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1. ACTION REQUESTED/PURPOSE: Authorize the Division of County Lands to make a binding offer to property
owner in the amount of $74,000 for Parcel 321, Imperial Street Widening, Project No. 4060, pursuant to the Purchase
Agreement; and authorize the Division of County Lands to handle all documentation necessary to complete transaction.

2. WHAT ACTION ACCOMPLISHES: Makes binding offer to property owner prior to initiation of condemnation
proceedings as required by Florida Statutes.

3. MANAGEMENT RECOMMENDATION: Management recommends Board approve the Action Requested.

4. Departmental Category: 6 M 5. Meeting Date:?i .20 —d ooj
6. Agenda: 7. Requirement/Purpose: (specifyj 8. Request Initiated:
X Consent X Statute 73 & 125 Commissioner
Admiuistrative Ordinance Department Independent
Appeals Admin. Code Division County Lands T1¥ 11/23/c5 4
Public Other By: Karen L. W, Forsyth, Director /2
Walk-On )

9. Background: /

Negotiated for: Department of Transportation

Interest to Acquire: Fee simple interest in 2,360 square feet of land from an improved residential lot.

Property Details:
Owner: Mary Ann Matthews

Address: 27458 Imperial Oaks Circle, Bonita Springs, FL 34135
STRAP No. 36-47-25-B2-01026.0000

Purchase Detaiis:

Binding Offer Amount: 574,000 (inclusive of attorney and expert fees/costs, and severance damages to the remainder)
In order to expedite acquisition efforts, staff recommends Board make a biuding offer in the amount of $74,000, and commence Eminent
Domain procedures. 1

Appraisal Information:
Company: Maxwell & Hendry Valuation Services, Inc., by W. Michael Maxwell, MAL, SRA
Appraised Value: $62,000 ($14,750 value of land and $47,250 severance damages)
Date of Appraisal: July 25, 2005

Staff Recommendation: Staff is of the opinion that the purchase price increase above the appraised value (19.4%) can be justified and |
may secure au agreement for the acquisition of the property without the full expense of an Eminent Domain action. Staff recommends the
Board approve the Action Requested.

Account: 20406063000.506110

Attachments: Purchase Agreement; Title Data; Appraisal Data (Location Map Included); Letter from City of Bonita Springs; 5-Year
Sales History !
10. Review for Scheduling:
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Agreement for Purchase and Sale of Real Eslate
Page 10of 5

This document prepared by

Lee County Division of County Lands
Project: Imperial Street Widening, #4060
Parcels: 321

STRAP No.: 36-47-25-B2-01026.0000

BOARD OF COUNTY COMMISSIONERS
LEE COUNTY
AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
IN LIEU OF CONDEMNATION PROCEEDINGS

THIS AGREEMENT for purchase and sale of real property is made this day of

, 200___, by and between Mary Ann Matthews, hereinafter referred to as

SELLER, whose address is Post Office Box 366217, Bonita Springs, FL 34136, and Lee County,
a political subdivision of the State of Florida, hereinafter referred to as BUYER.

WITNESSETH:

1.  AGREEMENT TO PURCHASE AND TO SELL: SELLER agrees to sell and BUYER
agrees to purchase, subject to the terms and conditions set forth below, a parcel of land
censisting of 2,360 square feet, mare or less, and located at 27458 Imperial Oaks Circle, Bonita
Springs, Florida 34135, and more particularly described in "Exhibit A" attached hereto and
made a part hereof, hereinafter called “the Property.” This property is being acquired for the
Imperial Street Widening Project, hereinafter called “the Project”, with the SELLER'S
understanding that the property, if not voluntarily sold, would have been condemned by BUYER
through the exercise of its eminent domain powers.

2. PURCHASE PRICE AND TIME OF PAYMENT: The total purchase price, inclusive of
damages to the remainder, ("Purchase Price") will be Seventy Four Thousand Dollars ($74,000),
payable at closing by County warrant. The Purchase Price is mutually agreeable to both the
SELLER and BUYER and represents the voluntary sale and purchase of the property in lieu of
BUYER'S condemnation.

SAPOOLMMPERIAL STREET 40600\321WPA-ILC11-21-05.D0C TLM



Agreement for Purchase and Sale of Real Estate
Page 2 of 5

3. EVIDENCE OF TITLE: BUYER will obtain at BUYER'’S expense an American Land Title
Association Form B Title Commitment and provide title insurance Owner's Policy in the amount
of the purchase price, from a title company acceptable to BUYER. The commitment will be
accompanied by one copy of all documents that constitute exceptions to the title commitment.
The commitment will also show title to be good and marketable with legal access, subject only to
real estate taxes for the current year, zoning and use restrictions imposed by governmental
authority, and restrictions and easements common to the area.

4. CONDITION OF PROPERTY; RISK OF LOSS: BUYER has inspected the Property and,
except as is otherwise provided herein, accepts the Property in the condition inspected. Any
loss and/or damage to the Property occurring between the date of this offer and the date of
closing or date of possession by BUYER, whichever occurs first, will be at SELLER'S sole risk
and expense. However, BUYER may accept the damaged property and deduct from the
purchase price any expenses required to repair the damage, or BUYER may cancel this
Agreement without obligation.

5. SELLER'S INSTRUMENTS AND EXPENSES: SELLER will pay for and provide:

{a) A statutory warranty deed, and an affidavit regarding liens,
possession, and withholding under FIRPTA in a form
sufficient to allow "gap” coverage by title insurance;

{b) utility services up to, but not including the date of closing;

{c) taxes or assessments for which a bill has been rendered
on or before the date of closing;

(d)  payment of partial release of mortgage fees, if any;

{e) Seller's attorney and expert fees/costs, if any.

6. BUYER'S INSTRUMENTS AND EXPENSES: BUYER will pay for:
{(a) Recording fee for deed;
{b) survey, (if desired by BUYER).

7. TAXES: SELLER will be charged for Real Estate taxes and personal property taxes (if
applicable) up to, but not including the date of closing. This voluntary sale and purchase is
considered by Florida law to be exempt from the payment of Documentary Stamp Taxes
because this transaction was made under the threat of an eminent domain proceeding by the
BUYER.

SAPOCLMMPERIAL STREET 4060\321\PA-ILC11-21-05.D0C TLM



Agreement for Purchase and Sale of Real Estate
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8. DEFECTS IN TITLE AND LEGAL ACCESS: Prior to closing, BUYER will have a
reasonable time to examine the title and documents establishing legal access to the property. If
title or legal access is found to be defective, BUYER will notify SELLER in writing of the defects
and SELLER will make a prompt and diligent effort to correct such defects. If SELLER fails to
make corrections within 60 days after notice, BUYER may elect to accept the Property in its
existing condition with an appropriate reduction to the purchase price, or may terminate this
Agreement without cbligation.

9.  SURVEY: BUYER may order the Property surveyed at BUYER'S expense. SELLER
agrees to provide access to the Property for such survey to be performed. If the survey shows a
discrepancy in the size or dimensions of the Property, or shows encroachments onto the
Property or that improvements located on the Property encroach onto adjacent lands, or if the
survey identifies violations of recorded covenants and/or covenants of this Agreement, upon
notice to the SELLER, the BUYER may elect to treat such discrepancies, violations and/or
encroachments as a title defect.

10. ENVIRONMENTAL AUDIT: BUYER may perform or have performed, at BUYER'S
expense, an environmental audit of the Property. If the audit identifies environmental problems
unacceptable to the BUYER, BUYER may elect to accept the Property in its existing condition
with an appropriate abatement to the purchase price or BUYER may terminate this Agreement
without obligation.

11. ABSENCE OF ENVIRONMENTAL LIABILITIES: The SELLER warrants and represents
that the Property is free from hazardous materials and does not constitute an environmental
hazard under any federal, state or local ilaw or regulation. No hazardous, toxic or polluting
substances have been released or disposed of on the Property in violation of any applicable law
or regulation. The SELLER further warrants that there is no evidence that hazardous, toxic or
polluting substances are contained on or emitting from the property in violation ofépplicable law
or regulation. There are no surface impoundments, waste piles, land fills, injection wells,
underground storage areas, or other man-made facilities that have or may have accommodated
hazardous materials. There is no proceeding or inquiry by any governmental agency with
respect to production, disposal or storage on the property of any hazardous materials, or of any
activity that could have produced hazardous materials or toxic effects on humans, flora or fauna.
There are no buried, partially buried, or above-ground tanks, storage vessels, drums or
containers located on the Property. There is no evidence of release of hazardous materials onto
or into the Property.

SAPOOLMMPERIAL STREET 4060032 1\PA-ILC11-21-05.DOC TLM



Agreement for Purchase and Sale of Real Estate
Page 4 of 5

The SELLER also warrants that there have been no requests from any governmental
authority or other party for information, notices of claim, demand letters or other notification that
there is any potential for responsibility with respect to any investigation or clean-up of hazardous
substance releases on the property. All warranties described herein will survive the closing of
this transaction.

In the event the SELLER breaches the warranties as to environmental liability, SELLER
agrees to indemnify and hold the BUYER harmless from all fines, penalties, assessments, costs
and reasonable attorneys' fees resulting from contamination and remediation of the property.

12. TIME AND BINDING AGREEMENT: Time is of the essence for closing this transaction.
The BUYER'S written acceptance of this offer will constitute an Agreement for the purchase and
sale of the Property and will bind the parties, their successors and assigns. In the event the
BUYER abandons this project after execution of this Agreement, but before closing, BUYER
may terminate this Agreement without obligation.

13. DATE AND LOCATION OF CLOSING: The closing of this transaction will be held at the
office of the insuring title company on or before 60 days from the date this Agreement is made.
The time and location of closing may be changed by mutual agreement of the parties.

14. ATTORNEYS' FEES: The prevailing party in any litigation concerning this Agreement will
be entitled to recover reasonable attorneys' fees and costs.

15. REAL ESTATE BROKERS: SELLER hereby agrees to indemnify and hold the BUYER
harmless from and against any claims by a real estate broker claiming by or through SELLER.

16. POSSESSION: SELLER warrants that there are no parties in possession other than
SELLER unless otherwise stated herein. SELLER agrees to deliver possession of Property to
BUYER at time of closing unless otherwise stated herein.

17. TYPEWRITTEN/HANDWRITTEN PROVISIONS: Typewritten and handwritten provisions
inserted herein or attached hereto as addenda, and initialed by all parties, will control alt printed
provisions in conflict therewith.

SAPOOLMMPERIAL STREET 4060032 1\PA-ILC11-21-05.D0C TLM



Agreement for Purchase and Sale of Real Estate
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18. SPECIAL CONDITIONS: Any and all special conditions will be attached to this Agreement
and signed by all parties to this Agreement.

WITNESSES: SELLER:
Mary Ann Matthews (DATE)
BUYER:

CHARLIE GREEN, CLERK LEE COUNTY, FLORIDA, BY ITS

BOARD OF COUNTY COMMISSIONERS

BY: BY:
DEPUTY CLERK (DATE) CHAIRMAN OR VICE CHAIRMAN

APPROVED AS TO LEGAL FORM
AND SUFFICIENCY

COUNTY ATTORNEY (DATE)

SAPOOLMMPERIAL STREET 4060\321\PA-ILC11-21-05.00C TLM



Bean, Whitaker, Lutz & Kareh, Inc.

13041 McGregoer Boulevard
Fort Myers, Florida 33919-5810
email — fmoffice@bwlk.net
(Ph) 239-481-1331 (Fax) 239-481-1073

Exhibit “A”
Page ’ of L.

LEGAL DESCRIPTION
Parcel 321

A parcel of land in Section 36, Township 47 South, Range 25 East, Bonita Springs, Lee
County Florida, being a portion of Lot 26 of Imperial Oaks according to the plat thereof
recorded in Plat Book 36 at Pages 72 and 73 of the public records of Lee County, Florida
more particularly described as follows:

Commence at the southeast corner of Lot 26 of Imperial Oaks according to the plat
thereof recorded in Plat Book 36 at Pages 72 and 73 of the public records of Lee County,
Florida, thence S.88°58°04”W. along the south line of said Lot 26 for 107.50 feet to the
point of beginning of the herein described parcel of land; thence continue S.88°58°04”W.
along said south line for 40.01 feet to the point of curvature of a circular curve concave to
the northeast; thence westerly and northwesterly along the arc of said curve having for its
elements a radius of 30.00 feet and a central angle of 44°42°05” for 23.41 feet to an
intersection with the northerly line of said Lot 26; thence N.43°40°09”E. along said
northerly line for 86.87 feet; S.01°01°56”E. for 70.42 feet to the point of beginning,. . -

Bean, Whitaker, Lutz & Kareh, Inc. .
Certificate of Authorization Number LB0004919

%// L Date: /_sé/auﬂ5

James R. Coleman
Registered Land Surveyor
Florida Certificate Number 1L.83205
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Page 1 of 2

Division of County Lands Ownership and Easement Search
Search No. 215679/A
Date: December 18, 2002
Parcel: 321
Project: Imperial Street Widening,
Project 4060

To: Teresa L. Mann, SR/WA From: Shelia A. Bedw .
Property Acquisition Agent Real Estate Title ner
STRAP:  36-47-25-B2-01026.0000

l-ig -2005 TLM
Effective Date: Becember4,2662, at 5:00 p.m.

Subject Property: Lot 26, Imperial Oaks Subdivision acéording to the map or piat thereof filed and
recorded in the Office of the Clerk of the Circuit Court, in Plat Book 36, Pages 72 and 73, Public
Records of Lee County, Florida.

Title to the subject property is vested in the following:
Mary Ann Matthews, surviving joint tenant of Marilyn B. Mork, deceased

by that certain instrument dated March 4, 1998, recorded March 4, 1998, in Official Record Book
2929, Page 1575, Public Records of Lee County, Florida.

Easements:

1. Ten foot (10" Utility Easement along the south lot line, as shown on Plat in Plat Book 36,
Page 73, Public Records of Lee County, Florida. (affects project area)

2. Easement Dedication recited on Plat: All lots are subject to a ten foot (10") Utility Easement
on all street lines. All lots are subject to a six foot (6'") Utility Easement on side lot lines.
(affects project area)

NOTE {1): For Information: There is a Right-Of-Way Agreement by and between Robert A. Lawhon,
Jr. (the developer of the subdivision) and Bonita Springs Water System, Inc. granting an easement
over and across the east side of Imperial Street for utility purposes, as recorded in Official Record
Book 828, Page 34.

NOTE (2): For Information: The subdivision plat shows a five foot (§') strip of land lying between the
existing road right-of-way for Imperial Street (being 25 feet in width from the centerline) and the
boundary lines of the lots adjacent to the east of the street. According to the legal description for the
subdivision, this strip is included in the platted land is dedicated to Lee County, as set forth on the
recorded plat in Plat Book 36, Pages 72 and 73.

SAPOGL\mperial Street 4060\Title\21579A0&e.wpdlle 12/47/02



Page 2 of 2

Division of County Lands Ownership and Easement Search
Search No. 21579/A
Date: December 18, 2002
Parcel: 321
Project: Imperial Street Widening,
Project 4060

NOTE (3): There is a drainage easement across the northerly corner of Lot 26, as shown on plat,
however, it does not directly affect the project area.

NOTE (4): Survivorship Affidavit executed by Mary Ann Matthews, recorded in Official Record Book
3759, Page 2714, Public Records of Lee County, Florida. The death certificate of Marilyn B. Mork is
attached thereto.

2004
Tax Status: 26802 Ad Valorem Taxes are PAID IN FULL.

(The end user of this report is responsible for verifying tax and/or assessment information.)

The Division of County Lands has made a diligent search of the Public Record. However, this
report contains no guarantees nor warranty as to its accuracy.

S:\POOLVimperial Street 4060\Title\21579A0&e.wpd/le 12/17/02



File No. 507133 Page #8|

Matthews
o UNIFOBRM RESIDENTIAL APPRAISAL REPORT  rfikne. 507123
ESTIMATED SITE VALUE . e .o..=1% 135,000 |Gomments on Cost Appraach {such as, source of cost estimate, site value,
ESTIMATED REPRODUCTIDN CDST-NEW-OF IMPROYEMENTS: square foot calculation and for HUG, VA and FmHA, the estimated remaining
Dwelling 1,646 59.FL. @% _ 8500 =% 139,910 economic life of the property): The cost approach has been estimated
53R @$% = with the aid of Marshall & Swift Cost Tables and discussions
liances and Extras, Porch = 15,000 with locat builders/contractors. The subject's site value has been
Garage/Carport 441 Sq. . @% 3500 = 15,435 estimated through land sales, land allocation, and land extraction
Total Estimated Cost New . . . =3 170,345 methods. The subject’s remaining economic life is estimated to
Less Physical Functional External be 55 years.
Depreclation 14,150} | =$ 14,190
Depreciated Value of Improvemers . ... ... =% 156,155
“As-is" Value of Site Improvements. ...~ . . =§ 20,000 ]
INDICATED VALUE BY COST APPROACH ... =% 311,155
TEM SUBJECT COMPARABLE HO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
27458 Imperial Oaks Circle 27384 Imperial Oaks Circle 27423 imperial Oaks Circle 27330 Preservation Street
Address Bonita Springs Bonita Springs Bonita Springs Bonita Springs |
Proximity to Subject 0.06 miles 0.03 miles 0.10 miles
Salss Price § N/A 25%,900 312,500 310,000
Price/Gross Living Area | $ A3 176.20 P i 137.12 & 189.49
Data and/or Current MLS/FARES and/or Tax Record |MLS/FARES andfor Tax Record |MLS/FARES andfor Tax Record
Veification Source Ingpection County OR#4746/340 County OR#4696/3584 County OR#4696/1930
VALUE ADJUSTMENTS DESCRIFTION DESCRIPTION L +{~)8$ Adjust, BESCRIPTION i +{-}$ Adjust, DESGRIPTION . +{-)§ Adjust.
Sales or Financing Conventional : Conventional Conventional
Concessions None Known . None Known i None Known
Date of Sale/Time 05/16/2005 . 04/11/2005 . 04/05/2005
Location Suburban Suburban : Suburban 3 Suburban
Leasehold/Fee Simple Fee Simple Fee Simple : Fee Simple : Fee Simple
Site 21,390 Bq. ft.+/- | 17,440 Sq. ft. : +10.000 | 24,320 Sa. ft. : -7,500 | 10,880 Sq. ft. 3 +25 000
View Residential Residential : Residential Residential :
Design and Appeal Contemporary Contemporary . Contemporary | Contemporary
Quality of Construction | Average Average Average f Average :
Age 1908 1994 : +9,000 | 1987 | +18,000 | 1993 i +9,000
Gondition Average Average ] Average Average
Above Grade Total : Bdrms: _Baths | Tota) :Bdms : Baths : Total :Bdms | _Baths Total ‘Brms :_Baths
Room Court 6 .3 2 6 : 3 2 : 63 @ 2 6.3 : 2 °
Gross Lving Area 1,646 So. Ft. 1,475 Sy, Rt +5,840 2,278 Sq.Ft. | -25,320 1,636 5q. Ft. Equal
Basement & Finished | N/A N/A ; N/A : N/A :
Rooms Below Grade NIA N/A : N/A : N/A
Functionat Utiity Average Average ) Average 3 Average
Heating/Cooling Central/Central Central/Central Centrat/Central Central/Central i ]
Energy Efflcient Hems | Typical Typical : Typical 1 Typical
Garage/Carport 2 Car Garage 2 Car Garage ) 2 Car Garage ; 2 Car Garage
Porch, Patio, Deck, Screened Porch | Screened Porch | Screened Porch Screened Porch
Freplace(s), etc. None None ) Fireplace ' =2,000 [ None |
Fence, Pool, stc, None None : Pool Package . -2Q,000 | Pool Package | -20,000
het Adj. {total + - 25,840 + = 36,820 + - 14,000
Adjusted Sales Price
of Comparable 285 740 275680 324,000
Comments on Sales GComparison {including the subject property's compatibility to the neighborhood, ete.): The comparable sales listed above have been
revided as the best available indicators of current market value. All sales are similar single family uses located in the same or competing
neighborhoods, After proper adiustments, in accordance with generally accepted appraisal principles (paired sales analysis, etc.), all provided
sales are an indicator of current market value. Value weight has been given to afl closed comparables. Sales data indicate a value range of
71,900 to $324,000 with the subject commanding a value within this range.
ITEM SUBJECT COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Date, Price and Data
Source, for prior sales | None None None Nona
within year of appraisal
Analysis of any cument agreement of sale, option, or {isting of subject property and analysis of any prior sales of subject and comparables within one year of the date of appraisal:
The appraiser's research revealed that the subject property is not currently listed for sale nor has if transferred in the past thirty-six months.
Additional comparable transfers have been listed above.
INDICATED VALUE BY SALES COMPARISON APPROACH ) I % ~..310,000
INDICATED VALUE BY INCOME APPROACH [If Applicable)  Esfimated Markst Rent  § [Mo. x Gross Rent Muttiptier =§
This appraisal is made “as is" subject 1o the repairs, afterations, inspections or conditions Iisted below _| subject to completion per plans & specifications.
Conditions of Appraisa. _The Income Approach was not used as there is insufficient GRM data available for this method to be utilized with any
reasonable degree of reliability.
Final Reconciliation: Principal emphasis is placed on the Saies Comparison Approach as it best represents the interactions of buyers and sellers in
the subject's marketplace. The Cost Appreach tends to support this opinion of value. See "comments regarding saies comparison” and the
"supplemental addendum" for further comments. DATE OF REPORT: 07/27/2005
The purpose of this appraisal is to astimate tha market value of the real property that is the subject of this report, based on the above conditions and the certification, contingent
and limlting conditions, and market value definition that are stated In the attached Freddie Mae Form 439/FNMA form 10048 (Revised _  6/93 ).
| {WE} ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE REAL PROPERTY THAT IS THE SUBJECT OF THIS REPORT, AS OF 07/25/2005
(WHICH IS THE DATE OF INSPECTION AND THE EFFECTIVE DATE OF THIS REPORT) TO BE $ 310,000
APPRAISER: . SUPERWISI GUIRED):
W Signatu ] bid Did Nat
Name Matthew §. Sithmons Name” W. Michael Maxwell, MAI, ska Inspect Property
Date Report Signed  September 26, 2005 Date Report Signed  September 26, 2005
State Certification # State State Certification # State Certified General Appraiser, RZ 55 State FL
Or State License #  State Registered Trainee Appraiser, Rl State FL Or State License # State
Frecklie Mac Form 70 6/93 PAGE 2 OF 2 Farwie Mae Form 1004 6-93

Form UA2 — "TOTAL for Windows" appraisal software by a la mode, inc. — 1-800-ALAMODE



Maxwell & Hendry Valuation Services, Inc. '

' Matthews
UNIFORM RESIDENTIAL APPRAISAL REPORT FlleNo. 507133

Property Address 27458 Imperial Caks Circle City Bonita Springs State FL Zip Code 34135-6092
Legal Description See Scanned Addendum Page for Legal Description County Lee
Assessor's Parcel No, 36-47-25-B2-01026.0000 Tax Year 2005 RE. Taxes § 2.086.14 Soecial Assessments § 0.00
Bomawer_Lee County Board of County Commiss_Cument Owner Matthews, Mary Ann Occupant; ] Owner [ Tenant [ | Vacant
Property rights appralsed Fee Simple L gasehold Project Type PUD Condomirlum (HUD/VA only} HOA S O Mo,
Neighborhood or Project Name  imperial Oaks Map Reference 36-47-25 Census Tract 0505.00
SalgPrice § N/A Date of Sale N/A Description and $ amourt af loan chardes/concessions to be pakl by seller None
Lender/Client  Lee County Board of County Commissione Address Division of County Lands, PO Box 398, Fort Myers, FL. 33902
Appralser Matthew 8. Simmons Address 12600-1 World Plaza Lane, Bidg. #63, Fort Myers, FL 33907
Location [ Urban [X] Suburban ] Aural Predominant anEle famlly hous ng | Presert land use % Land use change
Butw  [Jover7sx [257s% [ JUndersw | ocewaney | EAGE ME lonpmy a5 | ) Natlikey [ ] Likely
Growthrate | | Rapid P4 stable ] Slow B Owner 115" Low_ O |2-d4famly _ 10 ] In process
Property valuss <) Inereasing | | Statle [ Declining [} Tenant | Muftifamily ___5 | To:'Use' based primarily

Demand/supply [_] Shortage Inbalance "] Over supply | [ Vacant jo-5%)
Marksting time D] Uncer 3mos. [ 1 3-6mes. [ ] Over6mos. | [ | vac.iover 5%)
Note: Race and the raclal composition ot the nelghborhood are not appraieal factors.

Neighbarhood boundaries and characteristics: _The subject's neighborhood boundaries are vacant acreage to the north, Interstate 75 to the east -
Bonita Beach Road to the south, and Old L1.S. Highway 41 to the west,

Factors that affect the marketability of the properties in the nelghborhood (proximity to employment and amenities, employment stability, appeal to market, etc.):

The subject's neighborhood is comprised of fair to custom quality single family homes and muiti-family properties of varying market appeal. The
levels of maintenance in the subject's neighborhood are typically good. The subject properly has adequate access fo major roads via I-75 and
Bonita Beach Rd.. The subject property is within acceptable proximity to banks, schools, emergency centers, and other supporting facilities.
Currently, property values are increasing with an average marketing time of less than three months. Employment in the area appears to be
adequate and stable at this time.

Market conditions in the subject naighborhood (including support for the above canclusions related to the trend of property values, demand/supply, and marketing time

-- such as deta on competitive propertfes for sale in the neighberhood, description of the prevalence of sales and financing concessions, etc.):

The local real estate market is growing with no major concessions noted. Financing trends are toward conventional rortgages and cash sales.
There is F.H.A., V.A., and seller financing taking place in this market. Terms and rates are competitive with national averages. Discount poinis
vary according to the loan ram {if any) selected by the purchaser.

f Commercial 15 | on zoning
Vacant 25

Project Information for PUDs (If applicable) - - Is the developer/builder in control of the Homa Owness’ Assaciation (HOA}? [ IYes [ ]No
Approximate total number of units in the subject project N/A }pmximate {otal number of units for sale in the subject project NiA
Describe commen eletments and recreational facilities: N/A
Dimensions 147X238X179 Sq. ft.+/- See survey provided [ Topography Appears Level
Stearea _21,390 Sg. ft +/- tomer Lot [} Yes [ ] MNo |Size Typical
Specific zoning classification and description ~_RS-1/Single Family Residential Shape Appears Rectangular
Zoning compliance Legal [ ] Legal nonconforming (Grandfathered use) [ J llaga’ | Mo zaning Orainage Adequate
ighest & best use as improved: Present usg Other use {explain} View Residential
Utliities Public Other Off-slte Improvements Type Public  Private | Landscaping Average
Electricity M Street Paved I<I O |briveway Surface _Concrete
Gas [} None Apparent Curb/gutter _None [] [] |Apparenteasements None Apparent
Waler = Sidewalk _None O] ] |FEMASpecialFloodHarard Area (< Yes [ ] No
Sanitary sewer [ Street lights _Arched B [0 | FEMA Zone _AE Map Date _7/20/1998
Stomsewer [ | Alley None [1 (7] |sEmaMapNo. 12512405100
Comments (apparent adverse easements, encroachmants, special assessments, slide areas, lllegal or legal nonconforming zoning use, etc.): There are no

apparent adverse easernents, encroachments, or special assessments. Site improvements consist of sod, fandscaping, utility connections, and
concrete drive and walkways.

GENERAL DESCRIPTION EXTERIOR DESCRIPTION FOURNDATION BASEMENE INSULATION

No. ot Units One Foundation Concrete Skab Yes Area 5q. Pt N/A Roof N
No. of Storles One Exterior Walls Stucco Crawl Space None Apparent | % Finished  N/A Ceiling ]
Type (Det/Att) Detached | Roof Surface Shingle Basemeat None Ceiling N/A Walls L]
Design (Style) Contemp Gutters & Dwnspts. Aluminum Sump Purnp None Apparent | Walls N/A Floor ]
Existing/Proposed  Existing Window Type Alumninium Dampness Mone Apparent | Floor N/A None ]
Age (Yrs.) 1998 StonmyScreens No/Yes Settlement None Apparent | Outside Entry N/A Uninown X
Eftective Age (¥rs.] & Manufactured House No Infestation _None Apparent

ROOMS Fover Living Dini Kitchen Den Family Rm. | Rec. Rm. |Bedrooms| # Baths | Laundry Other Area §a. R,
Basement N/A
Level 1 Area 1 1 1 3 2 Area 1,646
Level 2

Finished area above grade confains: & Rooms: 3 Bedroom|s): 2 Bathis): 1,646 Square Feet of Gross Living Area
INTERICR Materials/Gondition HEATING KITCHEN EQLAP. ATIIC AMENITIES CAR STORAGE:

Floors Aliowance* Type  Central |Refrigerator D | None [ |Freplace(s) # 7] |Nome (]

Wals Allowance® Fudl  _No Range/Oven <) |Stairs [ |Patio [] |Garage # of cars
Trim/Finish _Allowance* Conditon Average | Disposal B |DropStair [ ] |Deck []| Mtached  Two Car
BathFloor _Allowance® COOLING Dishwasher  [X] |Scutte B |Porch Screened Detached

Bath Walnscot_Allowance® Central _Yes fFantoed <] | Floor [] |rence (1] Buitln

Doars Alipwance* Other  None Microwave  Dd |Heated [ |Pooi [] |Carport

*Average Condition_Average |WasherDiver [<] | Finished [ 1 |Entry [X] | Driveway Adequate

Addttional features (spacial energy efficient tems, etc.): _The subject features include vaulted ceilings, a screened porch, upgraded storm shutters, and
a two car garage.

Condition of the improvements, depreciation (physical, functional, and external), repairs needed, quality of construction, remodellng/additions, etc.: The subject
improvements are in average condition with no functional or external obsolescence cbserved.

Adverse enviranmental conditions {such as, but not imited fo, hazardous wastes, toxic substances, etc.) present in the improvernents, on the stte, or in the
immediate vicinity ot the subject property.: There are no apparent adverse environmental gonditions present in the improvements, site, or
immediate vicinity of the subject property.
Freddie Mac Form 70 6/93 PAGE 1 0F 2 Fannie Mae Form 1004 6/93
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File No. 507133} Page #11

Sales Comparison Comments Bloho. 807133

Bomower/Glient Lee County Board of County Commissioners -

Property Address 27458 |mperial Oaks Circle
City Bonita Springs County Lee State FL Zip Code 341356092

Lender _Lee County Board of County Comimissioners

Description of the Take

The take area is 70 feel deep and 40 feet tong at the right angte, as the take is the end of a triangutar comer. The take runs
along the southwestern edge of the property, on the comer of Imperial Streel and Imperial Oaks Circle, The lotal take area is
2,360 square feat, as provided by the survey. Thera are no improvements in the take area.

Value of the Part Taken

The Take will ba a fee simple triangutar parcel. Although the parcel is covered by a drainage and utility easement, many of the
properties in the market area have similar conditions placed upon them and these conditions do not place an undue burden on
the subject property. in the conclusion of the Land Value, we utilized $6.25 per square foot. We will then apply this to the area
of the Take as follows:

2,360 (Take Area - Square Feet)
X% 6.25 (Per Squere Foot Value - Land)
§ 14,750 (Value of the Part Taken - Land}
+ % 0 (Value of the Affected Improvements)
§ 14,750 (Total Value of the Part Taken)

Remainder Value as Part of Whole

The Remainder Value as Part of Whole is the difference between the Value of the Whole before Take and the Value of the Part
Taken.

$310,000 (Value of the Whole before Take)
-§ 14,750 (Value of the Part Taken)
$205,250 (Remainder Value as Part of Whole)

Remainder Value after Take

The Take area is being acquired for the construction of the Imperial Street Widening/Three Oaks Parkway Extension. The Take
will contain northbound traffic lanes. As the presence of traffic lanes in a take area craata compensable demages, we have
completed a proximity study for the efiect of traffic on property values. This study can be found in the Data Book. We have
studied the effect of busy four-lane roads, two-lane roads, and Interstate 75. This dala revealed a ranga of 12% to 23% based
on the size of the road. As the new Imperial Street will be a four lane road, but the subject will not front along the road, we will
utilize a 20% damage factor.

$310,000 (Value of the Whole before Take)
! 1.646 (Square Feat of Gross Living Area)

$ 188.34 (Per Square Foot Value - improvament)
X 80% (20% Damages)

$ 150.67 (After Take Per Square Feoot Value - Improvermnent)
X 1,648 (Square Feet of Gross Living Area)

$248,002 (Remainder Value after Taka)

$248,000 (Rounded)

Severance Damages

Savaranca Damagas ara tha differanca in value between lhe Remainder Valua as Part of Whole and the Remaindar Value after
Take.

$295,250 (Remainder Value as Part of Whole)
- $248,000 (Remainder Value after Take)
$ 47,250 (Severance Damages)
Amount Due Owner
The Amount Due Owner is tha Valua of Part Taken plus any Severance Damages incurred, as follows:
Value of the Part Taken = $14,750

Severance Damages = $47,250
Amount Due Cwmer = $62,000

Form TADD — "TOTAL for Windows" appraisal software by a la made, inc. — 1-800-ALAMODE
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Location Map T

Borrower/Client Lee County Board of County Commissioners

Property Address 27458 Imperial Qaks Circle

City Bonita Springs County Lee State FL Zip Code _34135-6092
Lendsr Lee County Board of County Commissioners
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City of
‘Bonita Syrings
9101 Bonrra BEacH RoAD
Bontra SprGs, FL 34135
TeL: (239) 949-6262
Fax: (239) 949-6239
www,cityofbonitasprings.org

Jay Arend
Mayor

Wayne P. Edsall
Councilman

District One

Alex Grantt
Councilman
District Two

R. Robert Wagner
Councilman
District Three

John Joyce
Councilman
District Four

David T. Piper, Jr.
Councilman
District Five

Ben L. Nelson, Jr.
Councilman
District Six

Gary A. Price
City Manager
Tel. (239) 949-6238

Audrey E, Vance
City Attorney
Tel. (239) 949-6254

City Clerk/Treasurer
Tel: (239) 949-6250

Public Works
Tel: (239) 949-6246

Code Enforcement
Tel: (239) 949-6257

Parks & Recreation
Tel: (239) 992-2556

*LUMT{LANDS

November 23, 2005

Ms. Teresa L. Mann
Property Acquisition Agent
Lee County

PO Box 398

Fort Myers, FL. 33902

RE: Purchase Agreement — Imperial Street Widening Project
Project No. 4060
Parcels 315/606, 321, 336, 337, and 1015

Dear Ms. Mann:

The agreed upon purchase conditions for the aforementioned entire
parcel are reasonable and purchase is recommended by my office.

If you need further authorization, feel free to contact me.
Respectfully,

/—//ZQA

Gary rice
City Manager

GAP/kd

cc: Ken Hoffman, Community Project Coordinator

UsAdmin Assistant\Gary A. Price. City ManageriLellerstTeresa Mann-Parcels 315-606, 321, 336, 337, & 1015 Purchase Agreement.doc



S-Year Sales History
Parcel No. 321

Imperial Street Widening
Project No. 4060

Grantor Grantee Price

Date

Arms Length
YIN

NO SALES in PAST 5 YEARS

SAPOOL\Imperial Street 40601321\Sale History.doc TLM




