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FLORIDA DEPARTMENT OF 

Environmental Protection 
Marjory Stoneman Douglas Building 

3900 Commonwealth Boulevard 

Tallahassee, FL 32399 

Ron DeSantis 
Governor 

Jeanette Nuñez 

Lt. Governor 

Noah Valenstein 

Secretary 

MEMORANDUM 

TO: Marjorie Karter  

Bureau of Real Estate Services 

FROM: Julie Story, Senior Appraiser 

Bureau of Appraisal 

SUBJECT: GCLI – Evergreen Timberco FL LLC 

(Formerly RMS Timberlands) 

Santa Rosa County, BA File No. 20-8184 

DATE: May 7, 2021 

Per your request, I have reviewed the map review memo prepared by the Bureau of Survey and 

Mapping.   

The purpose of this review is to determine the effect, if any, on the appraised value previously 

approved for the subject partial acquisition.  The approved value was established at $6,540,000 

by the appraisal report prepared by Scott Brodbeck with a date of value of April 30, 2020. 

The information at the time of the appraisal indicated the property size of 2,122 acres.  The value 

conclusion was $6,540,000.  Per current information from the Bureau of Survey and Mapping 

the acreage decreased 7.034 acres. This change would result in the approved value decreasing to 

$6,520,000 (rounded). 

There were no other known changes either legal or physical in nature or any other deviation from 

the original description of the subject property to warrant an adjustment to the value as originally 

presented.   

The total cost of appraisal services was $13,100.00. 

The approved amount for the GCLI – Evergreen Timberco FL LLC (parcels is $6,520,000 

(rounded). 
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APPRAISAL REVIEW 

FLORIDA FOREVER PROJECT: 
COASTAL HEADWATERS LONGLEAF 

FOREST LEGACY PROGRAM: 
GULF COAST LONGLEAF INITIATIVE REDESIGN 

PARCEL: 
RMS TIMBERLANDS LLC  

SANTA ROSA, FLORIDA 

BUREAU OF APPRAISAL FILE 20-8184 

Prepared by 
Thomas G. Richards, MAI 

Richards Appraisal Service, Inc. 
Appraisal Review Memorandum 
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To: Julie Story, Sr. Appraiser 
Florida Department of Environmental Protection 
Bureau of Appraisal 

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

Date: August 12, 2020 

Project Information: 
BA File Name  FFS Legacy GCLI ReDesign Fee 

 BA File Number  20-8184
Florida Forever Project Name  Coastal Headwaters Longleaf 
Forest Legacy Program Name Gulf Coast Longleaf Initiative Redesign 
Parcel Name RMS Timberlands LLC 

 Location Santa Rosa County, Florida 
Effective Date of Appraisal  April 30, 2020 
Client of Review FDEP and FFS 
Intended Users of Review FDEP Bureau of Appraisal, the Board of 

Trustees of the Internal Improvement Trust 
Fund, USDA Forest Service, FFS and The 
Conservation Fund 

Intended Use of Review Compliance with UASFLA, USPAP & 
SASBOT 

Summary of Review 

Pursuant to your request, I have reviewed the appraisal report on the Gulf Coastal 
Longleaf Initiative property located in Santa Rosa County, Florida.  The appraisal report 
was prepared by Mr. Scott T. Brodbeck, MAI of Legacy Appraisal Services, LLC. 

I have determined after review of the report and some changes to the appraisal that the 
report is acceptable as submitted.  The report is dated August 4, 2020. The appraisal has a 
valuation date of April 30, 2020. The value indication for the subject property reflected 
by the appraiser was: 

Scott T. Brodbeck, MAI $6,540,000 

In the reviewer’s opinion the appraisal report was 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 report was well documented, and reflected a reasonable value indication for the 
subject restrictive easement.  The appraiser submitting the appraisal considers the report 
to be a complete appraisal report according to USPAP. The appraisal is considered 
sufficient to satisfy the requirements of Standard 2 of USPAP as it is applied to this type 
of report. The appraisal is also in substantial conformance with the Supplemental 
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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 Regulation Bureau 
of Appraisal and the Florida Forest Service. The intended users of this appraisal are 
FDEP Bureau of Appraisal, the Board of Trustees of the Internal Improvement Trust 
Fund, USDA Forest Service, Florida Forest Service and The Conservation Fund. The 
appraiser and reviewer have both appraised, and/or reviewed in the case of the reviewer, 
numerous agricultural properties throughout the State of Florida including those utilized 
for silviculture and recreation. Both 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 appraiser to identify the Larger Parcel. In 
this case the subject acquisition parcel is the entire 2,122 acre contiguously owned parcel. 
While there were several other identified properties located in this region of Florida 
under common ownership they are not contiguous to this 2,122 acre tract. Therefore, the 
Larger Parcel in this case is identified as the contiguous commonly owned 2,122 acre 
tract. 

This larger parcel determination for the acquisition parcel 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 2,122 acre parcel in this case meets the tests of Larger Parcel 
and the reviewer is in agreement with this determination. 

The appraiser and the reviewer are in agreement that the highest and best use for the 
subject parcel is continuation of its current use of silviculture and recreation. More details 
regarding the highest and best use is included in a later section of this review report. 

The valuation problem consists of estimating the value of the fee simple interest in the 
subject property. In order to value the subject property, the appraiser has applied the 
traditional appraisal methods and has arrived at a supportable opinion of Market Value.   

Statement of Ownership and Property History 

The subject is currently vested to: 

RMS Timberlands, LLC 

The subject property was acquired by the current ownership from International Paper 
Company on November 3, 2006. This acquisition was part of a larger acquisition 
involving approximately 2.6 million acres in eight states stretching from Texas to North 
Carolina. The average price per acre overall was approximately $1,220 per acre. 
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Property Description 

This appraisal assignment encompasses a fee simple acquisition on a 2,122 acre 
agricultural “Larger Parcel” located in Santa Rosa County. This location is approximately 
10 miles north of Milton, Florida. The property is accessed by extensive frontage along 
Christmas Tree and Springhill Road which are both asphalt paved county maintained 
public roads. There is additional frontage along Paul Barnes Road which is a county-
maintained shell road. The property is dedicated to an ongoing silviculture operation with 
the majority of the parcel being in Pine Plantation. 

According to mapping provided by the client the subject and larger parcel contains 
approximately 2,096 acres of uplands (99%) and approximately 26 acres of wetlands 
(1%). Otherwise the tract contains a mosaic of multiple variety pine plantation along with 
intermittent wetland sloughs and forested wetlands. As an operating timber plantation 
there are sections of the tract that are in various stages of production. The property is 
operated as a silviculture and recreational property. 

The site is improved with typical agriculturally related improvements such as fencing, 
cross-fencing, gates, ditches, culverts, trails/roads, Etc. These types of improvements are 
typical for an agricultural/timber property of this size and overall are considered 
insignificant to the value of this acreage parcel. 

For the purpose of this valuation a professional forester was contracted to prepare a 
current cruise of timber volumes on the property. These volumes were converted to value 
contribution by the appraiser using local pricing from reputable third-party timber 
consultants operating regularly in the subject marketplace. A value contribution of the 
existing timber was completed using sound logic and the resultant conclusions regarding 
the timber contribution per acre was considered both reasonable and credible.  

The surrounding area is typically comprised of similar sparsely improved agricultural 
tracts with a predominance of timber plantations. Homes in the region are limited and 
typically associated with farms or other agricultural uses.  

The subject is generally level at road grade at the various access points and enjoys gently 
rolling topography. The property does not appear to be in a flood zone. Easements on the 
tract include a small ingress and egress easement in the northwest quadrant of the tract 
which the appraiser opined is typical for this type of tract in the region and does not 
impact value. There are a couple of “pulpwood” and “Log” agreements associated with 
the subject which the owner’s representative stated would either be released at closing, or 
that have already expired. As such, they do not impact value.  

The title work identifies that all Oil, Gas and Mineral (OGM) rights including surface 
rights for exploration, storing and extraction have been reserved by the prior owner of the 
subject property, the International Paper Company. The reservations of these rights both 
surface and subsurface are very comprehensive and explicit and are guided by a surface 
use agreement which compensates the landowner for any loss of use for timber growing 
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purposes. Any pits or excavations made by the mineral owner would have to be restored. 
These outstanding rights have historically not posed a threat to or impacted the property 
for an ongoing timber operation as the use agreement tends to allow ample compensation. 
However, these reservations are extensive and could likely impact future uses of the 
property for development or conservation and should be thoroughly vetted.  

Electric and telephone services are readily available to the area however potable water or 
sewage disposal are handled by on-site well and septic systems.  

The subject has a zoning and land use designation of Agricultural (AG-2) by Santa Rosa 
County. This designation is intended to provide suitable areas for agriculture and 
silviculture activities. The zoning and land use density permitted by Santa Rosa County is 
one dwelling unit per fifteen acres of land area.  

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. 

The appraiser has concluded that the highest and best use for the subject is continuation 
of its current use of silviculture and recreation. 

The appraiser recognizes the limited near-term residential development potential of the 
property. Overall, the highest and best use conclusion of the appraiser is considered 
reasonable. He has made a convincing argument and has provided adequate market 
evidence to support these conclusions. The appraiser has 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 report 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 report has also 
conformed to the reporting standards expected by UASFLA, FDEP and are substantially 
in conformance with the Uniform Standards of Appraisal Practice (USPAP) with the 
exception of the jurisdictional exception of not reporting exposure time which is a 
USPAP requirement but is not considered relevant in UASFLA standards.   

In the valuation of the Subject property the appraiser has 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.  
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The appraiser contrasted the subject property to a set of comparable sales within the 
subject market area. In estimating the value for the subject, the appraiser analyzed sales 
of agricultural properties offering similar locational attributes and highest and best use 
characteristics. Mr. Brodbeck analyzed four comparable sales for this purpose. 

The appraiser demonstrated a very thorough analysis of the comparable data and adapted 
a very straightforward and reasonable valuation process. Mr. Brodbeck utilized a 
qualitative adjustment process to contrast the sale properties to the subject. This method 
is widely accepted, well supported and reasonable. 

Analysis of Appraisers’ Sales 

Brodbeck Appraisal 

The following sales were utilized by Mr. Brodbeck in the valuation of the subject. 

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 
County/State Santa Rosa 

Florida 
Walton 
Florida 

Santa Rosa 
Florida 

Baldwin 
Alabama 

Baldwin 
Alabama 

Sale Date N/A 6/18 9/18 6/19 1/20
Price/Ac N/A $3,920 $3,529 $2,000 $3,000 
Timber Value $548/Ac $1,145 $472 $0 $700
Timber Adj. N/A -$597 $76 $548 -$152 
Adj. Price/Ac N/A $3,323 $3,604 $2,548 $2,848 
Size/Ac 2,122 1,607 638 1,945 4,339
Overall 
Rating 

N/A Superior Slightly 
Superior 

Slightly 
Inferior 

Slightly 
Inferior 

Mr. Brodbeck analyzed the four tabulated sales above for the purpose of estimating the 
value of the subject. The comparables are located in Walton and Santa Rosa Counties in 
Florida and Baldwin County in Alabama. 

The sales analyzed for the subject parcel have sale dates ranging from June 2018 to 
January 2020. The sales are all timber tracts located in the panhandle of Florida area 
expanding into southern Alabama. The sales are considered to have similar highest and 
best use characteristics as the subject as continued silviculture with no near-term 
development potential.  

The current timber volumes for the subject property were estimated by a professional 
forester contracted by the review appraiser. The appraiser utilized this volume data to 
value the existing timber on the subject property based upon current timber pricing 
derived from various timber resources and consultants in the region. The timber value for 
the subject property was estimated at $548 per acre. The timber allocation was given for 
each comparable and the sale price per acre is adjusted to reflect an adjusted price per 
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acre. After adjustments these indications reflect a range of from $2,548 to $3,604 per 
acre. 

Mr. Brodbeck has elected to apply a qualitative adjustment process to the comparable 
sales for comparable factors such as property rights conveyed, financing, sale conditions, 
market conditions, location, size, access and land type proportion. Overall, the entire 
process of contrasting the sales to the subject property seems reasonable and the logic and 
reasoning is there for all of the characteristics and the process is reasonably logical and 
support is considered to meet requirements. 

In his final analysis Mr. Brodbeck has utilized a weighting process of the comparable 
sales recognizing 2 and 3 as being more “heavily relied on” and has assigned them 
stronger weight. In addition, Mr. Brodbeck performed a ranking analysis whereby he 
bracketed the indications by their respective qualitative comparability recognizing a more 
refined range of from $2,848 per acre from slightly inferior rated sale 4 and $3,604 per 
acre from superior rated sale 2. After analyzing the various factors of comparison in the 
comparable sales Mr. Brodbeck concludes at a unit value of $3,082 per acre of raw land 
value which is basically the result of the weighted analysis and supported by the ranking 
analysis. The final conclusion for the underlying land component reached by Mr. 
Brodbeck equates to $3,082 per acre multiplied by 2,122 acres which equates to 
$6,540,000 which is not further rounded. 

Conclusions 

Overall, the reviewer found the report to be reasonably supported and credible leading the 
reader to similar conclusions. The appraiser arrived at a reasonable and supported 
conclusion regarding the highest and best use of the subject both before and after 
implementation of the restrictive easement and has contrasted the subject to sales subject 
to similar market conditions under both circumstances. As such, the report is considered 
acceptable and approvable as amended. 

The client of the appraisals and this review is the Bureau of Appraisal, Division of State 
Lands and the Florida Forest Service. 

The Intended Users of the appraisal and this review is the FDEP Bureau of Appraisal, 
the Board of Trustees of the Internal Improvement Fund, USDA Forest Service, the 
Florida Forest Service and the Conservation Fund. 

The purpose of the appraisals was to estimate the fee simple market value of the subject 
property subject to those exceptions identified in the title policy. The intended use of the 
appraisal was to serve as a basis for potential acquisition of the subject property by the 
Department of Agriculture and Consumer Services/Florida Forest Service (DACS/FFS) 
and the USFS Forest Legacy Program. The intended users are the Department of 
Agriculture and Consumer Services/Florida Forest Service (DACS/FFS) and the USFS 
Forest Legacy Program, the Board of Trustees of the Internal Improvement Trust Fund 
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and Conservation Florida, LLC. The intended use of the review is to aid in potential 
acquisition of the subject property. 

The reviewer has completed a field and technical review of the above referenced 
appraisal.  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 report prepared on the 
subject property.  The reviewer 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 appraiser to address issues deemed relevant to the assignment. 
I have also analyzed the report 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 Appraisal 

The appraisal report referenced herein is considered acceptable and approvable by the 
signed reviewer subject to the attached certification.   
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Aerial Map-Larger Parcel 
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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 and 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. My analyses, opinion, and conclusions are developed and this review report was prepared in
conformity with the Uniform Standards of Professional Appraisal Practice.

7. The appraisal review was developed and the review report prepared in conformity with the
Uniform Appraisal Standards for Federal Land Acquisitions.

8. 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.

9. My analyses, opinion, and conclusions are 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 requires
invocation of USPAP’s Jurisdictional Exception Rule as it relates to not reporting exposure time.

10. I did personally inspect the subject property.

11. No one provided significant professional assistance to the person signing this review report.

12. 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.

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

14. I have not performed appraisal, or appraisal review services for the subject larger parcel in the last
three years.

___________________________ August 12, 2020 
Thomas G. Richards, MAI           Date 
St. Cert. Gen. Appraiser RZ 574 
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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 

August 16, 2021 

The Honorable Governor Ron DeSantis 

The Honorable Commissioner of Agriculture Nikki Fried 

The Honorable Attorney General Ashley Moody 

The Honorable Chief Financial Officer Jimmy Patronis 

Via: keith.rowell@fdacs.gov 

RE: Defenders of Wildlife’s Letter of Support for the Evergreen Timberco-Coastal Headwaters Longleaf Forest Florida 

Forever Acquisition Project 

Dear Governor DeSantis and the Members of the Board of Trustees of the Internal Improvement Trust Fund: 

On behalf of Defenders of Wildlife (Defenders), we are pleased to support the acquisition of the eastern tract of the 

Evergreen Timberco as part of Coastal Headwaters Longleaf Forest 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 acquisition of this 2,115-acre tract which will contribute to the protection and management of Blackwater 

River State Forest. 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. Acquisition will provide additional public access to the Blackwater River 

State Forest and enhance outdoor recreational opportunities. It will make it less expensive to conduct land stewardship 

activities such as prescribed burning as this tract fills a gap in adjacent state forest lands.  

This project furthers the goals of the Northwest Florida Sentinel Landscape as it prevents conversion of a working forest to 

land uses that may be incompatible with the military mission of Naval Air Station Whiting Field. The goal of the Northwest 

Florida Sentinel Landscape is to create innovative partnerships for collaboration and coordination among private landowners, 

conservationists, military installations and government agencies. Defenders is the principal non-profit organization working 

with the U.S. Air Force and Eglin AFB to nominate and develop support for federal designation of the Florida panhandle as 

the Northwest Florida Sentinel Landscape.  

Acquisition of the Evergreen Timberco tract conserves biodiversity, protects military missions, provides recreation 

opportunities, maintains clean water and furthers land management efficiency. Thank you for the opportunity to comment on 

this important conservation proposal.  

Sincerely, 

Kent L. Wimmer, AICP 

Senior Representative, Northwest Florida 

kwimmer@defenders.org 
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