Lee County Board of County Commissioners
Agenda ltem Summary Blue Sheet No. 200 30449

1. REQUESTED MOTION:
ACTION REQUESTED: Approve the acquisition of Parcel 137, for the Veronica S. Shoemaker Boulevard {formerly
Palmetto Avenue) Extension Project No. 4073, 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 necaessary to complete this transaction.

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

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

2. DEPARTMENTAL CATEGORY: 06 3. MEETING DATE:
COMMISSION DISTRICT #: Cé B O5-0b ~R003
4. AGENDA: 5. REQUIREMENT/PURPOSE: 6. REQUESTOR OF INFORMATION
| X CONSENT {Specifv) -
| ADMINISTRATIVE X___ STATUTE 125 A 7
APPEALS ORDINANCE B. DEPARTMENT tapenden h

PUBLIC ADMIN. C. DIVISION
WALK ON X omer BR 5CCZ 141 BY Karg

TIME REQUIRED:

7.BACKGROUND:

Pursuant to an agreement with the City of Fort Myers, the Division of County Lands has been requested to acquire
property for the Veronica S. Shoemaker Bivd. (formerly Palmetto Avenue) Extension Project No. 4073.

This acquisition consists of 15,389 square feet of vacant property, further identified as part of 3880 Martin Court (STRAP
Number 19-44-25-06-00005.0030) The Board approved the binding offer of $6,000.00 on January 7, 2003. The owners
of Parcel 137, Lewis Coleman Jr. and Jacqueline Coleman, husband and wife, rejected the binding offer but have agreed
to sell the property to the County for $6,500.00. The county is to pay cost to close of approximately $1,000.00. The seller
is responsible for real estate broker and attorney fees, if any.

The property was appraised on November 4, 2002 by J. Lee Norris, MAI, SRA, indicating a value of $5,000.00. The
salient appraisal data is attached for reference. Staffis of the opinion that the purchase price increase of $1,500 above
the appraised value can be justified considering the costs associated with condemnation proceedings, potential land value
increases and attorneys fees.

Staff recommends that the Board approve the Requested Motion.
Funds are available in City of Fort Myers Account # 310-4315-541-6100

ATTACHMENTS: Purchase and Sale Agreement, In House Title Search, Appraisal Salient Data, Sales History

8. MANAGEMENT RECOMMENDATIONS:

9. RECOMMENDED APPROVAL:

A B c D E F G
Department | Purchasing or Human Other | County Budget Servigaes County Manager
Director Contracts | Resources Attorney QY. o [24i03

c,[ﬂjp; N oA T M [ RisK [ GG ,
%)bﬂ%‘fw N/A M ;%;UQ’W ",,’f 57 ZHL 03| %37(%%

10. COMMISSION ACTION:

APPROVED et I
- DENIED fac: by ! [RECEIVED B
DEFERRED Date: D COUNTY ADMIN.
OTHER
Time: !0
' COUNTY ADMIN. )
E : ¢ WARDED TO:
S:\POOL\PalmettoExt\BS\Parcel 137 Approve Purchasg.docée: ADH. S T APTEEOYZ %
o3 4 T
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Agreement for Purchase and Sale of Real Estate
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This document prepared by

Lee County Division of County Lands
Project: Palmetto Extension Project
Parcel: 137

STRAP No.:19-44-25-06-00005.0030

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 7 day of
APr.( , 2003 by and between Lewis Coleman, Jr. and Jacqueline Coleman,
husband and wife, hereinafter referred to as SELLER, whose address is 8212 Old Grove
Drive., Orlando, Florida 32818, 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 0.35 acres more or less, and located at 3580 Martin Court, Fort Myers, FL 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 Palmetto Extension, 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 ("Purchase
Price") will be Six Thousand five hundred and no/100 dollars ($6,500.00), payable at closing
by County warrant or City check. 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.

SAPOOLVPALMETTOEX NLEGALV 37AGREEMENT-REV1.DOC



Agreement for Purchase and Sale of Real Estate
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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 $6,500.00, 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 wilt 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 fees, 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.

SAPOOLVPALMETTOEXT\LEGALW37AGREEMENT-REV1.DOC



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. [f
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 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 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 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

SAPOOL\PALMETTOEXT\LEGALV 37TAGREEMENT-RIV].DOC
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containers located on the Property. There is no evidence of release of hazardous materials onto
or into the Property.

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 all printed
provisions in conflict therewith.

SAPOOL\PALMETTOEXT\LEGAL\I 37AGREEMENT-REV1.DOC
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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:

&ij;) > ] N, 4103
(Cotums Culn oy Y3

el / 9&»&/ ?/%fg
QATE)

cglieline Coleman

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)

SAPOOLAPALMETTOEXT\LEGAILN37AGREEMENT-REV 1.DOC



Exhibit “A”

JOHNS®ON ey

ENGINEERING

January 15, 2003

DESCRIPTION

PARCEL IN
SECTION 19, TOWNSHIP 44 SOUTH, RANGE 25 EAST
LEE COUNTY, FLORIDA

(REVISED) PARCEL NO. 137

STRAP NO. 19-44-25-06-00005.0030

A tract or parcel of land located in Lot 5, W. Stanley Hanson’ s Highland Subdivision as
recorded in Plat Book 1 at Page 57 of the Public Records of Lee County, Florida lying in Section
19, Township 44 South, Range 25 East, Lee County, Florida, which tract or parcel is described
as follows:

From the southeast corner of said Lot 5 run S 88° 58’ 04” W along the south line

of said Lot 5 for 130.03 feet; thence run N 01° 01’ 56” W for 117.46 feet; thence

run N 88° 58° 04” E for 131.96 fect to the east line of said Lot 5; thence run

S 00° 05° 25" E along said east line for 117.48 feet to the Point of Beginning.

Parcel contains 15,389 square feet, more or less.
Bearings hereinabove mentioned are based on the east line of the Northeast Quarter (NE-1/4) of
Section 19, Township 44 South, Range 25 East to bear S 00° 05’ 25” E.

IR AN

Mark G. Wentzel (For The Firfa LB-642)
Professional Land Surveyor
Florida Certificate No. 5247

19991321\Parcel No. 137 - 011503

Page / of A

2158 Johnson Streer » Post Office Box 1550 ® Fort Myers, Florida 33902-1550
(239) 334-0046 = Fax (239) 334-3661
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PARCEL NO. 137
STRAP NO. 19-44-25-06-00005.0030

THIS IS NOT A SURVEY

MARK G. WENTZEL (FOR THE —L.8.642
PROFESSIONAL S[ﬁR\gEY ND_ MAPPER / PART QF LOT 5
FLORIDA CERTIFICATE NO. 5247 W. STANLEY HANSONS
e soneo. PS4 O3 HIGHLAND SUBDIVISION
i (PLAT BOOK 1, PAGE 57, LEE COUNTY PUBLIC RECORDS)
NOT VALID WITHQUT THE SIGNATURE AND SECTION 19, T.44 S.,,R.25E.
THE ORIGINAL. RAISED SEAL OF FLORIDA . LEE COUNTY, FLORIDA

LICENSED SURVEYOR AND MAPPER.

3501 DEL_PRADO BOULEVARD SKETCH TOQ ACCOMPANY
J O}_I N S GD N CAPE CORAL, FLORIDA 33004 DESCRIPTION
PHONE (941) J34-0046

ENGINEERING €6, fos2 & LS. Forz

19991321

FRE KD, SCALE [SHEET
19-44-25 1"=60" 1
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Division of County Lands Updated in House Title Search
Search No. 21885/A
Date: July 17, 2002
Parcel: 137
Project: Palmetto Avenue
Extension Project #4073

To: Michele S. McNeill, SRIWA From: Shelia A. Bedwell, CL
Property Acquisition Agent . Real Estate Title Exami

e
STRAP:  19-44-25.06-00005.0030 2/2£)03

An update has been requested of In House Title Search No. 21885/A which covers the period
beginning January 1, 1940, at 8:00 a.m. and is now complete through July 8, 2002, at 5:00 p.m.

Subject Property: Begin at the Southeast corner of Lot 5 of W. Stanley Hanson'’s Highland
Subdivision as recorded in Plat Book 1 at Page 57 of the Public Records of Lee County, Florida, run
West along South line of said Lot 5 for a distance of 130 feet; thence deflect 90° right run North for
a distance of 118 feet; thence deflect 90° right run East for a distance of 130 feet to East line of said
Lot §; thence deflect 90° 50'50" right run South along East line of said Lot 5 for a distance of 118
feet to the Point of Beginning.

Title to the subject property is vested in the following:
Lewis Coleman Jr. and Jacqueline Coleman, husband and wife

by that certain instrument dated April 30, 1991, recorded April 30, 1991, in Official Record Book
2218, Page 497, Public Records of Lee County, Florida.

Subject to:
1. Title to oil, gas and mineral rights and leases on subject property is specifically omitted from
this report.

2. Deed recorded April 30, 1991 in Official Record Book 2218, Page 497, Public Records of Lee
County, Florida, only has one witness. This must be addressed and resolved by the Title
Company or Attorney the handles the transfer to the County.

Tax Status: 2001 taxes have been paid in full.
(The end user of this report is responsible for verifying tax and/or assessm ent 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:\POOL\PalmettoEXN\Title\21885Atsup.wpd(fs 717/02)
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_/.aﬁ'g:?__ LAND APPRAISAL REPORT
Y ", Fila No. 02-79-137

Borrower OWNER: Coleman, Lewis and Jacqusline Census Tract __ 6 . Map Reference _19-44-25

Property Address 3580 Martin Court . . _

{ity Fort Myers Tourty Les Stte Fia. . LpCode 33900 _
Legal Daserlpfion _See Attached Legal Description STRAP # 19-44-25-06-00005,0030

Sale Price §_N/A Date of Sale_N/A Loan Term N/A yrs. Property Rights Appratsed [ Fee [ ] Leasehold [_] De Minkmis PLD
7] Actual Real Estate Taxes § _100.29 wn Loan charges to be paid by seller § _N/A Other sales concessions N/A

Lender/Client _City of Fort Myers / Lee Cournty Address P.O. Box 2217, Fort Myers, Fla. 33802-221 . _|
Decupant Vacent Land Appraiser J. Lae Norris MALSRA Instnctians to Appraiser Esttmate Market Vaiue

IDENTIFICATION

Location ] urban (X Suburban L | Rural Good Avg. Falr Poor
Built Lp (< over 75% (] 25% ta 75% [T Under 25% Emplaymeent Stabilty 1R L]
Growth Rate ("] Fuly Dev. [ ] Rapid X Steady 7] Slow Canvenlenca to Employment 10011
Property Yalues 1} tncreasing B4 stable 1"} Dechining Convenlence 1o Shapping XU
Demand/Suppy [ ] shortage B4 In Balance || oversupply Convenlance to Schools OX T
Marketing Time (] Under 3 Mos. <] 4-6 Mos. 1] Over 6 Mas. Adequacy of Public Transportaion RN
O Present Land Use _40% 1 Family __10% 2-4 Family _ 10% Apts. ____ % Conda __10% Gommercial | Recreational Facilities Cl &4 (3 [
:% __5% Industrlal__25% Vacamt % e Adequacy of Utilities [ [ ,7]
34 Change in Present Land Lise ) Hot Likety T4 Ukaty ) 1| TakingPlaca {*) | Praperty Compatibilty BR-REEN
£ (*)From _Sea Attached To Protection from Detrimental Conditons [ | O [ ] [
Z .
=4 Pradominant Occupancy B4 Owner (] Tenant % Vacant Police and Fire Protection LB [ [
$ingle Famlly Price Range $ 10,000 to$ 156,000 Predominant Vaive $ 60,000 | General Appearance of Proparties oIy
Singla Family Age _ _Oysto , 75 ys Predommant Age 25 yrs. | Appeal to Market £l B 0L

Comments including those factors, favorable or unfavorabls, affecting marketablity (e.g. public parks, schacls, view, nolse):  The subject property is located in Central
Fort Myers just south of Matin Luther King Jr. Blvd.. The area is close to supporting services including schools, shopping, churches and
medical facilties. The properties vary form fair to good condition residences typlcally of average quality construction ta average quality retail
uses and scattered heavy commercial and industrial yses.

————

Dimensions 131 x 117.5 +~ = 15,393 59. Ft. or Acres 1) ComervLot

Zoning classification _TFC-2 (single family and duplex) Present Improvements [ | do |} do not conform to zoving regulations
Highestand bestuss [ Presentuss [ Other (specty) develap with single famity or duplex structure

Public QOther (Describe) OFF SITE IMPROVEMENTS Topo _Mostly Level R . -
Elec. X _ ISteetAccess [ ] Public [ Private |Slze Typical . ]
) Gas ey | Sufface Dirt n _ Shape Reclanguiar - B
=8 Water XK . |Mantenance [ 1 Puttic [X Private |View Residential
san. Sewer | | | L) stomSewer [ Curb/Gutter | Drainage_Typical - ]
[.] Underground Etect, & Tel, | | | Sicewalk ] Street Lights | 1a the property located In a HUD Kdentiffed Special Flood Mazard Area? ~ D<INol_] Yes
Comments (favorable or unfaverable including any apparent adverse easements, encroachments, or other adversa condftions): _The parcel is typical in size. The road is a dirt

angd concrete surface and js not maintained by any public erdity. The site hes been cleared of most native vegetation. Mo apparent adverse
aasements or encroachments were observed, Mot in a mandatary flagq insurance zane.

The undersigned has recited three recent sales of properies most similar and proximate to subject and has considersd these in the market analysis. The description includas a dollar
adjustment reflecting market reacticn to those tems of significanl variafion between the sublect and comparable properties. If a significant item in the comparable property is superlor
fe of mora faverable than the subjsct property, 3 minus () adjustment is made thus reducing the indicated value of subject; if a significant item in the comparable is infedor to o5 lass
favarab’e than the subject property, a plus (+) adjustment is made thys increasing the indicated value of the subject.

ITEM | SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 . COMPARABLE NC. 3

Address 3580 Martin Court 2107 French Street 2002 Cuba Street 1856 Stames
Fart Myers Fort Myers Fort Myers

Proximity to Subject [ i) ©. - 0.54 miles _ 1572 miles o
gl Sales Price v 6,000 10,000 ..._4.000
E Price . i : 40 _ .89 .53
=4l Data Source OR 3725 Pg, 3806 OR 3441 Pg. 1564 OR 3162 Pg. 4875
=3 Data of Sale and DESCRIPTION DESCRIPTION ] +{=}$ Adjust. DESCRIPTION l+f:l§.Adjust. DESCRIPTION +(-)$ Adjy_st_.]
£y Tmo Adjstment | pysp 9102 o 804 L 9159 ;
E Location Central Ft.Myers Central Ft. Myors ; Central Ft. Myers | Central Ft. Myers ]
Y Site/View 15,393 15,000 sf : 14,500 sf : L. | 7500sf : +2,000
B8 Zoning TFC-2 . TFC-2 N : TFC-2 . L Residential : ]

Road Frontage Dirt/Private . Paved ) ; -4,100 | Paved . -5,000]Paved I -2,000 |

HighestandBestse ) SingleFamity/Duplex | Single Family N Single Family | Single Family :

SecTwoRange [ 19-44-25 19-44-25 o [ 19-44-05 e ]18-44-25

Sales o Financing 1 NFA Cash/CondofSala @ +2,200 | Cash : Cash

Goncesslons Utilities-Elec. Water | Water, Sewer L | Water/Sewsr __ © | water, Sewer
Met Adj. (Total : 2 +
Indicated Vae 3 N

of Subject i + it 4,160 i (diadeatng 55
Comments on Market Data: _The comparable sales used are Iocated in the same general market area and have similar highest and best use, |
additional sates are included on the attached pages. Also attached are detafled explanations for the adjustments made. The reconciliation will _ |
oxplain which sales provide the best suppert for the subjects market value. . o
{omments and Conditons of Appralsat.  See attached fimiting conditions and special imiting eonditions.

=
=
<

Final Heébnclllaﬁun: The Sales Cdmparison Apbrﬂach [ecei-\-res the graéfé_st emphasis as g reasonable amount of comparable sales datawas |

La_, available to support the market value estimate. The Cost Approach is not used as their are no improvements 1o be valued and the subject does
S not have income patential in its current state. See attached comments. o o ]
! ESTIMATE THE MARXET VALUE, AS DEFINED, OF SURJECT PROPERTY ASOF November 4 2002 tobe$ 5000 0 0
J. Le& Norris MAL, SMW—/MMWNW #0000643
4. Lea Norris MA|,SRA - - o o D Voi {0 Cid ot Physitally nspect Property
Appraiser(s) / _/ Review Appralser (if applicable}
[¥2K]

CARLSON, NORRIS AND ASSOGIATES, INC, (239) 936-1991
Form LND — *TOTAL for Windows" appraisal software by a la mode, inc. — 1-800-ALAMODE



LAND APPRAISAL REPORT
MARKET DATA ANALYSIS

Fite No. 02-79-137

ITEM

Address 3580 Martin Court
... Fort Myers
Proximity to Subject

| SUBJEGT PROPERTY

COWPARAELE MO, 4

COMPARABLE HO. 5

2341 Towlos Street

3442 South Street
Fort Myers

| COMPARABLENO. 6
102 Santa Lucia
Fort Myers

MARKET DATA ANALYSIS

(.47 miles R 1.17 miles .
$ales Price § | T 12,000 : 9,000
Price § b et e § 44 N . .22
Data Source . . OR 3347 Pg. 2381 .. ..|oRa3s35Py. 3878 ]
Date of sale and DESCRIPTRON DESCRIPTION = [+(-}$ Adjust. | _DESCRIPTION L-t (=18 Adust. DESCRIFTION | +(~-)$ Aciust. |
Time Adjustment MNfA . ) 8/99 i over oo fQ202 ﬂ
Contral Fi.Myers Central Fi.Myers Contrat Bt Wyers Central Fi. Myers | 3
15,393 _ 114,400 sf +250| 27,600 sf -3,100 | 40,565 sf . +2,500]
TFC-2 TFG-2 TFC-2 RS-1
_| Dirt/Private Paved i\ -3250|Paved i  -6000{Paved __ _-4,500
SingleFamily/Duptex [ SingleFamily/Cuplex | SingleFamily/Cupla | Single Family
19-44-25 20-44-25 L | 19-44-25 ‘ 17-44-25
Sales or Financlng NIA Cash Cash Cash
Cancessions __{Utilities-Elec, Water | Water,Sewer Water, Sewer Water, Sewear
< + -
of Subjact e 3

Gomments; See attached comments regarding adiustments ma

de to the comparable sa

CARLSON, NORRIS AND ASSOCIATES, ING. {239) 936-1991
Form LMD.{ACY — “TGTAL for Windows® appralsel sofbware by 2 la mods, ine. — 1-800-ALAMODE



LAND APPRAISAL REPORT
MARKET DATA ANALYSIS

Filo No, 02-79-137

MARKET DATA ANALYSIS

— MEM | SUBJECTPRCPERTY | COMPARABLENG. 7 | COMPARRBLEND. 8 COMPARABLE NO. ¢
Address 3580 Martin Court 3600 Marion Street 2074 Fountain Street 3108 Lincoln Bhvd.
. Fort Myers Fart Myvers o Fort Myarg . |
Proximity to Subject ¥ 1.32 miles 0.39 miles _ .
5,000 6,000 9,000
R TLEN S 56 s L. SORYR § 75,
OR 3266 Pg. 2092 ] OR 3481 Pg. 1315 O 3154 Pg. 3708
DESCRIPTION DESCRIPTION____{+{~]$ Adjust DESCRIPTION __ |+(~i§ Adust. | DESCRIPTION [+(-)$ Adust |
A 6/00 ! Al ! 8/99 Lo
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CARLSON, NORRIS AND ASSCCIATES, INC. {239) 936-1991
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SALES COMPARISON ANALYSIS- Parce! 137

Adjustments have been considered for; market conditions, location, size, zoning, type of road access, highest
and best use and ulilities.

Market condlitions is also known as the passage of time. In this connection eight pairings using ten sales nine
of which have been used as comparable sales in this analysis are analyzed. Of these eight pairings, 5
indicate a downward trend in property values and 3 indicate a upward trend. The sales grouped by year
indicate an average price of $.79 per square foot in 1999, $.57 per square foot in 2001 and $.52 per square
foot in 2002. Only one sale from the 2000 was used in the analysis. Conclusion: Adjustments for the
passage of time are not market supported. The age of the sales will be consldered In the final
analysis.

The subject property is located in what is considered to be the Central Fort Myers area. All comparable sales
are located in the same general area. Conclusion: No adfustments are warranted for locatlon to any of
the comparable sales.

Size is the next characteristic analyzed in the Sales Comparison Analysis. In order to locate a reasonable
number of comparable sales, sales differing substantially in size were necessarily utilized. The same 10 sales
described above are used to determine whether a size adjustment is required. Fourteen pairings indicate that
as size goes up price goes up. Twenty seven pairings indicate as size goes up price goes down. The overall
range of sales is from $.22 per square foot to $.90 per square foot. Without the high and low sales the
average price is $.70 per square foot. The sales less than 10000 sf averaged $.65 per sf. The sales between
10,000 and 20,000 square averaged $.69 per sf. Lastly, the sales greater than 20,000 average $.33 per sf.
Conclusion: Size Is a measurable factor in this market, adjustments to the sales are made based upon
$.25 per square foot, for the significantly larger sales an adfustment of $.10 per square foot is used.

The subject property has a TFC-2 zoning and a highest and best use of residential or multiple unit
construction. The comparable sales are all relatively similar in zoning or highest and best use and in most
cases, both. Conclusion: No adjustments are necessary for zoning or highest and best use.

Another physical site characteristic impacting this analysis is whether or not the subject and the comparables
front on similar type roads. All of the comparable sales are located on paved roads. Sales of non-paved sites
ware not found in this market. Because of the importance of this factor, the analyst has gone outside of this
immediate market fo substantiate the adjustrnent. Pairings have been made in other areas of Lee County
which support a position that dirt road and easement access only are inferior to paved road access. A total
of twelve pairings are retained in the appraisers file and show an overall range from 13 to 55%. It is logical
and reasonable that sites without paved road frontage will sell for less than other sites with paved road
frontage (all other factors equal). Concluslon: Where differences in access exists between the subject
and the comparablas adjustments are made on the basis of a 50% factor.

The last factor considered in this sales comparison approach is the availability of public utilities; including
electricity, telephone, water and sewer. In this market this analyst could not singls out whether or not the
availability of water and sewer was a value influencing characteristic. All of the cormparable sales were
determined to have water and sewer present. Therefore, if adjustments were to be made they would only be
to the detriment of the subject properties estimated value. Conclitsion: Adjustments for water and sewer
are not made but are considered In the final analysis.

Nine sales have been used to support the value of the subject property. These sales sold during the period
of August 1999 and September 2002. The sales before adjustments show a range between $4,000 and
$12,000. Adjustments have been made for measurable impacts on value. After adjustments the supported
range of value is from $4,000 to $5,300, Based on verification Sale One was adjusted for seflers closing costs
paid by the buyer and willingness of seller to give Habitat a discount. Sale six documentary stamps do not
reflect a $9,000 sale price. Two verifications with the buyer indicated the price paid was $9,000. The sales
with the least amount emphasis are sales 5 and 6 because they are so much larger than the subject. Placing
similar emphasis on the remaining seven sales and selecting a value towards the upper end of the range,
results in market value estimate as of the effective date of appraisal of $5,000.



5-Year Sales History

Parcel No. 137

Veronica S. Shoemaker Blvd. (formerly Palmetto Avenue) Extension Project, No. 4073

NO SALES in PAST 5 YEARS

NOTE: Sale(s) relate to "parent tract” of the subject parcel.
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