.S. 140 

Tallahassee, Florida 32399-3000 

 

RE:  Defenders of Wildlife’s Letter of Support Acquisition of the Twins Creek Timber Tract, Wolfe Creek 

Forest Florida Forever Project 

 

Dear Director DeHaven,  

 

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

the acquisition of the Twin Creeks Timber Tract as part of the Wolfe Creek Forest Florida Forever Project. 

 

The Northwest Florida was designed 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, The Trust for Public Land, 

Naval Air Station Whiting Field, Santa Rosa County, The Longleaf Alliance’s Gulf Coastal Plain Ecosystem 

Partnership and private foundations. 

 

The NWFSL supports acquisition of the 768-acre Twin Creeks Timber tract as an addition to Blackwater 

River State Forest. This tract is part of a phased-landscape acquisition partnership between the Department 

of Environmental Protection’s Division of State Lands and other partners who have conserved nearly 10,000-

acres. The Florida Forest Service will effectively manage this tract restoring longleaf pine forest and the 

habitat it provides for the Florida black bear and other wildlife. This acquisition will make it less expensive to 

conduct land stewardship activities on adjacent lands such as prescribed burning as this tract shares 5.7 miles 

of its southern boundary with two disjunct tracts of the state forest forming a connection between all three 

tracts.  

 

The restoration of longleaf pine forests will make this tract more resilient to climate change, will capture 

significant amounts of 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 Blackwater 
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River State Forest, enhances outdoor recreational opportunities and helps maintain the local timber economy. 

Finally, acquiring this tract prevents conversion of working forests to land uses that may be incompatible with 

the military mission of Naval Air Station Whiting Field. 

This acquisition demonstrates the State of Florida’s continuing commitment to successfully achieving 

the goals of the NWFSL Partnership. The Twin Creeks Timber tract is within the NWFSL, and it 

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.

Thank you for the opportunity to support this important land acquisition project that supports local 

economies, conserves biodiversity, protects military missions, provides recreation opportunities, maintains 

clean water and furthers land management efficiency. 

Sincerely, 

Kent L. Wimmer, AICP 

Coordinator of the Northwest Florida Sentinel Landscape and  

Senior Northwest Florida Representative, Defenders of Wildlife 

kwimmer@defenders.org 
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