Lee County Board of County Commissioners

Agenda ltem Summary Blue Sheet No. 20030256

1. REQUESTED MOTION:

ACTION REQUESTED: Approve the acquisition of Parcel 329, for the Three Oaks Parkway South Extension Project No. 4043,
in the amount of $248,000, pursuant to the terms and conditions set forth in the Agreement for Purchase and Sale of Real Estate;
authorize the Chairman on behalf of the Board of County Commissioners to sign the Purchase Agreement; authorize payment
of necessary costs to close; authorize the Division of County Lands to handle and accept all documentation necessary to
complete this transaction.

WHY ACTION IS NECESSARY: The Board must formally accept all real estate conveyances to Lee County.

WHAT ACTION ACCOMPLISHES: The acquisition of property during the voluntary phase of the project, thus avoiding the
Board's need to exercise its power of Eminent Domain.

2 DEPARTMENTAL CATEGORY. 06 3. MEETING DATE.
COMMISSION DISTRICT #: 3 LD O3-/8-3003
4. AGENDA: 5. REQUIREMENT/PURPOSE: 6. REQUESTOR OF INFORMATION

CONSENT (Specify}

ADMINISTRATIVE STATUTE 125 A. COMMISSIONER

APPEALS QORDINANCE B. DEPARTMENT Independent P

PUBLIC ADMIN, C. DIVISION County Lands

WalLK ON | OTHER BY: Karen L. W. Forsvih Di

TIME REQUIRED:

7. BACKGROUND: Pursuant to an agreement with the City of Bonita Springs, the Division of County Lands has been

requested by the Department of Transportation to acquire property for the Three Oaks Parkway South Extension Project No.
4043.

This acquisition consists of the fee interest in the property, improved with a single-family residence, located at 24001 Melaine
Lane, being further identified as STRAP No. 14-47-25-B1-00200.0200

The owners of Parcel 329, Anthony W. Cusano and Melanie S. Cusano, have agreed to sell the property to the County for
$248,000.00, which is inclusive of moving expenses. The County is to pay costs to close of approximately $2,000. The seller is
responsible for real estate broker and attorney fees, if any.

The property was appraised by the firm of Carlson, Norris and Associates, Inc., with a resulting value of $244,000.

County staff is of the opinion that the purchase price is within an acceptable range of value, given the inclusion of any and all
moving expenses and the County avoiding the acquisition of the property by way of Eminent Domain. Therefore, it is
recommended that the Board approve the Requested Motion.

Funds will be available in Account 20404330709.506110
20 - CIP
4043 - Three Oaks Parkway South Extension
30709 - Trans - Capital - Bonita
506110 - Land

Attachments: Purchase Agreement

Appraisal

Letter from City of Bonita Springs
Ownership/Title Data

5-Year Sales History

8. MANAGEMENT RECOMMENDATIONS:

9. RECOMMENDED APPROVAL.:
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This document prepared by

Lee County

County Lands Division

Project: Three Oaks Parkway Extension, No.4043
Parcel: 329/Cusano

STRAP No.: 14-47-25-B1-00200.0200

BOARD OF COUNTY COMMISSIONERS
LEE COUNTY
AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
THISﬁégREEMENT for purchase and sale of real property is made

thig = day of sy . 2043 by and between Anthony W.
Cusano and Melanie S. Cusaﬁgz husband and wife, hereinafter referred

to as SELLER, whose address is 24001 Melaine Lane, Bonita Springs,
Florida 34135, 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 consisting of 1.25 acres more or less,
and located at 24001 Melaine Lane, Bonita Springs, Florida 34135 and
more particularly described as Tract 20, SAN CARLOS ESTATES, a
gubdivision according to the plat therecof, as recorded in Official
Record Book 557, Pages 354 and 355, in the Public Records of Lee
County, Florida, hereinafter called "the Property." This property
will be acquired for the Three Oaks Parkway Extension Project,

hereinafter called "the Project."
2. PURCHASE PRICE AND TIME OF PAYMENT: The total purchase price

("Purchase Price") will be Two Hundred Forty-Eight Thousand and
No/100 ($248,000.00), payable at closing by County Warrant.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 2 of 6

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 tc real estate
taxes for the current year, zoning and use restrictions imposed by
governmental authority, and restrictions and easements common to the

ared.

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 logss 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} documentary stamps on deed;

(¢) utility services up to, but not including the date
of c¢losing;

(d} taxes or assessments for which a bill has been
rendered on or before the date of c¢losing;

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

(f) SELLER's attorney fees, if any.

SAPOOL-Oaks 40431329 Cusano'PURCHASE AGRM'T.wpd



AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 3 of 6

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.

8. DEFECTS IN TITLE AND LEGAL ACCESS: Prior to closing, BUYER will
have a reasonable time to examine the title and documents
establishing legal accegs 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 obligation.

9. SURVEY: BUYER may order the Property surveyed at BUYER's
expense. SELLER agrees to provide access to the Property for the
survey to be performed. If the survey shows a discrepancy in the
size or dimensions of the Property, or shows encrcachments onto the
Property or that improvements located on the Property encroach onto
adjacent lands, or if the survey identifies violations of recorded
covenants or covenantg of this Agreement, upon notice to the SELLER,
the BUYER may elect to treat those discrepancies, violations 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 hereby
warrants and represents that the Property 1is free from hazardous

materials and does not constitute an environmental hazard under any

SAPOQOLY3-Oaks 40431329 Cusano’\PURCHASE AGRMT.wpd



AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 4 of 6

federal, state or local law 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 of applicable law or regulation. There are no
surface impoundments, waste pileg, 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, drumg or
containers located on the Property. There is no evidence of release

of hazardous materials onto or into the Property.

The SELLER algo 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 o©f 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 trangaction. 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

SAPOOLA3-Oaks 40431329 Cusano'\PURCHASE AGRMT . wpd



AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 5 of 6

Agreement, but before closing, BUYER may terminate this Agreement

without obligation.

13. DATE AND LOCATICN OF CLOSING: The closgsing of this transaction
will be held at the office of the insuring title company on or
before sixty (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 all printed provisions in

conflict therewith.
18. SPECIAL CONDITIONS: Any and all special conditions will be

attached to this Agreement and signed by all parties to this

Agreement.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 6 of 6

WITNESSES: SELLE

—To/uls

‘Anthﬂii/w. Cusane’ (DATE)

SELLER:

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)

SAPOOIA3-0Oaks 40431329 Cusano\PURCHASE AGRMT.wpd



SPECIAL CONDITIONS

BUYER: Lee County
SELLER: Anthony W. & Melanie 8. Cusano
PARCEL NO.: 329

BUYER and SELLER hereby covenant that the Purchase Price recited
herein, except as noted below, includes payment for moving expenses and for all
fixtures, including but not limited to, built-in appliances, electrical
upgrades, custom satellite /data wiring/connections, air conditioning units, hot
water heaters, plumbing fittings and fixtures, ceiling fans, screen enclosures,
windows, doors, floor covering, pool enclosures, equipment and associated
appurtenances and landscaping, as of the date of the BUYER'S appraisal.

BUYER’'S authorized agent will inspect the house and all other real
property and improvements prior to closing. Removal of any fixture(s) by SELLER,
except as noted below, may cause a delay in closing and a reduction in the
Purchase Price. All additional costs associated with any breach of this covenant
will be paid by the SELLER. This covenant shall survive closing.

Upon the BUYER'S written acceptance of this Agreement, SELLER hereby
gives permission allowing entry to the premises by County Representatives, upon
first receiving 48 hours prior notice, in order for the premises to be inspected
to determine if relocating any or all real estate improvements is feasible
subgsequent to closing and the County taking possession of the Property.

WITNESSES:

SELLEE. / /
C;azadf/”\M— 2/eloz

" Anfhony W. Cué&po 3 aﬂDAfE)

i g

BUYER:
CHARLIE GREEN, CLERK LEE COUNTY, FLORIDA, BY ITS
BOARD OF COUNTY COMMISSIONERS

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

APPROVED AS TO LEGAL FORM
AND SUFFICIENCY

COUNTY ATTORNEY (DATE)



i GARLSUN, NOHALS AL ASSULIATES, ING. (234) 936- 1991
Apnraisal Report Project No. 4043
pacy.LprP PO UNIFORM RESIDENTIAL APPRAISAL REPORT _  Fieto. 027825
Properh Address 24001 Melaine Lana Parcel 329* City Bonita Springs State FL Zip Code 34135-7677
Tract 20, San Carlos Estates UNREC, OR 557/354 Courty Lee
Assessors Pareel No. 14-47-25-51-00200.0200 Tax Year 2002 AE Tawes$ 3,716.27 Speciat Assessments 3 $598/Yr*

Y Bomower CUSANO, Anthony W.+ Melanie S, Cument Qwner Antheny W.+ Melanie S. Cusano Occupart: [X] Owrer Tenant Vacant
le | | Leasshold Project Type | | PUD Copdomirium (HUDNVA only)  HOA S N/A Mo,

B Neighborhood oer]eit San Carlos Estates Unrecorded Wap Reference 14-47-25 Census Tract 0503.08
Sale Price 3 Not a Sale

Date of Sale N/A Daserlption and § amount of loan charges/concasslons to be paid by sefler  N/A

Lendes/Clert  Lee County - County Lands Address P.O. Box 398, Fort Myers, FL 33902-0398

Phil Benning, Assaciate Address 1919 Courﬂle% Drive, Suite 14, Fort Myers, FL 33901

Cluman X Sububan L) Rural Predominant n&h Tamily ho—irés Presert land Uee % Land use change
Buit up [ Jover7an  [x] 25-75% [ ] tnder 25% pecupancy ftggm fyrs) |COnefamiy _ 55 (<) wot key [ ] Likely
Gowthrate [ ] Rapld B stane [ Show ] Owrer 75 Low New |2-4famiy U1 Inprocess
Property values D Inereasing  [] Stabe [ Dectining ] Yenant 300  High 25 |Muti-family Ta:
Demand/supply [ ] Shortags D) Inbalance [ Over supply | [<] vacant (0-5%) Predominart | | Commercial *Three Oaks Parkway
Marketing time | | Under 3mos, D) 3-6mos. [ ] Over6 mos. | [ ] vacovers%) | 100-160+  15-20 [Vacant 45 | Extenslon Project

Hote: Aace and the racial composition of the neighborheod are not appralzal factors.

Nekjhbrorhood boundarles and characterstics: _Bordered by Bonita Bill St (N), )-75 (E), US Business 41 (SW), Bonita Springs Golf & Country Ciub
SE). Pradaminately single family on small screage tracts.

Factors that affect the marketabifty of the properties in the nefghborhood {proximity to employment and amenities, employment stabifty, appeal to market, etc.):

There were no unfavorable marketing conditions observed in this single family residential neighborhoad. The area consists of average-gocd

quality homes that are adequately maintained and that have averge-good appeal in the market. Service facilities {schools, parks, shopping,
ent centers) are located nearby. Stable to increasing employment and property values are prevalent, The area is in its growth
stage of devalopment. *See attached comments on the Road Maintenance.

Marked conditions in the sublect nelghborhoed (nchiding suppost for the above conclusions related to the trend of property vatues, demani/Supply, and marketing time

— such as data an competitive properties for sale in the neighborhood, description of the prevalence of sales and financlng concessions, efe.):

No unusual marksting concessions are necessary for this market area. Resales are sold with conventional fingncing and cash. Fixed,
adjustable rate and purchase money mortgages are avaliable. Rates are currently in the 4,5% to 6.5% range. Supply & demand are in
balance, with typical marketing time 4-8 months, with some sales taking more or less time depending on selfer motivation (pricing). Sales
concessions are hot prevalent.

Project Information for PUDe. (If applicable) - - Is the developer/builder in control of the Home Dwners' Assoclation (HOA)? LYes [ |NoNiA
Approximate total numbrer of units In the subject project N/A Approximate total number of units for sale in the subject project NIA
Describs common elements and recreational faclltties: N/A

Dimensions 165" x 330' _| Topegraphy Level

Sitvarea 54,450 S.F. or 1.25 acres MOL Comer Lot (< Yes [ TNo | Size Typical

Specific zoning classiflcation and description _AG-2 Agricuttural/Residential Shape Primarily Rectangular

Zoring complance ) Legal [ ) Legal nonconforming (Grandfathered use) | | llegal [ _) No zoning Drainage Appears Adequate

Hohest & best use a3 Imgroved; Present use Other use {explain) View Residential

tiMtien Public Other Git-site Improvements Type Public  Private | Landscaping Typical

Electriclty [ Strest Grushed Rock/Sand 0[] [|Drveway Sutace _ShelliConerete Apron

Gas O Curb/guiter _None {1 [71 |Apparent easemerts Standara Utility/Crainage
Water B +welt Sidewak  None {1 (] {EeMA Speclal Flood Hazard Area [ ] Yes No
Sanltary sewes 0 Street lights None U} O [reMAZom X WMap Dats _12/20/2000
Stomsewer [ | Alley None [1 [ [FEMA Map No. 12512404758

Comments {apparent adverse sasements, encroachments, special assessmens, shide areas, illegal or legal nonconforming zoring uss, ee.): No adverse site

conditions ebserved; no site survey provided. The site is a typical building Jot. Site improvermnents: Fil/prepllandscapfing/sod $7,000,

drivetapron $1,200, impact fes $2 700 water/sewer $6 000, front sprinklers, $800.

GENERAL DESCRIPTION EXTER!OR QESCRIFTION FOUNBATION BASEMENT INSULATION

No. of Units One Foundation Stemwall Slab Concrete Area Sq. . None Root ]
No. of Stories One Edertor Wals ~ CBS Craw! Space None * Finished  N/A Ceiling _*Adeg. [
Type (Det/At)  Detached  iRoof Sutface Dimen.Shingle |Basement None _ [Ceiling NIA Wals _*Adeq. [
Design {Styl) Ranch Gutters & Dwnspts. Aluminum Sump Pump Nene Walls N/A Fioor ]
Exisfing/Proposed  Exdsting Window Type ~ Casement Dampness  N/A Fioar NIA Nene |
Aga (¥rs) 212001 StomyScreens  NorYes Settement  N/A Ouiside Ertry NiA Unkniawn rl
Effective Age (Yrs) 1 year Manutactured House No IMestation  N/A *Assumed Adeq.
ROOMS Foyer Living Dining Wichen Den Family Rm. | Rec. Rm. |Bedrooms| # Baths | Laundry Other | Area Sq.R.
Basement None
Leved 1 Area 1 1 1 1 ] 2 2 1 1,668
Level 2 o _ |

Fintshed area shove grade contalns: 7 Rooms: 2 Bedroom(s); 2 Bath{s),_ 1,868 Square Feet of Gross Living Area |
INTERIOR Materiaks/Condition HEATING  Adeq. KITGHEN EQUIP ATTIC AMENTIES CAR STORAGE. 2 Garage
Floars Tile/Carpet Type  Cent. Retrigerator || | Nore [_] |Fireplace(s) # 0 L] (Mone [

Waks Drywall Fuel Elec. Range/ven (] | Stairs 1 |patic ] | Garage # of cars
Tim/Finisk 5 1/4" Baseboard Gondition Good Disposal (] |OropStair [ |Deck Scr/834sf ]| Aftached 2Cars
BathFloor _Ceramic Tile COOUNG Adeq.  |Distwasher [ |Scutte [ |Porch Cowis0?st DX | Detached

Bath Wainscot CaramicTila Certral Yes FavHood (7] [Floor [ |rence (7] Buikin

Doors 8 Ft Ralsed Pane!l  |Other  Fans Microwave (%] | Heated [ ] lpoot 14x26+1- B4 | carpon

Al ahove in gaod condition Condption Good __ {Washer/Dryer [ ] | Finished [ 1!Cov.Entry, 80sf  [X] |Driveway 2 Cars

Additional teatures {special enetgy efficlert tems, efe.); _Cathedral ceiling great room area; corian caurters & vanity tops, custorn Maple cabinets;
ceiling fans; tile floors thruout except for bedrooms & den; twin pane casement windaws, 8' doors, custom satelite/data wiring/connections in**
Conditien of the Improvements, depreclation (physical, functional, and external), repairs needed, quality of construction, remodeling/additions, etc.: No physicat
functional or external obsolescence was noted. The improvements were completed in 2001 and ara in very good condition.

**all rooms, electronic dimmoers thruout, floor to ceiling buittin entertainment center w/crown molding in great roerm, tray/crown molding ceiling in
rnaster suite, whirlpool tub in master batn_upgraded appliances, noticold shawer on lanai_and 507 sf coversd porch under truss.

Adverss envircnmental conditions {such as, but nt fmited to, hazardous wastes, toxic substances, etc.) present in the improvements, on the site, or in the

immediate vicinlly of the subject property..  _No adverse environmental conditions noted on the sukject site or in the immediate vicinity.
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Project No. 4043

UNIFORM RESIDENTIAL APPRAISAL REPORT Fie No. 02-78-25
ESTIMATED SITE VALUE ... Unimprovedsite. .. .= 3§ §3,000 | Comments on Gost Approach (such as, source of cost estimate, siie valie,
ESTIMATED REPRDDUCTIUN COST-NEW-OF IMPROVEMENTS square oot calculation and for HUD, VA and FmHA, the estimated remalning
Dwelng 1668 Sq. R @$_75.00 =3 125,100 sconomic ffe ot the property); See attached for floor plan and area
Cov.Entry 24 Sq. R @$ __ 1800 = 432 calculations. 3ubject site Is devetoped to its highest and best
Total Options - See Attached = 36,661 use. No apparent functional or locational obsolascence noted.
Garage/Carport 522 Sq.R.@$ __30.00 = 15,660 See attached for comments oh land value. Costs are supported
Total Estimated CostNew =3 177,853 by local known builder's costs 8 completed appraisals
Less Physleal T-nnc'ﬂona\ Exermal retained in the appraiser's office files.
Depreciation 2,738/ =% 2,739
Depreciated Valve of improvements =§ 173,114 | Depreciation - Economic AgefLifle Method
"As-is” Value of Site Improvements . =5 17,700 | Estimated remaining economic life = 64 years.
IDICATED VALUE BY C0ST APPROACH =§ 245,814
ITEM I SUBJECT COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
24001 Melzine Lane 24345 Claire Street 24166 Rodas Drive 24230 Roger Dodger Street
Address 14-47-25-81-00200 0200 15-47-25-82-00200.3610 15-47-25-B1-00200.1840 14-47-25-82-00200.2220
Proxdmity to Sub Y wimenenr | 0.89 miles 1.03 miles 0. 57 mllas
Sakes $ Not aSale|. .oy it 8 245 500 I3 214,900 I8 195,000
ross Living Area |§ A3 122.93 & $ 15134 Al s 511 =]
Data and/or Inspection ORB 3750 PG 3370 CR8 3750 PG 0779 ORB 3718 PG 4092
Verification Source Pub.Records MLS/FARES/Les County MLS/FARES/Lee County MLS/FARES/Lee County
VALUE ADJUSTMENTS DESCRIFTION ESCRIPTION  ©  +{—}$ AdJust. DESCRIPTION  :  +{-}$ Adjust DESCRIPTION | +(-)$ Adjust.
Sales or Financing +| Canventional ; Conventionat : Conventional
Concess $196,400 $172,000 i $155,200
Dt of S me b 4 10/14/02 10/14/02 H 09/03/02
Location San Carlog Ests | San Carlos Ests San Carlos Ests | San Carfes Ests
Leasehol Simple | Fee Fee : Fea H Fee
She 1.25 acres 1.25 acres 1.25 acres ‘ 1.25 acres
View Residential Residentia) ; Residential : Residential :
Desian and A Ranch Ranch : Ranch : Ranch
Qualty of Construction | CBS/Goed CBS/Good : CBS/Good : CBS/Good :
Eft=1, A=2 Eff=8_A=10 ? +0.600 | Eff=1, A=2 Eff=1, A=2 E
Condition V.Good infenor : +0,600 | Good Good
Above Grade Total : Bdmns, Baths | Total : Bdmms! Ba:ths | Total ; Bdrms Ba1hs Tota! Bdrms Bams
Room Count 72 2 7.3 2 5 3 2 § 3 2
Gross Living Area 1,668 Sq. Ft. 1,997 5q. Ft -15,100 1.420 s R +11.400 1,694 Sq. Ft -1,200
Basement & Finished Upgrades Inferior +5,100 | Inferior : +13,600 | Inferior +17,000
Rooms Below Grads [ Nona 780sf Det.Garage -7,80C | None B None
Funetional Utifty Good Good Good : Good
ol Central Central Central Cenfral
Ei Efficlent tems [ Typical Typical Typical Typical
[ it 2 Garage 2 Garage | 2 Garage : 2 Garage :
Porch, Patio, Deck, 507sf Cov.Porch | 532sf Cov.Porch 326sf Cov.Porch +2,100 | 184sf Cov.Porch +3,900
A s), . Entertnment Cntr | None : +1,500 | None : +1,500 | Nona& : +1,500
Fence, Pool, etc. PooliDeck/Cage | PoolDeck/Cage Pool/DeckCage None/193sf Patio . +18,000
Other Feratures None Fenced : -2,000 | Fenced : -2,000 | Fenced ! -2.000
et Adl, P ; -3 000 [+ [1-i% 26600 | DQ+ [ ]-s 37,200
Adfusted Sales Price [N Het- 124 % i 19
of Comparabe el $ 246 400 Gross : 142 % 5 241,500 3 232,200

Comments on Sales Comparisn (inchuiding the sebject property's compatibility to the neighbothood, etc.):

8]

See aftached comments. Upward adjustments for

rades consider ths subject's extensive ceramic flooring, trim, moldings & millwork, 8 doors, twin pane casement windows, large buittin

entertainment center, Mapls cabinets/corian counters, custom wiring, whirlpool tub, upgraded appliances, and volume/fvauted ceilings. Net

adjustments for Sate #3 exceedad 15% due primarily to the lack of a caged pool. However, the adjustments are believed to be market

supported and do not adversely affect the final value estimate.

TIEM SUBJECT COMPARABLE NO. 1 | COMPARABLE NO. 2 COMPARABLE NO. 3
Date, Price and Data No sale in the Na priot sale noted No prior sale noted No prior sale noted
Source, for prior sales | last 12 mos. other than above in other than above in other than above in
within of appraisal | per Lee Ca. past twelve months past twelve months past twelve months

Analysis af any currert agreement of sale, option, or listing of subject property and anaiy-sis of any priar sales of subject and comparables within one year of the date of appraisal:

The subject property is not listed in the regional MLS.

INDICATED VALUE BY SALES COMPARISON APPROACH

INDICATED VALUE BY INCOME APPROACH {if Applicable

This appralsal Is made
Condittons of Appralsal:

"as "

Esﬁn-'l.md Market Rent

NM...

o.- i'Gross Rérﬁ .Murll- .Iiér '

244,000

————— e

3
=%

L] subject to the repairs, alterations, inspections or conditions listed below | subject fo completion per plans & specifications.
No special comments or conditions affect this appraisal. THIS IS A SUMMARY APPRAISAL REPORT. See attached

Special Lirniting Conditions,

Fina| Reconciiation: The Sales Comparison Anaysis typically best reflects the actions and attitudes of participants in the marketplece. The Caost

proach is supportive, Insufficient market data is available for a reliable GRM.

The purposa of this appraisal is tg estimate the market valus of the teal propedy that is the subject of this report, based on the above conditions and the certification, contingert
and fmiting conditions, and market vatue definition that are stated in the attached Freddie Mac 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

(WHICH IS THE DATE OF INSPEGTION AND THE EFFECTIVE DATE OF THIS REPORT} TO BE

APPHAEER:

ago

January 17, 2003

$ . . 244,
SIPPERVIS paRARER (LY IF REQUIRED): J. Lee Nomis, MAIL, SRA
Signature [(Joid (X oid Not

AP Vo el |
Nams Ph1 Benning, Associate Name_J Led/Norris, MAI, SRA Inspect Proerty
Date Repod Signed _January 21, 2003 _ Data ReporySigned  January 21, 2003
State Certifieation # 0001220 StCerlRes REA / State FL State Cenflication # 00D0G43 St_Cent Gen. REA State FL
Or State License # / State Or State Licerse # State
Fredidia Mac Form 70 6/93 PAGE 2 OF 2 Fannie Mae Form 1004 6-93

Farm UA2 — *TOTAL for Windows® aboraisal sttware by a la mode. inc. — 1-800-ALAMCDE



Supplemental Addendum file No. 02-78-25

Borrower/Client  CUSANOQ, Anthony W.+ Melanie S.

Propeity Address 24001 Melaine Lane Parcel 329

City Bonita Springs County Lee State FL. Zip Code 34135-7677

Lender Lee County - County Lands

PURPOSE, FUNCTION AND SCOPE OF THE APPRAISAL

The purpose of the appraisal is to estimate market value of the subject as of the effective date of the appraisal, The function (use) of
the appralsal Is for providing the Lee County Commissioners with sufficient data to make an informed decision regarding the
possible purchase of the property.

The scope of this appraisal encompasses the necessary reseaich and analysis to prepare a report in accordance with the USPAP
of the Appraisal Foundation. Data scurces typically include observation, public recerds, First Amernican Real Estate Services,
RE/Xplorer Internet System, MLS, Realtors, other professionals, appraiser's files, builder's centracts, and cost estimating services
(Marshall and Swift).

A thoreugh search is conducted for comparable properties within an appropriate market area and time frames. The most
comparable properties are compared to the subject with appropriate adjustments made for significant differences, The data
provided in the report is representative of the market and is presented in a manner that will bring the reader to a similar conclusion of
the value estimate. Limiting conditions are described in the attached addenda.

USPAP CERTIFICATION
The appraisal assignment was not based on a requested minimum valuation, a specific vaiuation, or the approval of a loan.
SUMMARY APPRAISAL REPORT

This is a Summary Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule
2-2(b} of the Uniform Standards of Professional Appraisal Practice for a Summary Appraisal Report. As such, it presents only
summary discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's
opinion of value. Supporting documentation that is not provided with the report concerning the data, reasoning, and analyses is
ratained in the appraiser's files. The depth of the discussion contained in this report is specific to the needs of the client and for

intended use stated in the report. The appraiser is not responsibie for unauthorized use of this report.

COMMENTS ON THE MARKET AREA

The subject is located in San Garlos Estates, a development of mostly 1.25 acre parcels in Bonita Springs. Larger, wooded tracts
and packed sand roads give this development somewhat of a "country” flaver which appeals 1o many buyers. San Caros Estates
has good proximity to area facilibes in Bonita Springs. Improvements in San Carlos Estates exhibit a wide range of home size, style,
age and quality. Newer homes seem to be trending toward farger, good quality ranch or piling homes,

*COMMENTS ON THE ROAD MAINTENANCE

The streets are reportedly maintained by the San Carlos Estates Crainage District, an independent special district (similar to a
special fire, or mosquito control district), which was created in 1982 per OR 1615, PG 0477, for drainage management (which
includes the roads & swales). Each owner is repartedly assessed a neminal maintenance fee ($401.04) included as special annual
assessment & collected in conjunction with the real estate taxes. In addition, there is a solid waste (sewer) assessment of $196.99
per year.

Septic systems and packed sand roads are typical for the area and are no! considered detrimental to marketability. The dirt roads
are periedically graded by abave mentioned San Carlos Estates Drainage district rendesing them “all weather” roads and passible
year round. San Carlos Estates is experiencing new development with new housing starts observed throughout the market area.
COMMENTS ON THE LAND VALUE ESTIMATE
Land sales in support of the site value estimate in San Carlos Estates, 1 25 acres include:
10/02 $55,000 OR 3751/1114, 14-47-25-B2-00200.2230, 1.26 acres, 24231 Whip-O-Wiil Lane
08/02 $51,900 OR 3738/0660, 14-47-25-B1-.00200.2310, 125 acres, 24299 Golden Eagle Lane
10/02 $50,000 OR 3753/0386, 14-47-25-82-00200.2120, 1.26 acres, 24189 Whip-O-Will Lane
COMMENTS ON THE COST APPROACH AND OPTIONS INCLUDED
14x26+/- offset rectangle pocl, B34sf caged deck area, estimated = $25 000

Covered porch under truss, 507sf @ $23.00/sf = $11.661

Total Optiens = $36,661

COMMENTS ON THE SALES
Quality & age/cendition adjustments are based on cbservable data, and on comments provided by Realtors familiar with the sales
utilized. Differences in quality (upgrades) reportedly in finish flooring, cabinetry and counter surfaces, special interior appointments &
upgrades, fenestration, and ceiling height and design required upward adjustments for all sales for this factor. The adjustments are
believed to reflect market reaction to the differences.

All sales were in San Carfos Estates on similar size lots on unpaved roads. Al included fencing; afl lacked the subject's
entattainment center,

Sale #1 was a larger, older peol home with a similar covered porch. The improvements included a 780sf detached garage.

Sale #2 was a smaller pool home with a smaller covered porch area

Form TADD — "TOTAL for Windows* acraisal software bv a la mode. inc, — 1-800-ALAMODE



City of
Bonita Springs

9220 Bonita BEach Roan
Surre 111

Bonera Serings, FLL 34135
TEL: (941) 390-1000
Fax: {941) 390-1004

Paul D. Pass
Mayor

Wayne P. Edsall
Councilman
District One

Jay Arend
Councilman
District Two

R. Robert Wagner
Councilman
District Three

John C. Warfield
Councilman
District Four

David T. Piper, JIr.
Councilman
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Ben L. Nelson, Jr.
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District Six

[

Gary A, Price
City Manager

Audrey E. Vance
City Atlormey

/@%fg/ '

£

FEB 25 2003
T LA

by
'

D

[ s

February 21, 2003

Mr. J. Keith Gomez
Property Acquisition Agent
Lee County

PO Box 398

Fort Myers, FL 33902

RE: Purchase Agreement — Three Oaks Parkway Extension

Project No. 4043
Parcel 329, Anthony W. Cusano & Melanie S. Cusano

Dear Mr. Gomez:;

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

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

Respectfu%

-

o

7

City Manager

GAP/kw

UAdmin AssistanliGary A. Price, City ManageriLetlers\l. Keith Gomez-Parcel 328, Anthony & Melanie Cusano Purchase Agreement.doc



FUND COMMITMENT

Schedule A
Commitment No.: CF-1024366 Fund File Number |8-2003-847
Effective Date: January 19, 2003 at 5:00 P.M. Agent's File Reference: 03-1063
1. Policy or Policies to be issued: Proposed Amount of Insurance
OWNER'S: ALTA Owner's Policy (10/17/92). Unknown

Proposed Insured:

Lee County, a Political Subdivision of the State of Florida.

MORTGAGEE:
Proposed Insured:

2, The estate or interest in the land described or referred to in this commitment is a fee simple and
title thereto is at the effective date hereof vested in:

Anthony W. Cusano and Melanie S. Cusano

3. The land referred to in this commitment is described as follows:

Tract 20, SAN CARLOS ESTATES, according to the map or plat thereof as recorded in O.R. Book 557,
Page(s) 354 through 355, Public Records of Lee County, Florida.

AGENT NO.: 13710 MAILING ADDRESS:
ISSUED BY: Law Offices of John D Spear PA

9200 Bonita Beach Rd Ste 204

(M Bonita Springs, Fl 34135
AGENT'S SIGNATURE / &%

Law offices of John D Ypear PA

Rev.1.2
Page 1 of 4



FUND COMMITMENT

Schedule B

Commitment No.: CF-1024366 Fund File Number 18-2003-847
4 The following are the requirements to be complied with:

1. Payment of the full consideration to, or for the account of, the grantors or mortgagors.

2. Instruments creating the estate or interest to be insured which must be executed, delivered

and filed for record:
a. Warranty Deed from Anthony W. Cusano and Melanie S. Cusano, husband and wife to the
proposed insured purchaser(s).
3. A determination must be made that there are no unrecorded special assessment liens or

unrecorded liens arising by virtue of ordinances, unrecorded agreements as to impact or
other development fees, unpaid waste fees payable to the county or municipality, or unpaid
service charges under Ch, 159, F. 8., or county erdinance.

4. Satisfaction of the mortgage from Aathony W. Cusano and Melanie 8. Cusano to
Amsouth Bank dated October 2¢, 2000 and recorded in O.R. Book 3318, Page 952 as
modified in O.R. Book 3454, Page 1385, and assigned to Chase Mortgage Company by
assignment filed in O.R. Book 3600, Page 4631, Public Records of Lee County,
Florida.

5. Satisfaction of the revolving credit mortgage in favor of Amsouth Bank recorded June
20, 2001, under O.R. Book 3435, Page 1936, to be executed and delivered prior to or at
closing, or if the satisfaction is not so available at closing, then The Fund agent set
forth under Schedule A hereof must have in escrow, the maximum principal amount
which may be advanced on the credit line [in addition to any payoff amounts being
made at closing].

II.  Schedule B of the policy or policies to be issued will contain exceptions to the following matters
unless the same are disposed of to the satisfaction of The Fund:

L

Defects, liens, encumbrances, adverse claims or other matters, if any, created, first
appearing in the public records or attaching subsequent to the effective date hereof but
prior lo the date the proposed insured acquires for value of record the estate or interest or
mortgage thereon covered by this commitment.

Any owner and mortgagee policies issued pursuant hereto will contain under Schedule B
the standard exceptions set forth at the inside cover hereof unless an affidavit of possession
and a satisfactory current survey are submitted, an inspection of the premises is made, it is
determined the current year's taxes or special assessments have been paid, and it is
determined there is nothing of record which would give rise to construction tens which
could take priority over the interest(s) insured hereunder (where the liens would otherwise
take priority, submission of waivers is necessary).

Page 2 of 4



Commitment No.:

3.

FUND COMMITMENT
Schedule B

CF-1024366 Fund File Number 18-2003-847

Federal liens and judgment liens, if any, filed with the Florida Department of State
pursuant to Sec. 713.901, et seq., F.S., and Sec. 55.201, et seq., F.S., respectively, which
designate the Florida Department of State as the place for filing federal liens and judgment
liens against personal property. For insuring purposes:

(a) Pursuant to Sec. 713.90i, et seq., F.S., personal property includes, but is not

limited to, mortgages, leaseholds, mortgages on leaseholds, interests in cooperative
associations, vendees’ interests, and options when those interesis are held by a
partnership, corporation, trust or decedent’s estate; und

(b) Pursuant to Sec. 55.201, et seq., F.S., personal property includes, but is not limited

to, leaseholds, interests in cooperative associations, vendees’ interests, and options
regardless of the type of entity holding such inferests, including individuals. (Note:
Mortgages have been specifically excluded from the personal property interests in
which a judgment lien may be acquired under the provisions of Sec. 55.201, et seq.,
F.S)

Taxes for the year 2003, which are not yet due and payable.

Lee County Ordinance No, 86-14 recorded November 30, 1990, in O.R. Book 2189,
Page 3281; and amended by Ordinance No. §6-38 in O.R. Book 2189, Page 3334,
Publi¢c Records of Lee County, Florida.

Restrictions, conditions, reservations, easements, and other matters contained on the
Plat of San Carlos Estates, as recorded in O.R. Book 557, Page(s) 354 and 355, Public
Records of Lee County, Florida.

Terms and provisions set forth in instrument recorded in Deed Book 294, Page 248,
Public Records of Lee County, Florida.(No determination has been made as to the
current owner of interest referenced in said instrument)

Oil, gas, mineral, or other reservations as set forth in deed by Coastland Corporation of
Florida recorded in O.R. Book 1553, Page 1446, Public Records of Lee County,
Florida. No determination has been made as to the current record owner for the interest
excepted herein.

Declaration regarding Right-of-ways recorded in O.R. Book 507, Page 135, Public
Records of Lee County, Florida.

. Dedication of Easements recorded in O.R. Book 535, Page 826, Public Records of L.ee

County, Florida.

. Judgment creating and incorporating San Carlos Estate Drainage District recorded in

O.R. Book 521, Page 120, Public Records of Lee County, Florida.
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FUND COMMITMENT
Schedule B

Commitment No.: CF-1024366 Fund File Number 18-2003-847
12. Final Order approving and authoring the levying of a maintenance Tax on properties
witting the San Carlos Estates Drainage District recorded in O.R. Book 1624, Page
890, Public Records of Lee County, Florida.

13. Utility and Roadway Easement recorded in O.R. Book 1307, Page 36, Public Records
of Lec County, Florida.

v 14, Ten foot easement reservation on all sides for utility maintenance recorded in O.R.
Book 1553, Page 1446, Public Records of Lee County, Florida.

I5. Subject to rights of tenants under unrecorded leases, if any.
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5-Year Sales History

Parcel No. 329

Three Oaks Parkway South Extension
Project No. 4043

Grantor Grantee Price Date Arms Length
YN
Henry E. Chubb Anthony W. & $15,000.00 | 08/25/00 Y*
Melanie S. Cusano

*The referenced transaction is the sale of the vacant land. The Grantee subsequently
completed construction of a single-family residence in February of 2001.

SAPOO13-0aks 40431329 Cusano\s Year Sales History.wpd



