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07_Appraisal_Approval_w_Review_2Appraisers 
Revised: 1/10/2024 

MEMORANDUM

TO: Matthew Norton, BRES, DSL
FROM: Frances Alford, Senior Appraiser, Bureau of Appraisal 
APPROVED BY: Jay Scott, Chief, Bureau of Appraisal 
SUBJECT: Appraisal Approval Memorandum 
DATE: July 31, 2024 

Project: Catfish Creek - The Florida Future Farmers of America Foundation, Inc. 
BA File No.: 24-8697
County: Polk

Fee Appraisers: (1) Riley K. Jones, MAI, SRA Date of Value: June 5, 2024 

(2) Joseph S. String, MAI Date of Value: June 5, 2024 

Review Appraiser: Thomas G. Richards, MAI Date of Review: July 26, 2024 

Owner 
Land Size 

(Acres) 
Appraised 

Values 
Maximum Value Divergence 

The Florida Future Farmers 
of America Foundation, Inc. 

112.6 
(1) $7,600,000

$7,600,000 0.0% 
(2) $7,600,000 

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 
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APPRAISAL REVIEW 

CATFISH CREEK 

POLK COUNTY, FLORIDA 

BUREAU OF APPRAISAL FILE 24-8697 

Prepared by 
Thomas G. Richards, MAI 

Richards Appraisal Service, Inc. 
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Appraisal Review Memorandum 

To: Frances Alford, Senior 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. 

Intended Use of Review Compliance with USPAP & SASBOT 

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

Date: July 26, 2024 

Project Information: 

BA File Number  24-8697
Parcel Name  Catfish Creek 
Project  Name Catfish Creek-FFA, Inc. 
Location Polk County, Florida 
Effective Date of Appraisal June 5, 2024 

Summary of Review 

Pursuant to your request, I have reviewed two appraisal reports on the Catfish Creek 
property located in Polk 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 
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 
July 25, 2024. The String report is dated July 26, 2024. Both appraisals have a valuation 
date of June 5, 2024.  The value indications for the subject reflected by each appraiser 
were: 

(1) Riley K. Jones, MAI, SRA $7,600,000 
(2) Joseph S. String, MAI $7,600,000 

In the reviewer’s opinion the appraisal reports were completed substantially in 
conformance with USPAP. The appraisers submitting the appraisals consider the reports 

ATTACHMENT 4C 
PAGE 18



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, and the Board of Trustees of the 
Internal Improvement Trust Fund of the State of Florida. 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. 

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. There are no Hypothetical Conditions and only 
one common Extraordinary Assumption utilized by both appraisers. At the date of 
inspection there was significant fire damage to the south end of the main lodge that was 
undergoing repair and renovations. As advised by the client the appraisers assumed that 
the lodge is repaired in a professional and workmanlike manner on the date of value. 
Under the circumstances this is a reasonable assumption and is necessary for a credible 
assignment result. 

The appraisers and the reviewer are in agreement that the highest and best use for the 
subject parcel is for a leisure/recreational facility as currently improved. 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 appraisers have applied the traditional appraisal 
methods and have arrived at a supportable opinion of the Market Value of the subject 
parcel.   

Statement of Ownership and Property History 

The subject is currently vested to: Florida Future Farmers of America Foundation, Inc. 

The subject property has been in the ownership of FFA Foundation for many years. The 
property is currently listed for sale by SVN Saunders Ralston Dantzler Real Estate with 
an undisclosed asking price. The listing consists of a marketing flyer with a property 
description, photographs, maps and housing growth data. The agency is asking for 
proposals with a stated deadline of August 8, 2024. 
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Property Description 

This appraisal assignment encompasses a 112.6 acre property improved with various 
building structures used for a training and leadership center with lodging and camping 
facilities and is owned and operated by the Florida Future Farmers of America 
Foundation, Inc., a Florida not for profit organization. The subject is accessed by a public 
two-laned road known as Firetower Road. The subject is located at the southern terminus 
of this road along the southeast side of Lake Pierce in Haines City, unincorporated Polk 
County, Florida. The subject has a physical address of 5000 Firetower Road, Haines City, 
Florida 33844. 

This location is approximately 20 miles southeast of Davenport, 23 miles northeast of 
Lake Wales and approximately 13 miles southeast of Dundee in unincorporated Polk 
County, Florida. 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. There is urban sprawl noted within approximately 5 
miles north of the subject property. 

According to mapping provided by the client FDEP the subject contains approximately 
54.6 acres (48%) of uplands and approximately 58 acres (52%) of wetlands. The subject 
is bounded on the north and east by the Allen David Broussard Catfish Creek Preserve 
State Park which is a larger scale state owned preserve containing more than 8,000 acres 
of land area. The west boundary is formed by Lake Pierce; a 3,855-acre freshwater lake. 
The south boundary is comprised of unimproved rural agricultural lands. The land is 
characterized as rolling to level and is mainly wooded lands with a few open areas where 
the various improvements are located. The site contains approximately 6,330 feet of lake 
frontage. 

The subject improvements are designed as a training and leadership center with lodging 
and camping facilities including a main lodge building with motel rooms (15,284 Sq. Ft.) 
built in 1978 and a separate educational center (15,676 Sq. Ft.) built in 2002 along with 
seven detached villas all constructed 1978 each containing approximately 2,026-2,389 
square feet. In addition, there is a guest house containing 1,640 square feet built in 1975 a 
2,500 square foot maintenance building, clay shooting clubhouse and a manufactured 
home. The improvements were overall considered to be in average condition. Other site 
improvements consist of pavilions, bathroom structure for camping areas, a boat dock 
and ramp, clay shooting improvements and a screen enclosed pool. 

The title work identified oil, gas, and mineral leases, and oil, gas, and mineral rights. 
These reservations are older and the access has not been preserved due to the Marketable 
Record Title Act (MRTA) which bars the right of entry. Furthermore, these rights will be 
terminated or excepted in the title insurance pending an affidavit from the owner that 
there has been no drilling or exploration. The appraisers opined that there is no impact on 
value. 
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The subject property is found on FEMA Flood Map Panel 12097C0550G, dated June 18, 
2013; 12105C0580H dated December 22, 2016 and 1205C0560H also dated December 
22, 2016. The subject has a mix of flood zone classifications including Zone X and Zone 
A and is dominated by Zone X. 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. 

Electric and telephone services are currently available to the subject property. Potable 
water or sewage disposal are typically handled by on-site well and septic systems. While 
there are plans to extend water and perhaps sewer to the Lake Hatchineha Road and 
Firetower Road intersection it is noteworthy that this is approximately 3.6 miles north of 
the subject property. 

The subject has a Planned Unit Development (PUD) in place for the current use. While 
there is no zoning in Polk County the property has a Leisure and Recreation (L/R) Future 
Land Use which is consistent with the current use. Furthermore, the subject is also within 
a Rural Development Area which allows residential densities of 4 units per acre with 
public water and sewer, 2 units per acre with public water only and 1 unit per 5 acres if 
no public water or sewer are available. This classification also requires 50% open space 
set aside. 

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. 

Mr. Jones concluded that the Highest and Best Use for the subject as improved would be 
for leisure recreational use or rural residential development. 

Mr. String concluded that the Highest and Best Use for the subject as improved would be 
for leisure/recreational use and/or rural residential development; or basically the existing 
use. 

The appraiser recognizes the limitations for near-term intense 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. 
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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 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 leisure/recreational property like the subject.  

In the valuation 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 sales meeting these criteria the sale search had to be 
expanded somewhat for this property type.  Mr. Jones analyzed five comparable sales and 
Mr. String analyzed six comparable sales for this purpose. The appraisers had five 
commonly utilized sales. 

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. 

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 
County Polk Lake Lake Clay Hendry Lake 
Sale Date N/A 10/23 11/22 10/22 12/21 9/21 
Price/FF N/A $4,120 $1,210 $1,167 $1,420 $983 
Lake FF 6,330 1,250 6,200 3,000 2,500 2,900 
Bldg. Size 52,625 54,407 115,175 8,347 32,105 7,119 
Overall 
Rating 

N/A Far 
Superior 

Slightly 
Superior 

Similar Similar Similar 

Mr. Jones analyzed the five tabulated sales above for the purpose of estimating the value 
of the subject. The comparables are located in Lake, Clay and Hendry Counties, Florida. 
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The sales analyzed for the subject have sale dates ranging from September 2021 to 
October 2023. The comparables selected are all water fronting leisure/recreational 
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 $983 to $4,120 per lake front foot. 

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/access, size (lake front feet), wetlands, utilities, 
zoning/land use and improvements condition. 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 similar 
rated Sale 3 at $1,167 per lake front foot and slightly superior rated Sale 2 at $1,210 per 
lake front foot. As such, a conclusion is reached at $1,200 per lake front foot. This 
equates to a final indication of 6,330 lake front feet times $1,200 per lake front foot; or 
$7,596,000 which is rounded to $7,600,000. 

String Appraisal 

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

Sale No. Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 
County Polk Lake Polk Hendry Clay Lake Lake 
Sale Date N/A 9/21 12/21 12/21 10/22 11/22 10/23 
Price/FF N/A $983 $559 $1,420 $1,167 $1,210 $4,120 
Lake/FF 6,330 2,900 7,160 2,500 3,000 6,200 1,250 
Bldg. Size 52,625 7,119 21,656 32,105 8,347 11,175 54,407 
Overall 
Rating 

N/A Slightly 
Inferior 

Signif. 
Inferior 

Slightly 
Inferior 

Slightly 
Superior 

Slightly 
Superior 

Sign. 
Superior 

Mr. String analyzed the six tabulated sales above for the purpose of estimating the value 
of the subject. The sales are located in Lake, Polk, Hendry and Clay Counties in Florida. 

The sales analyzed for the subject have sale dates ranging from September 2021 to 
October 2023. The comparables selected are all leisure/recreational 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 $559 to $4,120 per lake front foot. 

Mr. String has elected to apply a qualitative adjustment process to the comparable sales 
for comparable factors such as conditions of sale, financing, motivation, market 
conditions, location, water influence, access, lake front footage, upland percentage, 
zoning, water/sewer and improvement condition. Overall, the entire process of 
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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 $1,167 per front 
foot as indicated by slightly superior rated sale 4 to $1,420 per front foot as indicated by 
slightly inferior rated sale 3. Mr. String concludes at a value of $1,200 per lake front foot. 
This equates to a final indication of $1,200 per lake front foot times 6,330 lake front feet; 
or $7,596,000 which is rounded to $7,600,000. 

Conclusions 

Overall, the reviewer found the reports to be reasonably well supported and reasonable 
leading the reader to similar conclusions. The reports reflected consistent values with 
no divergence. The appraisers arrived at a reasonable and supported conclusion 
regarding the highest and best use of the subject. 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 reports are 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.  

The purpose of the appraisal was to estimate the market value of the subject property. 
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 
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Supplemental Appraisal Standards for the Board of Trustees, Division of State Lands, 
Bureau of Appraisal, Florida Department of Environmental Protection, March 2, 2016.  
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 appraisals reviewed are in substantial compliance with 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.

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

_______________________ July 26, 2024 
Thomas G. Richards, MAI  Date 
St. Cert. Gen. Appraiser RZ 574 
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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 

Shawn Hamilton 
Secretary 

August 16, 2024 

Marjorie Karter 
Division of State Lands 
Bureau of Real Estate Services 
3800 Commonwealth Boulevard 
Tallahassee, Florida 32399-3000 
Marjorie.karter@floridadep.gov 

RE:  Managing 113 (+/-) Acres – Florida Future Farmers of America Foundation 
Property – Addition to Allen D. Broussard Catfish Creek Preserve State Park 

Dear Ms. Karter, 

The Division of Recreation and Parks (DRP) will accept management of the 113 
(+/-) acre Florida Future Farmers of America Foundation property as an addition 
to Allen D. Broussard Catfish Creek Preserve State Park, managed under lease 
3962.  DRP accepts the due diligence items provided by the Division of State 
Lands for this property. 

Thank you for the opportunity to comment. 

Sincerely, 

Daniel Alsentzer, Environmental Administrator 
Office of Park Planning 
Daniel.Alsentzer@floridadep.gov 

cc: Danielle Terrell 
 Brian Fugate 
 Robert Yero 
 Jennifer Roberts 
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