COMMUNITY REDEVELOPMENT AGENCY (CRA)
OFFICIAL AGENDA
April 14, 2020 6:00 p.m.
This meeting will be conducted via teleconference

Pursuant to Executive Order No. 20-69, issued by the Office of Governor Ron Desantis on
March 20, 2020, municipalities may conduct meetings of their governing boards without
having a quorum of its members present physically or at any specific location, and utilizing
communications media technology such as telephonic or video conferencing, as provided by
Section 120.54(5)(b)2, Florida Statutes.
The City of Lake Wales will hold all virtual public meetings using the GoToMeeting
Web/Teleconference service. This will allow Commissioners and City staff to attend
public meetings
remotely. Virtual public meetings will continue to be broadcast live, locally, on Comcast
channel 6
and on the City’s web site. A link to the live stream can be found in the left-most menu of
the
City’s home page and is labeled “Live Meeting Stream”.
The direct link is: http://lakewales.granicus.com/player/camera/3?publish_id=2

Public Comments will be accepted at
www.lakewalesfl.gov/comments

1. CALL TO ORDER & ROLL CALL
2. Minutes - March 10, 2020
The minutes of MARCH 10, 2020
3. Resolution 2020-02 Approval Of Sale Of The 1919 High School Complex To Lake Wales
Charter Schools, Inc.
The CRA Board will consider adopting Resolution CRA 2020-02, approving the Sale and
Purchase of the 1919 High School complex and underlying real property by the Lake
Wales Charter Schools.
Documents:
MEMO-1919_COMPLEX.PDF
RES2020-02.PDF
PROPOSAL.PDF
CONTRACT-1919_COMPLEX.PDF
APPRAISAL - WP.PDF
APPRAISAL - CLIGGETT.PDF
4. EXECUTIVE DIRECTOR'S REPORT
5. COMMUNICATIONS AND PETITIONS
Public participation is encouraged. If you are addressing the Commission, step to the
podium and state your name and address for the record. Please limit your discussions to
five (5) minutes.
6. ADJOURN
Note: The full staff memo will be incorporated into the official record

Public participation is encouraged. If you are addressing the Commission, step to the
podium and state your name and address for the record. Please limit your discussions to
five (5) minutes.
6. ADJOURN
Note: The full staff memo will be incorporated into the official record
Minutes of the CRA meeting can be obtained from the City Clerk's Office. The minutes are
recorded, but are not transcribed verbatim. Persons requiring a verbatim transcript may make
arrangements with the City Clerk to duplicate the recording, or arrange to have a court reporter
present at the meeting. The cost of duplication and/or court reporter will be the expense of the
requesting party.
Persons who wish to appeal any decision made by the CRA Board with respect to any matter
considered during this meeting will need a record of the proceedings, and for such purpose may
need to ensure that a verbatim record of the proceedings is made, which record includes the
testimony and evidence upon which the appeal is based.
In accordance with Section 286.26, Florida Statutes, persons with disabilities needing special
accommodations to participate in this meeting should contact the office of the City Clerk no later
than 5:00 p.m. on the day prior to the meeting.

MEMORANDUM
DATE:

April 9, 2020

TO:

Honorable Chairman and Board Members of the Lake Wales Community Redevelopment
Agency (“CRA”)

VIA:

Kenneth Fields, Executive Director

FROM:

James Slaton, Deputy City Manager

SUBJECT:

Resolution CRA 2020-02 – Approval of sale of the 1919 High School complex to Lake
Wales Charter Schools, Inc.

SYNOPSIS:

The CRA Board will consider adopting Resolution CRA 2020-02, approving the Sale and
Purchase of the 1919 High School complex and underlying real property by the Lake Wales
Charter Schools.

RECOMMENDATION
It is recommended that the CRA Board take the following action(s):
1. Adopt Resolution CRA 2020-02.
2. Authorize the Executive Director to execute the contract.
BACKGROUND
The CRA currently holds title to the buildings and property commonly known as the 1919 High School
complex. The CRA published notice of its intent to offer the subject property for sale and an offer to
purchase was made by Lake Wales Charter Schools, Inc. (LWCS). Resolution CRA 2020-02, upon
adoption, will 1) accept the proposed Contract; 2) approve the sale; 3) approve the acceptance of a
Promissory Note and Purchase Money Mortgage; and 4) authorize payment of expenses related to the
transaction.
In February 2020, the CRA Board authorized the Executive Director to enter into negotiations with LWCS
for the sale and redevelopment of the 1919 High School complex. Subsequent to that CRA meeting, staff
has worked closely with LWCS and other stakeholders to ensure the intended redevelopment of the subject
site into a Bok Academy North middle school campus is not only feasible, but in accordance with the
adopted CRA Plan.
Staff believes the proposal submitted by LWCS for the subject property meets the following CRA Plan
goals:
•

The Agency shall identify community stakeholders and partners to assist in the implementation of
the Redevelopment Goals, Objectives, and Projects

•

Preserve and maintain historic and architecturally significant structures within the redevelopment
area

Two state certified appraisals were obtained for the property with an average appraised value conclusion
of $657,000. The detailed appraisals are attached to this memorandum. Cliggitt Valuation, Inc. provided a
market value conclusion of $310,000 and Winningham - Pospichal, Inc. provided a market value conclusion
of $1,005,000. The purchase price submitted by LWCS, Inc. is for $575,000.
Prior to submission of a proposal, LWCS offered to purchase the property for $500,000, but through
negotiations agreed to a final offer price of $575,000; the approximate median value between the original
offer and the average appraised value.

The proposal and associated Contract provide for Seller Financing through a promissory note in the amount
of the purchase price, with a zero (0%) percent per annum interest rate for a twenty-year (20 yr.) term.
The CRA-owned facility leased to the Boys & Girls club is included in this contemplated property sale. Staff
has worked closely with representatives of the Boys & Girls club since the outset of the property sale
discussion and feels the Boys & Girls club program can be relocated to the James P. Austin (JPA)
Community Center. Representatives of the Boys & Girls club have agreed to relocate to the JPA Center if
the sale is approved.
The Albert Kirkland Gymnasium and Little Theater are not included in this contemplated sale and purchase;
however, the parking lot that accommodates users of these facilities is included. A letter of understanding
concerning joint use of the parking lot between LWCS and the City will be entered into subsequent to the
sale to ensure parking is available to meet public needs.
OTHER OPTIONS
The CRA may reject the proposal submitted by LWCS and direct the Executive Director to solicit additional
proposals.
FISCAL IMPACT
The CRA will accept a Promissory Note in the principal amount of $575,000.00 payable in 20 annual
installments of $28,750.00. The Note will bear interest at 0%. The CRA will be required to pay the statutorily
required documentary stamps on the Deed in the amount of $4,025.00.
ATTACHMENTS
Resolution CRA 2020-02
Proposal from LWCS
Contract for Sale and Purchase
Cliggitt Valuation, Inc. Appraisal
Winningham and Pospichal, Inc. Appraisal

RESOLUTION CRA 2020-02

A RESOLUTION OF THE LAKE WALES COMMUNITY REDEVELOPMENT AGENCY
APPROVING THE SALE OF PROPERTY COMMONLY REFERRED TO AS THE 1919
BUILDING TO THE LAKE WALES CHARTER SCHOOLS, INC.
WHEREAS, the subject property was advertised as available for sale in accordance with
the provisions of §163.380(3)(a), Florida Statutes, and one proposal was received from the
Lake Wales Charter Schools; and
WHEREAS, the Lake Wales Charter Schools has offered to purchase the real property and
building commonly known as the 1919 Building from the Lake Wales Community
Redevelopment Agency (“CRA”); and
WHEREAS, it is in the public interest to approve the sale and purchase of the subject
property.
NOW THEREFORE, be it resolved by the Board of Commissioners of the Lake Wales
Community Redevelopment Agency as follows:
1.

The proposed Contract for the sale and purchase submitted to the CRA for
the subject property is hereby accepted.

2.

The sale and purchase of the subject property by the Lake Wales Charter
Schools is hereby approved.

3.

The CRA is hereby authorized to accept a Promissory Note and a Purchase
Money Mortgage encumbering the subject property from the Lake Wales
Charter Schools.

4.

The payment of expenses to be borne by the CRA related to the purchase
and sale transaction is hereby authorized.

DULY PASSED AND ADOPTED this

day of April, 2020.

Lake Wales Community Redevelopment Agency

_____________________________________
ROBIN GIBSON, Chairman

RESOLUTION CRA 2020-02
ATTEST:

Kenneth Fields, Executive Director

This instrument prepared by:
Albert C. Galloway, Jr.
City Attorney
Albert C. Galloway, Jr., P.A.
Post Office Box 3339
Lake Wales, FL 33859-3339
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LAKEWALES
HARTER SCHOOLS
130 E. Central Ave.
Lake Wales FL 33853
P.O. Box 3309
Lake Wales FL 33859
PHONE 863-679-6560
FAX 863-679-6565
lwcharterschools.corn

SUPERINTENDENT
Dr. Jesse L. Jackson

BOARD OF TRUSTEES
Chair
Danny Gill
Vice Cha ir
Dr. Andy Oguntola

Howard Kay
David Fisher
Dr. Greg Hall
Becky Gaston
Paul Gerrard
Sandra Mercer

Treasurer
Alricky Smith, CPA

Corporate Secretary
Marie Cherrrington-Gray

The mission of Lake Wales
Charter Schools, Inc. is to
bring the best of public
education to our community
by providing innovation and
choice within a continuous
pre-school through
postsecondary curriculum
so that each child
recognizes the benefits of
life-long learning,
constructive citizenship and
personal happiness.
The Lake Wales Charter
Schools, Inc. is an equal
opportunity institution for
education and employment.

March 31, 2020

Mr. James Slaton
Lake Wales Community Redevelopment Agency
PO Box 1320
Lake Wales, FL 33859-1320

Dear Mr. Slaton :
This letter is in response to the March 7, 2020 Public Notice issued by the Lake Wales
Community Redevelopment Agency to convey the former 1919 Lake Wales school
building and other property located at 401 4th Street North, Lake Wales, FL 33853, Polk
County Property Appraiser Parcel #27-30-01-883000-012000.
The Lake Wales Charter Schools, Inc., (LWCS) is responding with the proposal to
purchase the Property in question for the Purchase Price of Five Hundred and SeventyFive Thousand and no/100 U.S. dollars ($575,000.00). LWCS will sign a promissory
note in the amount of the Purchase Price, at the rate of zero (0%) per cent per annum to
be amortized over a twenty (20) year period.
LWCS intends to redevelop the property to be used for the Bok Academy North campus
which educations students in grades 6-8.
If you have any additional questions or comments, please contact Mr. Alricky Smith at
alricky.smith@lwcharterschools.com.

CONTRACT FOR SALE AND PURCHASE

“Seller”

Lake Wales Community Redevelopment Agency, whose address is P.O. Box 1320,
Lake Wales, FL 33859-1320, and whose fax number for notice purposes is
_______________.

“Buyer”

Lake Wales Charter Schools, Inc., a Florida not for profit corporation, whose address
is 130 East Central Avenue, Lake Wales, FL 33853, and whose fax number for notice
purposes is 863-679-6565.

“Purchase Price”

The Purchase Price for the Property is Five Hundred and Seventy-Five Thousand
and no/100 U.S. dollars ($575,000.00).

“Due Diligence
Period”

The Due Diligence Period shall begin on the Effective Date of this Contract and shall
expire at the end of the forty-fifth (45th) day after the Effective Date.

“Closing Date”

The Closing shall take place on a date acceptable to Seller and Buyer that is not later
than June 1, 2020, unless extended as provided in this Contract.

“Property”

The former 1919 Lake Wales school building and other property located at 401 4th
Street North, Lake Wales, FL 33853, and assessed under Polk County Property
Appraiser Parcel #27-30-01-883000-012000, as more particularly described below.

For and in consideration of the mutual covenants and promises between the parties, and other good and valuable
considerations, Seller and Buyer agree that Seller shall sell, assign, transfer and deliver to Buyer, and Buyer
shall purchase from Seller, the Property described below, upon the terms and conditions set forth in this
Contract for Sale and Purchase, which includes any riders and addendums hereto (collectively the “Contract”).
ARTICLE 1
PROPERTY; PAYMENT AND OTHER TERMS
1.1 Buyer’s Intended Use: Buyer intends to use the Property as a middle school as part of the Lake Wales
Charter School system.
1.2 Property: The Property is that parcel of land (hereinafter the “Land”) located in Polk County, Florida,
and more particularly described on Exhibit “A” attached hereto and made a part hereof; together with: (a)
all structures, fixtures, and other physical improvements located at, on or affixed to the Land; and (b) all of
Seller’s rights, title and interests, if any, in and to the following: (i) all easements, rights, privileges,
licenses, appurtenances and hereditaments in and to or otherwise belonging to the owner of, running with,
or relating to the Land; (ii) any land lying in the bed of any street, alley, road or avenue (open or proposed)
in front of, within or adjoining the Land; and (iii) all licenses and permits pertaining to the Land or its
operation, to the extent such rights and interests are transferrable.
1.3 Payment of Purchase Price: Buyer shall pay to Seller the Purchase Price set forth above for the
Property, as follows:
(a)

Seller financing in the amount of $575,000.00. See Section 1.4 below for terms

(b)

The balance of the Purchase Price shall be due at Closing by confirmed wire transfer of immediately

1
JCD’s 4-9-20 Draft

available funds, subject to adjustments and prorations as set forth in this Contract.
1.4 Seller Financing:

1.5

(a)

At Closing, Buyer shall execute and deliver to Seller a promissory note in the amount of the
Purchase Price, which shall bear interest after the Closing Date at the rate of zero (0%) per cent per
annum. This note shall be amortized over a twenty (20) year period and shall be payable in equal
annual installment payments, each in the amount of $28,750.00. The annual installment paymenst
shall be due beginning on November 1, 2020, and then annually thereafter on November 1 of each
and every successive calendar year.

(b)

The promissory note described above shall be secured by a purchase money first mortgage on the
Property. The mortgage shall require Buyer to maintain policies of insurance containing a standard
mortgagee clause and insuring all improvements owned by mortgagor and located on the Land
against loss or damage by fire, wind, sinkhole, flooding, and all perils included within the term
“extended coverage endorsements” and such other risks and perils as Seller may reasonably require,
in an amount equal to their highest insurable value. The mortgage shall permit acceleration in the
event of transfer of the Land (Due on Sale Clause). The promissory note and mortgage shall be
otherwise in the form and content required by Seller; but Seller may only require clauses
customarily found in such documents generally utilized by commercial banks located in Polk
County, Florida.

Property “As Is”:
BUYER SHALL PURCHASE THE PROPERTY, INCLUDING THE
IMPROVEMENTS ON THE LAND, IN ITS “AS IS” CONDITION AS OF THE EFFECTIVE DATE
OF THIS CONTRACT. BUYER HEREBY ACKNOWLEDGES THAT SELLER MAKES NO
WARRANTIES OR REPRESENTATIONS, EXPRESSED OR IMPLIED, AS TO THE CONDITION
OF THE PROPERTY, EXCEPT AS EXPRESSLY PROVIDED IN THIS CONTRACT AND ANY
CLOSING DOCUMENTS DELIVERED PURSUANT TO THIS CONTRACT.
ARTICLE 2
DUE DILIGENCE REVIEW

2.1

2.2

Buyer’s Inspection Rights: After the Effective Date, Buyer and Buyer’s agents shall have the right, at
Buyer’s expense, to conduct a due diligence review and, upon reasonable prior notice to Seller and at
reasonable times, to: (a) enter upon the Land and physically inspect the Land and other Property; and (b)
perform such inspections, surveys, tests, studies, and investigations as Buyer reasonably deems advisable
to satisfy itself as to the suitability of the Property for Buyer’s purposes.
(a)

Seller shall cooperate in all reasonable ways to assist Buyer relative to these matters; provided,
however, that Seller shall not be required to incur any liability or expense.

(b)

Buyer’s due diligence review may include without limitation: (i) land surveys, soil borings and
tests, perk tests, geological tests, topographic surveys, environmental assessments [inspections for
the presence of toxic or hazardous materials or pollution upon or within the Property, and
inspections for the presence of endangered or threatened animal or plant species], inspections of soil
conditions and sinkhole probability, and inspections for the presence of wetlands; and (ii) a review
of zoning, restrictions, prohibitions and other requirements of any governmental authority and other
governmental regulations, permits and approvals relating to the use and operation of the Land or
Buyer’s intended use of the Land. Buyer shall promptly pay all costs and expenses in connection
with the inspections at the time same are due.

Buyer’s Right to Cancel Contract During Due Diligence Period: Buyer’s obligation to close this
Contract is subject to and conditioned on Buyer’s acceptance of the Property, which acceptance shall be in
Buyer’s sole discretion. Buyer shall have the right to cancel this Contract for any reason by written
notice thereof sent to Seller on or before the expiration of the Due Diligence Period. If Buyer shall not
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cancel this Contract within the Due Diligence Period, then this condition shall be deemed waived by
Buyer.
2.3

Buyer’s Duty Regarding Property: Buyer shall exercise care in protecting the Land and improvements
thereon and shall minimize any disturbance of Seller or Seller’s tenants, if any. Buyer shall not allow any
liens or encumbrances to attach to the Property as a result of any work performed thereon or other activity
by Buyer or its agents, representatives, contractors and assigns. Buyer, and its agents, representatives,
contractors and assigns, shall enter the Land and conduct the inspections at their own risk. Buyer will
indemnify and hold Seller harmless from all losses, damages, costs, claims and expenses of any nature,
including reasonable attorneys’ fees and court costs, incurred by Seller arising from the conduct of any
and all inspections or any work authorized by Buyer or Buyer’s failure to restore the Property or to
prevent liens or encumbrances from attaching to the Property, as required above. If this transaction does
not close, Buyer will, at Buyer’s expense, repair all damages to the Property resulting from the inspections
and return the Property to the condition it was in prior to conduct of the inspections. However, the
foregoing repair, indemnity and hold harmless obligations do not apply to (i) any loss, liability, cost or
expense arising from or relating to the acts or omissions of Seller, or its agents or consultants, (ii) any
diminution in value in the Property arising from or relating to matters discovered by Buyer during its
investigation of the Property, (iii) any latent defects in the Property discovered by Buyer, or (iv) the
release or spread of any Hazardous Substances which are discovered (but not deposited) on or under the
Land by Buyer. Notwithstanding any other provision in this Contract to the contrary, this obligation of
Buyer shall survive the termination of this Contract.

2.4

Seller’s Obligation to Provide Property Information:
(a)

Seller shall provide to Buyer within ten (10) days after the Effective Date of this Contract, to the
extent that they exist and are within Seller’s possession or control, for Buyer’s inspection and
review, and assign to Buyer at Closing, but only to the extent attributable to the Property, an
original or a true copy of any and all of the following items relating to the Property (hereinafter
collectively the “Property Information”): (a) all surveys, engineering plans, drawings, data, site
plans, soil tests, environmental audits, leases, and other similar documents pertaining to the
Property; (b) all licenses, governmental permits, notices and reports from or agreements with private
or governmental bodies or utilities that may affect the use of the Property; and (c) all other
documents reasonably requested by Buyer that would be of assistance for Buyer’s due diligence
review, development or use of the Property. Any document not provided within said period shall
be delivered by Seller to Buyer as soon as it is available.

(b)

If this Contract shall not close for any reason, within ten (10) days following the termination of this
Contract, Buyer shall return to Seller all of the documents and other items received from Seller
under this paragraph.
ARTICLE 3
TITLE AND SURVEY REQUIREMENTS

3.1

Title Insurance Commitment: Within twenty (20) days after the Effective Date of this Contract,
Buyer shall, at Buyer’s expense, obtain a title insurance commitment (“Title Commitment”) for the Land,
with a legible copy of all instruments listed as a title exception on Schedule B, Part II, of the Title
Commitment. The Title Commitment shall be issued by a Florida licensed title insurer selected by Buyer
and reasonably acceptable to Seller and shall commit to issue to Buyer, upon recording of the deed to
Buyer, an owners’ title insurance policy (ALTA Owner’s Policy Form OF6, revised 12/10, with Florida
Modifications) in the amount of the Purchase Price allocated to the Land, insuring Buyer’s title to the
Land, subject only to: (a) the Permitted Title Exceptions set forth below, (b) those title exceptions, liens
and encumbrances which shall be discharged before or at Closing, and (c) those title exceptions otherwise
acceptable to Buyer. Immediately prior to Closing, the Title Commitment shall be updated to show that
no change in the status of title has occurred from the effective date of the Title Commitment.
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3.2

Permitted Title Exceptions: Buyer shall take title to the Land subject to the following matters;
provided, however, that there exists at Closing no violation of any of these matters and none of them
prevents the use of the Land for a school (the “Permitted Title Exceptions”):
(a)

Comprehensive land use plans, zoning codes, building codes, restrictions, prohibitions, and other
requirements imposed by any governmental authority;

(b)

Real property taxes and assessments for the year of Closing and subsequent years, which are not yet
due and payable;

(c)

Rules, regulations, and assessments of the applicable water management district;

(d)

Restrictions, easements, and other matters appearing on the plats or otherwise common to the
subdivision;

(e)

Public utility easements of record, provided such easements are located contiguous to the boundary
lines of the Land and are not more than ten feet in width;

(f)

Any adverse ownership claim by the State of Florida by right of sovereignty to any portion of the
Land now or formerly lying below the ordinary high water line of any body of water upon the Land
or adjacent thereto, including submerged, filled, and artificially exposed lands and lands accreted to
such lands;

3.3

Marketable Title: Seller shall convey to Buyer at Closing marketable fee simple title to all of the Land,
subject only to the Permitted Title Exceptions and those otherwise accepted or waived by Buyer.
Marketable title shall be determined according to applicable Title Standards adopted by The Florida Bar
and in accordance with law.

3.4

Objections to Title Defects: Buyer may object to any title matter disclosed in the Title Commitment,
other than the Permitted Title Exceptions, which is not acceptable to Buyer, provided Buyer shall give
written notice to Seller, specifying the title defects, within ten (10) days after Buyer’s receipt of the Title
Commitment and a legible copy of the title exception documents, whichever is later, but no later than the
Closing Date. Any matter set forth in the Title Commitment and not objected to by Buyer within this
period shall be considered waived and shall become a part of the Permitted Title Exceptions.
Notwithstanding the foregoing, the following shall automatically, without any notice from Buyer, be
deemed a title defect and shall not become a part of the Permitted Title Exceptions; it being understood
that the removal of all of such matters from the Title Commitment shall be a condition to the Closing of
this Contract: (a) any matter listed on Schedule B, Part I, of the Title Commitment; (b) the standard
exception for persons in possession; (c) the standard exception for mechanic’s liens; and (d) the standard
exceptions for matters shown by survey and for unrecorded easements, provided a current survey of the
Land is provided to the title insurer sufficient for such purposes (in which case all adverse title matters
shown on such survey will be added to the Title Commitment as a title exception).

3.5

Elimination of Title Defects:
(a)

If Buyer shall timely give notice of any title defect, then within ten (10) days after Seller’s receipt of
Buyer’s notice of such title defects, Seller shall provide written notice to Buyer stating whether
Seller will cure any such objections or refuse to cure any such objections. The notice shall specify
which title objections Seller shall elect to cure and Seller shall be deemed to refuse to cure any and
all title objections which it does not expressly elect to cure in such notice. Failure by Seller to give
written notice of its election within ten (10) days after receipt of the Buyer’s notice of title defects
shall be deemed an election by Seller not to cure any of the objections. Seller shall not be required
to take any action to eliminate any title objection which it elects or is deemed to have elected not to
cure. In the event Seller elects, or is deemed to have elected, not to cure any of the title objections,
then Buyer shall elect either to: (a) accept the title to the Property subject to the title defects that
were not eliminated and proceed with the Closing, without any adjustment in the Purchase Price (in

4
JCD’s 4-9-20 Draft

which event such title defects shall be deemed waived and become a part of the Permitted Title
Exceptions); or (b) cancel this Contract.
(b)

In the event Seller elects to cure some or all of the objections, Seller shall have until the later of the
Closing or thirty (30) days after Seller’s notice to Buyer under Section 3.5(a) above (the “Title Cure
Period”) in which to cure the objections which Seller elects to cure, at Seller’s sole cost. If Seller
fails for any reason to cure such objections within the Title Cure Period, then Buyer shall elect
either to: (a) accept the title to the Property subject to the title defects that were not eliminated and
proceed with the Closing, without any adjustment in the Purchase Price (in which event such title
defects shall be deemed waived and become a part of the Permitted Title Exceptions); or (b) cancel
this Contract.

(c)

Notwithstanding anything to the contrary contained herein, Seller shall be obligated to remove any
exception that can be cured by the payment of money in the nature of a mortgage, lien, or judgment
(collectively, “Monetary Liens”).

3.6

Title Commitment Updates: Buyer shall have the right to obtain at any time up until the Closing an
endorsement or updated title commitment and if any additional title matter is disclosed by such
endorsement or updated title commitment which title matter is objectionable to Buyer and was not in
existence and disclosed by the original title commitment, Buyer shall again have the right to give notice
to Seller of the title defect.

3.7

Survey: Buyer may, at Buyer’s expense, obtain a current survey of the Land. If Buyer obtains a current
survey, the survey shall be prepared in accordance with the minimum technical standards for land surveys
as adopted by the Florida State Board of Surveyors and Mappers, shall be certified to Seller, Seller’s
attorneys, Buyer, Buyer’s attorneys, and the title insurer, shall show any and all easements affecting the
Land, and shall be signed and sealed by a registered Florida land surveyor. Buyer acknowledges that the
Land includes more than one parcel and that all parcels are not contiguous. If the survey shows that any
improvement intended to be located on lands of others encroaches on the Land, or shows that any
improvement located on or intended to be located on the Land encroaches upon any setback area,
easement, land of others, or violates any restriction, covenant, contract, or applicable governmental
regulation, or shows that the Land does not have access, or reveals any other state of facts which would
impair the marketability of the title to the Land, then, in that event, such encroachment or defect shall be
deemed a title defect, provided, before Closing, Buyer gives written notice to Seller specifying the title
defects shown on the survey, in which event Seller and Buyer shall follow the procedures for elimination
of title defects as set forth above.
ARTICLE 4
BUYER’S CONDITIONS TO CLOSING

4.1

Conditions To Closing: Buyer’s obligations to purchase the Property and close this Contract is subject
to and conditioned upon the satisfaction or waiver by Buyer of each of the following conditions:
(a)

Closing of Lime Street and Alley: Before Closing, Seller shall close and vacate, at Seller’s
expense, the following: (i) all of that portion of Lime Street lying within Block II of Alta Vista
Addition to Lake Wales, Florida, according to the map or plat thereof as recorded in Plat Book 5,
Page 12, public records of Polk County, Florida; and (ii) all of that portion of the alley lying within
Block 12 of Lake Wales, according to the map or plat thereof as recorded in Plat Book 1, Page 88,
public records of Polk County, Florida.

4.2

Waiver of Any Condition: Buyer may at any time, at Buyer’s election, waive in whole or in part any of
the conditions set forth above, but any such waiver shall be effective only if contained in writing signed
by Buyer and delivered to Seller.

4.3

Right to Terminate Contract: If any condition set forth above is not obtained to Buyer’s satisfaction or
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waived by Buyer before the Closing Date, Buyer shall have the right to terminate this Contract.

ARTICLE 5
CLOSING
5.1

Closing Date: If all conditions precedent to the closing of this Contract have been met or waived, this
Contract shall be closed, and the deed and other closing documents delivered (the “Closing”), on the
Closing Date set forth above, unless extended by other provisions of this Contract. If on the Closing Date
insurance underwriting is suspended, Buyer may postpone the Closing up to five (5) days after the
insurance suspension is lifted.

5.2

Place of Closing: The Closing shall be held in Polk County, Florida, at the office of the attorney or
other closing agent designated by the party paying for the title insurance, or by mail.

5.3

Possession: Seller shall deliver possession of the Property to Buyer at Closing.

5.4

Seller’s Closing Documents: At Closing, Seller shall execute, acknowledge (where applicable), and
deliver the following documents:
(a)

To Buyer, a statutory warranty deed in form suitable for recording, conveying to Buyer marketable
fee simple title to all of the Land, free and clear of all easements, restrictions, reservations, leases,
rights of occupancy, options, mortgages, judgments, special assessments, liens, claim of liens, and
other encumbrances whatsoever, subject only to the Permitted Title Exceptions set forth above and
those otherwise accepted or waived by Buyer.

(b)

To the title insurer, an affidavit in sufficient form and substance so as to permit the title insurer to
issue the title insurance policy without the standard exceptions for mechanic’s, materialmen’s or
other statutory liens; rights of parties in possession; and easements or claim of easements not shown
by the public records. Seller shall state in this affidavit that: (i) there is no person in possession of
the Property or any portion thereof, except the Seller; (ii) there is no lien, claim of lien, liability,
other encumbrance, or potential lienor known to Seller and encumbering or affecting any portion of
the Property; (iii) there is no financing statement encumbering or affecting any portion of the
Property, except those which will be paid in full at Closing and subsequently terminated; (iv) there
have been no improvements or repairs to the Land or improvements thereon by Seller for 90 days
immediately preceding the Closing, except those that have been paid in full or will be paid in full at
the Closing; (v) to Seller’s knowledge, there are no easements or claim of easements not shown by
the public records affecting any portion of the Land; and (vi) Seller will not cause or suffer any
matter to be recorded relating to the Property between the effective date or last update of the Title
Commitment and the date of recording of the deed that would adversely affect the Buyer’s interest
in the Property.

(c)

To Buyer, a non-foreign affidavit pursuant to the Foreign Investment in Real Property Tax Act in
form and substance reasonably acceptable to Buyer, stating that no Seller is a foreign person for
U.S. Federal income tax purposes (in the event Seller fails to establish that this transaction is not
subject to the withholding requirements of Section 1445 of the Internal Revenue Code, Buyer is
hereby authorized to deduct and withhold the amount required by said code section and remit such
amount directly to the Internal Revenue Service).

(d)

To Buyer and the title insurer, instruments reasonably satisfactory to Buyer and the title insurer
reflecting the proper power, good standing, and authorization for the sale of the Property from
Seller to Buyer hereunder.

(e)

To Buyer, a certificate reaffirming all of the covenants, warranties, and representations of Seller set
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forth in this Contract, as of the Closing Date, or if any representation or warranty is no longer true
in any material respect, designating the same in the certificate.
(f)

All other documents as may be reasonably required by this Contract.

5.5

Buyer’s Closing Documents: At Closing, Buyer shall execute, acknowledge (where applicable), and
deliver to Seller a promissory note and mortgage in favor of Seller, as provided above, and all other
documents as may be reasonably required by this Contract.

5.6

Seller’s Closing Expenses: Seller shall pay and be responsible for: (a) the state documentary stamp
taxes which are required on the deed, (b) the cost of recording any corrective instruments, and (c) Seller’s
attorney’s fees.

5.7

Buyer’s Closing Expenses: Buyer shall pay and be responsible for: (a) the cost of recording the deed,
(b) the cost for the survey, if obtained by Buyer, (c) the premium for the owner’s title insurance policy
and the cost for related title and closing services (including but not limited to title information and search
charges, document preparation fees, and title examination, settlement and closing fees); (d) all expenses
attributable to Seller’s loan to Buyer, including without limitation the cost of recording the mortgage,
documentary stamps to be affixed to the note, and intangible taxes on the mortgage, and (e) Buyer’s
attorney’s fees.

5.8

Prorations: The Closing shall be made effective as of the Closing Date and all receipts and expenses,
including without limitation real property taxes and assessments assessed against the Land, tangible
personal property taxes, utility bills, payments to independent contractors, and all other operating
expenses of the Property, shall be prorated as of the Closing Date. The Closing Date shall be treated as
the Buyer’s day for proration purposes and all prorations hereinafter provided to be made as of the
Closing Date shall each be made as of the end of the day before the Closing Date.
(a)

Taxes and Assessments. Real property taxes, tangible personal property taxes, and assessments
imposed by governmental authority and any assessments imposed by private covenant, constituting
a lien or charge on the Land, for the then current calendar year or other current period (collectively
“Taxes”) shall be prorated as of the Closing Date. Property taxes and assessments shall be prorated
based on the current year’s tax, if available, with due allowance made for maximum available
discount for early payment, homestead and other deductions. If the Closing Date occurs prior to
the receipt by Seller of the tax bill for the calendar year or other applicable tax period in which the
Closing Date occurs, Buyer and Seller shall prorate the Taxes for such calendar year or other
applicable tax period based upon the most recent ascertainable assessed values and tax rates. If the
current year’s millage rate is not fixed, and the current year’s assessed value is available, the taxes
shall be prorated based upon such assessed value and the prior year’s millage.

(b)

Utilities. Electric and other utilities shall be prorated as of the Closing Date based upon the last
reading of meters prior to the Closing. Seller shall endeavor to obtain meter readings on the day
before the Closing Date. Seller shall pay the bills therefor for the period to and including the day
preceding the Closing, and Buyer shall pay the bills therefor for the period subsequent thereto. If
the utility company will not issue separate bills, Buyer will receive a credit against the Purchase
Price for Seller’s portion and will pay the entire bill prior to delinquency after Closing. If Seller
has prepaid any utilities in advance of the Closing, then Buyer shall be charged its portion of such
payment at Closing.

(c)

Fees and Charges under Service Contracts. Fees and charges under the service contracts
assigned to and assumed by Buyer at the Closing shall be prorated as of the Closing Date on the
basis of the periods to which such service contracts relate.

(d)

Final Adjustments After Closing: Any proration based upon an estimate or any receipt or
expense which is not prorated at Closing, or if final prorations cannot be made at Closing for any
item being prorated under this paragraph, including Taxes, then Buyer and Seller agree to readjust,
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prorate and allocate such items after Closing on a fair and equitable basis as soon as invoices or bills
are available, with final adjustment to be made as soon as reasonably possible after the Closing, to
the effect that income and expenses are received and paid by the parties on an accrual basis with
respect to their period of ownership. Any amount due as a result of such adjustment or subsequent
proration shall be paid by the party owing it within ten (10) days after demand for such payment is
made on such party. The provisions of this section shall survive closing.
ARTICLE 6
SELLER’S REPRESENTATIONS AND WARRANTIES
To induce Buyer to enter into this Contract and to purchase the Property, Seller represents and warrants to Buyer
that each of the following are true and correct in all material respects and will be true and correct in all material
respects on the Closing Date. These representations and warranties shall survive the Closing. Seller represents
and warrants to Buyer that:
6.1

Seller’s Ownership of Property: Seller is the sole owner of and has marketable fee simple title to the
Property, free and clear of all liens, encumbrances, leases, or claims of third parties, except the Permitted
Title Exceptions, those which shall be paid in full and satisfied at Closing, and easements, restrictions, and
reservations recorded in the public records of Polk County, Florida. There are no purchase contracts,
oral or written, in existence pertaining to any part of the Property, except this Contract. No person, other
than Buyer, has any right or option to acquire any portion of the Property or any interest therein.

6.2

Access to Land: There is full unrestricted legal and actual ingress and egress access to and from the
Land to and from a publicly maintained road which is located contiguous and adjacent to a boundary line
of the Land.

6.3

Persons in Possession: At Closing, there will be no one in possession of the Property, or any portion
thereof, except the Seller.

6.4

Power and Authority to Sell: Seller has full power and authority to convey and sell the Property and
the conveyance and sale of the Property has been duly authorized and approved by all required persons.

6.5

Taxes and Assessments: There are no unpaid taxes, liens, or assessments affecting title to the Land,
except for current real property taxes not yet due and payable. To Seller’s knowledge, there are no
unpaid special assessments or obligations for road or other improvements affecting any part of the Land,
whether or not constituting a lien thereon.

6.6

Pending or Threatened Condemnation Proceedings or Litigation: There is no pending or, to Seller’s
knowledge and belief, threatened or contemplated suit, action, arbitration, or other legal or administrative
proceeding against or affecting Seller or any part of the Property: (i) for condemnation or other similar
proceeding affecting any part of the Property, (ii) alleging any violation of any currently applicable law,
ordinance, rule, code, order and statute relating to or affecting any part of the Property, (iii) which could
result in a lien or lis pendens affecting any part of the Property; or (iv) which could affect the title to the
Property or any part thereof or adversely affect Buyer’s use of the Property or which could enjoin, restrain
or invalidate the consummation of the transactions contemplated by this Contract. Seller has no
knowledge of any facts which might result in any such suit, action, or other proceeding.

6.7

Hazardous Materials: To Seller’s knowledge: (i) there are no underground storage tanks on the Land;
(ii) no hazardous materials are, or have been, improperly placed or stored on or under any part of the Land
in violation of any Environmental Laws, or contaminate any part of the Land; (iii) no hazardous materials
have leaked, escaped, spilled, or been released, discharged or disposed of from, on, under or at the Land
or directly or indirectly into any body of water in violation of any Environmental Law; and (iv) there are
no outstanding citations, notices, or orders of noncompliance issued to Seller or any predecessor in title
relating to the Land under any Environmental Laws. For purposes of this Contract, the term “hazardous
materials” shall mean any hazardous, toxic, or dangerous waste, substance, or material defined as such in

8
JCD’s 4-9-20 Draft

any federal, state or local law, statute, ordinance, code, rule, regulation, or order regulating, relating to, or
imposing liability or standards of conduct concerning, any hazardous, toxic or dangerous waste, substance
or material (“Environmental Laws”).
6.8

Zoning or Code Violations; Compliance With Laws and Agreements: Seller is not aware of any
zoning or code violations pertaining to the Land or its use. Seller has not received any notice of any
violation of any law, rule, regulation, statute, code, or ordinance of any governmental authority pertaining
to the Property. To Seller’s knowledge, Seller is in compliance with all applicable laws, statutes,
ordinances, codes, orders, regulations, rules or restrictions pertaining to and affecting the Land or its use.
Performance of this Contract by Seller will not result in any breach of, or constitute any default under, or
result in the imposition of any lien or encumbrance upon the Property under any agreement or other
instrument to which Seller is a party or by which Seller or the Property might be bound.

Seller shall advise Buyer promptly of any material fact or other material change which may change or affect
Seller’s representations and warranties to Buyer in this Contract. In the event that Seller advises Buyer of any
such material fact or other material change which may reasonably change or affect Seller’s representations and
warranties to Buyer in this Contract, then Buyer may, by written notice from Buyer to Seller, terminate this
Contract.
ARTICLE 7
SELLER’S AFFIRMATIVE COVENANTS
7.1

Maintenance of Property Pending Closing: Between the Effective Date of this Contract and the
Closing, Seller shall maintain the Land, the improvements thereon, and other portions of the Property in
substantially the same condition such property existed as of the Effective Date, ordinary wear and tear
excepted.

7.2

Acts Affecting the Property Pending Closing: From and after the Effective Date of this Contract,
Seller shall: (a) comply in all material respects with all laws, statutes, ordinances, codes, rules,
regulations, orders and restrictions applicable to the Property and its use; (b) pay all taxes and assessments
on the Land and pay all operating expenses of the Property, as they become due; (c) not make any
material change or improvement upon or about the Land; (d) not commit any waste or nuisance upon the
Land; (e) comply in all material respects with all the terms, conditions, and provisions of any mortgages,
lease agreements, other agreements, insurance policies and other contractual arrangements relating to the
Land, or other Property, and make all payments due thereunder and suffer no material default therein; (f)
not, without the prior written approval of Buyer, enter into or modify any lease, contract or other
agreement affecting the ownership, title, possession, maintenance, use or operation of the Property which
will bind the Buyer or the Property after Closing and which cannot be terminated without charge, cost,
penalty or premium on or before the Closing; (g) not create or incur any easement or other encumbrance
upon the Property or any portion thereof (other than those which will be satisfied or released at or before
Closing).
ARTICLE 8
REALTOR DISCLOSURE AND COMMISSIONS

8.1

Disclosure of Real Estate Brokers: Seller and Buyer each warrant and represent to the other that such
party has not employed or dealt with any real estate broker or agent in connection with this transaction or
the Property and, to each party’s knowledge, no commission or fee is due to any person with regard to this
Contract or the Closing thereof.

8.2

Indemnification: Each party, whose action or alleged action or commitment form the basis of any claim
or demand for any brokerage fees, agent commissions, or other compensation asserted by any person or
entity in connection with this Contract or the transaction contemplated thereby, shall indemnify and hold
harmless the other party from and against any and all such claims or demands, except as specifically set
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forth above. The provisions of this article shall survive the Closing or termination of this Contract.
ARTICLE 9
DAMAGE TO PROPERTY OR EMINENT DOMAIN
9.1

Notice of Damage or Taking: If, at any time after the Effective Date, any portion of the Land or any
improvement thereon is materially damaged due to fire, wind, flood, sinkhole, or any other casualty, or
any proceeding shall be contemplated, commenced or consummated for the material taking (temporary or
permanent) of a part or all of the Land or any improvement thereon for public or quasi-public use pursuant
to the power of eminent domain or otherwise, then Seller shall promptly give notice thereof to Buyer.
Such notice of any such damage or taking shall, if possible, be accompanied by a drawing of the portion
of the Land and/or the improvement which has been or will be affected by any such damage or taking and
a metes and bounds description delineating the area affected.

9.2

Damage to Property: If any structure or other physical improvement on the Land or if any other part of
the Property shall be damaged by fire, wind, flood, sinkhole, or other casualty prior to Closing, then the
following provisions shall apply:

9.3

(a)

Seller shall not be obligated to repair or replace the damaged property; however, at Seller’s option,
Seller may elect to repair or replace the damaged property by written notice thereof to Buyer.

(b)

If the estimated cost to repair or replace the damaged property shall exceed two (2.0%) percent of
the Purchase Price and Seller shall elect not to repair or replace the damaged property, then Buyer
shall have the right, at its option, to cancel this Contract, which shall be exercised within fifteen (15)
days after receipt of Seller’s notice.

(c)

If Seller shall not repair or replace the damaged property and this Contract is not canceled pursuant
to the foregoing provisions, then Seller shall convey the Property to Buyer, and Buyer shall
purchase the Property, in its “As Is” condition subject to such damage, with no adjustment to the
Purchase Price; except, Buyer shall be entitled to any and all insurance proceeds and other
compensation paid or payable to Seller because of such loss or damage and Seller’s rights thereto
shall be assigned to Buyer at Closing (or Seller shall give a credit to Buyer off the Purchase Price
for the amount of such compensation). Further, Seller shall give a credit to Buyer off the Purchase
Price for the amount of the deductible under such insurance policy.

(d)

If Seller shall elect to repair or replace the damaged property, then the Closing Date shall be
extended until fifteen (15) days after the repair or replacement is completed; or at the option of the
Buyer, the Closing shall take place as scheduled and 120% of the estimated cost to repair or replace
the damaged property shall be placed in escrow at Closing.

Eminent Domain: If any proceeding which shall relate to the taking or proposed taking of any portion
of the Land or any improvement thereon owned by Seller by eminent domain is instituted, or if actual or
constructive notice threatening such proceeding is received, at any time before Closing, then: (a) Seller
shall promptly give notice thereof to Buyer; (b) Buyer shall purchase the Property subject to such taking,
with no adjustment to the Purchase Price, except Buyer shall be entitled to that portion of any award,
damage payment, or other compensation paid or payable to Seller and attributable to the portion of the
Property taken and Seller’s rights thereto shall be assigned to Buyer at Closing (or Seller shall give a
credit to Buyer off the Purchase Price for the amount of such compensation); and (c) Seller shall convey
to Buyer the Property subject to such taking or proposed taking, or such part of the Property as there shall
be remaining on the Closing Date after such taking. Notwithstanding the foregoing, if such taking
materially affects the Buyer’s intended use of the Land, then Buyer shall have the right, at its option in its
sole and absolute discretion, to cancel this Contract within fifteen (15) days after Buyer’s receipt of the
Seller’s notice of such proposed taking.
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ARTICLE 10
DEFAULT PROVISIONS
10.1 Default by Buyer: If all conditions precedent to Buyer’s obligation to close this Contract have been met
or waived by Buyer, and Buyer fails or refuses to close this Contract or materially perform any of the
covenants and agreements set forth in this Contract to be performed by Buyer, within the time limitations
specified in this Contract, for any reason except Seller’s material default hereunder, then Seller may
cancel this Contract. If Seller cancels this Contract, then Buyer and Seller shall have no further rights or
obligations under this Contract, except for any property damage or lien upon the Land created by Buyer
for which Buyer shall remain liable to Seller and except for any other provision which expressly shall
survive the termination of this Contract. This shall be Seller’s sole and exclusive remedy in the event of
Buyer’s default hereunder, except Seller shall be entitled to any remedy available under law, including
damages and/or specific performance, if Buyer defaults in its obligations under any provision which
expressly survives the termination of this Contract. Under no circumstances shall Seller be entitled to
specific performance or damages as a remedy under this Contract for the failure of Buyer to close this
Contract, except as expressly set forth above.
10.2 Default by Seller: If all conditions precedent to Seller’s obligation to close this Contract have been met
or waived by Seller and Seller fails or refuses to close this Contract or materially perform any of the
covenants and agreements set forth in this Contract to be performed by Seller, within the time limitations
specified in this Contract, for any reason except Buyer’s material default hereunder, or if any warranty or
representation by Seller in this Contract shall be materially untrue, then Buyer may elect, at Buyer’s
option, to either: (a) seek specific performance of Seller’s obligations under this Contract; or (b) terminate
this Contract, whereupon Buyer and Seller shall have no further rights or obligations under this Contract
(except for any obligation which expressly shall survive the termination of this Contract).
Notwithstanding the foregoing, if Buyer elects to terminate this Contract under this paragraph, Seller shall
pay to Buyer, within ten (10) days after Buyer’s demand for such payment, an amount equal to Buyer’s
out-of-pocket (i.e. third party) costs actually incurred by Buyer for its due diligence review or otherwise
attributable to or related to Buyer’s proposed purchase of the Property. Also, notwithstanding the
foregoing, if Seller wrongfully conveys title to the Property to a person or entity other than Buyer or
Buyer’s assignee, Buyer may pursue any remedy allowed by law or in equity including, but not limited to,
the right to sue Seller for damages. These shall be Buyer’s sole and exclusive remedies and in full
settlement of all claims for damages sustained by Buyer by reason of Seller’s default hereunder, other than
as expressly set forth above.
10.3 Post-Closing Remedies: Notwithstanding Sections 10.1 and 10.2 above, from and after the Closing,
each party shall have the right to pursue its actual (but not consequential or punitive) damages against the
other party for: (a) a breach of any covenant or agreement contained herein that is performable after or
that expressly survives the Closing (including the indemnification obligations contained in this Contract),
and (b) a breach of any representation or warranty in this Contract, provided notice thereof is given to the
other party within one (1) year after the Closing.
10.4 Notice of Default: Neither of the parties shall declare the other party in default without giving the other
party at least ten (10) days advance written notice of their intention to do so, during which time the
allegedly defaulting party shall have the opportunity to remedy the default. The notice shall specify the
default with particularity.
10.5 Waiver: No delay or omission in the exercise of any right or remedy accruing to a party upon any
breach by the other party shall impair such right or remedy or be construed as a waiver of any such breach
theretofore or thereafter occurring. The waiver by any party of any breach or the performance or
satisfaction of any condition, covenant, requirement, obligation, warranty or other provision in this
Contract shall not be deemed to be a waiver of any subsequent breach of the same or a waiver of the
performance or satisfaction of any other condition, covenant, requirement, obligation, warranty, or other
provision in this Contract.
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ARTICLE 11
MISCELLANEOUS PROVISIONS
11.1

Radon Disclosure: Radon is a naturally occurring radioactive gas that, when it has accumulated in a
building in sufficient quantities, may present health risks to persons who are exposed to it over time.
Levels of radon that exceed federal and state guidelines have been found in buildings in Florida.
Additional information regarding radon and radon testing may be obtained from the county public
health unit.

11.2

Assignment: The interests of Buyer under this Contract are not assignable without the Seller’s prior
written consent, which may be withheld in Seller’s sole and absolute discretion for any reason or no
reason; except Buyer may assign this Contract without Seller’s consent to an entity that is controlled by
or under common ownership of Buyer or Buyer’s principals.

11.3

Binding Effect: This Contract shall be binding upon and shall inure to the benefit of the parties hereto
and their heirs, devisees, personal representatives, successors and assigns; provided, that no assignment
shall be made except in accordance with the foregoing section entitled “Assignment”.

11.4

Governing Law; Venue: This Contract shall be governed by and construed in accordance with the
laws of the State of Florida. The parties hereby consent to jurisdiction and venue in Polk County,
Florida, and agree that such jurisdiction and venue shall be sole and exclusive for any and all actions or
disputes relating to this Contract.

11.5

Time Is of the Essence: Time is of the essence of each and every term, provision and covenant of this
Contract. Whenever any date specified in this Contract shall fall, or whenever any period of time
specified in this Contract shall end, on a day that is not a business day, such date or period of time shall
automatically be extended to 5:00 p.m. of the next business day. A business day is every calendar day
except Saturdays, Sundays and national legal holidays (when the U.S. post office is closed). All time
periods of five days or less will be computed in business days.

11.6

Contract Not Recordable: Neither this Contract, nor any reference thereto, shall be recorded in any
public records, except as a lis pendens in connection with any litigation concerning this Contract.

11.7

Entire Agreement; Modifications: This Contract embodies and constitutes the entire agreement
between the parties with respect to the transaction contemplated herein. No prior or contemporaneous
agreement, warranty, representation, or statement, oral or written, shall be binding upon Buyer or Seller
unless included in this Contract. No waiver, modification or change of any provision in this Contract
shall be valid or binding upon the parties, unless in writing and executed by the party or parties to be
bound thereby.

11.8

Interpretation of Contract: Whenever the context hereof shall so require, the singular shall include the
plural, and the male gender shall include the female gender and neuter, and vice versa. Descriptive
headings are for convenience and reference only and shall not control or affect the meaning or
construction of any provision of this Contract. This Contract shall not be construed more strictly
against one party than against the other by virtue of the fact that initial drafts were made and prepared
by counsel for one of the parties, it being recognized that this Contract is the product of negotiations
between the parties hereto and that both parties have contributed substantially and materially to the final
preparation of this Contract.

11.9

Severability: In case any one or more of the provisions contained in this Contract shall for any reason
be held to be invalid or unenforceable in any respect, such invalidity or unenforceability shall not affect
any other provision hereof, and this Contract shall be construed as if such invalid or unenforceable
provision had never been contained in this Contract.

11.10

Counterparts; Facsimile Signatures: This Contract may be executed in any number of counterparts,
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each of which shall be deemed to be an original instrument, but all such counterparts together shall
constitute one and the same instrument. A facsimile or electronically delivered signature to this
Contract of a party shall constitute an original and shall bind the party so executing and returning such
counterpart.
11.11

Notices:
(a) Any notice required or permitted under this Contract shall be in writing and shall be sent to the
party to such party’s address, fax number or email address, if any, first set forth above.
(b) The notice shall be given by any of the following methods:
(i)

By personal delivery; in which case the notice will be deemed given and received upon the
actual date of delivery.

(ii)

By U.S. certified or registered mail, return receipt requested, postage prepaid; in which case
the notice will be deemed given upon the date deposited in the U.S. mail and the notice will
be deemed received on the third business day after the date deposited in the U.S. mail.

(iii) By a nationally recognized commercial courier, such as Federal Express or United Parcel
Service, for next business day delivery; in which case the notice will be deemed given upon
the date deposited with the commercial carrier and the notice will be deemed received on the
next business day after the date deposited with the commercial carrier.
(iv)

Facsimile transmittal or email, provided a copy is also sent by overnight or first class mail; in
which case the notice will be deemed given and deemed received upon the date sent by
confirmed transmission by facsimile or the date sent by email.

(c) Notwithstanding the date that each notice is deemed to be given, the time period, if any, in which a
response to any notice must be given shall commence to run from the date the notice is deemed
received by the recipient of the notice. Notwithstanding the above, any notice sent by facsimile,
email or personal delivery and delivered after 5:00 p.m. local time where the Land is located shall
be deemed received on the next business day.
(d) Any party may, at any time, change its address, fax number or email address of record to which
notices under this Contract shall be given to such party and designate other parties to whom a copy
of all notices hereunder shall be sent, by giving five (5) days prior written notice to the other party
or parties hereto of any such change. Notices given by counsel for a party shall be deemed given
by such party. Notices given to a party’s counsel shall be deemed given to such party.
11.12

Effective Date: The Effective Date of this Contract shall be the date when the last one of the Seller
and Buyer has signed this Contract, as indicated on the signature pages hereof.

11.13

Time for Acceptance; Offer Expiration Date: If this Contract is not executed in one or more
counterparts by both Buyer and Seller, and fact of execution communicated in writing to the other party,
within seven (7) days after the first signature by a party below, then any offer contained herein shall
expire and this Contract shall not take effect and shall be null and void.

In witness whereof, each party has executed this Contract on the date shown below for such party.
[signatures on attached pages]
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Signed, sealed and delivered
in the presence of:

Lake Wales Charter School, Inc., a
Florida not for profit corporation
By:

Witness #1: sign name above
Print Name:

James M. Nelson, as Chairman

Dated: ________________, 2020
Witness #2: sign name above
Print Name:

Signed, sealed and delivered
in the presence of:

Lake
Wales
Redevelopment Agency

Community

By:
Witness #1: sign name above
Print Name:

Kenneth Fields, Executive Director

Dated: ________________, 2020
Witness #2: sign name above
Print Name:
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EXHIBIT “A”
LEGAL DESCRIPTION OF THE LAND

All of Block II of Alta Vista Addition to Lake Wales, Florida, according to the map or plat thereof as recorded
in Plat Book 5, Page 12, public records of Polk County, Florida; and all of Block 12 of Lake Wales, according
to the map or plat thereof as recorded in Plat Book 1, Page 88, public records of Polk County, Florida
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SUMMARY APPRAISAL REPORT OF PROPERTY LOCATED AT
401 4th Street N., Lake Wales, FL. 33853

Summary of Salient Facts & Conclusions
Date of Inspection
Effective Date of the Appraisal
Date of the Report
Prepared Exclusively For

02/17/2020
02/17/2020
02/24/2020

Owner of Record
Borrower

Land Size in Square Feet
Land Size in Acres
Building Size Overall in Square Feet
City of Lake Wales

235,544
5.41
27,703

Lake Wales Community Redevelopment Agency
Lake Wales Community Redevelopment Agency

Important Assumptions & Conditions
Extra-Ordinary Assumptions
Hypothetic Conditions
Highest & Best Use as if Vacant
Highest & Best Use as Improved

None
The closure of a platted roadway that bisects the north and south area of the subject
property
Speculative residential or institutional development
Church with a recreational/fellowship hall

Values & Conclusions
Land Value as if Vacant
Value by the Cost Approach
Value by the Income Approach
Value by the Direct Sales Comparison Approach
Final Opinion of Value

File #: C20008N

$140,000
$1,055,000
N/A
$950,000
$1,005,000
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LETTER OF TRANSMITTAL
02/24/2020
James Slaton
City of Lake Wales
201 W. Central Ave.
Lake Wales, FL. 33853
Subject:

Appraisal of property located at 401 4th Street N., Lake Wales, FL. 33853. File# C20008N

Dear Ms. Slaton:
As requested, I have personally inspected the above-mentioned property to form an opinion of the market value of the
real property. The above referenced property will hereafter be described as the subject or subject property, and
additional description is included in the report. This appraisal report describes and explains the appraisal in a brief
format with supporting data provided in the addenda. The transmittal letter, addenda, certification, assumptions and
limiting conditions and the summary of facts and conclusions are all an integral part of this appraisal. This appraisal is
performed considering the improved property in, as is condition.
The report defines market value and its source as well and other terms used, describes the property, the data used in
the appraisal, appraisal techniques, and the analyses underlying the final opinion of value. Additionally, it contains a
Certification of Value as required by the Uniform Standards of Professional Practice, and a Statement of Limiting
Conditions. This appraisal also complies with the additional Standards of Professional Appraisal Practice and Code of
Ethics required by the Appraisal Institute. The appraiser has complied with the USPAP competency provision.
The subject of this appraisal is described as former elementary school that received partial conversion for use as a
performing arts center (building #1) and a recreational/fellowship hall (building #2). The plans for conversion to a
performing arts center were abandoned because there is not adequate demand to support said use, and the most
financially feasible conversion to building #1 in its current state is for use as a church facility with a supporting
recreational/fellowship hall. That said, the existing improvements include 2 buildings with a total enclosed area of
27,703 square feet, and it is positioned on a site with a total land area of 235,544 square feet or 5.41 acres MOL.
Signed

Eric S. Pospichal - Cert Gen RZ3680
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CERTIFICATION
The undersigned do hereby certify that, except as otherwise stated in this appraisal:
•

This appraisal of the subject property, sets forth all of the limiting conditions (imposed by the terms of the assignment or by the
undersigned) affecting the analyses, opinions and conclusions contained in this appraisal.

•

I certify that, to the best of my knowledge and belief, the statements of fact contained in this appraisal are true and correct.

•

I further certify that the reported appraisal analyses, opinions and conclusions are limited only by the reported assumptions and limiting
conditions and are my personal, unbiased, professional analyses, opinions, and conclusions.

•

I further certify that I have no present or prospective interest in the appraised property, and have no personal interest or bias with respect
to the parties involved.

•

I have no bias with respect to the property that is the subject of this report, or to the parties involved with the assignment.

•

My compensation is not contingent upon the reporting a predetermined value or direction in value that favors the cause of the client,
the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.

•

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of Uniform Standards of Professional Appraisal Practice of the Appraisal Institute. It also conforms, with the 2020
Standards of Professional Practice as adopted by the Appraisal Foundation.

•

The appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan, per the
FDIC Final Rule on Title XI of the Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIRREA), effective
September 19, 1990, as defined in 12 CFR Part 323.4.a.10. To our knowledge, the subject property has no significant natural, cultural,
recreational, or scientific value.

•

The person signing this certificate has made a personal inspection of the subject property as directed by the client.

•

The appraiser has not appraised the subject property within the past 3 years.

•

Effective date of appraisal is 02/17/2020.

Signed,

X
Eric S. Pospichal
Cert Gen RZ3680
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GENERAL ASSUMPTIONS & LIMITING CONDITIONS
1.

No responsibility is assumed for the legal description of for matters including legal or title considerations. Title to the property
is assumed to be good and marketable unless otherwise stated.

2.

The property is appraised as clear title to the property that is free from all liens or encumbrances unless otherwise stated.

3.

Responsible ownership and competent property management are assumed.

4.

The information furnished by others is believed to be reliable. However, no warranty is given for its accuracy.

5.

All engineering provided within the context of the appraisal assignment is assumed correct. The plot plans and illustrative
material in this report are included only to assist the reader in visualizing the property.

6.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that render it more or less
valuable. No responsibility is assumed for such conditions or for arranging for engineering studies that may be required to
discover them. Inspection of the property is visual and does not include warranty or guarantee against defects in materials or
workmanship.

7.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless
noncompliance is stated, defined, and considered in the appraisal report.

8.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a non-conforming
use has been stated, defined, and considered in the appraisal report.

9.

It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or administrative authority from
any local, state, or national government or private entity or organization have been or can be obtained or renewed for any use
on which the value estimate contained in this report is based.

10. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the property
described and that there is no encroachment or trespass unless otherwise noted in the report.
11. The distribution, if any, of the total valuation in this report between land and improvements applies only under the stated
program of use. The separate allocations for land and improvements may not be used in conjunction with any other appraisal
and are invalid if so used.
12. Possession of this report, or a copy thereof, does not carry with it the right of publication or use by any party other than those
identified as the intended users.
13. The appraiser, by reason of this appraisal, is not required to give further consultation, testimony, or be in attendance in court
with reference to the property in question unless arrangements have been previously made.
14. Information regarding the location or existence of public utilities has been obtained through a verbal inquiry to the appropriate
utility, or has been ascertained from visual evidence. No warranty has been made regarding the exact location or capabilities
of public utility systems.
15. The property history has been provided by conversations with various individuals involved with the chain of title, and if
available, various documents such as contracts, deeds, leases, and closing statements. No title search has been performed, nor
is the history as presented herein warranted. Any contemplated interest in the appraised real estate should rely upon an opinion
prepared by a qualified attorney-at-law.
16. There has been no soil or subsurface report or percolation test made available to the appraiser. Therefore, the appraiser
cannot know any existing subsurface conditions that adversely affect the value of the subject property.
17. Acceptance and/or use of this Appraisal Report by the Client or any Intended User constitutes acceptance of the above
Assumptions and Limiting Conditions. Liability extends only to the intended users, not subsequent parties or third party
users of this report, and is limited to the amount of the fee received by the appraiser.
18. This appraisal does not reflect insurable value unless so stated and the replacement cost estimate used in the cost approach
should not be used or considered as insurable value. Specifically, the replacement cost estimate does not reflect insurable
value. The appraisal report as completed or in part should not be used outside of its reported intended use.
19. We do not authorize the out-of-text quoting from or partial reprinting of this appraisal.
20. Valuation is subject to the General Assumptions and Limiting Conditions, and the Special Assumptions.
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LOCATION DATA:

SUBJECT PROPERTY
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LEGAL DESCRIPTION:
LAKE WALES SUB PG 1 PG 88A & 88B BLK 12 ALL & ALTA VISTA PB 5 PG 12 S1 & 2 T30 R27 BLK II LOTS ALL.

PARCEL #’S / ASSESSED VALUES / TAXES
Parcel # - APN
Total of All Parcels
27-30-01-883000-012000

Land Value
$102,772
$102,772

Imp Value
$1,034,055
$1,034,055

Misc Value
$81,119
$81,119

Tot Value
$1,217,946
$1,217,946

Taxes
$0
$0.00

The assessed value is seldom considered a reliable value indicator for market value appraisal. Assessed value
methodology (mass appraisal) is different than the methods used to estimate market value for a specific property, and
is generally less reliable. Occasionally, it is helpful to establish trends, but it should also be noted that the effective age
of the assessed value is generally based on the first day of the year. As such, as the market changes throughout the year
the assessed values as they relate to market tend to be even less reliable. So, in the final conclusion to value the assessed
value is given little if any weight. Lastly, the property is owned by the Lake Wales Community Redevelopment Agency
and is tax exempt.

SALES HISTORY:
CURRENT OWNER OF RECORD
CURRENT LISTING PRICE
CONTRACT PRICE
PRIOR SALES

LEASE INFORMATION

Lake Wales Community Redevelopment Agency
To the appraiser’s knowledge the property is not currently listed for sale.
To the appraiser’s knowledge the property is not currently encumbered by a
purchase contract.
There have been no sales of the subject property in the last 3 years. However,
ownership of the property was transferred from the City of Lake Wales
(grantor) to the Lake Wales Community Redevelopment Agency (grantee) on
May 1st 2018.
Building #2 is encumbered by a 25-year lease agreement between the City of
Lake Wales (lessor) and the Citrus Center Boys & Girls Clubs, Inc. (lessee) that
was ratified on June 1st 2004. According to the agreement, the lessee is
responsible to pay a rental rate of $1.00 per year to the lessor. Moreover, the
lessee is responsible for hazard insurance, “routine” interior/exterior
maintenance of the structure, and utility expenses. The lessor is responsible for
ground maintenance.
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Aerial Plat

Plat Map
Undeveloped Platted Road

SITE DATA:
Location:
County
Access
Land Area
Shape
Zoning:

Land Use Plan
Utilities:
Water/Sewer
Telephone
Cable Television
Electricity
Gas

401 4th Street N., Lake Wales, FL. 33853
Polk
The subject site is accessible 3rd Street N., 4th Street N., and Seminole Ave.
Approximately 253,544 square feet or 5.40 acres MOL. The land area is calculated based
on the assumption that the approximate 30,000 square foot undeveloped platted roadway
will be closed.
Mostly Rectangular
R1-C – Residential District - This district is designed primarily to permit the continued
development of already platted medium density single-family residential areas and is not
intended to be utilized extensively for future development. The R-1C zoning designation is
intended for assignment to lands classified as MDR - Medium Density Residential and may
be assigned to lands classified as HDR - High Density Residential on the future land use
map of the comprehensive plan. Legally Permissible Uses: Single family, religious
establishment, primary & secondary schools, farming crop or nursery without retail sales,
public facilities and offices.
MDR – Medium Residential Development
Water and sewer are provided by public systems
Telephone service is available
Cable Television is available
Electricity is available
Gas is available

Topography

Mostly level near street grade

Easements Noted

The subject has typical utility easements', which are generally beneficial to the site. There
were no apparent adverse easements or encroachments indicated upon visual inspection of
the property or the county plats.

Comments

The Polk County Property Appraiser’s records indicate that there is an approximate 30,000
square foot platted roadway that bisects the property but was never developed. As such,
there is currently no legal access when crossing north and south on the subject property.
However, conversations with representatives from the City of Lake Wales indicate that
since the development of the roadway would offer no beneficial connections, the platted
roadway would be closed if petitioned by ownership.
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Flood Map

Flood hazard areas identified on the Flood Insurance Rate Map are identified as a Special Flood Hazard Area (SFHA).
SFHA are defined as the area that will be inundated by the flood event having a 1-percent chance of being equaled or
exceeded in any given year. The 1-percent annual chance flood is also referred to as the base flood or 100-year flood.
SFHAs are labeled as Zone A, Zone AO, Zone AH, Zones A1-A30, Zone AE, Zone A99, Zone AR, Zone AR/AE,
Zone AR/AO, Zone AR/A1-A30, Zone AR/A, Zone V, Zone VE, and Zones V1-V30. Moderate flood hazard areas,
labeled Zone B or Zone X (shaded) are also shown on the FIRM, and are the areas between the limits of the base flood
and the 0.2-percent-annual-chance (or 500-year) flood. The areas of minimal flood hazard, which are the areas outside
the SFHA and higher than the elevation of the 0.2-percent-annual-chance flood, are labeled Zone C or Zone X
(unshaded). The subject is situated in Zone X unshaded.
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BUILDING LAYOUT ON SITE

Needs
Removal
Building #2

Building #1

Page # 8

of 81

IMPROVEMENT DATA:
BUILDING SKETCH: BUILDING #1 FIRST FLOOR (CHURCH)
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BUILDING SKETCH: BUILDING #1 SECOND FLOOR (CHURCH)
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BUILDING SKETCH: BUILDING #2 (RECREATIONAL/FELLOWSHIP HALL)

BUILDING SIZE CALCULATIONS
The first floor of building #1 features 13,349 square feet under roof, the second floor features 8,317 square feet under
roof, and a basement features 200 square feet of area. Consequently, the total area for building #1 is 21,866 square feet
(13,349sf + 8,317sf + 200sf). Building #2 features 5,837 square feet of living area. The combined area of building #1
and building #2 is 27,703 square feet (21,866sf + 5,837sf).
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BUILDING COMPONENTS, AGE & CONDITION:
BUILDING NUMBER ONE – CHURCH/SANCTUARY
Improvements:
Structure:
Building Type
Number of Floors
Eave Height
Building Quality
Total Building Area
Foundation
Exterior Walls
Roof Structure
Roof Covering
Window Type
Door Type
Fenestration
Floor Structure
Floor Coverings
Interior Walls
Wall Finish
Ceiling Type
Lighting
Plumbing
Heating/AC
Quality of Interior Finish
Condition of Interior
Quality of Exterior Finish
Condition of Exterior
Date of Construction
Actual Age
Estimated. Effective Age

Church
Two
12 feet per floor
Designated as class C average quality – Marshall & Swift Valuation Manual
21,866 square feet total.
Monolithic slab on grade
Brick
Prefabricated wood trusses
Metal roof
Single hung in an aluminum frame
Wood
Average
Concrete
Exposed wood and concrete
Wood framing with no cover
None
No cover
Average quality florescent lights
Average plumbing service and stubs but no fixtures
None
Average
Average
Average
Average
1940
80 Years
20 Years

Building #1 was originally constructed as an elementary school in 1940, but was eventually completely gutted. From
1999 to 2010 the building was in the process of being re-purposed for use as a performing arts center. During said time,
much work was done including but not limited to the addition of a wet sprinkler system, electrical, plumbing (variety
of rough ins), a stage, concrete work (slopes to stage on first floor), windows, roof truss repair, brick repointing, roof
replacement, and wood framing for partition walls on the first floor and framing for partition walls and flooring on the
second floor. In time, it was determined that there was not adequate demand to complete the performance arts center,
and while the exterior and interior of the building was heavily reconstructed, it was left with no finish and/or coverings.
The result of not finishing construction is defined as deferred maintenance. With the knowledge that there is a lack of
demand for a performing arts center, the use that is most financially feasible to utilize the layout that has resulted from
the performing arts center construction is the development of a church. In order for the church to become operational
and the deferred maintenance be cured, there is still much work to be completed. Work needed includes the addition
of ceiling covering, floor covering, drywall framing, multiple doors, paint, plumbing fixtures, a sound system, and duct
work to support the installation of an adequate HVAC system, etc. The total cost to add these items to building #1 is
estimated utilizing the segregated cost section of the Marshall & Swift Valuation Service Manual, and the overall cost
to cure the subject’s deferred maintenance is estimated to be $575,000. The estimated cost to cure of $575,000 will be
deducted from the value conclusion indicated for the property by the sales comparison approach and the cost approach
to follow in this report. Otherwise the building appears structurally sound and in overall average condition. Attached
to the building is a 200 square foot portico covering the entrance, and a 693 square foot patio with ADA accessible
ramp. As of the effective date there is no exterior door adjacent to the patio.
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BUILDING NUMBER TWO – RECREATION/FELLOWSHIP HALL
Improvements:

Structure:

Building Type
Number of Floors
Eave Height
Building Quality
Total Building Area
Foundation
Exterior Walls
Roof Structure
Roof Covering
Window Type
Door Type
Fenestration
Floor Structure
Floor Coverings
Interior Walls
Wall Finish
Ceiling Type
Lighting
Plumbing
Heating/AC
Quality of Interior Finish
Condition of Interior
Quality of Exterior Finish
Condition of Exterior
Date of Construction
Actual Age
Estimated. Effective Age

Recreation/Fellowship Hall
One
12 feet per floor
Designated as class C average quality – Marshall & Swift Valuation Manual
5,837 square feet.
Monolithic slab on grade
Brick
Prefabricated wood trusses
Asphalt shingle
Single hung
Variety of doors and openings
Average
Concrete
Varies – predominately wood with ceramic tile in the restrooms
Drywall
Paint
Painted Drywall
Average quality florescent lights
Average plumbing service and fixtures
Multiple package HVAC units
Average
Average
Average
Average
1940
80 Years
20 Years

Building #2 is was originally constructed for additional classrooms to an elementary school in 1940, but has since been
repurposed for use as a recreation center that is leased by the Boys and Girls Club. The building is mostly wide and
open featuring plenty of space for recreation, but also features two restrooms, and an administrative office. Most recent
upgrades to the building include the replacing of the roof in 2006, the replacing of the A/C units in 2009, new sinks
and a new countertop in the bathroom (last 6 months). The building is well-maintained with no evidence of significant
deferred maintenance.

ADDITIONAL IMPROVEMENTS:
The property features a 3rd building near the middle of the property (see layout of site on page #8). This building was
constructed as a cafeteria in 1940 and features approximately 4,300 square feet of area. The building is currently being
used for the storage of small items, but is in very poor condition and has reached the end of its economic life. As such,
the building provides interim value for the storage of small items only sufficient to cover the cost of removal. Other
improvements include a 165 square foot unfinished concrete storage building, approximately 1,614 lineal feet of a 6
foot high chain link fence with 3 strand barbed wire, and approximately 28,655 square feet of asphalt paving in average
condition.
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PHOTOGRAPHS:

3RD STREET N. FACING NORTH

3RD STREET N. FACING SOUTH

SEMINOLE AVE. E. FACING WEST

SEMINOLE AVE. E. FACING EAST

4TH STREET N. FACING SOUTH

4TH STREET N. FACING NORTH
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WEST ELEVATION (BLD. 1)

NORTH ELEVATION (BLD. 1)

FIRST FLOOR (BLD. 1)

FIRST FLOOR (BLD. 1)

FIRST FLOOR (BLD. 1)

FIRST FLOOR (BLD. 1)
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2ND FLOOR (BLD. 1)

2ND FLOOR (BLD. 1)

2ND FLOOR (BLD. 1)

EAST ELEVATION (BLD. 2)

WEST ELEVATION (BLD. 2)

RECREATION AREA (BLD. 2)
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RECREATION AREA (BLD. 2)

ADMINISTRATIVE OFFICE (BLD. 2)

RESTROOM (BLD. 2)

RESTROOM (BLD. 2)

STORAGE BUILDING (NEEDS REMOVAL)

INTERIOR OF STORAGE BUILDING (NEEDS
REMOVAL)
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DEFINITION OF VALUE:
The purpose of this appraisal is to estimate the current market value of the subject property as defined by FDIC, Fed Reg 33888,
Part 323, Section 323.2 Definitions (G), market value is defined as:
(g) Market value means the most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:
•
•
•
•
•

Buyer and seller are typically motivated;
Both parties are well informed or well advised, and acting in what they consider their own best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.S. dollars, or in terms of financial arrangements comparable thereto; and
The price represents the normal consideration for the property sold unaffected by special or creating financing, or
sales concessions granted by anyone associated with the sale.

PROPERTY RIGHTS APPRAISED:
In this appraisal, the value sought is a fee simple interest. Following describes common values sought.
Fee Simple: An absolute fee; a fee without limitation to any particular class of heirs restrictions, but subject to the limitations of
eminent domain, escheat, police power, and taxation. It is an inheritable estate.
Leased Fee: A property held in fee with the right of use and occupancy conveyed by lease to others. A property consisting of the
right to receive ground rentals over a period of time, plus the right of ultimate repossession at the termination of lease.
Leasehold: A property held under tenure of lease. It is the right of use and occupancy of real property by virtue of a lease
agreement; and the right of the lessee to use and enjoy real estate for a stated term upon certain conditions, such as payment of rent.

IDENTIFICATION OF CLIENT / INTENDED USER(S) / & INTENDED USE OF THE APPRAISAL
This appraisal was ordered by James Slaton who is a representative for the City of Lake Wales. The City of Lake Wales
is the client.
The intended user of the appraisal is the City of Lake Wales.
The intended use of the appraisal is to aid the client in a potential sale/purchase decision.

SCOPE OF WORK:
SCOPE OF WORK
Appraisal Type

Complete Appraisal

Report Requirement

Inspection Requirement

Restricted Use
Appraisal Report

Exterior Inspection Only
Interior & Exterior Inspection
No personal Inspection
Inspect County Record Only

X

X Less than Complete Appraisal
Measurements
Personally Measure

X

X Reference Survey / Bldg Plans
Use Property Appraiser Records
Use data from a previous report

It should be noted that an appraisal and an appraisal report are two entirely different issues. The difference in the reports is simply the level of detail reported. A
restricted use appraisal can only be used by the client.

The client provided some information concerning the property. This and other information concerning the property
that was relied on in valuing the subject includes:
•
•
•

Engagement letter and client requirements
Information identifying the property to be valued
Current lease agreement
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•

Information regarding upgrades and work that has been completed on the buildings over the last several years.

Photos have been taken as an aid and to convey the quality of materials used in the construction, the workmanship of
the construction and the condition of the facilities. A floor plan is included in the report, either by plans and
specifications for proposed construction or as drawn by the appraiser based on the measurements collected on personal
inspection. Additionally the appraiser has reviewed recorded information by the county property appraiser, clerk of the
court, tax collector, local Realtors MLS service and multiple data subscription services.
This appraisal includes only the real property. Trade fixtures that are a permanent part of the structure and can only be
removed by destroying them or damaging the building are considered real property. Equipment and trade fixtures that
can be removed are personal property and are not included in the appraisal. Personal property may be identified and
valued, but only if specifically stated in the report.
Approaches to Value to be included in the development of the appraisal and in the report process
Cost Approach

Income Approach

Sales Comparison Approach

Not applicable to this property type – not performed
Applicable but not necessary to the appraisal and not reported
Applicable but not necessary to the appraisal, reported for support
Applicable and necessary to the appraisal, and is reported
Not applicable to this property type – not performed
Applicable but not necessary to the appraisal and not reported
Applicable but not necessary to the appraisal, reported for support
Applicable and necessary to the appraisal, and is reported
Not applicable to this property type – not performed
Applicable but not necessary to the appraisal and not reported
Applicable but not necessary to the appraisal, reported for support
Applicable and necessary to the appraisal, and is reported

USE OR EXCLUSION OF APPRAISAL APPROACHES TO VALUE
The cost approach is most applicable for the valuation of new construction or for special use properties. The subject
improvements are older, but consist of an institutional use that is consistent with a special use property. This
classification is due to a lack of comparable data because recent sales of the aforementioned property types or type is
scarce. As such, the cost approach is considered to be an applicable methodology for valuing the subject.
Properties such as the subjects are generally owner occupied, and are not purchased based on income potential. As
such, the income approach is not an applicable approach.
For this appraisal, the sales comparison approach is a necessary approach and is given significant consideration because
in many cases it is the easiest approach to analyze without major adjustments to value. If the sale price can be divided
into a unit value that is representative of the whole and requires little adjustment, the conclusion to value is reasonably
reliable. Recent sales data for similar properties located in and outside the subject’s direct market area is scarce.
Nevertheless, the appraiser was able to locate multiple recent sales of properties considered reasonably similar to the
subject, and the sales used are believed to provide a credible value conclusion. Ultimately, the sales comparison
approach best measures the attitudes and motivations of buyers and sellers in the market which makes it an appropriate
approach to value. Moreover, the sales comparison approach serves as a test of logic when identifying if adjustments
for obsolescence are appropriate since obsolescence cannot be identified by simply deriving a value via cost approach.
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SCOPE OF REPORT:
This appraisal report describes and explains the appraisal in a summary format with supporting data provided in the
body and addenda. The appropriate reporting option and the level of information necessary in the report are dependent
on the intended use and the intended users. The reporting detail is not exhaustive but a summary of information
pertinent to the appraisal. The client is familiar with the subject market and the appraiser has analyzed the market and
marketability of the subject area as reflected in the “Neighborhood” heading in the report to follow.
This report complies with client requirements and USPAP reporting requirements specified in Standard Rule 2-2. “The
content of an Appraisal Report must be consistent with the intended use of the appraisal and, at a minimum:”
(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)
(viii)

(ix)
(x)
(xi)

(xii)

state the identity of the client and any intended users, by name or type;
state the intended use of the appraisal;
summarize information sufficient to identify the real estate involved in the appraisal, including the physical, legal,
and economic property characteristics relevant to the assignment;
state the real property interest appraised;
state the type and definition of value and cite the source of the definition;
state the effective date of the appraisal and the date of the report;
summarize the scope of work used to develop the appraisal;
summarize the information analyzed, the appraisal methods and techniques employed, and the reasoning that
supports the analyses, opinions, and conclusions; exclusion of the sales comparison approach, cost approach, or
income approach must be explained;
state the use of the real estate existing as of the date of value and the use of the real estate reflected in the appraisal;
when an opinion of highest and best use was developed by the appraiser, summarize the support and rationale for
that opinion;
clearly and conspicuously:
• state all extraordinary assumptions and hypothetical conditions; and
• state that their use might have affected the assignment results; and
include a signed certification in accordance with Standards Rule 2-3.

USPAP also provides the appraiser with advisory opinions in the same publication as rules, standards and statements.
These are identified as a form of “other communications” issued by the Appraisal Standards Board (ASB). Advisory
opinions are published to illustrate the applicability of appraisal standards in specific situations and to offer advice
from the ASB for the resolution of appraisal issues and problems. Since advisory opinions are offered solely for an
advisory purpose, they are not considered part of USPAP, and the application of said opinions is not enforceable by
the ASB.

HYPOTHETICAL CONDITION
Hypothetical conditions are defined as those conditions, which are contrary to what exists, but is supposed for the
purpose of analysis.
•

The Polk County Property Appraiser’s records indicate that there is an approximate 30,000 square foot platted
roadway that bisects the property but was never developed. As such, there is currently no legal access when
crossing north and south on the subject property. However, conversations with representatives from the City
of Lake Wales indicate that since the development of the roadway would offer no beneficial connections, the
platted roadway would be closed if petitioned by ownership. As such, for the purposes of this appraisal, a
hypothetical condition is made to close the platted roadway that bisects the property. If the roadway could not
be closed, this could impact the overall value conclusion for the subject property.

EXTRA ORDINARY ASSUMPTIONS
An assumption, directly related to a specific assignment, which, if found to be false, could alter the appraiser’s opinion
or conclusion. In this appraisal there is no extra ordinary condition noted.
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REGIONAL DATA:
LOCATION:
The subject property is located in Polk County, Florida, which is located in the central
portion of the state approximately midway between the Atlantic and Gulf coasts. The
county covers approximately 2,011 square miles, and contains 18 municipalities, which
include the Cities of Lakeland, Winter Haven, Bartow, Lake Wales, and Auburndale as
well as other smaller communities. Bartow is the county seat, and the most populated areas are Lakeland and Winter
Haven.
The county is approximately 25 miles West of Orlando, and approximately 20 miles East of Tampa. Polk County is
only about 10 miles from Disney World. Lakeland is approximately 70 miles from Orlando and 40 miles from Tampa.
From Winter Haven, it is about 50 miles to Orlando, or 60 miles to Tampa.

POPULATION:
According to the 2010 census there are approximately 602,095 people in Polk County, about 3.5 million people within
a 50-mile radius, and 9 million people within a 100-mile radius. Forecast estimate that the population of Polk County
will continue to grow over the next several years.

INDUSTRY:
Polk County's economy is supported by a
workforce of over 275,000 in 2010.
Citrus production, and industrial
warehousing and distribution are the
primary industries for the Polk County
area. In the last year Polk County has
been the beneficiary of the development
of a CSX Intermodal Facility, and a 1
million+ square foot Amazon fulfillment
center.

Another large industry in Polk County is tourism. Winter Haven is the home of Legoland Florida, which is owned by
Merlin Entertainment. Attendance figures are not released for Legoland, but it is estimated that the park brings over 2
million guest to Polk County each year and has been a rousing success. In fact, due to rising demand the park is
expanding by adding a 152 unit Lego themed hotel. Polk County's central location means easy access by road, air and
water. Though the citrus, warehousing, distribution and tourist industries are the primary industries in of Polk County,
there are numerous other smaller industries that contribute to the overall economic health of the county. All being said,
it is anticipated that Polk County’s central location and good transportation will continue to attract retailing,
wholesaling and distribution firms in the future.
TRANSPORTATION:
Major highways providing ready access to Polk County include Interstate 4, which passes east-west several miles north
of Haines City and connects with two major north-south interstates: I-75 to the west and I-95 on the east side of the
state. US Highways 27, 17, 92, 98, and 60 all converge near the counties larger cities.
Commercial air service is available at the Tampa International Airport in Tampa, 49 miles west and the Orlando
International Airport, 50 miles east. There is also a commercial airport in Lakeland.
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Rail service for the area is provided by Seaboard Coast Line and Amtrak with connections to all major cities in the
United States. Amtrak operates a direct passenger train service from a station in downtown Winter Haven. Seaboard
provides freight services including piggyback with loading facilities in Orlando, 50 miles east. Spurs serve most present
industrial areas, and daily service is available to the local area.
There are numerous trucking firms are presently serving Polk County industry, with multiple trucking terminals in the
Winter Haven area. Six other firms provide local pickup and delivery services. United Parcel Services (UPS) provides
daily pickup and delivery service in Winter Haven with terminals in Lakeland, and Lake Wales.
GOVERNMENT:
The executive and legislative powers of the county are vested in the five member Board of County Commissioners.
While the county is divided into five separate districts, the election is held countywide. Each term lasts for four years
with odd numbered districts holding elections in presidential election years, and even numbered districts holding
elections two years later. Like all elected officials in the state, county commissioners are subject to recall. The
commissioners elect a chairman and vice-chairman annually. The chairman then selects the chairs of each committee
who work with the county manager to establish the policies of the board. The commission meets twice a monthgenerally every other Tuesday. Additional meetings take place as needed, but must be announced per the Florida
Sunshine laws.
On a local level governments offer a variety of financial inducements to relocating and expanding industry for purposes
of land acquisition, machinery and equipment purchase, construction and renovation, and miscellaneous related costs.
Programs are available for both users and developers.

EDUCATION:
Polk County area is served by two excellent, modern, well equipped vocational technical centers. Ridge Vo-Tech
Center is located on SR 544 between Winter Haven and Haines City. Traviss Vo-Tech Center is located southeast of
Lakeland on SR 540 in Eaton Park.
Polk State College is located on a 100-acre campus in Winter Haven and two other campuses in South Lakeland and
Lake Wales. Total enrollment is about 10,000 credit students and 8,700 non-credit students, served by a staff of about
1200 faculty members. Of the total credit students over 5,400 attend classes in Lakeland, 4,000 attend in Winter Haven,
and over 500 attend in Lake Wales. The college has the resources and experience to tailor a specific program to
practically any expressed need of the business community. In 2010 the college began offering 4 year degrees.
In the fall of 2014 Florida Polytechnic University began operations on a 170 acre campus located in Lakeland. The
new university’s stated mission is to prepare 21st century learners for careers in advanced fields of science, technology,
engineering, and mathematics (STEM) through interdisciplinary teaching, leading-edge research, and collaborative
local, regional and global partnerships. Florida Poly is the newest member institution of the State University System
of Florida, and is the state's only public polytechnic university. The current student body is comprised of 554 students
who are served by 59 academic staff and 105 administrative staff.
Private Post-secondary schools in Polk County include Southeastern University, Florida Southern College, Warner
University, and Webber International University.
RESIDENTIAL TRENDS:
Most statistical reports use sales that include both market and atypically motivated sales such as foreclosures and short
sales, because it takes time to vet a large population of sales. Using this information without understanding the
parameters used in the analysis may lead to inaccurate conclusion as it relates to Market Value. A general analysis of
Price that includes all sales tends to be what many real estate practitioners and analysts subscribe to and report, but it’s
an error to rely on such misleading information. There are many publications stating the average and median home
Prices, but the appraiser is most often charged with the task of determining Market Value. Relying solely upon
subscription services that only report transactions of users to their service provides a smaller sample size from which
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to draw trends and conclusions from. As such, a 5-year analysis of residential sales was conducted by extracting sales
data from the Polk County Property Appraiser’s database, which encompasses all transactions that occurred within
Polk County and includes a population size of approximately 25,000. The sales were not vetted; however, the search
parameters were carefully chosen to ensure the highest probability of arms-length transactions. The parameters of the
search include residential properties with an acre or less of land, sales prices between $30,000 and $999,999, no
foreclosures, fiscal year ending September 2017, and only qualified sales. A sale is not “qualified” if the sale Price
does not reflect the Market Value, the sale involves multiple properties, or the sale involves family members. The
results of the analysis are summarized below.
Summary
Median Price
Median Price/SF
Replacement Cost
Total Sales

2014
%D
2015
%D
2016
%D
2017
%D
2018
$141,000 19% $151,000 7% $160,000 6% $165,000 3% $185,000
$84.51
18%
$90.36
7%
$95.33
6% $100.61 6% $110.07
$96.32 3.50% $99.50 3.30% $100.89 1.4% $101.60 0.7% $105.72
5791
24%
7821
23%
10233
31%
10745
5%
13901

%D
12%
9%
4.1%
29%

*2013 data was extracted to determine the change in 2014.

Median Sale Price/Total Transaction
$190,000

16000

$180,000

14000

$170,000

12000

$160,000
10000
$150,000
8000

$140,000

6000

$130,000
$120,000

4000
2013

2014

2015
Median Sale Price

2016

2017

2018

Total Sales
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HISTORIC MEDIAN HOME SALES BY CITY

Davenport
Haines City
Lakeland
Auburndale
Mulberry
Winter Haven
Lake Wales
Bartow

2013
$162,000
$133,200
$128,500
$140,900
$128,500
$112,500
$105,000
$126,700

2014
$169,900
$142,000
$141,500
$130,000
$120,000
$120,000
$110,000
$124,800

2015
$185,000
$155,050
$150,000
$157,300
$139,900
$140,000
$105,000
$146,850

2016
$195,550
$167,800
$155,000
$165,000
$156,900
$148,000
$115,000
$127,500

2017
$196,000
$176,900
$165,000
$163,150
$162,750
$154,900
$130,000
$125,000

2018
$222,000
$198,000
$180,000
$164,700
$175,000
$177,000
$134,000
$144,000

Median Home Price by City
$230,000

6.00%

$210,000

5.00%

$190,000
4.00%

$170,000
$150,000

3.00%

$130,000

2.00%

$110,000
1.00%

$90,000
$70,000

0.00%
2012

2013

2014

2015

2016

2017

Davenport

Haines City

Lakeland

Auburndale

Winter Haven

Lake Wales

Bartow

30 Year Mort

2018
Mulberry

The great recession had a reverberating effect on the market which resulted in declining residential real estate prices
extending through much of 2011. However, since the last quarter of 2011 market activity increased as credit markets
loosened, and property values and transactions have consistently increased year over year. It’s expected that as sale
prices mirror replacement costs, the increases in sales prices will flatten and prices should continue to increase but
perform only slightly better than the Federal Reserve’s target inflation rate of 2%. The increase will likely be
somewhere between 3% - 4% following the same year over year change as replacement costs.
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HISTORIC INFLATION

There are many variables contributing to stability and health of the market overall, including political factors as well
as monetary policy. Currently the market is greatly influenced by the fed fund rate which is essentially the interest rate
that banks charge each other for short term loans; the loans are used to meet the reserve requirement mandated by the
Federal Reserve. Currently the target federal fund rate is around .025%, shown below, and has been historically low
since around 2009. The average spread, the difference between the 30-year mortgage rate and the fed fund rate, before
the near zero target fed fund rate was 2.66%. The current spreads are essentially equal to the 30-year mortgage rates at
around 4%, so from a historical perspective, depository institutions are achieving greater returns.
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30 Year Mortgage VS Fed Fund Rate
18.00%
16.00%
14.00%

Axis Title

12.00%
10.00%
8.00%
6.00%
Spread

4.00%

30 Yr Mortgage Rates,
5.08%
Fed Fund Rates, 2.18%

2.00%
0.00%

It’s likely and necessary that the fed fund rate increase, at which point, a segment of potential buyers will be eliminated
from the market because of the increased cost of capital and in turn decrease demand. Although this will have a
temporarily adverse effect on sale prices, it will enable an environment more influenced by fundamentals rather than
thrift policy.

Market Conditions
$120.00
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$110.00
$100.00
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$90.00
$80.00
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$70.00
$60.00
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$50.00
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*2019
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Replacement Cost w/ Land
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The illustration above reflects the market’s transition from sale prices below replacement cost to market equilibrium
as well as increased demand evidenced by greater sales volume. Replacement cost, in this analysis, is the average total
cost of construction required to replace a residential improvement with a substitute of like utility. These costs include
land, labor, materials, supervision, contractor’s profit and overhead, architect’s plans and specifications, sales taxes,
and insurance. A market in equilibrium will have sale prices that are nearly equal to replacement cost; however, when
this does occur it’s typically only in passing while the upward trend continues until the market again has a correction
and pushes sale prices down. Sale prices below replacement cost indicate economic obsolescence in the market place
and should present less risk to both borrowers and lenders because the market should theoretically correct itself,
allowing for large equity gains on behalf of the purchaser. However, both should be wary when sale prices significantly
exceed replacement costs because the difference can quickly evaporate leaving purchasers upside down on their loan
and lenders potentially adding to their Real Estate Owned (REO) portfolio.
AFFORDABILITY & FEASIBILITY:
Housing affordability is outlined in the grid below and constructs an index which compares the affordable median
home price and the actual median home price. An affordability index of 100 indicates the affordable median price and
actual median price are equal. More affordable housing is reflected by anything above 100 and less affordable below.
The calculations for determining the index is demonstrated within the grid.
Affordability
Polk County Median
Household Income*
x
Ratio Available For Housing
Costs
=
Annual Income Available For
Mortgage
÷
Annual Mortgage
Constant**
30 Year Fixed Rate
Mortgage***
=
Affordable Mortgage
Amount
÷
Loan-To-Value Ratio
=
Affordable Median Home
Price
÷
Actual Median Home Price
x 100

Affordability Index

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

$43,113

$43,113

$43,113

$43,113

$43,113

$43,113

$44,043

$46,400

$46,400

$46,401

25%

25%

25%

25%

25%

25%

25%

25%

25%

25%

$10,778

$10,778

$10,778

$10,778

$10,778

$10,778

$11,011

$11,600

$11,600

$11,600

0.0647

0.0622

0.0605

0.0550

0.0572

0.0585

0.0563

0.0585

0.0578

0.0650

5.04%

4.69%

4.46%

3.66%

3.98%

4.17%

3.85%

4.17%

4.07%

5.08%

$166,557

$173,383

$178,102

$196,101

$188,591

$184,331

$195,722

$198,385

$200,778

$178,447

90%

90%

90%

90%

90%

90%

90%

90%

90%

90%

$185,063

$192,648

$197,891

$217,890

$209,545

$204,813

$217,469

$220,428

$223,087

$198,275

$122,000

$110,000

$104,000

$106,500

$128,400

$141,000

$151,000

$160,000

$165,000

$185,000

151.69

175.13

190.28

204.59

163.20

145.26

144.02

137.77

135.20

107.18

* Source: Esri estimates for 2004-2008. U.S. Census Bureau: State and County QuickFacts for 2009-2014. Census estimates 2016.
** Annual payment necessary to amortize one dollar
*** http://www.federalreserve.gov/releases/h15/data.htm
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Polk County Affordability Index
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The index illustrates that single-family homes are very affordable and there’s a disparity between how much the median
household can afford to spend on housing and the actual median home price. New construction becomes feasible as
the median home prices continue to trend upwards, closing the gap on economic obsolescence. Developers and builders
recognize the income demographics’ ability to purchase above the median sale prices and aim to capitalize on the
difference now that the market is nearing equilibrium. This, among many other factors, has contributed to new
construction in the single-family home segment.
Affordable rental housing can also be calculated similarly as the affordable median home price, the only difference is
that there’s no mortgage to consider making the affordable rent limit a much easier calculation.
Polk County Affordability Rent Limit
Median Household Income
Ratio Available For Rent
Annual Income Available For Rent

$44,043
25%
$11,011

Monthly Affordable Median Rent
Rounded To

$917.56
$900.00

The optimum rent, based on the median household income, is around $900. However, with regard to development, the
question remains whether new construction is justified at the rent limit. The answer to this question lays in feasibility
rent and the relation to achievable market rents. Feasibility rent is the rent necessary to justify new construction. When
the market is at equilibrium, the rental rate for new, fully functional space is equal to feasibility rent.
Feasibility rent for different property types are calculated in the grid to follow. The estimated unit replacement costs
are derived from data interpolated from the hundreds of appraisals I’ve completed as well as base cost information
obtained from the Marshall Valuation Service Manual that is updated monthly. Office (not including medical office),
retail, and multifamily property types within the analysis are average quality concrete improvements. Industrial
property type is average quality metal over steel frame construction with minimal office finish. The estimated
replacement costs do not take into consideration atypical land to building ratios and land prices accounting for more
than 30% of the replacement cost will significantly skew the results. Impact fees are considered and can vary
significantly between county and other cities. There is an inherent margin of error for the replacement cost estimates
and individual development projects will vary within that range.
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Feasibility Rent Analysis

Office Retail Multifamily Industrial

Estimated Replacement Cost/SF Including Land
Capitalization Rate
Feasibility Net Operating Income per SF
Expense Ratio
Lease Type
Feasibility Effective Gross Income per SF
Vacancy & Collection Loss

$135.00
8.00%
$10.80
10%
NNN
$12.00
10%

$125.00
8.00%
$10.00
10%
NNN
$11.11
10%

$95.00
7.50%
$7.13
30%
Gross
$10.18
5%

$60.00
7.50%
$4.50
10%
NNN
$5.00
5%

Estimated Feasibility Rent/SF
Estimated Market Rent/SF

$13.33
$13.50

$12.35
$13.00

$10.71
$11.00

$5.26
$5.50

The market for property types within the confines of the parameters set forth in the analysis appear to have a reached
a point to justify new construction in areas that are achieving rental rates near the high end of the range of values. The
commencement of new construction and developments in the area is partly attributed to markets participants’
willingness and ability (affordability) to purchase new homes at prices that justify construction. Additionally, the
market of other property types can support rental rates commensurate with feasibility rates deeming new construction
viable where demand warrants. Simply put, buyers, users, and developers are willing and able to meet their respective
objectives while still satisfying the others’ financial goals. Thus, an incentive exists for new development.
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Peaking Market
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Seller/Landlord Leverage

Current Conditions
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Source: https://www.newyorkfed.org/research/capital_markets/ycfaq.html
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ECONOMIC SNAPSHOT
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City of Lakes Wales
The city of Lake Wales is located in the geographical center of the Florida peninsula with a land area of 14.74 square
miles and a population of 15,140. It is positioned approximately 10 miles southeast of Winter Haven and 14 miles east
of Bartow. Lake Wales is accessible by US Highway 27 (north/south) and State Highway 60 (east/west). Interstate 4
crosses the state 25 miles north of Lake Wales and both the Tampa and Orlando Airports are approximately one hour’s
drive away. The Lake Wales airport accommodates general aviation with two 4,000 foot paved runways.
The citrus industry has been the major contributor to the Lake Wales economy since its earliest days. However, in
recent years the citrus greening (HLB) endemic has had an adverse impact on the industry, and citrus production is
consistent with record lows. This is not only true of Lake Wales, but true of most all Central Florida. Light
manufacturing, retail, construction, medical services, and tourism are also significant contributors to the Lake Wales
economy. The primary tourist attraction in Lake Wales is the historic Bok Tower, which was constructed in the 1920’s,
and has been a staple of the city ever since.
More recently, additional emphasis by the City has been on the location of light manufacturing and distribution
companies west of Lake Wales along S.R. 60, to take advantage of the new CSX intermodal distribution which opened
in the second quarter of 2014. The City also is planning an extension of its airport runway to accommodate small cargo
planes.
Retailers and professionals have a variety of options from the downtown commercial district, strip centers and Scenic
Highway to the SR 60 corridor. The most recent commercial development is locating near the Eagle Ridge Mall at the
north end of Lake Wales along U.S. Highway 27, and includes the Shoppes on the Ridge, Bob Evans, Chili’s, Home
Depot, Lowes, Dunkin Donuts, Anytime Fitness, Dairy Queen and Kohl’s. Most of which were developed in the mid
to late 2000s. Lake Wales also has two newer hotels that were developed in the early 2010s. The hotels include
Hampton Inn & Suites and Holiday Inn Express. They are located north on US 27, about 15 minutes from LEGOLAND.
Lake Wales is home to twelve schools, six of which are charter, three of which are traditional public schools and three
private schools. Dale R Fair Babson Park Elementary, Hillcrest Elementary, Janie Howard Wilson Elementary, Polk
Avenue Elementary and Lake Wales High School were converted to charter status in the Fall of 2004. Edward W. Bok
Academy Middle opened in the Fall of 2008 to create a seamless K-12 charter system. McLaughlin Middle School and
Fine Arts Academy, Roosevelt Academy Of Leadership And Applied Technology School, and Spook Hill Elementary
School are still traditional public schools. Lake Wales Lutheran School, Candlelight Christian Academy, and The
Vanguard School are private.
Lake Wales is also home to two colleges, Warner University and Webber International University. The J.D. Alexander
Center, a satellite campus of Polk State College which was established in downtown Lake Wales in 2009.
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THE NEIGHBORHOOD
A “neighborhood” is defined in The Dictionary of Real Estate Appraisal, Fourth Edition, published by the Appraisal
Institute, as “a group of complementary land uses; a congruous grouping of inhabitants, buildings, or business
enterprises”. It is further identified as a portion of a larger community, or an entire community, in which there is a
homogeneous grouping of inhabitants, buildings, or business enterprises. Inhabitants of a neighborhood usually have
a more than casual community interest. Neighborhood boundaries may consist of well-defined natural or man-made
barriers or they may be more or less well-defined by a distinct change in land use or in the character of inhabitants.

Central Business
District

The subject neighborhood is generally described as an area of residential and institutional uses located in the City of
Lake Wales. This is a well-established neighborhood that has been built up for many year resulting in a slow
development trend. The primary traffic routes to the subject neighborhood are U.S. Highway 27 (a major north/south
four-lane paved highway approx. 1 mile west) and State Road 60 (a major east/west four lane paved roadway approx.
0.75 miles south). These highways are in good overall condition and the traffic volume associated with these roadways
is high. Highway 27 extends south to Miami and north to Tallahassee in Florida (and through other states north of
Florida) and State Road 60 extends across the entire state from the gulf coast to the Atlantic coast. The primary traffic
route to the subject neighborhood is Seminole Ave., which is a two lane asphalt paved road that supports a low volume
of traffic. Moreover, the subject is located approximately 0.5 miles from the City of Lake Wales central business
district. Consequently, the neighborhood benefits from favorable linkages.
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Surrounding development includes
North
Residential
South
Residential
East
Residential
West
Institutional
Neighborhood Physical Characteristics (as it compares to competing neighborhoods)
Neighborhood Type
CBD
Urban
Rural
X Suburban
Neighborhood Cycle / Phase
Development
Stability
Redevelopment
X Declining
Streets / Access – Neighborhood
Overall Neighborhood Appeal
Continuity of Property Use
Utilities Available to the Area

Fair

Average

Fair

Average

Mixed

Typical

Predominant Land Use
Common Age of Structures

Agriculture

Residential

0 to 10 yrs

11 - 20 yrs

Water

X

Sewer

X Good
X Good
X Planned

X
X

Gas

X

Planned Development
Vacated Area

Well Maintained

Not Well Maintained

Well Maintained

Not Well Maintained

Changing

X

In Decline
Wells & Septic
Systems
Institutional / other

X

50 years plus

Media Services

Commercial

Industrial

21 – 30 yrs

31 – 50 yrs

Neighborhood Economic Characteristics (as it compares to competing neighborhoods)
Rate of Development
Development Trend
Sales Volume
Sale Prices

Slow

Rental Rates
Availability - Capital / Financing
Cost of Funds – Overall ++
Supply – All Nbrhd Uses
Demand – All Nbrhd Uses
Vacancy – All Nbrhd Uses
Supply – Subject Specific +++
Demand – Subject Specific
Vacancy – Subject Specific

Decreasing

X Stable

Decreasing

Stable

Decreasing

Stable

Decreasing

Stable

Decreasing

Stable

Decreasing

Stable

Decreasing

Stable

Slow

X Moderate
X Moderate

Low

Moderate

Decreasing

Stable

Decreasing

Stable

Fair

Average

Rapid

Increasing

Decreasing

Rapid

Increasing

Decreasing

Increasing

Few Incentives

Decreasing
Below Equilibrium
Val
More Incentives

Increasing

Decreasing

X High
Increasing
Increasing

X Good
Increasing

X
X
X
X
X
X
X

Increasing
Increasing
Increasing
Increasing
Increasing

X
X

Near Equilibrium +

Common Finance Rates and Terms
Mortgage Term
20 years
Balloon Term
3 to 5 years
Mortgage Rate
4.0%
Loan To Value Ratio
75%
Debt Service Coverage Ratio
1.15 to 1.25

Increasing

Value Change - All Nbrhd Uses
Decreasing
Stable
Increasing
Near Equilibrium
Below Equilibrium Val
+ Equilibrium Value is defined as a point in time when the cost to develop a property is similar to both its market value and its market price.
++ Cost of Fund includes all factors related to obtaining financing including rate, time and difficulty, closing costs, and collateral demand.
+++ Subject Specific - refers to the subjects use in general, such as office, medical office, retail, residential, industrial, agriculture, etc.

MARKETING TIME
“Marketing Time” is the estimated period of time that a property may need to be exposed to potential buyers in order
to locate a willing and able purchaser, and is in anticipation (forward looking) to a sale. Based on the sales volume,
identified listings of similar properties, the subject’s location and current demand, the estimated marketing time is
between 12 to 18 months.
“Exposure Time” is the time that properties (sales) were marketed before a buy/sale agreement was (historic data)
realized. This data is best reported in the local Multiple Listing System (MLS), but properties like the subject are not
often listed and sold through this system. As such, exposure data is limited for many types of commercial properties.
As such, the exposure period is typically based on interviews with those active in the non-residential market. Based on
the best information found, the exposure period linked with the value reflected in this appraisal is estimated at 12 to 18
months.
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X
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HIGHEST AND BEST USE
The term “highest and best use” is generally accepted to indicate that legal use which is most likely to produce the
greatest net return to the land over a given period of time. It is well defined in the Appraisal Institute’s publication,
Dictionary of Real Estate Appraisal, Fourth Edition, as follows:
“The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum productivity.
Alternatively, that use, from among reasonably probable and legal alternative uses, found to be
physically possible, appropriately supported, financially feasible, and which results in highest land
value.”
Implied is recognition of the contribution to a community environment or community development and not only wealth
maximization. Also implied is the understanding that highest and best use results from the appraiser’s judgment and
analytical skill, i.e., that the conclusion represents an opinion, not a fact. The concept of highest and best use is critical
to the appraisal, because it represents the premise upon which value is based.

HIGHEST AND BEST USE AS VACANT:
The Dictionary of Real Estate Appraisal – Fourth Edition defines highest and best use as though vacant as “Among all
reasonable, alternative uses, the use that yields the highest present land value, after payments are made for labor,
capital, and coordination. The use of a property based on the assumption that the parcel of land is vacant or can be
made vacant by demolishing any improvements.”
The definition applies specifically to the highest and best use of land. It is recognized that in cases where a site has
existing improvements, the highest and best use may be different from the existing use. The existing use will continue,
however, until the land value as vacant exceeds the value of the land with the improvements. Additionally, a conclusion
of highest and best use as vacant for a use other than the current use identifies the potential for functional or economic
obsolescence of existing structures.
Physically Possible Use
The size, shape, area, and topography of a parcel of land affect the uses to which it can be developed. The capacity
and availability or the lack of access to utilities may have a significant economic effect on a site. A site’s topography
or subsoil conditions may make development restrictive or costly, and adversely affect its potential use. These factors
carry significant weight with regard to highest and best use; because if the site is not physically capable of supporting
any form of development, then the highest and best use of the land is only as a contribution to a larger community. The
Polk County Property Appraiser’s records indicate that there is an approximate 30,000 square foot platted roadway
that bisects the property but was never developed. As such, there is currently no legal access when crossing north and
south on the subject property. However, conversations with representatives from the City of Lake Wales indicate that
since the development of the roadway would offer no beneficial connections, the platted roadway would be closed if
petitioned by ownership. Consequently, the subject site is adequate to support most types of conventional construction,
and there are no physical characteristics that would provide obstacles for construction.
Legally Permissible Use
The most common legally restrictive items include zoning and private restrictions. Zoning is generally a government
or community function, but in addition to these controls, private restrictions may be placed on a property by leases or
deed restrictions. Other restrictions may include rent controls, historic district controls, or environmental regulations.
The land use designation R-1C provides for the legal development of single family homes up to a development density
of approximately 5 units per acre, and community or public institutional facilities (such as the subject’s current use).
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As such, there are no legal limitations with developing the site with a residential or institutional use. Commercial or
industrial uses are not allowed in this area.
Financially Feasible Uses
Uses that are physically possible and legally permissible are then analyzed further to determine which are likely to
produce an income, or return, equal to or greater than the amount needed to satisfy operating expenses, financial
obligations, and return on equity capital. Uses expected to produce a positive return are regarded as financially feasible.
In order to estimate highest and best use, significant consideration is given to marketing time, supply and demand, and
changing economic factors. The subject site is located in a neighborhood where residential uses are the primary use.
The subject is situated in a well-established neighborhood with no known residential developments planned. The lack
of planned developments could suggest that supply of single-family homes is currently at or slightly below equilibrium
in the area, and while there are no known new developments of single family sub-divisions in the subject neighborhood,
it is possible that an investor would purchase the subject as a speculative residential investment. However, the more
likely immediate financially feasible use for the subject’s site would be for the construction of a community or
institutional facility.
Maximally Productive Use
Of the uses that are financially feasible, the use that will provide the greatest net return to the land as if vacant is the
highest and best use; however if the property is improved and the improvements contribute more to the value or the
property overall than the land would if vacant, then the maximally productive use must recognize the value of the
property with the improvements. The financially feasible uses include a community or institutional applications, and
this includes the current use of the property. The property has good visibility from 3 roadways, and is located near US
Highway 27. As such, there are good roadways that provide for easy access to the property for an institutional type
use, and it is surrounded by residential uses that would make such uses desirable. Residential/ Institutional uses
typically reflect higher land values than agricultural uses, and institutional use is a legal use. The property is easily
accessible, is among other similar uses, and a community or institutional use is concluded to be the maximally
productive use.

HIGHEST AND BEST USE AS IMPROVED:
The Dictionary of Real Estate Appraisal – Fourth Edition defines highest and best use as improved as “The use that
should be made of a property as it exists. An existing improvement should be renovated or retained so long as it
continues to contribute to the total market value of the property, or until the return from a new improvement would
more than offset the cost of demolishing the existing building and constructing a new one.”
The subject property consists of 3 buildings. The first (building #1) was originally constructed as an elementary school,
but was eventually completely gutted. From 1999 to 2010 the building was in the process of being re-purposed for use
as a performing arts center. During said time, much work was done including but not limited to the addition of a wet
sprinkler system, electrical, plumbing (variety of rough ins), a stage, concrete work (slopes to stage on first floor),
windows, roof truss repair, brick repointing, and wood framing for partition walls on the first floor and framing for
partition walls and flooring on the second floor. In time, it was determined that there was not adequate demand to
complete the performance arts center, and while the exterior and interior of the building was heavily reconstructed, it
was left with no finish and/or coverings. The result of not finishing construction is defined as deferred maintenance.
With the knowledge that there is a lack of demand for a performing arts center, the use that is most financially feasible
to utilize the layout that has resulted from the performing arts center construction is the development of a church. In
order for the church to become operational and the deferred maintenance be cured, there is still much work to be
completed. Work needed includes the addition of ceiling covering, floor covering, drywall framing, multiple doors,
paint, plumbing fixtures, a sound system, and duct work to support the installation of an adequate HVAC system, etc.
The total cost to add these items to building #1 is estimated utilizing the segregated cost section of the Marshall &
Swift Valuation Service Manual, and the overall cost to cure the subject’s deferred maintenance is estimated to be
$575,000. The building appears structurally sound, has had several upgrades in recent years, and curing the deferred
maintenance considerably less than the contributing value of building #1 so it should occur. The second building
(building #2) is a recreational/fellowship hall currently being used for recreational purposes, and would be conforming
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supportive use to the church (building #1). The last building was originally constructed in 1940 as an approximate
4,300 square foot cafeteria but is currently being used for the storage of small items and has fallen into disrepair. The
cost to cure this structure of deferred maintenance items greatly exceeds its current value contribution. Therefore, the
value of this structure as an interim storage use is only sufficient to cover the cost of removal. Nevertheless, the
improvements associated with the church and recreation/fellowship hall provide the predominant portion of value to
the property overall. The subject is zoned residential/institutional and there are residential/institutional uses situated in
the subject neighborhood. Moreover, an institutional use of the subject property is a legal use. As such, the highest and
best use as improved is concluded to be a church with a supporting recreational/fellowship hall.

SALES COMPARISON APPROACH:
In order to estimate the subject’s market value by the Sales Comparison Approach, a search was made to locate sales
reasonably similar to the subject. Since each property is unique, it is necessary to make adjustments to the comparable
for differences.
There are typically two parts of a sale that require adjustment, which includes the value influences attributed the
transaction, and then the differences in the real property. Transaction adjustments are generally for property rights
conveyed, financing terms, condition of sale, and market change. These adjustments must be made before the
adjustments for property differences. The subtotal of the sales price after adjusting for these differences should then
become the basis to adjust for physical variations (location, site size, building size, etc.).

Property Rights Conveyed:
Occasionally, properties that sell do not include all of the rights, which may be lawfully owned. The property rights
transferred are therefore less than a fee simple interest. An example would be if a leased property were sold subject to
the lease terms that gave the tenant the right to occupy the property. The buyer has not purchased the immediate right
of occupancy. If the appraiser uses a property as a comparable, where the rights conveyed are not similar to the specific
property rights appraised, then an adjustment is appropriate.

Financing Terms:
The transaction price of one property may differ from an identical property as a result of variations in financing
arrangements. Since I am appraising the property assuming a cash sale or with terms comparable to a cash transaction,
the differences in financing terms may require equivalency adjustment.

Conditions of Sale:
Adjustments for condition of sale are usually applied to reflect the differing attitudes and motivations between buyers
and sellers. These adjustments are made based on typical sales conditions evidenced in the market. Such differences
could include distressed sale situations, sales incentive programs, or a broad range of issues.

Market Change:
Adjustments for time are really adjustments for changes in market conditions from the date of sale as compared to the
effective date of appraisal. Changes in the market may be caused by inflation, deflation, fluctuations in supply and
demand, or other factors.
Adjustments for location are required for variations in locational characteristics between competing neighborhoods.
They are usually expressed as percentages that reflect the increase or decrease in value evidenced in the market and
attributable to the buyer’s perceived advantage or disadvantage.

Physical Characteristics:
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When physical characteristics of a comparable and the subject property differ, each of the differences may require
adjustment. Physical differences for land comparables may include size, shape, topography, visibility, accessibility,
availability of utilities, zoning, functional utility, or numerous other differences.
The most common adjustments for physical differences include:

Location: The location adjustment is needed when location characteristics of a comparable property are different from
those of the subject. The adjustments are typically expressed as percentages that reflect the increase or decrease in value
resulting from differences in the location characteristics.

Site Size: This adjustment is typically applied as a percentage to the unit price applicable. If the comparable is larger
than the subject, the adjustment will usually be downward; since the adjustment is based on the unit value of building
including land. If the unit value indicator used is not the price per square foot of building including land, the adjustment
may be upward.

Building Size: This adjustment is typically applied as a percentage adjustment by the unit price per square foot. If
the comparable is larger than the subject is, the adjustment will usually be upward; since larger buildings typically
demonstrate lower unit costs. Likewise, comparables smaller than the subject usually require downward adjustments.

Building Quality: Two buildings that appear very similar in design may be constructed of very different grades of
materials. In addition, the workmanship of the construction may not be up to a professional standard. The building
quality adjustment is provided for these types of differences, and the adjustments are typically expressed as a percentage.

Age and Condition: The adjustment for age and condition are often difficult to separate. Generally, the appraiser
will consider the estimated effective age with significant weight being given to overall condition of the improvements.
Consequently, the age and condition adjustment is typically expressed as a single percentage for both factors. Also it
should be noted that the age and condition adjustment is usually based on the effective age and condition of the building
at the time of sale, and not on the date that the sale was inspected by the appraiser, or as of the date of the appraisal.

Design and Appeal: The design and appeal adjustment is made for either favorable or unfavorable differences in a
sale as compared to the subject. The comparable may have significant exterior ornamentation that will cause a buyer to
pay more for the property, or the structure may be extraordinarily plain and much less marketable. The adjustment for
design and appeal is usually expressed as a percentage, and may be positive or negative.

All adjustments are made considering the market response to the various items. The presence or absence of a physical
item does not necessarily equal the cost of installing, removing, or repairing a variation. Many times, an adjustment
will require considerable judgment by the appraiser. This is usually due to the lack of data in the market for paired
sales analysis.
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IMPROVED SALES COMPARABLE MAP
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IMPROVED COMPARABLE SALE #1
10153/01414
Polk
Indicated Values

OR Book / Page
County
Sale Date
Sale Price
Land Area
Land Value
Total Building Area

Imp Value Contribution
Building Price + Land
Imp Contribution
Replacement Cost Bldgs.
Overall Depreciation
Year Built
Typical Life Expectancy
Estimated Effective Age
Annual Depreciation Indicated:

Property Location

17-May-19
$800,000
52,855
SF
$60,000
16,724
SF
$740,000
$47.84
SF
$44.25
SF
$2,340,000
$1,600,000
1925-1970
45
years
20.0
years
3.42%

201 Oak Ave E. Haines City, FL. 33844

Grantor:

First United Methodist Church Haines City

Grantee:

Iglesia Cristiana Casa Del Altisimo, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Improvement Description:
The property consists of an 16,724 square foot masonry brick 2 story building that was constructed in phases from 1925 to 1970 as a church facility.
Additional improvements include 13,440 square feet of an asphalt paved parking area. The improvements were in average condition at the time of the sale
and the effective age is estimated to be 20 years.

Property Appraiser Folio / Assessed Values / Taxes
Appraisers Property Number(s):
27-27-29-783000-022010
27-27-29-783000-009030

Assessed Values
Land Value
Improvement Value
Misc. Value
Total Assessed Value

$29,975
$667,253
$18,705
$715,933

Taxes
Tax Year
Indicated Millage

$0.00
2019
0.000000
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IMPROVED COMPARABLE SALE #2
11064/00322
Polk
Indicated Values

OR Book / Page
County
Sale Date
Sale Price
Land Area
Land Value
Total Building Area

Imp Value Contribution
Building Price + Land
Imp Contribution
Replacement Cost Bldgs.
Overall Depreciation
Year Built
Typical Life Expectancy
Estimated Effective Age
Annual Depreciation Indicated:

Property Location

26-Nov-19
$650,000
24,749
SF
$150,000
9,864
SF
$500,000
$65.90
SF
$50.69
SF
$1,390,000
$890,000
1960
45
years
25.0
years
2.56%

412 N. Massachusetts Ave. Lakeland, FL. 33801

Grantor:

New Birth Deliverance Ministry, Inc.

Grantee:

Igleia NI Cristo, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Improvement Description:
The property consists of an 2 contiguous masonry brick and concrete block buildings that were constructed in 1960 as a church with classrooms. The
church is single story and the classroom building features 2 floors. Additional improvements include an asphalt paved parking area, and a small
playground. The improvements were in average condition at the time of the sale and the effective age is estimated to be 25 years.

Property Appraiser Folio / Assessed Values / Taxes
Appraisers Property Number(s):
24-28-18-203000-003100
24-28-18-203000-003162

Assessed Values
Land Value
Improvement Value
Misc. Value
Total Assessed Value

$111,371
$348,438
$11,689
$471,498

Taxes
Tax Year
Indicated Millage

$0.00
2019
0.000000
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IMPROVED COMPARABLE SALE #3
10622/01010
Polk
Indicated Values

OR Book / Page
County
Sale Date
Sale Price
Land Area
Land Value
Total Building Area

Imp Value Contribution
Building Price + Land
Imp Contribution
Replacement Cost Bldgs.
Overall Depreciation
Year Built
Typical Life Expectancy
Estimated Effective Age
Annual Depreciation Indicated:

Property Location

20-Sep-18
$1,850,000
110,743
SF
$550,000
28,016
SF
$1,300,000
$66.03
SF
$46.40
SF
$3,920,000
$2,620,000
1980
45
years
20.0
years
3.34%

145 Edgewood Dr E. Lakeland, FL. 33803

Grantor:

St. Davids Episcopal Church

Grantee:

Redemption Church of Lakeland, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Improvement Description:
The property consists of a masonry brick and concrete block building that were constructed in 1980 as a church with classrooms. Additional improvements
include an 8,500 square foot asphalt paved parking area. The improvements were in average condition at the time of the sale and the effective age is
estimated to be 20 years.

Property Appraiser Folio / Assessed Values / Taxes
Appraisers Property Number(s):
24-28-31-261500-002160

Assessed Values
Land Value
Improvement Value
Misc. Value
Total Assessed Value
Taxes
Tax Year
Indicated Millage

$71,983
$1,687,647
$21,824
$1,781,454
$0.00
2019
0.000000
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IMPROVED COMPARABLE SALE #4
10910/01545
Polk
Indicated Values

OR Book / Page
County
Sale Date
Sale Price
Land Area
Land Value
Total Building Area

Imp Value Contribution
Building Price + Land
Imp Contribution
Replacement Cost Bldgs.
Overall Depreciation
Year Built
Typical Life Expectancy
Estimated Effective Age
Annual Depreciation Indicated:

Property Location

3-Jul-19
$620,000
52,653
$75,000
9,940
$545,000
$62.37
$54.83

SF
SF
SF
SF

$1,390,000
$845,000
1958/1960
45
years
20
years
3.04%

2120 S. Crystal Lake Dr., Lakeland, FL. 33801

Grantor:

TLC Family Church, Inc.

Grantee:

Inglesia Nueva Vision, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Improvement Description:
The improvements consist of an 8,668 square foot masonry stucco over concrete 2 story church that was constructed in 1960, and a 1,272 square foot
masonry brick residence that was constructed in 1958. Other improvements consists of a dirt parking lot, and a 480 square foot detached garage. The
effective age of the improvements is estimated to be 20 years.

Property Appraiser Folio / Assessed Values / Taxes
Appraisers Property Number(s):
24-28-28-245100-000080
24-28-28-245100-000090

Assessed Values
Land Value
Improvement Value
Misc. Value
Total Assessed Value

$60,551
$481,620
$8,544
$550,715

Taxes
Tax Year
Indicated Millage

$0.00
2019
0.000000
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IMPROVED COMPARABLE SALE #5
10571/00607
Polk
Indicated Values

OR Book / Page
County
Sale Date
Sale Price
Land Area
Land Value
Total Building Area

Imp Value Contribution
Building Price + Land
Imp Contribution
Replacement Cost Bldgs.
Overall Depreciation
Year Built
Typical Life Expectancy
Estimated Effective Age

31-Jul-18
$350,000
14,743
$60,000
5,600
$290,000
$62.50
$51.79

SF
SF
SF

$785,000
$495,000
1960
45
years
20.0
years

Annual Depreciation Indicated:

Property Location

SF

3.15%

408 Pilaklakaha Ave. Auburndale, FL. 33823

Grantor:

HIW Partnership, LLC

Grantee:

Trustees of the Faith Builders Worship Center Ministries

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Improvement Description:
The property consists of a 2 story masonry stucco over concrete block church facility. Additional improvements include a dirt parking area. The
improvements were in average condition at the time of the sale and the effective age is estimated to be 20 years.

Property Appraiser Folio / Assessed Values / Taxes
Appraisers Property Number(s):
25-28-02-308000-008041
25-28-02-308000-008061

Assessed Values
Land Value
Improvement Value
Misc. Value
Total Assessed Value

$33,172
$85,716
$0
$118,888

Taxes
Tax Year
Indicated Millage

$0.00
2019
0.000000
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THE SALES COMPARISON APPROACH
THE DIRECT SALES COMPARISON APPROACH
Comparable 1

Comparable 2

Comparable 3

115 3rd St. S.
Haines City

412 N. Massachusetts Ave.
Lakeland

145 Edgewood Dr. E.
Lakeland
125

Location:
City
Sale Price

Unit Value

Land Value

$800,000

$47.84

$60,000
Value Less the Land

$66.03

$550,000

$740,000

$44.24

$500,000

$50.69

$1,300,000

$46.40

0%

Fee Simple

0%

Fee Simple

0%

Conditions of Sale

Cash to Seller

0%

Cash to Seller

0%

Cash to Seller

0%

Typical of Market

0%

Typical of Market

0%

Typical of Market

0%

19-May-17

5.50%

26-Nov-19

0.50%

20-Sep-18

2.83%

Total Transaction Adjustments

5.50%

Transaction Adjusted Unit Values

Effective Age / Condition

$1,850,000

Fee Simple

Sale Date / Market Change

Location Influences
Building Area - Sq. Ft.

$65.90

Rights Conveyed
Sales Terms (Finance)

Description

$650,000
$150,000

0.50%

$46.68

2.83%

$50.94

$47.72

Subject Data

Description

+/- Adj

Description

+/- Adj

Description

+/- Adj

Average
27,703

Average
16,724

0%
0%

Average
9,864

0%
-5%

Average
28,016

0%
0%

20/Average

20/Average

0%

25/Average

5%

20/Average

0%

Functional Utility

Average

Average

0%

Average

0%

Average

0%

Design / Appeal

Average

Average

0%

Average

0%

Average

0%

Quality of Construction

Average

Average

0%

Average

0%

Average

0%

Additional Buildings

None

None

0%

None

0%

None

0%

Site Improvements

Average

Average

0%

Average

0%

Average

0%

Accessibility

Average

Average

0%

Average

0%

Average

0%

None

None

0%

None

0%

None

Other

Adjusted Unit Value

Net Adj

0%

$46.68

Net Adj

0%

$50.94

Net Adj

0%
0%

$47.72

THE DIRECT SALES COMPARISON APPROACH

Location:
City
Sale Price

Unit Value

Land Value

Comparable 4

Comparable 5

2120 Crystal Lake Dr. S.
Lakeland

408 Pilaklakaha Ave.
Auburndale

$620,000

$62.37

$75,000
Value Less the Land

$350,000

$62.50

$60,000

$545,000

$54.82

$290,000

$51.79

Rights Conveyed

Fee Simple

0%

Fee Simple

0%

Conditions of Sale

Cash to Seller

0%

Cash to Seller

0%

Typical of Market

0%

Typical of Market

0%

03-Jul-19

1.17%

31-Jul-18

3.17%

Sales Terms (Finance)
Sale Date / Market Change
Total Transaction Adjustments

1.17%

3.17%

Transaction Adjusted Unit Values

$55.47

$53.43

Description
Location Influences
Building Area - Sq. Ft.
Effective Age / Condition

Subject Data

Description

+/- Adj

Description

+/- Adj

Average
27,703

Average
9,940

0%
-5%

Average
5,600

0%
-10%

20/Average

20/Average

0%

20/Average

0%

Functional Utility

Average

Average

0%

Average

0%

Design / Appeal

Average

Average

0%

Average

0%

Quality of Construction

Average

Average

0%

Average

0%

Additional Buildings

None

None

0%

None

0%

Site Improvements

Average

Average

0%

Average

0%

Accessibility

Average

Average

0%

Average

0%

None

None

0%

None

Other

Adjusted Unit Value

Net Adj

-5%

$52.70

Net Adj

-10%

0%

$48.08

The unit of measure as reflected in the above grid is the contributing value of the improvements and the unit value as
adjusted will be applied to the building area of 27,503 square feet. This analysis will reflect the contributing value
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estimate for the subject improvements only. The land value is valued separately in the cost approach, and the
contributing value of the improvements will be added to the estimated land value to derive an opinion of value for the
direct sales comparison approach. Other data was reviewed, but the data contained in this report is believed to be the
best available, as of the effective date of the appraisal. The subject improvements are older and consists of a special
use that with its present configuration would be best used as a church with a fellowship/recreational hall. Recent sales
of properties that are similar to the subject with respect to age, construction quality, condition, utility, size, and location
are extremely scarce. Nevertheless, all sales chosen are relatively recent, are located in Polk County, and are thought
to be most similar to the subject with respect to economic similarity. Other data was reviewed, but the data contained
in this report is believed to be the best for conveying the result of the appraisal.

SALES COMPARISON APPROACH SUMMARY:
All the sales reflect transfers of a fee simple interest and all the transactions reflect conditions that comply with the
market value definition contained in this report; where the seller received cash at the closing, and where there were no
unusual sale conditions. A market change adjustment is indicated for all sales at the rate of approximately 2% per
annum or .1666% a month. There are no market change adjustments indicated for the remaining sales because they are
recent sales.
Properties with smaller building improvements tend to reflect higher unit values due to differences in scale, and the
price per square foot unit value is the factor being adjusted for this appraisal. If the unit value were higher on a smaller
building, this would reflect a superior condition as compared to the subject. Superior conditions require downward
adjustments, and a downward adjustment is made to the smaller comparables #2, #4, and #5.
For all sales the effective age adjustment for all buildings is based on a rate of 1% per year of the difference as compared
with the subject.
The values reflected above are for the improvements only (excluding the land value contribution). Based on detailed
analysis of the above data, it appears that a reasonable unit value for measurement of the subject’s overall building
improvements would be $50.00 per square foot. The subject measures 27,703 square feet, resulting in a value indication
of $1,385,150 ($50.00 X 27,703) rounded to $1,385,000. The site value reflected below is as indicated in the cost
approach section of this appraisal.

IMPROVEMENT VALUE CONTRIBUTION $ 1,385,000
SITE VALUE CONTRIBUTION $ 140,000
TOTAL VALUE INDICATED BY THE SALES COMPARISON APPROACH BEFORE DEFERRED
MAINTENANCE ADJUSTMENT
$1,525,000
DEFERRED MAINTENANCE ADJUSTMENT:
As previously mentioned in throughout the body of this report, the cost to cure the deferred maintenance items
associated with building #1 is estimated to be $575,000, and must be deducted from the value conclusion indicated by
the sales comparison adjustment. Consequently, the overall value conclusion indicated by the sales comparison
approach is $950,000 ($1,525,000 - $575,000).

TOTAL VALUE INDICATED BY THE SALES COMPARISON APPROACH IS
$950,000
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THE COST APPROACH:
REPLACEMENT COST ESTIMATE:
Replacement cost, as used in this appraisal is defined as:
“The total cost of construction required to replace the subject improvement with a substitute of like utility. These
costs include labor, materials, supervision, contractor’s profit and overhead, architect’s plans and
specifications, sales taxes, and insurance.”
The primary source for the cost factors is the Marshall Valuation Service Manual compiled by the Marshall and Swift Publication
Company. The manual has been published for over fifty years, and is generally recognized as a reliable and authoritative source
of construction cost data throughout the United States.
The cost estimate for the subject property was prepared using the Calculator Cost Section, which is based on square foot costs for
various building types. The value of the site improvements is based on specialized data, also contained within this manual. To
follow is a list of the items included and excluded from the cost indications. The valuation of the site improvements also utilizes
the Marshall Valuation Service Manual combined with actual local cost experience.
The information in the replacement cost estimate table to follow was derived from the Marshall Valuation Service Manual, and is
supported as reasonable by actual builders’ cost estimates from the area.
For the subject property, the replacement cost of the building as indicated by the cost manual is reflected in the replacement cost
grid. The lump sum adjustments are for impact fees, building permits, atypical engineering and permitting fees, because these
items tend to be specific to a localized area. The lump sum adjustments (if applicable) are added to the base cost that is adjusted
by the current and local cost multipliers. Each section of the manual is updated and replaced on a rotating basis, with at least one
section totally revised each month. The current cost multiplier is provided to update each section to the current month until that
section of the manual is totally revised.
Since the manual is used nationally, it is necessary to provide a basis for adjusting individual costs to local market conditions. The
local cost multiplier is provided monthly for this purpose, and adjusts the base costs for items such as labor and material costs,
climatic conditions, and for other local economic conditions.

ENTREPRENEURIAL PROFIT:
In many properties, entrepreneurial profit is an applicable part of the cost of developing a property. Entrepreneurial profit is
defined by the Appraisal Institute’s Dictionary of Real Estate Appraisal as:
“A market-derived figure that represents the amount an entrepreneur expects to receive in addition to costs; the
difference between total cost and market value.”
Entrepreneurial profit should not be confused with a contractor’s profit, and is one of the four agents of production (land, labor,
capital, and entrepreneurial reward). As an agent of production, it is applicable to both land and improvements, and should be
included as a cost computation prior to any adjustment for depreciation or obsolescence.
In a small venture, the role of “developer” may be obscured. The builder and developer may very likely be the same person or
entity, and the economics of the venture will not provide separate tiers of profit for both a developer and a builder. The appraiser
must understand this distinction and use judgment in determining whether a separate tier of profit is applicable to the property
being appraised, and how much that profit should be.
For a larger development to be economically feasible, there must be a reasonable expectation that its coordinator will be
financially rewarded. Otherwise, there is no incentive for the developer to proceed with the project. This financial reward is the
entrepreneurial profit. The developer may acquire a site, hire a builder, then retain a management company to lease up the
building, and still earn a profit for the risk assumed and overall coordination of the project.
Considering the current economic climate an entrepreneurial profit is not reasonable.
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DEPRECIATION ESTIMATE:
The depreciation estimate utilizes the tables from the Marshall Valuation Service Manual. The data contained in the table is then
confirmed as reasonable by data collected in my office for verification of depreciation rates.
The depreciation tables in the manual were developed from actual case studies of sales and market value appraisals. From
confirmed sales prices, the land value was deducted to obtain a building residual and the replacement cost of the building was
computed. The difference between the replacement cost new of the building and the residual sales price of the building was divided
by the replacement cost, new, to give the market depreciation in percentage. A similar procedure was followed with the market
value appraisals.
The data was then collated by type of construction and usage, plotted with similar typical total life expectancies, and curves
computed for the groupings for which sufficient data was available for statistical reliability. From these curves, a matching family
of mathematical curves was found from which the depreciation for any initial life expectancy could be computed.
Terms utilized in this section are generally defined as follows:
Depreciation: loss in value due to any cause. It is the difference between the value of a structural improvement
or piece of equipment and its reproduction or replacement cost as of the date of valuation.
Physical Depreciation: loss in value due to physical wearing out of the improvement.
Functional Obsolescence: loss in value due to lack of utility or desirability of part or all of the property, inherent
to the improvement or equipment. Thus, a new structure or piece of equipment may suffer depreciation when
built.
External Obsolescence: loss in value due to causes outside the property and independent of it, and not included
in the tables.
Effective Age: age of a property as compared with other properties performing like functions. It is the actual
age less the age which has been taken off by face-lifting, structural reconstruction, removal of functional
inadequacies, modernization of equipment, etc. It is an age that reflects a true remaining life for the property,
taking into account the typical life expectancy of buildings or equipment of its class and usage. It is a matter of
judgment, taking all factors into consideration.
Extended Life Expectancy: the increased life expectancy due to seasoning and proven ability to exist. Just as a
person will have a total normal life expectancy at birth, which increases as he grows older, so it is with structures
and equipment.
Remaining Life: the normal remaining life expectation. It is the length of time the structure may be expected to
continue to perform its function economically.
The depreciation estimates for the subject buildings are indicated in the Cost Approach Model to follow for each building.
Additionally, an adjustment for obsolescence (functional, external, or a combination of both) is included when applicable.

Church facilities similar to the subject’s that are located in commercial areas are sometimes converted to fit an
alternative commercial use. Churches facilities tend to vary significantly, and the marketability for use as a church is
generally low because the market for this use is narrow. When churches do sell, it is typical that a variety of alterations
to the buildings and property are made. However, in the subject’s case it is not legally permissible to convert the
improvements to a commercial use. As such, alternative uses for the subject building are limited and this is represented
in the following grid as functional obsolescence. In an effort to extract an adjustment for functional obsolescence 16
sales were reviewed of church facilities throughout Polk County and Central Florida (last 5 years), and the obsolescence
indication for each sale ranged from approximately 10% to a high of 65% (Dep Value (cost)/Imp Value Contribution
(sales)-1). Determining an appropriate obsolescence adjustment requires subjectivity especially with such a wide range
within an imperfect market. Nevertheless, after considering the location, quality, and condition of the subject’s
facilities, the adjustment is concluded at 50%. This adjustment is also supported by the sales comparison approach in
this appraisal.
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The depreciation for site and miscellaneous improvements are estimated based on the age/life technique. In this approach, the
estimated effective age of the improvement is divided by its typical life expectancy, resulting in the percentage of depreciation
applicable. Site improvements and many other items that may be included in an appraisal may have a much shorter life expectancy
than the glass and mortar associated with building. Considering this factor, it is not reasonable to estimate the depreciation of these
short-lived items at rates comparable to the building.

DEFERRED MAINTENANCE ADJUSTMENT:
Building #1 was originally constructed as an elementary school, but was eventually completely gutted. From 1999 to 2010 the
building was in the process of being re-purposed for use as a performing arts center. During said time, much work was done
including but not limited to the addition of a wet sprinkler system, electrical, plumbing (variety of rough ins), a stage, concrete
work (slopes to stage on first floor), windows, roof truss repair, brick repointing, and wood framing for partition walls on the first
floor and framing for partition walls and flooring on the second floor. In time, it was determined that there was not adequate
demand to complete the performance arts center, and while the exterior and interior of the building was heavily reconstructed, it
was left with no finish and/or coverings.
The result of not finishing construction is defined as deferred maintenance. With the knowledge that there is a lack of demand for
a performing arts center, the use that is most financially feasible to utilize the layout that has resulted from the performing arts
center construction is the development of a church. In order for the church to become operational and the deferred maintenance be
cured, there is still much work to be completed. Work needed includes the addition of ceiling covering, floor covering, drywall
framing, multiple doors, paint, plumbing fixtures, a sound system, and duct work to support the installation of an adequate HVAC
system, etc. The total cost to add these items to building #1 is estimated utilizing the segregated cost section of the Marshall &
Swift Valuation Service Manual, and the overall cost to cure the subject’s deferred maintenance is estimated to be $575,000. The
estimated cost to cure of $575,000 will be deducted from the value conclusion indicated by the cost approach to follow.

LEASE UP ADJUSTMENT:
Properties may be constructed for owner occupancy, special uses, or they may be constructed specifically as an income producing
property. If a property is purchased or developed for its income potential, then it would be more valuable to a purchaser if it was
rented at the time of purchase (assuming it is at or near market rates). This would provide immediate income to a purchaser, but
if the property were vacant, the purchaser would be required to spend considerable time and expense in leasing the property.
Considering this factor, it is reasonable that a purchaser would be willing to pay more for a building that is leased than for one that
is vacant. The most reasonable way to estimate the applicable adjustment is to estimate the time needed to lease the property to
the market indicated stabilized vacancy, and then calculate the rent loss. This difference would provide a reasonable indication of
the applicable adjustment for the lease up period.
For the subject property, a lease up adjustment is not applicable.
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VACANT LAND SALES COMPARABLE MAP
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VACANT LAND COMPARABLE SALE #1
10845/1470
Polk
Indicated Values
30-Apr-19

OR Book / Page
County
Sale Date
Sale Price
Val Site Improvements
Adj Sale Price
Land Area
OA Land Unit Value
Land Area
OA Land Unit Value

Area Low and Unusable
Unit Value / Low Land
Value of Low Land
Adjusted Value
Value Useable Land
Adj Value Useable Land
Useable Land Area

Property Location

Zoning

R1-D - Residential District

Land Use

Residential/Institutional

$60,000
$0
$60,000
77,219
$0.78
1.77
$33,847

Sq Ft
Sq Ft
Acres
Acres

0.00
$0
$0

AC

$60,000
$33,847
$0.78
1.77

AC

AC
AC

AC
Sq Ft
AC

2nd St. N., Lake Wales, FL. 33853

Grantor:

N Vision Communities Inc.

Grantee:

Southwest Holdings USA, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Appraisers Property Number:
27-29-35-878500-001130 etc.
Taxes:
$0.00
Year:
2019
Notes:
The site is accessible from 2nd Street North in Lake Wales approximately 0.5 miles north west of the

subject property. It was originally purchased by a not for profit corporation in 2017 for a purchase price
$44,800 and later sold to the Grantee in 2019 for the most recent purchase price of $60,000. Due to the
purchase by a not for profit entitiy, there are no taxes assessed to the property.
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VACANT LAND COMPARABLE SALE #2
11116/01953
Polk
Indicated Values
15-Jan-20

OR Book / Page
County
Sale Date
Sale Price
Val Site Improvements
Adj Sale Price
Land Area
OA Land Unit Value
Land Area
OA Land Unit Value

Area Low and Unusable
Unit Value / Low Land
Value of Low Land
Adjusted Value
Value Useable Land
Adj Value Useable Land
Useable Land Area

Property Location

Zoning

R1-C - Residential District

Land Use

Residential/Institutional

$80,000
$0
$80,000
167,270
$0.48
3.84
$20,833

Sq Ft
Sq Ft
Acres
Acres

0.00
$0
$0

AC

$80,000
$20,833
$0.48
3.84

AC

AC
AC

AC
Sq Ft
AC

Accessible from Florida Ave. & Harding Ave. in Lake Wales, FL. 33853

Grantor:

Equity Trust Company

Grantee:

Endtime Restoration Ministries, Inc.

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Appraisers Property Number:
27-29-34-000000-021010
Taxes:
$300.41
Year:
2019
Notes:
The site is accessible from Florida Avenue and Harding Avenue in Lake Wales approximately 1.0 miles

north west of the subject property. The property was forclosed by Equity Trust Company and was
purchased by Endtime Restoration Ministries, Inc for the development of an institutional use.
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VACANT LAND COMPARABLE SALE #3
10797/00792
Polk
Indicated Values
1-Apr-19

OR Book / Page
County
Sale Date
Sale Price
Val Site Improvements
Adj Sale Price
Land Area
OA Land Unit Value
Land Area
OA Land Unit Value

Area Low and Unusable
Unit Value / Low Land
Value of Low Land
Adjusted Value
Value Useable Land
Adj Value Useable Land
Useable Land Area

Property Location

Zoning

There is no zoning in unincorporated Polk County

Land Use

A/RR - Agricultural Rural Residential

$150,000
$0
$150,000
287,932
$0.52
6.61
$22,693

Sq Ft
Sq Ft
Acres
Acres

0.00
$0
$0

AC

$150,000
$22,693
$0.52
6.61

AC

AC
AC

AC
Sq Ft
AC

Old Bartow Lake Wales Rd., Lake Wales, FL. 33859

Grantor:

Brad & Kimberly Rutherford

Grantee:

Alexandra L. Joseph

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Appraisers Property Number:
27-29-31-000000-033030
Taxes:
$410.63
Year:
2019
Notes:
The site is accessible from Old Bartow Lake Wales Road in Lake Wales approximately 4.0 miles north west

of the subject property. The most likely use is for residential development.
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VACANT LAND COMPARABLE SALE #4
11032/01409
Polk
Indicated Values
5-Nov-19

OR Book / Page
County
Sale Date
Sale Price
Val Site Improvements
Adj Sale Price
Land Area
OA Land Unit Value
Land Area
OA Land Unit Value

Area Low and Unusable
Unit Value / Low Land
Value of Low Land
Adjusted Value
Value Useable Land
Adj Value Useable Land
Useable Land Area

Property Location

Zoning

There is no zoning in unincorporated Polk County

Land Use

A/RR - Agricultural Rural Residential

$150,000
$0
$150,000
193,406
$0.78
4.44
$33,784

Sq Ft
Sq Ft
Acres
Acres

0.00
$0
$0

AC

$150,000
$33,784
$0.78
4.44

AC

AC
AC

AC
Sq Ft
AC

302 Stembridge Rd. Lake Wales, FL. 33898

Grantor:

Robert & Carolyn Henderson Trust

Grantee:

Salomon Cortez & Arocho Sigfredo I Santiago

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Appraisers Property Number:
28-30-12-944600-110101
Taxes: $1,362.55
Year:
2019
Notes:
The site is accessible Stembridge Road in Lake Wales and fronts Saddlebag Lake. The most likely use of

the site is for residential development.
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VACANT LAND COMPARABLE SALE #5
10163/1135
Polk
Indicated Values
1-Jun-17

OR Book / Page
County
Sale Date
Sale Price
Val Site Improvements
Adj Sale Price
Land Area
OA Land Unit Value
Land Area
OA Land Unit Value

Area Low and Unusable
Unit Value / Low Land
Value of Low Land
Adjusted Value
Value Useable Land
Adj Value Useable Land
Useable Land Area

Property Location

Zoning

There is no zoning in unincorporated Polk County

Land Use

A/RR - Agricultural Rural Residential

$154,000
$0
$154,000
328,878
$0.47
7.55
$20,397

Sq Ft
Sq Ft
Acres
Acres

0.00
$0
$0

AC

$154,000
$20,397
$0.47
7.55

AC

AC
AC

AC
Sq Ft
AC

Scenic Highway N., Lake Wales, FL. 33898

Grantor:

King Flycatcher, Inc.

Grantee:

Mountain Lake Corporation

Property Rights Conveyed:
Financing / Sales Concessions:
Market / Conditions of Sale:

Fee Simple
None - Cash to Seller
Arms Length Transaction / Typical Market Influences

Appraisers Property Number:
27-29-23-868000-000010
Taxes:
$684.90
Year:
2019
Notes:
The site is accessible from Scenic Highway North in Lake Wales approximately 3.0 miles north west of the

subject property. It was purchased for the development of a single family sub-division.
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LAND VALUE ESTIMATE
THE DIRECT SALES COMPARISON APPROACH - LAND VALUE ESTIMATE
Comparable 1
Comparable 2
Comparable 3
Unit Value
$60,000
$0.78
$80,000
$0.48
$150,000
$0.52
Rights Conveyed Fee Simple
0%
Fee Simple
0%
Fee Simple
0%
Conditions of Sale Cash to Seller
0%
Cash to Seller
0%
Cash to Seller
0%
Sales Terms (Finance) Typical of Market
0%
REO
15%
Typical of Market
0%
Sale Date / Market Change
4/30/2019 1.67%
1/15/2020
0.17%
4/1/2019 1.67%

Sale Price

1.67%

Total Transaction Adjustments

$0.79

Transaction Adjusted Unit Values

Description
Location Influences
Site Size square feet
Topography
Shape / Functional Use
Low or Unuseable Space
Accessibility
Zoning / LUP
Site Improvements
Misc Buildings
Other

Description

+/- Adj

Description

+/- Adj

Average
235,544
Average
Mostly Rectangular
None
Average
R1-C
None
None
None

Average
77,219
Average
Irregular
None
Average
R1-D
None
None
None

0%
-10%
0%
0%
0%
0%
0%
0%
0%
0%

Average
167,270
Average
Rectangular
None
Average
R1-C
None
None
None

0%
0%
0%
0%
0%
0%
0%
0%
0%
0%

Inferior
287,932
Average
Rectangular
None
Average
A/RR
None
None
None

10%
0%
0%
0%
0%
0%
0%
0%
0%
0%

-10%

$0.71

0.50%
$0.78

Site Size square feet
Topography
Shape / Functional Use
Low or Unuseable Space

Other

Net Adj

Total Transaction Adjustments

Location Influences

Misc Buildings

$0.53

+/- Adj

Transaction Adjusted Unit Values

Description

Site Improvements

$0.55

Description

Net Adj

0%

$0.55

Net Adj

10%

$0.58

THE DIRECT SALES COMPARISON APPROACH - LAND VALUE ESTIMATE
Comparable 4
Comparable 5
Unit Value
$150,000
$0.78
$154,000
$0.47
Rights Conveyed Fee Simple
0%
Fee Simple
0%
Conditions of Sale Cash to Seller
0%
Cash to Seller
0%
Sales Terms (Finance) Typical of Market
0%
Typical of Market
0%
Sale Date / Market Change
11/5/2019 0.50%
6/1/2017
5.33%

Sale Price

Zoning / LUP

1.67%

Subject Data

Adjusted Unit Value

Accessibility

0.17%

5.33%
$0.49

Subject Data

Description

+/- Adj

Description

+/- Adj

Average
235,544
Average
Mostly Rectangular
None
Average
R1-C
None
None
None

Superior
193,406
Average
Irregular
None
Average
A/RR
None
None
None

-15%
0%
0%
0%
0%
0%
0%
0%
0%
0%

Average
328,878
Average
Mostly Rectangular
None
Average
A/RR
None
None
None

0%
5%
0%
0%
0%
0%
0%
0%
0%
0%

Adjusted Unit Value

Net Adj

-15%

$0.66

Net Adj

5%

$0.52

The unit of measure as reflected in the above grid is the price per acre as applied to the subject’s 235,544 square feet
of land area. The value range can be very wide based on development density, legally permissible uses, consistency
with surrounding developments, water frontage, golf course frontage, commercial frontage, and a variety of location
and site issues. The subject site has a land use designation of R-1C (Residential 1C). This designation is instituted by
the City of Lake Wales. It allows for the development of single family residential uses at a reasonably high development
density of nearly 5 units per acre, and a variety of institutional uses including churches, schools, and public facilities
similar to the current use (YMCA). As previously mentioned, the highest and best use of the subject site as vacant is
for residential or institutional use. It is especially difficult when locating comparable sales of institutional sites because
typically if ownership plans to build an institutional facility, they seek out development sites with low legal
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development densities that are more affordable than sites with higher legal development densities or a commercial
zoning. After the purchase is made, the land use is changed by the local governing entity or entitlements are secured
so that the construction of the facility can begin. Due to this issue, there are no recent sales of large development sites
with an institutional zoning, and few sales of properties that were purchased with the intention of constructing an
institutional type use (church, public facility etc.). There are also very few recent sales of development sites with the
potential to develop with a high density residential development. Due to these challenges, the appraiser has utilized a
larger than typical sample size of sales of competing sites in the Lake Wales area that have different land use
designations, but are most similar to the subject with respect to location, size, shape, and other economic issues.
More specifically the appraiser chose the comparable sales for the following reasons. Sale #1 and #2 were each
purchased at one time for non-profit or an institutional use, and are situated approximately 0.5 miles and 1 mile north
west of the subject respectively. The remaining sales are chosen because they are recent sales of vacant sites that are
located in Lake Wales and are most similar to the subject with respect to the multiplicity of economic issues. Ultimately,
sales #3 and #5 are chosen because they are overall inferior when compared to the subject, and demonstrate the low
end of the unit value range for properties similar to the subject. Sales #1 and #4 are chosen because they are overall
superior when compared to the subject, and serve to demonstrate the high end of the unit value range for properties
that are similar to the subject. Analyzing sales data that are inferior and superior to the subject enhance the credibility
of the sales comparison approach by bracketing the low and high end of the unit value range.

Sales Comparison Approach Summary:
All the sales reflect transfers of a fee simple interest and with exception to sale #2, all the transactions reflect conditions
that comply with the market value definition contained in this report; where the seller received cash at the closing, and
where there were no unusual sale conditions. Sale #2 was purchased out of foreclosure and properties purchased out
of foreclosure typically represent liquidation value instead of market value since the owner is atypically motivated to
sell the property at a lower than market price. Consequently, an upward adjustment is made to sale #2 for the difference.
Market change adjustments are indicated for all sales are at a rate of approximately 2% per annum or .1666% a month.
The location of sales #3 is inferior to the subject because it is located in more rural and/or are in less desirable area for
development when compared to the subject. As such, an upward adjustment is made to the sale #3. The location of sale
#4 is superior to the subject because it is situated adjacent to a lake and provide water access, and is more desirable for
development. Consequently, a downward is adjustment is made to sale #4 for the differences associated with location
influences.
A site size adjustment is indicated for sale #1 based on differences resulting from variation in the scale. Smaller sites
tend to reflect higher unit values, and the unit value of land area is the adjustment variable. As such, a smaller site
would reflect a superior unit value, and superior factors require downward adjustments. Conversely, an upward site
size adjustment is indicated for sale #5 and is based on differences resulting from variation in the scale. Larger sites
tend to reflect lower unit values, and the unit value of land area is the adjustment variable. As such, a larger site would
reflect an inferior unit value, and inferior factors require upward adjustments.
The average unit value reflected by the comparable sales is $.60 per square foot, and the median unit value reflected is
$.58 per square foot. Consequently, it is concluded that the market value of the subject property should be based on a
unit value of $.59 per square foot. The subject has a land area of 235,544 square feet resulting in a value for the subject
of $138,970 ($.59 X 235,544 square feet), rounded to $140,000.

LAND VALUE INDICATED BY THE SALES COMPARISON APPROACH
$140,000
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CALCULATOR COST FORM:
BUILDING SECTIONS
Occupancy Type:
Building Class / Quality:
Exterior Wall:
# Stories / Hgt Per Stry:
Floor Area / Avg
Perimeter / Avg
Effective Age & Condition
Region Eastern
Climate - Mild
Base Sq Ft Cost:
SQUARE FOOT REFINEMENTS
Heating, Cooling, Ventilation
Wet Sprinkler System/Porticos/Patio
Basement Adj.
Total Lines 10 thru 13

Section 1
Section 2
Sanctuary (Bld. #1)
Rec. Hall (Bld. #2)
Class C
Qual. Avg Class C
Qual. Avg
Brick
Brick
#
2 Hgt.
12 #
1 Hgt.
10
21666
5837
476
472
Age
20 Cond Avg Age
20 Cond Avg

$142.00

$99.50

$0.00
$5.01
$0.37
$147.38

$6.17
$7.23
$0.00
$112.90

1.0000
0.8890
0.9710
0.9533

1.0000
1.0000
1.0210
1.0070

FINAL CALCULATIONS
Refined SF Cost - (Line 17 X L 21)
Current Cost Multiplier (M&S Sec 99, Pg 3)
Local Multiplier (M&S Sec 99, pg 5-10)
Final Sq Ft Cost (Lines 19 X L20 X L21)
Building Area
Line 22 X Line 23
Lump Sum Adjustment (if Applicable)
Replacement Cost (Line 24 + Line 25)
Entreprenurial Reward Rate
Entreprenurial Reward Amount
Replacement Cost (Line 26 + Line 28)

$140.50
1.0300
0.9600
$139.80
21,666
$3,028,925
$25,000
$3,053,925
0.00%
$0
$3,053,925

$113.69
1.0300
0.9600
$113.12
5,837
$660,292
$6,000
$666,292
0.00%
$0
$666,292

Depreciation (M&S Sec 97)
Depreciation Amount (Line 29 X L 30)
Depreciated Cost (Line 29 - L 31)

23.00%
$702,403
$2,351,522

30.00%
$199,888
$466,405

Functional Obsolescence
Func Obsolescence Amount (Line 32 X L 33)
Cost less Physical Dep & Func Obs (L32 - L34)

50.00%
$1,175,761
$1,175,761

50.00%
$233,202
$233,202

External Obsolescence
External Obsolescence Amount (Line 35 X L 36)
Cost less Phy Dep-Func Obs-Ext Obs (L35 - L37)

0.00%
$0
$1,175,761

0.00%
$0
$233,202

HEIGHT & SIZE REFINEMENTS
Number of stories - multiplier
Height per story - multiplier - Line 4
Floor area/perimeter multiplier - Lines 7 & 8
Combined Height & Size multiplier Lines 15 -17

Total Replacement Cost (all Sections)
Total Physical Depreciation (all Sections)
Total Functional Obsolescence (all Sections)
Total External Obsolescence (all Sections)

$3,720,217
$902,290
$1,408,963
$0

Total Depreciated Cost (all Sections)

$1,408,963
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Site & Other Improvements
Improvement Type / Unit Measure

# Units

Cost / Unit

Replacement Cost

Total Values

Est Life Eff Age Dep Rate

Dep Amount

Deprec Value

$42,437

$79,296

$121,734

Fencing (6 Foot High CL) / LF

1614

$17.28

$27,890

25

10

40.00%

$11,156

$16,734

Asphalt Paving (Estimated)

28655

$3.00

$85,965

15

5

33.33%

$28,655

$57,310

165

$47.75

$7,879

30

10

33.33%

$2,626

$5,253

Concrete Storage Shed

COST APPROACH SUMMARY
Depreciated Value of the Buildings

$1,408,963

Depreciated Value of Other Improvements

$79,296

Land Value Estimate

$140,000

Entrepreneurial Profit on the Land

$0

Cost to Cure Deferred Maintenance Items

-$575,000

VALUE INDICATED BY COST APPROACH

$1,053,259

TOTAL VALUE INDICATED BY THE COST APPROACH FOR THE SUBJECT PROPERTY
ROUNDED TO
$1,055,000
FINAL RECONCILIATION:

Approaches
Cost
Sales Comparison
Land Value
Averages
Standard Deviation
Deviation / Average
Building Area

Value
Price/SF Bldg Improvement Price/SF Bldg
Conclusions including land Contribution improvements
$1,055,000
$950,000
$140,000
$1,002,500

$38.08
$34.29
$5.05
$36.19
$2.68
7.41%

$915,000
$810,000

$33.03
$29.24

$862,500

$31.13
$2.68
8.61%

27703

The value reflected by the cost approach is concluded and rounded to $1,055,000 which equates to a price per square
foot of building including land of $38.08/SF. This compares and is reasonably consistent with the sales comparison
approach which reflects a unit value of the building including land of $34.29/SF. The difference in unit values between
the cost approach and sales comparison approach is narrow reflecting a difference of only $3.79/SF. The cost approach
is useful when valuing special use properties and the subject is considered to be special use, but is limited as an isolated
approach. The sales comparison approach is often the best value indicator available, because it best indicates the
attitudes of buyers of sellers in the current market. The accuracy of the value indication for this approach is predicated
on the availability of sales that are truly similar to the subject. There is scarcity of sales for properties that are highly
similar to the subject. Nevertheless, the data used in the sales comparison approach is considered to be the most reliable
information available to provide a credible value conclusion. Moreover, the sales comparison approach best captures
current motivations of market participates, and while a potential buyer may consider the cost associated with purchasing
the land and the cost to construct a similar facility, the cost approach cannot as an exclusive approach capture said
motivations. Consequently, despite limited sales data, the sales comparison approach and cost approach are given equal
weight in the final conclusion of value. Overall the standard deviation of the unit values for all approaches is $2.68/SF
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and the deviation from the average is only 7.41%. The difference in unit values between the approaches is nominal,
and this significantly increases the reliability and credibility of the appraisal.
In the following grid the value indications are weighted by giving each a percentage of the sales adjusted value. The
sum of the percentages equal 100%, and the sum of the weighted values reflects the weighted value indication.
Approach
Sales of Competing Properties
Cost Approach

Value Indication
$1,055,000
$950,000
Totals

Weight
50%
50%
100%
Rounded to

Weighted Value
$527,500
$475,000
$1,002,500

$1,005,000

After carefully considering the above data, it is concluded that the market value of the subject property as is and as of
02/17/2020 is:

ONE MILLION FIVE THOUSAND DOLLARS
($1,005,000)
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Randall Kyle Winningham
State-Certified General Appraiser, RZ3688
Winningham and Pospichal, Inc.
rkyle.winningham@gmail.com
863-268-5914

FORMAL EDUCATION
MOORE SCHOOL OF BUSINESS, University of South Carolina
Bachelor of Science, Business Administration
Majors: Finance, Global Supply Chain & Operations Management.
Minor: Political Science
GPA: 3.6

Columbia, SC USA
August 2007-December 2010

APPRAISAL EDUCATION
Principles, Procedures, Florida Law and Rules
National USPAP Course
Statistics, Modeling, & Finance Course
General Site Valuation & Cost Approach
General Report Writing & Case Studies
General Appraiser Income Approach 1 & 2
General Market Analysis & Highest & Best Use
General Sales Comparison Approach Use

TYPES OF APPRAISALS COMPLETED
COMMERCIAL
◼
Free Standing & Multi-Story Office Buildings, Commercial Condominiums, Neighborhood Shopping
Centers, Free Standing Retail Buildings, Dealerships, Strip Centers, Churches, & Car Washes
AGRICULTURAL & VACANT LAND
◼
Pasture & Crop Land, Commercial, Industrial, Residential, & Conservation Easements
RESIDENTIAL INCOME
◼
Mobile Home Parks, RV Parks, & Apartment Buildings
INDUSTRIAL
◼
Distribution, Self Storage Facilities, Flex Space, & Industrial Buildings
OTHER SERVICES
◼
Real Estate Investment Analysis
◼
Insurable Value
◼
Feasibility & Market Studies
EXPERIENCE
WINNINGHAM AND POSPICHAL, INC.
Winter
Haven, FL
Co - Owner
2015 Present
State-Certified General Appraiser RZ3688.
◼
Develop financial models to optimize valuation of real estate portfolios.
◼
Consult with investors & developers to establish real estate investment strategies that maximize expected
returns.
◼
Provide appraisal reports for commercial, industrial, and agricultural property types in accordance with the
Uniform Standards of Professional Appraisal Practice that exceed client expectations.
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WINWOOD PROPERTIES, LLC
Haven, FL
Property Manager/Owner
Present
September 2013-Present

Winter

September 2013-

November 2012-Present
Own and operate a small investment company, investing exclusively in commercial real estate.
◼
Research and engage in real estate investment opportunities to maximize potential returns.
◼
Indentify undervalued income producing commercial properties for acquisition.
◼
Negotiate commercial leases and improvements with potential tenants to minimize vacancy and maximize
cash flows.
GROOVER COMPANIES, INC.
Winter
Haven, FL
Staff Appraiser
20122015
November 2012-Present
Appraised numerous commercial, industrial, and agricultural properties.
◼
Determined market value utilizing the income, sales comparison, and cost approach for client banks to aid in
loan making decisions.
◼
Created appraisal reports for clients indentifying key components of the subject including site data, local
market conditions, property improvements, highest and best use, and all variables that have an impact on
market value.
◼
Assisted in valuing portfolios of large investment firms with real estate holdings in excess of $140 million
and consulted with executed members on investment strategies.
COLONIAL LIFE
Columbia, SC
Consultant
2010- 2012
Conducted a value-added consulting project in business process improvements.
◼
Implemented Lean and Six Sigma tools to improve upon cost, quality, and service.
◼
Analyzed and gathered data to ensure accurate process mapping, SIPOC Diagrams, throughput and capacity
calculations, FMEA, Prioritization Matrix, Fish Bone Diagrams, Process Models, and Control Plans.
UNITED STATES COAST GUARD
St. Marys, GA USA
Petty Officer 3rd Class
August 2001-October 2005
Served both as team leader and technical expert in the field of small arms.
◼
Achieved status of Boarding Officer and sole Weapon’s Officer, a position usually held by more senior
officers.
◼
Managed a team of nine during marine boardings and ensured complete inspections.
◼
Received Meritorious Unit Award, National Defense Service Medal, Army Achievement Medal, Good
Conduct Medal, Meritorious Unit Commendation, Meritorious Team Award, Special Operations Service
Ribbon, and the Global War on Terror Service Medal.
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Eric Steven Pospichal
State-Certified General Appraiser RZ3680
Winningham and Pospichal, Inc.
P.O. Box 102, Winter Haven, FL. 33882

(863) 289-7349

eric@polkappraiser.com

FORMAL EDUCATION
College of Business, University of South Florida (2010 to 2014)
Bachelor of Science, Business Administration
Concentrations: Finance and Marketing
GPA in major: 3.98 Cumulative GPA: 3.64

APPRAISAL EDUCATION
•
•
•
•
•
•
•
•
•
•
•
•

Appraisal Principles, Procedures, Florida Law and Rules
Residential Site Valuation and Cost Approach
USPAP National Standards
Statistics Modeling and Finance
General Appraiser Income Approach
General Appraiser Sales Comparison Approach
General Appraiser Site Valuation and Cost Approach
General Report Writing and Case Studies
General Market Analysis and Highest and Best Use.
Cool Tools (Linear/Multiple Regression Analysis)
The Work-file: Compliance and Support
Identification of Mortgage Fraud

EXPERIENCE
Winningham and Pospichal, Inc. (2015 – Present)
Position: Co-Owner
Compile high stakes reports that provide a credible opinion of value and or economic forecasting models on a variety of property
types in a time efficient manner that complies with client deadlines. Maintain client relations through networking activities in
and outside of the office. Bid on potential appraisal assignments at client request. Appraisal reports require extensive knowledge
of microeconomic factors, macroeconomic factors, income analysis, time value of money, forecasting models, and excellent
problem solving skills.
• Experienced producing reports to aid in financing decisions for lenders, buy/purchase decisions, divorce settlements, tax
abatement, establishing a basis value for tax purposes (estate planning), and replacement costs estimates for insurable
purposes.
• Experienced in producing reports to aid in decision making regarding the acquisition and merger of businesses.
• Property types appraised include, a University of higher education, professional office buildings, medical office
buildings, free standing retail buildings, shopping centers, restaurants, mobile home parks, RV parks, airplane hangers,
daycare facilities, auto sales facilities, auto repair facilities, personal property, citrus groves, data centers, religious
facilities, manufacturing facilities, distribution facilities, funeral homes, golf courses, animal hospitals, motels,
residential sub-divisions, residential single family homes, proposed construction, and vacant land of differentiating
utility.
Groover Companies, Inc. (March 2007- March 2015)
Position: Senior Staff Appraiser
This position carried the same responsibilities as my current position less business ownership obligations, but included updating
report templates and educating company appraisers for compliance with changes in the bi-annual Uniform Standards of
Professional Appraisal Principles and Florida Law.
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Finish Line, Inc. (July 1999 – March 2007)
Position: Store Manager - Larger Volume Store - (November 2006-March 2007)
Responsibilities included the direct supervision and training of 30+ employees, the duty to meet company sales goals, maintain
labor budgets, properly manage inventory, maintain a safe/secure workplace, maintain a visually appealing store, providing a
quality customer experience, and the hiring/termination of employees.
• Successfully planned and orchestrated the visual representation of a new concept store.
• Recruited and hired management and sales associates prior to the opening of a new concept store.
Position: Store Manager (July 2005 - November 2006)
Awards and achievements in my first year as a Store Manager include:
• Rookie of the Year Award for Region 1 (Region 1 includes 100+ stores).
• Leader in 5 out of 8 measurable sales categories in District 6 (includes 16 stores) in the 2005-2006 fiscal year. The 5
sales categories included the highest $ sales gain, highest % sales gain, highest % of accessory sales, the highest % of
multiple products sold per each individual sale, and the highest % of out of store orders when we did not carry the
product in the store.
• Ranked in the top 5 in 2 out of 8 measurable sales categories in Region 1. The 2 sales categories included the highest %
of accessory sales, the highest % of multiple sales per individual sale.
• Received Excellence in inventory management award, and had the best inventory (minimized shrink) in the company
for the 2005-2006 fiscal year.
Position: Assistant Store Manager (September 2002 - July 2005)
The Assistant Store Manager carries the same responsibilities of the Store Manager Position except an Assistant Store Manager
is working under the direct supervision of a Store Manager.
• Promoted to Assistant Manager after successfully after exceeding multiple sales and customer service goals as a sales
associate.
• Lead team of sales associates to exceed company standards in multiple sales categories.
• Aided in breaking the store record for the highest sales volume for 2 consecutive years.
Position: Sales Associate (July 1999 - September 2002)
Responsibilities included the meeting or exceeding of individual sales goals, providing excellent customer service, and
maintaining a clean store.
• As a sales associate I exceeded sales goals and won numerous sales associate of the season, month, and week awards in
multiple years at the position.

Civic Affiliations
Rotary Club of Auburndale (March 2015 to Present)
Past positions included First Vice President, Membership Chair, President Elect, and Club President. Current position is
Immediate Past President.
• During my term as Club President our 68 member club gained 14 members (net). We also completed our most ambitious
fundraiser in our nearly 100 year history when I coordinated with the City of Auburndale and the club aided with the
funding of the construction of the Rotary Butterfly Garden that is now situated in the central business district. Lastly, we
achieved the highest honor bestowed upon a Rotary Club by Rotary International when we achieved the “Platinum Rotary
Citation with Presidential Distinction.” Only 4 of 38 clubs in our district received said distinction.
EMERGE LAKELAND (June 2015 to Present)
Last served as an officer (secretary) for EMERGE Lakeland and served on the Steering Committee (Board of Directors), and
volunteer committee. Current position is common member.
• Some of the service projects I participated in include aiding in raising funds to enable Achievement Academy to purchase
learning devices for hearing impaired children in their school. The painting of the Habitat for Humanity building in
Lakeland, and the sorting and packing of boxes for a can food drive held by Volunteers in Service for the Elderly (VISTE).
Board of Trustees for the General Employee Pension Fund for the City of Auburndale (June 2017 to Present)
Responsibility is to evaluate, monitor, and recommend changes to the General Employees’ Pension Plan for the purpose of
providing benefits to employees at a reasonable cost to the city and the employees.
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Polk Emerging Leaders Event Planning Committee (2016)
Responsibility was to aid in planning all aspects of an event with 200+ attendees.
East Area Adult School Advisory Committee (2018 – 2019 School Year)
Advisor
Ridge League of Cities (2016 - 2017)
Associate Member

Professional & Civic Acknowledgment:
Polk Emerging Leaders Award Recipient – 2019
The annual Polk Emerging Leaders Awards is collaborative event of the funded by three young professional groups in Polk
County and the Bartow, Winter Haven, and Lakeland Chambers of Commerce. This is an annual event established to recognize
and award five young professionals between 21- 42 who have made significant contributions and commitment to the Polk
County community. Each event typically includes 30+ nominees from the cities within Polk County.

APPRAISAL PROCESS ……
THE TRANSACTION
First the appraiser must consider the subject property transaction if it is under contract for sale or purchase, is rented or leased, or otherwise
encumbered. This is required by the Uniform Standards of Professional Appraisal Practice to determine if the transaction being considered is
consistent with the market by which it is being measured. If the property is leased there is the potential for a lease fee value that would be different
from the fee simple value, and there may also be a leasehold value attributed to the tenant. The property may also be encumbered and not available
to be included as a market participant at the time of appraisal. All of these transaction considerations must be identified and reconciled in order
for the subject property to similarly compare (apples with apples) with current market influences.
PERSONAL INSPECTION OF THE SUBJECT PROPERTY
The appraiser will make a personal inspection of the subject property (s), reviewing the land, the topography, the soil types, the types of vegetation
on the site, the man made improvements to the site, and will measure and quantify the size, shape, age, and overall condition of the site
improvements. The appraiser will also inspect, discover, consider and evaluate the size, age, quality of materials, quality of craftsmanship,
condition, overall adequacy of the improvements for the intended use, functional utility of the improvements, flow through the building (s), type
and functional utility of the mechanical systems, and placement of the building (s) on the site.
OTHER INSPECTION OF THE PROPERTY
The appraiser will also consider the current zoning and land use classification of the property, and verify that the existing structures on site
provide for a legal conforming use, legal non-conforming use, or illegal use of the property. If the properties zoning/land use classification
appears to be contrary to the predominant land use in the area, the appraiser will contact and discuss with the planning department for the
municipality the likelihood, cost and time associated with a change in the classification. Plans and specifications for development may also be
reviewed for proposed construction, condemnation, and other hypothetical valuation assignments. The soil type will be considered for its load
bearing capabilities and drainage characteristics. Plats and maps of the site will be reviewed to reflect any easements or encroachments that may
be evident. Property appraisers records will be reviewed to determine the assessed value of the property, taxes, and consideration as to similarities
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between the Property Appraisers information as compared with personal inspection of the property. We will also consider the possible value
factors that may be affected by the tax liability, specifically the similar with comparable properties, or if a variance measurably affects the value
of the subject. Both the property appraisers records and records from the clerk of the court may be reviewed for determining the properties sale
and transaction history.
INSPECTION OF THE REGION AND NEIGHBORHOOD
The appraiser will consider the region and larger areas surrounding the property and the subject neighborhood, with consideration as to the overall
health of the economy, the availability of funds for lending purposes, lending rates, the job market for employment possibilities and stability, the
proximity to larger metropolitan areas, and the availability of goods and services within reasonable travel distance. Also considered are travel
routes, roadway adequacy, and climate conditions. Properties near and adjacent to the subject are reviewed and considered in order to measure
the size, shape, age, and stability of the neighborhood. Particular consideration is given to how the subject property compares to other properties
in the neighborhood, especially with respect to physical or economic characteristics. There are many neighborhood issues to consider including
but not limited to accessibility, road condition, stability, economic influences, crime rate, common use facilities, availability of public utilities,
homeowner association dues, etc…. Consideration of the subject property with respect to the neighborhood influences provides the basis for a
broad range of analyses, including potential super adequacies, misplaced or inappropriate improvements, inequitable economic influences, etc…
TYPE OF APPRAISAL REQUIRED
The methodology of the valuation process is contingent upon the property type, the neighborhood, the availability of data, and the market
influences. For some appraisals, the cost approach may be the only approach, in other appraisals only the income approach is applicable, or
maybe the direct sales comparison is the only approach. In other appraisals all or any combination of the approaches may be use, or alternative
approaches such as discounted cash flow analysis or linear regression analysis may be appropriate. The appraisal process takes into account the
type of appraisal methodology most appraisers would consider appropriate based on the property type and the market influences. For the complete
appraisal all appropriate approaches to value are considered.
ESTIMATION OF THE PROPERTIES HIGHEST AND BEST USE
After the property is identified and some preliminary opinion of Highest and Best Use is determined, sales of nearby properties and file data are
compared with the subject site. The analysis of the land values and characteristics provides for an opinion as to the highest and best use of the
land as if vacant. Then the contributing value of the improvements is estimated to determine if the improvements do contribute to the value of
the property overall. If this analysis determines that the value of the land as if vacant is greater than the value of the property as improved then
the land is valued without the improvements plus possibly an adjustment for the cost of removing the improvements. If the improvements are
found to contribute to the value of the whole, then property is valued based on the current use or as improved.
SALES DATA IS LOCATED, VERIFIED, AND REVIEWED
Sales of properties based on the estimate of highest and best use are then located in reasonably similar neighborhoods or in close proximity to
the subject. The sales are located using several subscription databases, the property records, multiple listing service, file data from previously
appraisal assignments, and our own in house data base. The sales are then researched to discover all of the types of data indicated above under
“OTHER INSPECTION OF THE PROPERTY” including a personal inspection of the exterior of the property, neighborhood influences affecting
the sale and comparison with the subject, and verification (when available) with a party to the sale transaction. This generally gives us the
transaction data needed to determine if the property is a market sale, or if adjustment is needed for transfer or retention of certain property rights,
special conditions of the sale, or possible finance concessions. Other factors considered are the historic sale prices of other properties near the
subject, and the continuity of use in the sales neighborhood. We also analyze data to abstract adjustments for time, location, size, accessibility,
economic life expectancy, depreciation, functional utility, improvement similarity, site similarity, and a broad range of other issues that may be
specific to the sale for comparison purposes. The sales search, verification process, and discovery of the sale generally requires more time and
effort than the inspection of the subject property, and often after the time is spent the data is found to be unreliable or unusable as it relates to the
subject. As such, the process often includes much data that is necessary to adequate completion of the appraisal process, but that is not included
in the final report. Considerable time is generally expended in this portion of the appraisal process, because we will review a broad range of data
to support the reasonability of the highest and best use analysis and for the best data available for use in the direct sales comparison approach.
THE COST APPROACH
The cost approach is based on the principle of substitution and will include a sales search for land near the subject that will be used to estimate
the value of the subject site as if vacant. The improvements to the building and the site will be estimated based on a subscription service to the
Marshall Valuation Service Manual, which is updated monthly. The data contained in this manual is supported as reasonable based on actual
building cost data obtained by this office from contractors, which required appraisal services for new developments in the area. Additionally
research may require confirmation and verification of the availability of entrepreneurial profit by the market, possibly lump sum adjustments for
impact fees and other items, and a lease up analysis and adjustment may be applicable for income properties. The market research indicated by
the sales comparison and income approaches generally reflect the measurement for depreciation and obsolescence.
THE INCOME APPROACH
When available the income for the property will be compared with similar properties being rented in the open market. If the rents appear similar
to the subject rents, the rental income for the property s assumed to be at market rates. If the rents are lower or higher than the market then
additional analysis may be required to determine the need for secondary capitalization of excess rent, or there may be additional analysis needed
for determining the difference in the lease fee value or possibly a leasehold value. The typical vacancy for the neighborhood must then be
discovered and compared with the subject to determine if the subject is at stabilized occupancy or if additional analysis will be required to adjust
for a difference or lease up adjustment to the income approach. The operating costs for the facility must then be compared with similar properties
to reflect inconsistencies in the operating cost structure and additional analysis may be required to adjust for these differences. Capitalization
rates must be extracted from available data to provide for a reasonable capitalization rate. This generally results from consideration of sales data
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used in the direct sales comparison approach, conversation with local lenders, reference to subscription services, and other noted sources of
investment activities.
FINAL RECONCILIATION
After all the data is collected, verified, compared, broken down into a variety of rates and ratios and analyzed for its component parts,
reconstructed, and applied to the subject property, a final opinion of value is provided. This process generally considers the individual value
indications provided by the cost, income, and direct sales comparison approaches and considers the merits of each as compared to the reactions
and implications identified by marketplace in general.
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APPRAISAL REPORT OF:
Former School Building and Additional Community Related Improvements
With a total Building Area of 30,837+ SF on 4.72+ Acres of Land
Located at 401 4th Street N. in Lake Wales, Polk County, Florida

PREPARED FOR:

Attn: James Slaton
201 W. Central Avenue
Lake Wales, FL 33853
PREPARED BY:
Michael R. Cliggitt, MAI, MRICS
Cliggitt Valuation, Inc.
627 Palmore Court, Ste. 1
Lakeland, Florida 33813

CLIGGITT VALUATION, INC.
Michael R. Cliggitt, MAI, MRICS – Cert Gen RZ3011

863-661-1165 Direct Line  866-459-1826 Fax  mike@cliggitt.com

P.O. Box 24681
Lakeland, Florida 33802
627 Palmore Court, Ste. 1
Lakeland, Florida 33813

March 2, 2020
City of Lake Wales
Attn: James Slaton
201 W. Central Avenue
Lake Wales, FL 33853
RE: Appraisal of a property located at 401 4th Street North in Lake Wales, FL. Property includes
30,837+ SF of school/community building improvements in 3 buildings on 4.72+ acres of land.
CVI File #: 2020-0101
Dear Mr. Slaton,
Cliggitt Valuation, Inc. is pleased to transmit our appraisal report developing an opinion of the market value
of the fee simple interest in the above referenced real property as of February 3, 2020. The opinion of value
is qualified by certain assumptions, limiting conditions, certifications, and definitions, which are set forth in
the attached report.
The intended use of the appraisal is to assist our client in internal financial decision making related to the
property including potential disposition decisions. Our client may provide only complete, final copies of the
appraisal report in its entirety to whom they deem appropriate. The appraiser is not required to testify as
to the appraisal results other than to respond to the client for routine and customary questions.
The following appraisal sets forth the most pertinent data gathered, the techniques employed and the
reasoning leading to the opinions of value. The analysis, opinions and conclusions were developed based
on, and this report has been prepared in conformance with, our interpretation of the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), the
Standards of Professional Appraisal Practice of the Appraisal Institute, and Cliggitt Valuation, Inc. appraisal
standards.
The analysis contained in this appraisal is based upon assumptions and estimates that are subject to
uncertainty and variation. These estimates are often based on data obtained from public record sources
and in interviews with third parties, and such data may not always be completely reliable. Therefore, while
our analysis was conscientiously prepared on the basis of our experience, and the data available, we make
no warranty that the conclusions presented will, in fact, be achieved. Additionally, we have not been
engaged to evaluate the effectiveness of management, and we are not responsible for future marketing
efforts, and other management actions upon which actual results may depend.
Based on the analysis contained in the following report, the market value of the subject property is
concluded as follows:
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MARKET VALUE CONCLUSION
Appraisal Premise

Interest Appraised

Effective Date

Value Conclusion

As Is

Fee Simple

February 3, 2020

$310,000

Extraordinary Assumptions
Extraordinary Assumption 1 - A copy of a survey was not provided for the property. The figures utilized
for the subject site and building area were derived from information from the Polk County Property
Appraiser's Office website and The Polk County GIS server. The figures are believed to be accurate. If
information becomes available that indicates a significant difference in site and/or building size than that
which was utilized, the appraiser reserves the right to alter the appraisal including the values contained
within.
Extraordinary Assumption 2 – There is an unimproved alleyway that traverses the subject property as
can be seen on the property appraiser map in the attached report. We note that this alleyway does not
appear to have been legally abandoned and some of the building and site improvements from the subject
property appear to encroach within the alleyway. We have utilized the reported land size for the property of
4.72+ acres in our following analysis and note that if the alleyway were abandoned for the benefit of the
subject property the total site size would be approximately 5.4+ acres. We have assumed that the existing
improvements that encroach on the current unimproved alleyway can remain in their current state and we
reserve the right to amend this appraisal and the values contained within if this is found to be inaccurate.
Extraordinary Assumption 3 – The buildings on the property were constructed in the early 1900’s and
originally functioned as the main public school and administration offices in Lake Wales. For the purposes
of this valuation, we have valued the property unattached to any historical significance this property may
hold to the local community, state, or nation. We are unaware of any encumbrances due to historic
registration among local or national historic preservation programs and our value assumes that all legally
allowable uses (per local zoning) would be allowed for the property including renovation, repurposing,
demolition and/or redevelopment of the property. If this assumption is found to be inaccurate, we reserve
the right to amend this appraisal and the values contained within.
Extraordinary Assumption 4 – We note the property has had ongoing issues with termites over the years. We have
been provided with information from our client showing that the buildings have been treated for the termite infestation
and the cost of ongoing treatments likely needed. This has been considered in our valuation. We have assumed that
the buildings are structurally sound and that the recent treatment and planned ongoing treatment has cured the termite
problem at the property and will keep the problem from returning. We are not experts in wood destroying
organism/termites and have relied on the information provided and assumed it is accurate. We reserve the right to
amend this appraisal and the values contained within if the information provided and the assumptions we have made
are found to be inaccurate.

************************************************************************************************************************
Any events, conditions, or circumstances affecting the market that exists subsequent to the effective date
of this appraisal and were not known at the time of this appraisal are outside of the scope of this assignment
and no warranty is provided that such events will or will not affect the value of the property. Additionally,
this letter is invalid as an opinion of value if detached from the following report, which contains the analysis,
discussion, exhibits, and addenda.
It has been a pleasure to assist you with this assignment. If you have any questions concerning the analysis
or if Cliggitt Valuation, Inc. can be of further service, please contact us.
Respectfully submitted,

Michael R. Cliggitt, MAI, MRICS
State Certified General Real Estate Appraiser RZ3011
Cliggitt Valuation, Inc.
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Summary of Salient Facts & Conclusions

A former school building and an additional
community related buildings with a total building
area of 30,837+ SF on a 4.72+ acre site.
The subject site is located along the west side of
4th Street N., east side of 3rd Street N., and north
side of Seminole Avenue E. in Lake Wales. This
location is also approximately 1.2 miles north of
State Road 60 and 1.3 miles east of U.S. Highway
27. The property address is 401 4th Street N., Lake
Wales, FL 33853.
Former School Building & Community Building
Appraisal Report
Fee Simple
March 2, 2020
February 3, 2020
February 3, 2020
Residential development or alternate allowable use
Continued school/community related uses
R-1C, Residential - Zoning
MDR, Medium Density Residential –FLU
27-30-01-883000-012000
205,603+ / 4.72+
30,837+ SF
6.67:1 (Based on Total Bldg. Area)
9.11:1 (Based on 1st Floor Footprint)

Subject Property:

Location Description:

Property Type:
Report Type:
Interest Appraised:
Report Date:
Value Date:
Date of Viewing:
Highest & Best Use As Vacant:
Highest & Best Use As Improved:
Zoning / Land Use Designation:
Tax ID/APN:
Land Size (Square Feet; Acres):
Improvement Size (Square Feet):
Land to Building Ratio:

Value Conclusions
Cost Approach:
Sales Comparison:
Income Approach:
Final Concluded Value:

N/A
$310,000
N/A
As Is:

Cliggitt Valuation, Inc.
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Aerial Photograph

Subject Property
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Aerial Photographs – Zoomed In

Subject Property
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Property Photographs
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Appraisal Specifics
Purpose of the Appraisal
The purpose of this appraisal is to determine the As Is market value of the subject property.

Real Property Interest Appraised
Based on the scope of the appraisal assignment the fee simple interest of the property was appraised.

Intended Use
The intended use of the appraisal is to assist our client in internal financial decision making related to the
property including potential disposition decisions.

Intended User
This appraisal is for the intended use of the client only, the City of Lake Wales.

Effective Date of Appraisal and Date of Report
The effective date of the appraisal is February 3, 2020. The report date is March 2, 2020.

Marketing Period
Given the existing market information from a historic perspective, as well as the anticipated supply line of
competing properties, the appraisers believe that the subject property would require a marketing time of 12
to 24 months.

Exposure Time
The appraiser has examined the average length of time that similar properties were exposed to the market,
and have determined that the average time period in which these properties were exposed to the market
was 6 to 24 months.
Based on the indicated exposure periods, the value conclusion represents a market price achievable within
a 12 to 24 month exposure prior to the effective date.

Cliggitt Valuation, Inc.
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Scope of Work
The following information defines the scope of work taken by the appraiser:

Report Type
This report has been prepared in appraisal report format.

Site Visit – Property Viewing
A viewing of the site and interior and exterior viewing of the building improvements was made on February
3, 2020.

Property Information and Analysis
Property information was gathered, reviewed and analysis was conducted for the subject property including
considerations pertinent to both the land and improvements. This research included the above noted site
visit, as well as additional research and analysis of the physical, functional, legal, and economic
characteristics of the property.

Area / Neighborhood Information and Analysis
Area and neighborhood information was reviewed and an analysis was performed as it relates to the subject
property and the scope of this assignment.

Highest and Best Use
Highest and best use was considered and an analysis was performed as it relates to the subject property
and the scope of this assignment.

Approaches to Value Utilized


The cost approach was not applied.



The sales comparison approach was applied.



The income approach was not applied.

Summary of Scope
The primary purpose of the appraisal is to determine the As Is value of the property. The subject consists
of 30,837+ SF former school and administrative buildings. Out of the three buildings on the property, two
have been vacant for a number of years and are in poor/shell condition and in need of repairs/renovation
prior to occupancy/use. The building located on the southeastern portion of the property is current occupied
by a Boys & Girls Club and is in average condition for its age. The improvements are located on a 4.72+
acre site located along the west side of 4th Street N., east side of 3rd Street N., and north side of Seminole
Avenue in Lake Wales, FL.
The type of property under appraisal is somewhat special purpose as a former school/community type
property. Sales of similar properties are available but require extensive research across a much broader
area. We located several sales throughout the State and the Sales Comparison Approach was utilized in
valuing the property. Due to the age of the improvements the Cost Approach is not considered applicable.
Additionally, older school properties are rarely purchased for investment purposes and also rarely leased
in true arm’s length transactions and the Income Approach was not considered applicable. Therefore, we
have relied on the Sales Comparison Approach in valuing the subject property.

Cliggitt Valuation, Inc.
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Definitions
Market Value Definition
“Market Value,” as used in this report, is defined as:
… the most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing of title from seller to buyer under conditions whereby:
Buyer and Seller are typically motivated;
Both parties are well informed or well advised, and acting in what they consider their best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto;
and
The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.
Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal
Register 12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal Institute, The Dictionary
of Real Estate Appraisal, Fourth Edition, (Chicago, 2002) Page 177”

Special Purpose Property
A property with a unique physical design, special construction materials, or a layout that particularly adapts
its utility to the use for which it was built. Also called Special Design Property. Dictionary of Real Estate, 5th
Edition

Fee Simple Interest
Absolute ownership unencumbered by any other interest or estate; subject only to the limitations of eminent
domain, escheat, police power, and taxation.

Leased Fee Interest
An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease to others.
The rights of the lessor (the leased fee owner) and the lessee are specified by contract terms contained
within the lease.

Leasehold Interest
The interest held by the lessee (the tenant or renter) through a lease transferring the rights of use and
occupancy for a stated term under certain conditions.

Highest and Best Use
Highest and best use is defined as: (1) the reasonable and probable use that supports the highest present
value of vacant land or improved property, as defined, as of the date of the appraisal; (2) the reasonably
probable and legal use of land or sites as though vacant, found to be physically possible, appropriately
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supported, financially feasible, and that results in the highest present land value; and (3) the most profitable
use.
Implied in these definitions is that the determination of highest and best use takes into account the
contribution of a specific use to the community and community development goals as well as the benefits
of that use to individual property owners. Hence, in certain situations the highest and best use of land may
be for parks, greenbelts, preservation, conservation, wildlife habitats, and the like.

Extraordinary Assumption
An assumption, directly related to a specific assignment, which, if found to be false, could alter the
appraiser's opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain
information about physical, legal, or economic characteristics of the subject property; or about conditions
external to the property such as market conditions or trends; or about the integrity of data used in an
analysis. An extraordinary assumption may be used in an assignment only if:





It is required to properly develop credible opinions and conclusions;
The appraiser has a reasonable basis for the extraordinary assumption;
Use of the extraordinary assumption results in a credible analysis; and
The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary
assumptions.

Hypothetical Condition
That which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical conditions
assume conditions contrary to known facts about physical, legal, or economic characteristics of the subject
property; or about conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis. A hypothetical condition may be used in an assignment only if:




Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable
analysis, or for purposes of comparison;
Use of the hypothetical condition results in a credible analysis; and
The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical
conditions.

Lease Terms
Triple Net or NNN Lease – A lease arrangement whereby the landlord passes through to the tenant all or
a pro-rata share of property expenses based on the % of total space leased by a tenant. Pass through
expenses typically include real estate taxes, property insurance, and maintenance and repairs.
Modified Gross Lease – A lease arrangement whereby the landlord pays the majority of the expenses for
a property but the tenant is responsible for some property expenses. Usually those expenses are utilities
(electric, water, sewer) and janitorial service, but could include other expenses and/or exclude some of
those listed.
Gross Lease – A lease arrangement whereby the landlord pays the majority of the expenses for a property
and the tenant is only responsible for the lease payment.
Full Service Lease – A lease arrangement whereby the landlords pays all expenses for the property and
the tenant only pays rent. This includes a range of varying expenses/amenities offered at specific properties
including phone/cable, security/alarm, parking, etc. Within the local market this would also include a
landlord paying utilities and janitorial.
There are additional lease arrangements utilized within the marketplace that have other varying expense
sharing structures and are known as double net leases, single net leases, etc.
Cliggitt Valuation, Inc.
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Certification Statement
I certify that, to the best of my knowledge and belief:
The statements of fact contained in this appraisal, upon which the analyses, opinions and conclusions
expressed in the report are based, are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal unbiased professional analyses, opinions and conclusions.
The undersigned has no present or prospective interest in the property which is the subject of this report
nor any personal interest or bias with respect to the subject matter of this report nor the parties involved.
The compensation for this appraisal work is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate, the attainment of a
stipulated result, or the occurrence of a subsequent event. The appraisal assignment was not based on a
requested minimum valuation, a specific valuation, or an amount which would result in approval of a loan.
Michael Cliggitt personally viewed the property, which is the subject of this report on February 3, 2020.
Michael Cliggitt hereby attests that he has attained a level of competency necessary to complete the
assignment in a diligent manner, utilizing all of the commonly recognized analysis techniques considered
normal for a prudent valuation effort. The readers are referred to the appraiser qualifications contained in
the Addenda of this report for further confirmation of adequate technical training.
I have performed no appraisal services or any other services, regarding the property that is the subject of
this report within the three-year period immediately preceding acceptance/selection of this assignment.
No one other than the undersigned, provided significant professional assistance in preparing the analyses,
conclusions and opinions concerning the real estate set forth in this appraisal.
The analyses, opinions, and conclusions were developed, and this report has been prepared in conformity
with the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute and
the Uniform Standards of Professional Appraisal Practice (USPAP).
The use of this report is subject to the requirements of the State of Florida's Real Estate Appraisal Board
and the Appraisal Institute relating to review by their duly authorized representatives.
As of the date of this report Michael R. Cliggitt, MAI, MRICS has completed the continuing education
program for the Appraisal Institute and the Royal Institute of Chartered Surveyors.

Michael R. Cliggitt, MAI, MRICS
State Certified General Real Estate Appraiser RZ3011
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Limiting Conditions and Assumptions
Acceptance of and/or use of this report constitutes acceptance of the following limiting conditions and
assumptions; these can only be modified by written documents executed by both parties.
Mutual Limitation of Liability. Appraiser and Client agree that the following mutual limitation of liability is
agreed to in consideration of the fees to be charged and the nature of the Appraiser’s services under this
Agreement. Appraiser and Client agree that to the fullest extent permitted by applicable law, each party’s
and its Personnel’s maximum aggregate and joint liability to the other party for claims and causes of action
relating to this Agreement or to appraisals or other services under this Agreement shall be limited to the
higher of $20,000 or the total fees and costs charged by the Appraiser for the services that are the subject
of the claim(s) of cause of action. This limitation of liability extends to all types of claims or causes of action,
whether in breach of contract or tort, including without limitation claims/causes of action for negligence,
professional negligence or negligent misrepresentation on part of either party or its Personnel, but excluding
claims/causes of action for intentionally fraudulent conduct, criminal conduct or intentional caused injury.
The Personnel of each party are intended third-party beneficiaries of this limitation of liability. “Personnel”
as used in this paragraph, means the respective party’s staff, employees, contractors, members, partners
and shareholders. Appraiser and Client agree that they each have been free to negotiate different terms
than stated above or contract with other parties.
The appraisal is to be used only for the purpose stated herein. While distribution of the appraisal in its
entirety is at the discretion of the client, individual sections shall not be distributed; the report is intended to
be used in whole and not in part.
No part of the appraisal, its value estimates or the identity of the firm or the appraiser(s) may be
communicated to the public through advertising, public relations, media sales, or other media.
All files, work papers and documents developed in connection with this assignment are the property of
Cliggitt Valuation, Inc. Information, estimates and opinions are verified where possible, but cannot be
guaranteed. Plans and exhibits provided are intended to assist the client in visualizing the property; no
other use of these plans/exhibits is intended or permitted.
No hidden or unapparent conditions of the property or subsoil, which would make the property more or less
valuable, were discovered by the appraiser(s) or made known to the appraiser(s). No responsibility is
assumed for such conditions or engineering necessary to discover them. Unless otherwise stated, the
appraisal assumes there is no existence of hazardous materials or conditions, in any form, on or near the
subject property.
Unless stated herein, the property is assumed to be outside of areas where flood hazard insurance is
mandatory. Maps used by public and private agencies to determine these areas are limited with respect to
accuracy. Due diligence has been exercised in interpreting these maps, but no responsibility is assumed
for misinterpretation.
Unless otherwise stated, the appraisers have not reviewed an abstract of title relating to the subject
property. No title search has been made, and the reader should consult an attorney or title company for
information and data relative to the property ownership and legal description. It is assumed that the subject
title is marketable, but the title should be reviewed by legal counsel. Any information given by the appraiser
as to a sales history is information that the appraiser has researched; to the best of our knowledge, this
information is accurate, but not warranted.
Good title, free of liens, encumbrances and special assessments is assumed. No responsibility is assumed
for matters of a legal nature.
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Necessary licenses, permits, consents, legislative or administrative authority from any local, state or
Federal government or private entity are assumed to be in place or reasonably obtainable.
It is assumed there are no zoning violations, encroachments, easements or other restrictions which would
affect the subject property, unless otherwise stated.
The appraiser(s) are not required to give testimony in Court in connection with this appraisal. If the
appraisers are subpoenaed pursuant to a court order, the client agrees to pay the appraiser(s) our regular
per diem rate ($250 per hour) plus expenses for all testimony preparation time, actual testimony time and
all out of office time including travel related to testimony. Payment for such services shall occur prior to date
of testimony.
Appraisals are based on the data available at the time the assignment is completed.
Amendments/modifications to appraisals based on new information made available after the appraisal was
completed will be made, as soon as reasonably possible, for an additional fee.

Cliggitt Valuation, Inc.
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Subject Property/Site Information
General Property Information
Address:

401 4th Street N, Lake Wales, FL 33853

Assessor’s Parcel #:

27-30-01-883000-012000

Legal Description:

See addenda for legal description.

Current Owner:

According to the Polk County Property Assessor’s Office, the current owner
of the property is Lake Wales Community Redevelopment Agency.

Sales History:

USPAP requires reporting any sales of the property that have occurred within
the last three years.
The subject property has not been under the same/related ownership for over
three years. The last recorded transaction for the property was a non arm’slength transaction on May 1st, 2018, from the City of Lake Wales to Lake
Wales Community Redevelopment Agency for a nominal consideration.

Property Tax Information
P.A. Assessed Value:

$ 102,772 – Land Value
$1,034,055 – Building Value
$ 81,119 – Misc. Item Value
$1,217,946 – Total Assessed Value
$1,217,946 – Exemption (Owned Lake Wales CRA)

Millage:

20.7468

Property Taxes (Gross):

$0.00 - Exempt

Property Tax
Discussion:

The current assessment equates to $39.50/SF (based on building area
including land and without the exemption, ad valorem taxes would be $25,268
or $0.82/SF. This also appears to be a substantial over assessment based
on the current condition of the property.

Characteristics of the Site
General Location:

The subject site is located along the west side of 4th Street N., east side of
3rd Street N., and north side of Seminole Avenue E. in Lake Wales. This
location is also approximately 1.2 miles north of State Road 60 and 1.3 miles
east of U.S. Highway 27. The property address is 401 4th Street N, Lake
Wales, FL 33853.

Frontage:

415’+ on the west side of 4th Street N, 620’+ on the north side of Seminole
Avenue E, 350’+ on the east side of 3rd Street N.

Total Site Area:

4.72+ Acres / 205,603+ SF – Total Land Size (see extraordinary assumption
regarding alleyway)

Shape of Tract:

Irregular due to alleyway

Topography:

The site is generally contoured with a slight slope from west to east.

Access:

The subject access is considered good with direct access from 4th Street N
and 3rd Street N.

Cliggitt Valuation, Inc.
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Traffic Pattern/Volume:

Low to average traffic volume with mostly local traffic only.

Easements:

Unknown; The appraiser was not made aware of any encumbrances or
easements located on the subject property.

Utilities to Site:

Water & Sewer Service

Yes

Electric Service

Yes

Flood Designation:

Flood Zone X (see flood maps for visual depiction)
FEMA Flood Map 12105C0565H
Dated December 22, 2016
Zone X is outside of the 100-year flood plain.

Soils and Wetlands:

Soils on the property are mostly Urban Land, 0-2 percent slopes, and
Candler-Urban land complex, 0-5 percent slopes.

Surface Drainage:

Appears adequate.

Subsurface Conditions:

None adverse noted/disclosed.

Major Flaws in Site:

None adverse noted/disclosed.

Neighboring Uses:

Surrounding land uses are residential use as well as community/recreational.

Zoning/Land Use:

The property is zoned R-1C (Residential) with a Future Land Use designation
of MDR (Medium Density Residential), by the City of Lake Wales.
R-1C Residential district. This zone is intended to provide the option of
developing subdivisions that preserve open space through the reduction of
lot size requirements when certain development standards are met. The
intent of this regulation is to preserve open space by allowing flexibility in
design that will allow no more than a twenty-five (25) percent increase in
density. We have included the City Zoning information within the addenda of
the report which provides additional details regarding allowable uses, etc.
Residential uses are legally permissible on the subject property. Additionally,
some alternative community geared uses such as community center,
religious institution, etc. appear to be are allowed by the zoning as well.

Overall Site Analysis:

The subject site is located along the west side of 4th Street N. approximately
1.2 miles north of State Road 60 and 1.3 miles east of U.S. Highway 27. The
property address is 401 4th Street N., Lake Wales, FL 33853. The subject
consists of a total site area of approximately 4.72+ acres. The subject site
has a zoning of R-1C, which allows mainly residential uses but also allows
some community and institutional oriented facilities. Overall the subject site
is of the size, shape, topography, and zoning/land use to support
development.
Note – as can be seen on the maps for the property there is an unimproved
alleyway the traverses the property from 3rd Street to 4th Street and based on
Property Appraiser records does not appear to have been legally abandoned,
although we note that some of the subject site improvements appear to
encroach on the alleyway. Therefore, the reflected site size of 4.72+ acres is
based on the legal description as recorded for the property. However, we note
that if the alleyway was abandoned the total site size would equate to
approximately 5.4+ acres. We have valued the property As Is based on its
current recorded land size but have noted this for informational purposes.
See extraordinary assumptions.
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Subject Property/Site Exhibits
Assessors Map
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OCC,130

Zoning Map
ZONING

Subject Property
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Flood Maps
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Traffic Map
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Description of Improvements
Characteristics of the Buildings
General Building Type:

Former School Building with Community Related Building Improvements

Specific Property Type:

Part of the property is utilized as the Citrus Center Boys & Girls Club, and the
other two buildings include a 2 story former school building and a former
cafeteria building.

Number of Buildings:

Three

Year Built:

1940 (per Polk County Property Appraiser Records)
Note - The main 2-story building is known as the “1919 Building” and the likely
original construction date was prior to 1940 as reported by the Property
Appraiser site.

Building Size:

20,700+ - Former school building (2 stories) – Vacant near shell condition
4,300+ - Kitchen / hall building next to school – Poor condition
5,837+ - Former Admin. Bldg. now Boys & Girls Club – Average condition
30,837+ SF – Total Building Area

Eave Heights:

Varying 10’ to 12’

Land to Building Ratio:

6.67:1 (Based on Total Bldg. Area)
9.11:1 (Based on 1st Floor Footprint)

Construction Class:

Class C

Construction Quality:

Mostly masonry/brick construction (Class C)

Exterior Building Details
Foundations:

Concrete slab

Windows:

Mix of fixed glass and single hung windows

Exterior Wall Materials:

Concrete with masonry and brick finish

Roof Material

Wood frame with mix of roof coverings

Exterior Doors:

Mostly wood/metal doors.

Interior Building Details
Partitions/Interior Walls:

The former school building is mostly open space with some newer interior
wood framing but in shell type condition. The former cafeteria building has
limited interior partitions and is in poor condition. The Boys and Girls Club
building include wood framing with plaster/drywall walls.

Ceiling:

None in former school building. Mix of acoustical ceiling tiles in former
cafeteria building. Drywall/plaster ceiling in Boys and Girls Club building.

Floor Cover:

Concrete unfinished 1st floor and unfinished plywood second floor in former
school building. Wood and tile in Boys and Girls Club building.

Lighting:

Mostly fluorescent lighting throughout the buildings.
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Trim and Interior Doors:

Wood base and trim throughout in Boys and Girls Club building. Interior doors
are mostly solid core wood, some with glass panels. Limited to no trim in
former school and cafeteria buildings.

Mechanical Component Details
Cooling & Heating
System:

Central a/c for Boys and Girls Club. None in former school or cafeteria
buildings.

Plumbing/Restrooms:

Adequate restrooms for Boys and Girls Club building. Former school in shell
condition with stubbed/roughed in plumbing in place (no restrooms built).
Assumed adequate plumbing in former cafeteria building but we note poor
condition and vacant nature.

Electrical:

Appears adequate.

Fire Protection:

None

Additional:

None noted

Site Improvement Details
Parking:

There is paved parking next to the Boys and Girls club building and next to
the former school building. We note that the parking lot next to the school
building supports parking needs of another community owned property
across the street. There is adequate site area for additional parking if needed.

Outside Lighting:

Some on Boys and Girls Club building. Limited on the other two buildings.

Landscaping:

Average

Signage:

On Building for B&G Club Building.

Amenities:

None noted.

Physical Condition of Property
Year Built:

1940’s and earlier construction likely

Functional Utility:

Former school building is in near shell condition and would require substantial
renovation/retrofit for use. The former cafeteria building is in poor condition
and would require substantial renovation/retrofit for use. The Boys & Girls
Club building is in average condition and is well suited for its current use.

Overall Condition:

Former School – Poor/Shell Condition, Former Cafeteria – Poor Condition,
Boys & Girls Club building average condition.

Deferred Maintenance:

Shell/poor condition for two of the buildings and termite damage noted/likely
in all three building (see extraordinary assumption)

Current Occupancy:

Former School and Cafeteria buildings are vacant and the Boys and Girls
Club building is leased to the organization from the City at a nominal rate.

General Discussion:

The property includes three buildings, two of which are vacant and in poor
condition, as noted above in our discussion of the property. The third building
is utilized for a Boys & Girls Club and functions well for this purpose. Overall
the property would require extensive renovations and retrofit to put the two
vacant buildings into use. This has been considered in our valuation of the
property.
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Subject Property Photos

Front View of Building – Former School

Interior View - Former School

Front and Side View of Building - Former
School

Interior View - Former School

Side View of Building - Former School

Interior View - Former School
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Front View – Former Cafeteria/Hall

Interior View - Former Cafeteria/Hall

Side View – Former Cafeteria/Hall

Interior View - Former Cafeteria/Hall

Rear View – Former Cafeteria/Hall

Interior View - Former Cafeteria/Hall
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Front View – Boys & Girls Club Bldg.

Interior View - Boys & Girls Club Bldg.

Front/Side View – Boys & Girls Club Bldg.

Interior View - Boys & Girls Club Bldg.

Rear View – Boys & Girls Club Bldg.

Interior View - Boys & Girls Club Bldg.
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View of Parking Next to Former School Building

View of Parking Next to Boys & Girls Bldg.

Street Scene North Along 4th Street North

Street Scene South Along 4th Street North

Street Scene East Along Seminole Avenue

Street Scene West Along Seminole Avenue
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Area / Neighborhood Information and Analysis
Area / Neighborhood Map
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Area / Neighborhood Overview

The neighborhood primarily consists of the incorporated areas of the City of Lake Wales. The City of Lake
Wales is located along U.S. Highway 27 and State Road 60 and is bordered by Winter Haven and Dundee
to the north and Babson Park to the south. The incorporated City has a population of approximately 15,935
people and a median age of 42.1. The area has traditionally been closely aligned with the citrus industry
and varying agricultural uses and we note some decline over the last 10 years as the citrus industry has
battled a variety of diseases that have curtailed production and processing. More generally, there is a mix
of other uses within the local market including a range of commercial and industrial property uses along the
U.S. Highway 27 and State Road 60 corridors that support the surrounding population base and businesses
in the area. Residential uses are primarily located along the secondary roadways of the neighborhood. The
neighborhood has been experiencing some population increases over the last 10 to 15 years ranging from
1.28% to 1.67% (annual growth) with continued growth projected at a moderate rate over the next five years
(1.36% annually).
Neighborhood Boundaries
North:
South:
East:
West:

Lake Wales northern City Limits near Waverly Road
Lake Wales southern City Limits near Hunt Brothers Road
Lake Wales eastern City Limits near Capps Road
Lake Wales western City Limits near Old Bartow Road

Cliggitt Valuation, Inc.

2020-0101
32

Location and Access to Neighborhood
The subject site is located along the west side of 4th Street N approximately 1.2 miles north of State Road
60 and 1.3 miles east of U.S. Highway 27.


U.S. Highway 27 is the main commercial corridor in the City of Lake Wales and the State of Florida.
In the subject neighborhood it is a four to six lane roadway, median divided with median cuts at
intervals. This thoroughfare traverses the City of Lakeland in mainly a north/south direction. The
majority of development along this roadway is a mix of commercial and light industrial property with
some residential.



State Road 60 is a main commercial corridor in the Lake Wales area and the State of Florida. It is
generally a four lane roadway in the neighborhood that travels in an east/west direction through the
central portion of the Lake Wales market area.

Other than U.S. Highway 27 and State Road 60 there are a number of local roadways, which provide access
to and bisect the subject neighborhood. Some of these additional roadways are 4th Street N, Central
Avenue, Thompson Nursery Road/Chalet Suzanne Road, Mountain Lake Cutoff Road, Alternate 27, etc.
Traffic Volume Map for the Area
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Neighborhood Demographics
The below neighborhood demographics are from
the most recent available, which is the 2010
census data with forward projections (ESRI/STDB
provided). Based from this information, the
population within the subject neighborhood was
14,168 people in 2010 with a current estimated
population of 15,935. In five years the
neighborhood population is projected to increase
to 17,052. This equates to a projected growth rate
of 1.36% per year for the next five years. There
are approximately 7,548 dwelling units within this
area of which approximately 47.6% of homes are
owner occupied and approximately 36.9% tenant
occupied. The remaining 15.5% of dwellings in
the area are vacant. The median home value for
the area is approximately $153,870. Average
household income for the area is approximately
$55,075 and median income for the area is
$40,500. The below charts help display additional
information including expected population /
income trends within the subject neighborhood.

2019 Popula t ion by Age
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The largest portion of the income distribution of the neighborhoods households is in below $15,000 and
$35,000 to $50,000 with approximately 40% falling within these two levels. The next highest income range
is $50-$75k with just over 15% for the neighborhood.
2019-2024 Annual Growth Rate
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Annual neighborhood population growth is projected at over a 1.36% per year for the next five years with
household growth at 1.28%. Median income is projected to grow at 2.89% per year over the next five years.
Owner occupied housing is projected to grow at 1.82% annually over the next five years.
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County Demographics
The below county demographics (Polk County)
are from the most recent available, which is the
2010 census data with forward projections
(ESRI/STDB provided). Based from this
information, the County had a population of
602,095 people in 2010 with a current estimated
population of 683,954. In five years the County
population is projected to increase to 735,267.
This equates to a projected growth rate of 1.46%
per year for the next five years. There are
approximately 313,580 dwelling units within this
area of which approximately 55.7% of homes are
owner occupied and approximately 25.6% tenant
occupied. The remaining 18.7% of dwellings in
the area are vacant. The median home value for
the area is approximately $164,897. Average
household income for the area is approximately
$67,890 and median household income is
$50,006. The below charts help display additional
information including expected population /
income trends within the County.
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The largest portion of the income distribution of the County’s households is in the $50,000 to $75,000 range
with just under 20% of the population falling within this income range and approximately 20% projected to
fall within this range in five years.
2019-2024 Annual Growth Rate
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Annual county population growth is projected at 1.46% per year for the next five years with household
growth at 1.37%. Median income is projected to grow at 1.95% per year over the next five years. Owner
occupied housing is projected to grow at approximately 1.72% annually over the next five years.
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Employment Rate Data
Specific employment rate data for Polk County was available for review and we have utilized this information
compared to State and National unemployment rate levels. As of June 2019, within Polk County 4.1% were
unemployed (not-seasonally adjusted). At this time the City unemployment rate was inferior to the State
unemployment rate at approximately 3.5%. Compared to national levels the City was also inferior to the
overall U.S. unemployment rate of 4.0% (not seasonally adjusted).
Although local rates varied in comparison to State and National levels, overall the trend in unemployment
rates over the last few years has been positive. Locally, rates reached highs in the low 12% range, which
coincided with the tail end effects of the recession. However, we note current unemployment levels are a
substantial improvement from the highs reached from 2011 and 2012. See below for a comparison chart
detailing and comparing unemployment rates for the Polk County, State of Florida, and U.S.
Unemployment Rate Comparison Graph
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General Economic Synopsis
The prior recession slowed business activity and caused a sharp rise in the unemployment rate. These
factors helped cause a decline in the real estate market in general with varying amounts of distress such
as foreclosure and vacancy issues among most property types, including residential, commercial, and
industrial properties. Over the last several years, signs of stabilization and improvement have been
occurring. The unemployment rate has declined substantially and consumer and business spending has
increased. As the local and regional markets have stabilized and improved, demand for space has
increased and supply has moderated.

Cliggitt Valuation, Inc.

2020-0101
36

Conclusion
Overall the subject neighborhood is an established area benefiting from its location and economic base
within the Lake Wales area. Much of the Lake Wales market area had experienced growth and development
for a number of years prior to the economic recession. Then for several years surrounding the recession
this area, as with many areas within Polk/Central Florida, were impacted by the downward economic
pressure created by the high unemployment rate and a generally weak business environment. Furthermore,
the economic environment put substantial downward pressure on rents and occupancy rates across most
property classes. Limited demand for space and an elevated supply negatively impacted financial
fundamentals of properties in the area and surrounding areas. That being said over the last few year’s
improvements have been occurring within the marketplace. As the unemployment rate and general
business environment in the area have improved, excess space has been absorbed and overall property
market fundamentals are looking much stronger than in prior years. The physical positioning of the subject
neighborhood in Central Florida area near the crossroads of State Road 60 and U.S. 27 will continue to
maintain the subject area as a somewhat desirable market, especially if the underlying economic
fundamentals of the property market continue to improve along with the economy in general.
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Highest and Best Use Analysis
In estimating the highest and best use of the property, we have considered those uses that are legally
permissible, physically possible, economically feasible and maximally productive (that which would result
in the highest return to the land). These four criteria are examined in order to determine the highest and
best use of the subject property. The criteria and their applicability to the subject, both “as vacant” and “as
improved” are as follows:
Legally Permissible: a legally permissible use is determined primarily by current zoning regulations.
However, other considerations such as long-term leases, deed restrictions, and environmental regulations
may preclude some possible highest and best use.
Physically Possible: the size, shape and topography affect the uses to which land may be developed.
The utility of a parcel is dependent on its frontage and depth. Sites with irregular shapes may be more
expensive to develop, and topography or subsoil conditions may make utilization too costly or restrictive.
Highest and best use as improved also depends on physical characteristics such as condition and utility.
Financially Feasible: the use of the property is analyzed to make a determination as to the likelihood that
the property is capable of producing a return which is greater than the combined income needed to satisfy
operation expenses, debt service, and capital amortization. Any use that is expected to produce a positive
return is classified as financially feasible.
Maximally Productive: the use that provides the highest rate of return among financially feasible uses is
the highest and best use. The use of the land must yield a profitable net return, and the quantity of land
devoted to any specific use must be limited to that quantity which will yield a maximum return to each owner.

Highest and Best Use “As Vacant”
Legal Considerations
The legal considerations pertain mainly to the zoning and land use of the property, which dictate the type
and intensity of allowable development for the site. The property is located within the City limits of Lake
Wales and as such falls within City zoning regulations. The zoning and land use for the property as
prescribed by the City Planning Department is R-1C Residential with a corresponding MDR (Medium
Density Residential) future land use classification. Under the R-1C zoning and MDR Land Use the subject
site if vacant could be developed with a variety of potential residential type uses as detailed in the
zoning/land use section and addenda of this report. Additionally some alternative community geared uses
such as community center, religious institution, etc. are allowed. Residential and some alternate uses are
legally permissible on the subject property, subject to the current zoning/land use.
Physical Considerations
The physical considerations affecting a site generally address the type and size of development that a
particular site will support. The site consists of a total of 4.72+ acres which consists of uplands. It has
access and exposure from 4th Street N, 3rd Street N, and Seminole Avenue. The subject’s size is sufficient
to allow development and most allowed uses could be physically placed on the site without any
unreasonable hindrance. The site’s physical aspects do not impose apparent physical limitations on
development for the above legally permissible uses. Building improvements are physically possible on the
subject site. We do note that the property is divided by an unimproved alleyway that does not appear to
have been abandoned. This alleyway does not hinder development but if abandoned would allow additional
development potential for the subject property.
Financial Considerations
The subject site is located along the west side of 4th Street N approximately 1 mile north of State Road 60
and 1.1 miles east of U.S. Highway 27.
The real estate market including the residential and commercial market had experienced a substantial
slowdown in demand due to the elevated unemployment rate in the market and the overall economic decline
that occurred surrounding the last recession. Over the last several years employment has improved and
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business activity has increased. There is land available in the area for development and there has been
some renewed interest in development / new construction within the market over the last few years.
Stabilization and a rebound in the market has occurred with continued progress expected over the
short/midterm future. As the economy continues to grow, further stabilization and growth are expected in
the surrounding market area. Development of financially viable projects are generally considered feasible.
Maximally Productive
Legally the site can be developed with a number of varying residential and some alternate type uses, as
detailed in the zoning/land use section of the report (and addenda). Additionally, the site is physically
suitable for development and is located in a predominantly residential area. This site is considered
economically feasible for new development at the current time. Therefore, if vacant, the site would be
considered maximally productive for development with residential or alternate allowable uses.

Highest and Best Use “As Improved”
Legally Permissible
The subject property is located within the City Limits of Lake Wales and has a City Zoning designation of
R-1C (Residential). The current use of the property appears to be an alternate allowable use under the City
zoning category as it is a community oriented facility.
Physically Possible
The subject property is currently improved with a former school building (vacant/shell condition), a former
cafeteria building (vacant/poor condition), and a building utilized by the Boys & Girls Club
(occupied/average condition). Based on our viewing of the property and the surrounding area, the buildings
seems functional in size and design for a variety of potential uses, but we note would require substantial
renovation/retrofit prior to additional use/occupancy. Additionally the buildings are physically suitable to the
site with the potential for expansion and or additions possible due to the high land to building ratio.
Financially Feasible
This property is located in the City Limits of Lake Wales. In general the market had experienced elevated
unemployment and distress in the real estate market including increases in vacancy during the last
recession. More recently the property market has been stabilizing over the last few years with noted
improvement and some new growth and development occurring. Specifically the subject property is welllocated with good surrounding population levels. Based on the surrounding market area community related
improvements appear to be the most likely/feasible use at the current time. Retrofit could be possible for a
range of potential uses, but we note would require substantial investment in renovations. Additionally, we
have analyzed the property as improved and have also considered the underlying land value and we note
that the value as currently improved supersedes the value of the underlying land. Land valuation data is
retained in our workfile but was concluded to $20,000/acre for the subject land (if vacant), which equates
to a land value of $94,000 for the property. This is substantially less than the value as currently improved.
Maximally Productive
Legally, physically, and economically, the value of the existing improvements supersedes the value of the
property as if vacant and are considered to be the maximally productive use of the property.

Highest and Best Use Conclusions
We have determined that the Highest and Best Use of the subject site “As Vacant” would be for residential
development and/or alternate allowable use.
We have determined the Highest and Best Use of the subject property “As Improved” would be ongoing
community related use of the existing improvements and/or some other allowable/feasible use. The value
of the existing improvements supersedes the underlying land value.
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Valuation Procedures and Methodologies
Traditionally, three approaches are used in the valuation of real property: the Cost Approach, the Sales
Comparison Approach, and the Income Approach. Each approach has varying applicability for differing
property types and property specific assignment conditions.
The Cost Approach is based on the principle of substitution, which states that no rational person would pay
more for a property than the amount for which he can obtain, by purchase of a site and construction of
improvements without undue delay, a property of equal desirability and utility. The basic steps of the Cost
Approach are to estimate land value as if vacant, to estimate the replacement or reproduction cost new of
the basic improvements and minor structures (excluding any that were included as part of the land value),
and then to estimate, in dollar amounts, the accrued depreciation caused by the physical deterioration,
functional deficiencies, super adequacies, or any adverse economic influences. The next step is to deduct
the accrued depreciation from the improvement’s estimated replacement or reproduction cost new to arrive
at a present depreciated cost estimate. Then, by adding the land value estimate, the result is an indicated
value for the property by the Cost Approach.
The Sales Comparison Approach is based on the proposition that an informed purchaser would pay no
more for a property than the cost of acquiring an equally desirable substitute property with the same or
similar utility. This approach is applicable when an active market provides sufficient quantities of reliable
data, which can be verified from authoritative sources. The Sales Comparison Approach is relatively
unreliable in an inactive market or in an estimate of value related to properties for which no real comparable
sales are available.
The Income Approach concerns the present value of any future benefits of property ownership. Future
benefits are generally indicated by the amount of net income the property will produce during its remaining
useful life. After comparison of interest yields and characteristics of risk for investments of similar types
and classes of property, this net income is then capitalized into an estimate of value. The value indicated
by the Income Approach is usually the most indicative value for properties, which are generally held for
income production, or investment type properties in general.

Analysis Summary
The primary purpose of the appraisal is to determine the As Is value of the property. The subject consists
of 30,837+ SF former school and administrative buildings. Out of the three buildings on the property, two
have been vacant for a number of years and are in poor/shell condition and in need of repairs/renovation
prior to occupancy/use. The building located on the southeastern portion of the property is current occupied
by a Boys & Girls Club and is in average condition for its age. The improvements are located on a 4.72+
acre site located along the west side of 4th Street N., east side of 3rd Street N., and north side of Seminole
Avenue in Lake Wales, FL.
The type of property under appraisal is somewhat special purpose as a former school/community type
property. Sales of similar properties are available but require extensive research across a much broader
area. We located several sales throughout the State and the Sales Comparison Approach was utilized in
valuing the property. Due to the age of the improvements the Cost Approach is not considered applicable.
Additionally, older school properties are rarely purchased for investment purposes and also rarely leased
in true arm’s length transactions and the Income Approach was not considered applicable. Therefore, we
have relied on the Sales Comparison Approach in valuing the subject property.
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The Sales Comparison Approach
The Sales Comparison Approach to value compares the subject to similar properties that have sold or are
under contract in the same or similar market. This approach is based on the principle of substitution, which
states that no commodity has a value greater than a similar commodity offering similar uses, similar utility,
and similar function that can be purchased within a reasonable time frame. In other words, the market
value of a property is set by the price of acquiring a substitute property, which could provide the owner with
similar utility.
Units of Comparison
Using a common unit of comparison is an effective device to adjust for differences in physical characteristics
while controlling for scale or some other factor. This control allows the appraisers to determine the impact
of differences in attributes between the subject and comparable sale properties.
As for the subject, the appraisers researched recent market transactions and discussed information with
area brokers and property investors/owners, as well as evaluating the physical attributes of the subject’s
use type. In both instances, the predominant unit of comparison was the sale price per square foot. The
following analysis will use this unit.
The units of comparison selected to be extracted from the following Direct Sales Comparison are as follows:
1.

Sales Price Per S.F. Including Land
Sales Price
S.F. Bldg. Area

=

Sales Price Per S.F. Including Land

The price per square foot unit of comparison will be studied and analyzed in estimating a value for the subject
via the Sales Comparison Approach. The Overall Rate indicated by these sales will be utilized in the Income
Approach section of this report.
Elements of Comparison
There are eight major comparison categories that must be considered in the direct sales comparison
approach. These include the following:
Date of Sale
1.
2.
3.
4.

Appraisal Effective Date
6.
Location of Sale Property
7.
Physical Attributes
8.
Economic Attributes

Property rights conveyed
Financing
Conditions of Sale
Expenditures made after sale

Trend Forward
5.
Market Trends
Each of these categories will be addressed in the subsequent analysis, as it relates to the subject.
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Researched and Analyzed Comparable Sales Results
The Sales Comparison Approach calls for comparing of actual sales of similar properties to the subject with
appropriate adjustments being made for differences between the properties. Considering the property type
and limited sales locally, we investigated market transactions throughout the State and analyzed those
sales judged both comparable and reliable. Various sources were researched including local MLS,
commercial data sources, property listing websites, appraiser files, owner/broker interviews, various public
record sources, etc. Properties currently offered for sale were also reviewed in light that they have not yet
sold at the listing price.
The comparable sales utilized are presented on the following pages. The comparable sales selected are of
similar properties, which were considered to be the most comparable to the subject. While some are more
ideal than others, the appraisers believe that they represent a sufficient sample of the data reviewed to
illustrate a sound market-based conclusion for the subject. These sales have been utilized in valuing the
subject property.

Comparable Sales Location Maps
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Wate,c

Comparable Improved Sale 1

Property Address:
Tax ID #:
Property Type:
Location Details:
Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing:

Location Information
1736 New Jersey Road, Lakeland, Polk County, FL
24-28-29-000000-014010
Church / School
This property is located along the east side of New Jersey Road in Lakeland. This
location is approximately 2/3 of a mile south of HWY 98 S.
Sale Information
$1,900,000
Closed
June 29, 2018
Arm’s Length
Fee Simple
Geneva Classical Academy,
Inc.
Lakeside Baptist Church, Inc.
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page:
Confirmed With:

$26.40
N/A
Warranty Deed
10539/01611
Costar, Deed
Public Rec.

Property Information
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:
Parking Type:
Additional Comments:

71,967
Year Built: 1965 & 2002
Two
Construction Type: Concrete
12.35 Acres; 537,966 SF
Number of Stories: One
7.48:1
Property Condition: Average to above average
Adequate - Paved and grass/
dirt
This was a church and school property that was purchased for ongoing school use.
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Comparable Improved Sale 2

Property Address:
Tax ID #:
Property Type:
Location Details:

Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing:
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:

Additional Comments:

Location Information
1221 E 16th Street, Jacksonville, Duval County, FL
113567-0010, 113566-0500
School
This property is located along the north side of East 16th Street, south side of East
17th Street, and west side of Franklin Street in Jacksonville. This location is
approximately 1/4 of a mile south east of Martin Luther King Jr. Parkway.
Sale Information
$400,000
Closed
July 7, 2017
Arm’s Length
Fee Simple
MBM Homes LLC.
Community Development
Coalition Corporation
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page:
Confirmed With:

$9.38
N/A
Warranty Deed
18066/00468
Costar, Broker
Public Records, Deed
Press Release

Property Information
42,662
Year Built:
One
Construction Type:
2.4 Acres; 104,631 SF
Number of Stories:
2.45:1
Property Condition:

1912
Brick, Wood Truss Roof
Two
Poor to fair
Paved and grass/dirt –
Parking Type:
Adequate
Property was purchased as a potential redevelopment opportunity.
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Comparable Improved Sale 3

Property Address:
Tax ID #:
Property Type:
Location Details:
Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing:

Location Information
1780 Mercy Drive, Orlando, Orange County, FL
20-22-29-0000-00-039
School
This property is located along the west side Mercy Avenue and 0.3 miles south of
West Princeton Street.
Sale Information
$507,000
Closed
October 23, 2017
Arm’s Length
Fee Simple
Pour Penmanship Inc.
Imani Elementary Charter
Academy, Inc.
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page Doc:
Confirmed With:

$31.23
N/A
Warranty Deed
20170597604
Costar
Public Records, Deed

Property Information
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:

Additional Comments:

16,236
One
2.73 Acres; 118,833 SF
7.32:1

Year Built:
Construction Type:
Number of Stories:
Property Condition:

1969
Concrete / Cinder Block
One
Average
Paved and grass/dirt –
Parking Type:
Adequate
This was a former school facil8ty that was purchased by a new school for ongoing
school use.
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Comparable Improved Sale 4

Property Address:
Tax ID #:
Property Type:
Location Details:
Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing Description:

Location Information
1619 Ferndale Avenue, Melbourne, Brevard County, FL
27-37-17-75-00000.0-0053.00
School / Church
This property is located on the east side of Ferndale Avenue and south of Aurora
Road in Melbourne, Florida.
Sale Information
$500,000
Closed
October 2, 2018
Arm’s Length
Fee Simple
Wholeness to Freedom
Ministries, Inc.
People of Destiny Christian
Fellowship
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page:
Confirmed With:

$12.75
N/A
Warranty Deed
0005/0013
Costar, Broker
Public Records, Deed

Property Information
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:
Additional Comments:

1983, 1963, 1938, 1987,
1991
Construction Type: Stucco, Masonry, Wood
Five
Frame
3.32 Acres; 144,619 SF
Number of Stories: One to Three
3.69:1
Property Condition: Average
Parking Type: Paved & Adequate
5.76:1 (1st fl. Footprint)
This was a church and school property that was purchased for ongoing church and
related community ministry type use.
39,214

Year Built:
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Comparable Improved Sale 5

Property Address:
Tax ID #:
Property Type:
Location Details:
Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing Description:
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:
Additional Comments:

Location Information
13133 Saint Francis Lane, Thonotosassa, Hillsborough County, Florida
U-20-27-21-ZZZ-000003-28660.0
School / Religious
This property is located along the east side of Saint Francis Lane in Thonotosassa,
Florida. This location is a half mile east of US Highway 301.
Sale Information
$1,250,000
Closed
December 20, 2018
Arm’s Length
Fee Simple
Miracles Outreach and
Community Development
Center, Inc.
St. Francis Foundation, Inc.
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page:
Confirmed With:

$70.59
N/A
Warranty Deed
26295/0802
Costar
Public Records, Deed

Property Information
17,709
Year Built: 1976
Construction Type: Masonry / Concrete
Three
72.64 Acres; 3,164,198 SF
Number of Stories: One
178.68:1
Property Condition: Average
Parking Type: Grass / Dirt
This was a religious facility that was purchased for group home and counseling type
use.
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Comparable Improved Sale 6

Property Address:
Tax ID #:
Property Type:
Location Details:

Sale Price:
Sale Status:
Closed Date:
Conditions of Sale:
Rights Conveyed:
Grantee:
Grantor:
Financing Description:
Building Area(SF):
Number of Bldgs:
Gross Land Area:
Land to Bldg. Ratio:

Additional Comments:

Location Information
900 North Fort Harrison Avenue, Clearwater, Pinellas County, Florida
09-29-15-32184-001-0010
School
This property is located along the west side of North Fort Harrison Avenue, east
side of North Osceola Avenue, north side of Nicholson Street and south side of
Cedar Street in Clearwater, Florida. This location is a half mile west of North Myrtle
Avenue.
Sale Information
$1,800,000
Closed
August 21, 2019
Arm’s Length
Fee Simple
The City of Clearwater,
Florida, A Florida Municipal
Corporation.
The School Board of Pinellas
County, Florida
Cash to seller

Sale Price/SF:
Overall Rate:
Deed Type:
OR Book/Page:
Confirmed With:

$64.19
N/A
Warranty Deed
20665/0511
Costar, Press Release
Public Records, Deed

Property Information
28,040
Year Built: 1915
Construction
Type: Concrete Block / Brick
Four
1.99 Acres; 86,664 SF
Number of Stories: Two
3.09:1
Property Condition: Fair
Parking Type: Paved
6.18:1 (1st fl. Footprint)
This was a former school property that was purchased by the City of Clearwater
from the School Board and was planned for redevelopment. The redevelopment
process was to be determined from community input and community need with the
goal of reusing some or all of the historic buildings on the property, if possible.
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General Discussion and Analysis
Non-Realty Components of Value
Non-realty components of value include FF&E, business concerns, or other items that do not constitute real
property but are included in either the sale price of the comparable or the ownership interest in the subject
property. In most cases the economic lives, associated investment risks, rate of return criteria, and collateral
security for such non-realty components differ from those of the realty.
Furniture, fixtures, and equipment in a hotel, restaurant, and/or industrial/manufacturing facilities are typical
examples of FF&E. In appraisals of properties in which the business operation is essential to the use of the
realty, the value of the non-realty component must be recognized, estimated, and reported. Properties such
as hotels and timeshare condominiums, which have high expense ratios attributable to the business
operation, could include a significant business value component.
Property Rights Conveyed
Adjustments are only necessary if property rights are not absolute ownership (Fee Simple). An upward
adjustment to a sale is applicable if the subject was not transferred as a fee simple estate, downward
adjustments are necessary when a sale was subject to retentions of certain property rights by the seller.
Financing Terms
The transaction price of one property may differ from that of an identical property due to different financial
arrangements. In some cases buyers pay higher prices for properties to obtain below market financing.
Conversely, interest rates at above-market levels often result in lower sales prices. A condition of sale
adjustment recognizes that some sales are transacted by parties under duress, who are at a disadvantage.
A combined adjustment results when favorable financing is a function of the sellers' need to sell the property
quickly. Most sales involved terms by which the seller received cash or its equivalent at a typical market
interest rate and term mortgage.
Conditions of Sale
Adjustments for conditions of sale usually reflect the motivations of the buyer and seller. In the current
market environment a number of bank owned and distressed sales have been marketed and sold at price
levels that have attracted a very quick offer/contract. Adjustments are necessary when non-typical
motivations are involved.
Expenditures immediately after purchase
A knowledgeable buyer considers expenditures that will have to be made upon purchase of a property
because these costs affect the price the buyer agrees to pay. Such expenditures may include the cost to
demolish and remove any buildings, cost to petition for a zoning change, or costs to remediate
environmental contamination. If the sale requires expenditures upon purchase, the sale is adjusted upward
to compensate.
Market Conditions
Comparable sales that occurred under different market conditions than those applicable to the subject on
the effective date of value estimate require adjustment for any differences that affect their values. An
adjustment for market conditions is made if, since the time the comparable sales were transacted, general
property values have appreciated or depreciated due to inflation or deflation or investors’ perceptions of the
market have changed.
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Location/Access/Exposure
Location adjustments may be required when the location characteristics of a comparable property are
different from those of the subject property. A property’s location is analyzed in relation to the location of
other properties. Although no location is inherently desirable or undesirable, an appraiser can conclude
that the market recognizes that one location is better than, worse than or equal to another. The sales were
adjusted upward for an inferior location and downward for superior location.
Physical Characteristics
The physical characteristics of a comparable property and the subject property differ in many ways; each
of these differences may require comparison and adjustment. Physical differences include differences in
building size, quality of construction, architectural style, building materials, age, condition, functional utility,
site size, attractiveness, and amenities. On-site environmental conditions may also be considered.
The value added or lost by the presence or absence of an item in a comparable property may not equal the
cost of installing or removing the item. Buyers may be unwilling to pay a higher sale price that includes the
extra cost of adding an amenity. Conversely, the addition of an amenity sometimes adds more value to a
property than its cost.
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Comparable Improved Sales Chart
Improved Sales Adjustments - Sales Comparison Approach
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-- --
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Discussion of Adjustments
Improved Sale 1 is located along New Jersey Road in Lakeland, which is a superior submarket and a
downward adjustment was necessary. This property was slightly superior in quality of construction and a
slight downward adjustment was necessary. This facility was substantially superior in age/condition and a
substantial downward adjustment was warranted. This property included a larger building size and an
upward adjustment was made since market participants have a tendency to pay less per square foot for a
larger facility with similar utility as the overall price is a main consideration. This property had a generally
similar land to building ratio and was similar with regard to additional amenities, neither of which required
adjustment. No other adjustments were required.
Improved Sale 2 is located along E. 16th Street in Jacksonville, which is a substantially superior submarket
and warranted a downward adjustment. This property was generally similar in quality of construction and
age/condition, neither of which required adjustments. This property had a larger building area and an
upward adjustment was made since market participants have a tendency to pay less per square foot for a
larger facility with similar utility as the overall price is a main consideration. This property had an inferior
land to building ratio and a slight upward adjustment was warranted. No other adjustments were required.
Improved Sale 3 is located along Mercy Drive in Orlando, which is a substantially superior submarket and
a downward adjustment was necessary. This property was slightly superior in quality of construction and a
slight downward adjustment was necessary. This facility was substantially superior in age/condition and a
substantial downward adjustment was warranted. This property included a smaller building size and a
downward adjustment was made since market participants have a tendency to pay more per square foot
for a smaller facility with similar utility as the overall price is a main consideration. This property had a
generally similar land to building ratio and was similar with regard to additional amenities, neither of which
required adjustment. No other adjustments were required.
Improved Sale 4 is located along Ferndale Avenue in Melbourne, which is a slightly superior market area
and required a downward adjustment. This facility was superior in quality of construction and age/condition,
both of which required downward adjustments. It was larger in size and an upward adjustment was made
since market participants have a tendency to pay less per square foot for a larger facility with similar utility
as the overall price is a main consideration. This property had an inferior land to building ratio and a slight
upward adjustment was warranted. No other adjustments were required.
Improved Sale 5 is located along Saint Francis Lane in Thonotosassa, which is a superior submarket and
warranted a downward adjustment. This property was slightly superior in quality of construction and a slight
downward adjustment was necessary. This facility was substantially superior in age/condition and a
substantial downward adjustment was warranted. This property included a smaller building size and a
downward adjustment was made since market participants have a tendency to pay more per square foot
for a smaller facility with similar utility as the overall price is a main consideration. This property included
multiple portable buildings that were part of the transaction but that were not included in the overall facility
size and a downward additional amenities adjustment was necessary. No other adjustments were made.
Improved Sale 6 is located along North Fort Harrison Avenue, in a superior submarket, near the water and
in an area being redeveloped and slated for substantial additional redevelopment. A substantial downward
location adjustment is necessary, recognizing this superior submarket and in an area already being
redeveloped and slated for additional substantial further redevelopment. This property was slightly superior
in quality of construction and a slight downward adjustment was necessary. This facility was superior in
age/condition and a downward adjustment was warranted. It was generally similar in size and no adjustment
was needed. This property had an inferior land to building ratio and a slight upward adjustment was
warranted. No other adjustments were made.
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Conclusion
Overall six sales were selected for analysis and comparison to the subject property. The sales utilized
included a variety of school/community type properties from the Florida market.


The comparable sales ranged in unadjusted sale pricing from a low of $9.38/SF to a high of
$70.59/SF with an unadjusted average of $35.76/SF.



On an adjusted basis, per square foot value indications ranged from a low of $7.06/SF to a high of
$13.20/SF, with an average of $9.89/SF.

All of the sales were considered instructive and relatively equal weight has been placed on the adjusted
indications of value of each comparable sale. We have concluded to a value just slightly above the average
adjusted price per square foot of all six sales. A synopsis of the sales data is shown in the chart below
along with the concluded price per square foot index applied to the subject property. Additionally, the total
calculated value indication derived via this sales comparison approach analysis is also displayed in the
chart below.
1
Ranges of Value
Sales Price

Low

I

$400,000

I

High
$1,900,000

35,971

71,967

$/SF Building

$9.38

$35.76

$70.59

Adjusted $/SF Building

$7.06

$9.89

$13.20

Building Area

16,236

M ean
$1,059,500

30,837

Subject Total Square Feet

I

X Reconciled $/SF
Value Indication:

FINAL VALUE INDICATION (R):

$10.00

·,

$308,370

$310,000

Sales Comparison Approach Indicated Value…………………….…..……$310,000
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Addenda
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Legal Description – From Polk County Property Appraiser
LAKE WALES SUB PB 1 PG 88A & 88B BLK 12 ALL & ALTA VISTA PB 5 PG 12 S1 & 2 T30 R27 BLK II
LOTS ALL of Section 01, Township 30, Range 27
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Zoning Information

•

Prine

Division 2. Standant Zoning District Regulations

5 23--121 . Permitted and speclal exception us• allowed In zoning dlstrtcts.
1110 WM rJ u... alowod In 1110 vatous standard zoning dls1rtcts 81181 boas sot forttl In Table 23-421 . Uses not
listed on tile labio c, not ll'lown as permitted (P), epec:lal oxcepton (S), or panned dewolopmont protect (PDP) are
proll~. No 118118nCM 81181 bo "811111d to alow uses not Otl'IOl'MSO 8IOwod In a zoning dls111Ct, except tllat lloueqi

WM otier tllan -1g.-famly may bo alowod In a planned develq,ment profoet (PDP) approved pul'lllant to soetlon
23-~.
a Pe'"""1KI UN$. Permitted u... reqwe 8.A)l'CWI by 1l'lo acnlnlstrallve otllc:lal 1n aCCCl'danco 'Mltl section 23-212 ,
vertllca11on of mnlng complenco.
b. Condtloltal uses. u ... ma"8d 'Mltl an anrtalC (") are cortdltlonal uses U'lat ~.-. approval by tile

admlnls\"allve offlc:lal ~ t, tile cortdltons for tile 8"dllc uso sot forttl In aJ1lc:to 111, dlvlalorl 2, cortdltlonal uso
ieglJallons.

c. Speclal ~ uses. Special oxceptlon u... may bo approved t,J tile plannlng board In aCCOftlanco 'Mltl 1l'lo
procedures In socton 23-216, epedal oxceptlon uso pennlt.

TABLE 23-421
PERMITTED USES AND SPEQAL EXCEPTION USES IN STANDARD ZONING DISTRICTS

r

P - Pennltted Use S - Special Exception Use PDP - Planned Development Project

- R-

1~-

R-

p

p

A 18 1C 10
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Dwelllng: Sing•
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12 unltlt/perwQ
Dwelllng unltfor
caretaker
employed on

p

p

F

-3

:~f-2

~

13

-

~1

p p

p

p

p

p p

p

p

p

p

p

p

p

p

p

$

$

$

N R

p
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s s
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s

s
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s$ $
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motor cycle dealer
Auto parking
establishments
(principal use)
Auto service
station
Car wash
Recreational
vehicle, mobile
home, or boat
dealers
EDUCATIONAL AND CULTURAL
Club7
Cultural facilities
Day care center3*
p p
p
p
Religious

s s
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IP

s s

$

s s s

$

s

s

s

s

s

p

p

p

p

p

p

p

p

p

p

Schools, training
(other than athletic
or music)
FARMING/OTHER AGRICULTURAL
p p
p
Farming, crop4 or p p p

s

p

p

p

p

p

p

p

p

p

p

p

s

p

Schools, post
secondary

Schools, primary- p
secondary

p

nursery without
retail sales
Nursery, plant with
retail sales

$

$

s

Fl

Fl

p p

p

p

p p

s

s

$ pp

p

p

I

I

FOOD AND BEVERAGE BUSINESSES (See section 23-342 and chapter 5 for regulations on
alcoholic beverages.)
PBar, wine and
C1-A
beer7
only
p
p
p
Catering facility
$ pp

s

s

s

p

Food processing
Restaurants,, eatin5, 7

$

p

p

s

s

Restaurants,, driveup

$

Restaurant,
outdoor cafe7
Restaurant, takeout5
HEALTH CARE

p

p p

p

s

p

p

s

p

p p

p

p

s

p

p p

s

p

s

p

p

Health service
Hospitals
Medical Marijuana
Dispensaries and
Treatment Centers

p
p

Medical office (one
practitioner)

p

p

p

p

p

p p

p

s

s

s

p

s

p

s

p

p

s

p

$ pp
p

p

s

SP

p

p

p

$

p

p

•

Nursing care
homes*

s s

$

s s s

$

Veterinarian or
small animal
hospital
Animal hospital

s

p

p

$
p

p

p

$

LODGINGS
I

I

I

I

I

I

I

I
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Bed and breakfast
(accessory to
single-family)*

s s

Boarding house
Dormitory
Hotel

$

s s s

$

s

s s

s

s

s s

s

s

s

p

p

s

Motel
INDUSTRIAL USES

s

s

s
s

s

s

s
s

p

p

0

s

Assembly and
fabrication
Laundry and dry
cleaning plants
ManufacturingLight
ManufacturingHeavy
Warehouse
PROFESSIONAL AND COMMERCIAL USES••

s

s

0

s s

0

Bank with drive-up
window
Construction
support-light
Construction
support-He•a vy
i=uneral home
Kennel
Laboratory,

$

s

s

p

p

pp

p

s

pp

p

p

pp

ss

Artisan Production,
small scale
Artisan Production,
'arge scale
Bank

p
p

p

p

p

p

p

p

pp

p

p

p

p

p

p p

p

p

$

s

p

p

p

p p

p

p

p

p

p

p

p

p

p

pp

s

s ss
p

s

s
s

p

p

p

pp

s

p

s

pp

p
p

p
p

pp
pp

s

s
p

p

s

p

p

p

s

research

s

Landscaping

p

p

ss

service
Laundromat*
Mini-storage
Office, professional
(except medical)

s
s

s
$
p

p

p

p
p

s
s
p

p
p

p

s s
s s
p p

p

s

p
p
p p
s $ p p
Personal service
STORES (See section 23-342 and chapter 5 for regulations on alcoholic beverages.)
p
p p
p
Convenience store
(incl. groceries,
drugs, or liquor)

s

Cliggitt Valuation, Inc.
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Convenience store
with gasoline
service

s

s

s

I:)

s s

Outdoor display or
sales (as principal
or accessory use)6

s

s

s

s

s s

s

s ss

Store, retail ,o 1,500 sq.
ft./store

p

p

Cl

p

p p

s

p

p

p

p

p

p p

s

p

s

p

p

p

s

up

Store, retail - up to
12,500 sq. ft./store
Store, retail - from
12,500 to 100,000
sq. ft./store
Store, retail - from
100,000 to 300,000
sq. ft./store
DUBUC AND GOVERNMENT

s

$

p

pp

Aircraft
establishment
Airports, heliports

$ $$

and related
aviation facilities
p
p
p
p p
p p p
p
p p
p
p p
Public facilities and P
officesp
Public
s
•ransportatio n
erminals
• See special conditions for this use in article Ill, division 2 Conditional Use Regulations.

s

s

s s

s

p p p
pp

For conditions for a dwelling unit accessory to a single-family dwelling, see Table 23-521, Accessory
Uses - Residential Properties.
•• Public facilities and offices are permitted uses in all districts with the approval by the city
commission and a courtesy review and recommendation from the planning board.
1 A development in a C-5 .zoning district requires approval as a Planned Development
Project. (See section 23-224.)
2 Mixed-use and multi-family development may be approved through the PDP process only if
consistent with the policies of the Comprehensive Plan for the Future Land Use classification of the
property. Standards in section 23-445 apply to all mixed-use planned developments and those
in section 23-443 apply to all residential planned developments.

3 A "day care home," a day care facility with 4 or fewer clients (See definition in article VIII) is a
permitted use accessory to a single-family house pursuant to section 23-521.
4 A farm stand is permitted as accessory to an agricultural use.

5 A restaurant may be permitted as accessory to a nonresidential use pursuant to section 23-5411.

Cliggitt Valuation, Inc.
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p

6

For exceptions, see

section 23-343 "Auctions, sales, and events, temporary" and section 23-355 "Yard sales.•

7 See also section 23-353, Conditional use regulations for 'outdoor seating areas· and section 23-342 for Conditional
use regulations on alcoholic beverages.

8 C-2 zoning districts in the RAC land use category only.

NOTES:

•Conversion of e dwelling unit toe non-resldentlel use requires especial exception use pel"Tnlt, regardless of
whether the new use is a permitted (P) or special exception use (S).
•OUtdoor storage In BP, 1-1, and I-2 ls allowed with site plan approval.
•Outdoor display and sales at an otherwise permitted business or enterprise are subject to conditions In Sec. 23-343.
•Planned Development Projects may be approved In any district per the procedure set forth in section 23-224 and
per the regulations set forth in section 23-443.
•The addition of an accessory use to a property where the principal use Is a special exception use requires Is
considered an expansion of ithe special exception use requiring a new special exception use permit prior to
construction or commencement of the use. (See also section 23-501, accessory uses and structures).
•Outdoor seating for any establishment must meet conditional use regulations in section 23-353.
(Ord. No. 2005-47, § 1, 10-18-05; Ord. No. 2007-02, § 12, 3-6-07; Ord. No. 2007-33, § 3, 9-4-07; Ord. No. 2008-04, §
9, 2-19-08: Ord. No. 2008-45, §§ 15, 16, 12-16-08; Ord. No. 2009-174, § 2, 10-20-09; Ord. No. 2010-11, § 3, 6-1510; Ord. No. 2011-04, § 3, 3-1-11; Ord. No. 2012-02, § 1, 2-21-12; Ord. No. 2015-04, § 9, 7-7-15; Ord. No. 2017-05, §
2, 4-18-17; Ord. No. 2017-19, § 1, 10-17-17; Ord. No. 2018-07, §4, 09-19-18)

§ 23-422. Dimensional requirements for use of land.
The dimensional requirements for the use of land in the various zoning districts shall be as set forth in Tables 23422A and 23-422B. Dimensional requirements for accessory structures are set forth in Article V. No lot shall be
reduced In size or altered in dimensions so as to create a non-conformity In terms of lot area, building setbacks, or
other dimensional requirements of this chapter.
•Waiver of front yard requirements. On lots in subdivisions where the front yard requirements have been waived

pursuant to subsection 23-522(b), accessory structures will be allowed in the functional rear yard per the
requirements of that sectiorn.
•Waiven. in Planned Development Projects (PDPs). Deviation from the dimensional requirements of this section
may be granted through the Planned Development Project (PDP) process pursuant to section 23-224. Residential

density shall be In compliance with the classification of the property as established on the, Future Land Use Map
and the Future Land Use Element of the Comprehensive Plan.
TABLE 23-422A

DIMENSIONAL AND AREA STANDARD5-RESIDENTIAL DISTRICTS

Cliggitt Valuation, Inc.
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Zoning Dwelling Minimum Minimum
Type
Lot Size Street
(sq.
Frontage
feet)9
(feet)1

Minimum
Lot
Width at
building
line

Minimum Minimum Setbacks*
Floor
Principal Buildings
Area (sq (feet)
feet) 2

Maximum Maximum
Building
Lot
8
Height
Coverage
(percent)

(feet)
Front3 Side4 Rear5

feet stories

R-1A

Singlefamily

12,000

50

85

1,500

30

10

20

40

35 2½

R-1B

Singlefamily

9,000

50

75

1,500

30

10

20

40

35 2½

R-1C

Singlefamily

8,000

50

65

1,200

25

10

15

40

35 2½

R-1D

Singlefamily

6,000

50

60

1,000

25

7 .5

15

40

35 2½

R-2

Singlefamily

8,000

50

75

1,000

25

10

20

40

35 2½

R-2

Twofamily

12,000

50

85

950

25

10

20

40

35 2½

Single-

7,500

50

75

1,000

25

10

15

40

35 2½

8,500

50

75

950

25

10

15

40

457 37

50

100

650

30

10

20

50

457 37

R-3

family
R-3

Twofamily

R-3

Multi12,0006
family (3
or more
units)

• The building setback shall be measured from the roofs vertical support member located nearest to the property
line from which the setback is required. The roof overhang or other projection shall not extend beyond the vertical
support member more than twenty-four (24) Inches Into the required setback.
1 On any lot approved with reduced frontage, the lot width between the front lot line (street frontage) and the

building line shall not be less than 25 feet at any point. In new single-family subdivisions, up to 10% of the lots
may be approved with reduced street frontage, provided that no frontage Is less than 30 feet In width. One slnglefamlly house may be constructed on a panhandle lot with reduced street frontage, provided that, exduding any
portion of the lot less than 50-feet in width, the lot meets the minimum required lot area and other dimensional
requirements for a single-family house In the zoning district, and proV1ded the lot has a minimum of 25 feet of
frontage.
2

Minimum floor area of a dwelling unit is the living floor area exdudlng carports, garages, breezeways, and

unendosed porches or terraces. For single-family houses on Infill lots, the administrative official may allow a
reduction in the floor area to eighty (80) percent of the area required In the district upon demonstration that the
reduced size is consistent with that of exist ing houses In the neighborhood.

Cliggitt Valuation, Inc.
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3 The minimum front setback shall be as designated or one-half(½) the width of the required right-of-way for the
street on which the lot fronts, whichever Is larger. For infill lots, the administrative official may grant a waiver
allowing a reduction of the front yard setback requirement, provided the reduction is compatible with the building
setbacks in the Immediate vicinity.
4 All single-family construction on existing lots less than 51 ft In width and more than 25 ft in width shall have a
minimum side setback of 5 fl.
5 See artlde V for location requirements for accessory structures. Generally, accessory buildings are permitted
only In rear yards at least 5 ft from any lot line.
6 12,000 sq. ft. is required for the first 3 units and 3,000 sq. ft. is required for each addltiomal dwelling unit.
7 No building shall exceed 3 stories or 45 fl In height unless 1 foot shall be added to the required front and side
setbacks for each foot of building height In excess of 45 ft.
8 Parking areas in the front yard of a single,-family or two-family residential property shall not eliminate more than
50% of the area available for grass or other landscaping.
9 The area encompassing wetlands and/or open water shall not be Included In the calculatlon for compliance with
the minimum lot size requirement.

Notes:
Dlmenslonal requirements for the R-3 district apply for residential structures In non-residential districts.
See article V for dimensional requirements for accessory structures.
See also "provisions for flood hazard reduction" In article VI, div. 1.
{Ord. No. 2007-02, §§ 13, 14, 3-6-07; Ord. No. 2007-33, § 4, 9-4-07; Ord. No. 2008--04, §§ 10-12, 2-19-08; Ord. No. 200s-45, § 23,
12-16--08)

TABLE 23-422B
DIMENSIONAL AND AREA STANDARDs-NONRESIDENTIAL DISTRICTS"

Zoning
District

PF

C-1

C-2

C-2R C-3

C-4

C-5

LCI

BP

1-1

1-2

CN

R

Minimum Principal Building Setbacks (feet)t
Front1

30

o2

35

35

35

35

35

35

35

35

35

35

35

Side - not
adjacent to
residential
district

10

0

10

10

20

10

pop3

20

20

20

10

10

10

Side or rear
- adjacent to
residential
district"

355

355

355

355

35

35

PDPJ

355

35

35

355

35

35

25

25

25

25

35

35

Rear - not

0

Cliggitt Valuation, Inc.
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adjacent to 255
a residential
district4
Maximum
Building
Height

456

457

255

255

pop3 255

255

356

357

35 6

35

pop3 356

356

456

357

35

35

35%

Maximum Lot Coverage
Maximum
Building
Coverage

35%

100% 50%

50%

50%

35%

pop3 50%

50%

50%

50%

5%

Maximum
impervious
surface

65%

100% 75%

75%

75%

75%

PDP3 75%

65%

75%

75%

10% 50%

• Deviation from dimensional requirements may be allowed through a Planned Development Project approval. See
section 23-224

t The building setback shall be measured from the roofs vertical support member located nearest to the property
line from which the setback Is required. The roof overhang or other projection shall not extend beyond the vertical
support member more than twenty-four (24) Inches Into the required setback.
1 The minimum front setback shall be as designated or one-half(½) the width of the required right-of-way for the

street on which the lot fronts, whichever Is larger. For infill lots, the administrative official may grant a waiver
allowing a reduction of the front yard setback requirement, provided the reduction Is compatible with building
setbacks in the Immediate vicinity.
2 A front sett>ack of more than five feet In

a C-1 district requires a special permit from the Planning Board. In

deciding upon the permit, the Planning Board shall consider the consistency of the proposed setback with other
buildings within the district and on adjacent properties.
3 Setbacks In the C-5 districts shall be as approved for the planned development project. (See section 23-224.) In
a C-5 district developed without a planned development project, the building setbacks shall be as for the C-2
district.
4

A five-foot landscaped buffer meeting the requirements of section 23-307 must be provided along any rear or
side property line adjacent to a residential district.

5

The Planning Board may allow lesser side and rear setbacks adjacent to a residential dlstrtct to enable

redevelopment or infill. However, a solid buffer shall be provided.
6 The maximum building height may be Increased provided one addltlonal foot Is added to each of the required
setbacks for each foot of building height In excess of the maximum speciffed.

Cliggitt Valuation, Inc.
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7 The Planning Board may allow a bulldlng to exceed the maximum bulldlng height In a C-1, C-2R, or 1-2 district

following a public hearing and a finding that the proposed height and architecture of the building are compatible
with other buildings in the district and on properties in the area.
Notes:

Dimensional requirements for the R- 3 district apply for resldentlal structures In non-resldentlal districts. See Table

23-422A.
Dimension al requirements for accessory structures are set forth In artlde V.
(Orr/. No. 2005-47, § 2, 1Q-1tHJ5; Ord. No. 2007-02, §§ 15, 16, 3-6-Q7; OrrJ. No. 2007-33, § 5, 9+()7; OrrJ. No. 2008-45, §§ 17, 18, 1216-08; OrrJ. No. 2015-04, § 11, 7-7-15)
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Engagement Letter

CLJGGITT VALUATION, INC
Real Esrnte Appraisal & Advisory Services

Page 1 of3
January 23, 2020

CicyofLake Wales
Attn: James Slaton & Drew Buckner
201 W. Central Avenue
Lake Wales, FL 33853
abuckner@lakewalesfl.0 ov
863-678-4182 Ext. 264
Re: Appraisal proposal for a property located at 401 4th Street North in Lake Wales, FL
Property includes a 34,000+ SF of schooVcommunity building improvements on 4.72+ acres of
land. Property is referenced as P.A. ID#: 27-30-01-883000-012000

Dear Mr. Slaton and Mr. Buckner:
I am pleased to submit a proposal for appraisal services related to the above referenced property.
The primary purpose of the appraisal is to determine the current market value of the fee simple
interest in the real property only. It is my understanding that the intended use of the appraisal is to
assist in internal financial decision making related to the property including potential disposition
decisions.
I have experience in appraising like-kind real property and am familiar with the area of influence.
The appraisal will be performed in Une with the requirements set forth by the Uniform Standards
of Professional Appraisal Practice utilizing the valuation approaches relevant for this property.
Additionally, the final report will be presented in Appraisal Report format, whicl, is a detailed
narrative report.
The to.lill fu.Jl.lr performing the appraisal will be $5,000. T he appraisal can be completed within 3
week:; from the notification co proceed and receipt of this signed enaagement agreement. The
appraisal fee will be due within 7 davs of completion and delivery of the electronic copy of the
appraisal report. When the work is complete 1 will email you a copy of the report. A hard copy of
the report can be printed and deliveretVmailed to you, upon your request and after receipt of the
final payment. Additional hard copies of the report can be printed and made available at an
additional cost. Cost o( printing additional reports typically runs from $30 to $60 per report copy.

Mailing Address
P.O. Box 24681

CLJGGlTT VALUATION, INC
Michael R. CUggitt, MAl, MR!CS

Lokebnd, FL 33802

www.d1ggttt.com

Cliggitt Valuation, Inc.

Du-ea Liu, (863) 661-1165
Fax (866)459-1826
n1ikr-@cligaitt.com
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ClJGGJ"IT VAlVATlON INC.
R eal Estate Appraisal & Advisory Services
Page 3 of 3
All files, work papers and documents developed in connection With this assignment are the property of Cliggitt
Valuation, Inc. Information, estimates and opinions are verified where possible, but cannot be guaranteed. Plans
and exhibits provided are intended to assist the client in visualizing the property; no other use of these plans/exhibils
is intended or permitted.
No hidden or unapparent conditions of the property or subsoil, which would make the property more or less valuable,
were discovered by the appraiser(s) or made known to the appraiser(s). No responsibility is assumed for such
conditions or engineering necessary to discover them. Unless otherwise stated, the appraisal assumes there is no
existence of hazardous materials or conditions, In any form, on or near the subject property.
Unless stated herein, the property is assumed to be outside of areas where flood hazard insurance is mandatory.
Maps used by public and private agencies to determine these areas are limited with respect to accuracy. D1:1e
diligence has been exercised in interpreting these maps, but no responsibility is assumed for misinterpretation.
Unless otherwise stated, the appraisers have not reviewed an abstract of title relating to the subject property. No
title search has been made, and the reader should consult an attorney or title company for information and data
relative to the property ownership and legal description. It is assumed that the subject title is marketable, but the
title should be reviewed by legal counsel. Any information given by the appraiser as to a sales history is information
that the appraiser has researched; to the best of our knowledge, this information is accurate, but not warranted.
Good title, free of liens, encumbrances and special assessments is assumed. No responsibility is assumed for
matters of a legal nature.
Necessary licenses, permits, consents, legislative or administrative authority from any local, state or Federal
government or private entity are assumed to be in place or reasonably obtainable.

It is assumed there are no zoning violations, encroachments, easements or other restrictions which would affect
the subject property, unless otherwise slated.
The appraiser(s) are not required to give testimony in Court in connection with lhis appraisal. If the appraisers are
subpoenaed pursuant lo a court order, the client agrees to pay the appraiser(s) our regular per diem rate ($250 per
hour) plus expenses for all lestimony preparation time, actual testimony time and all out of office time including
travel related to testimony. Payment for such services shall occur prior to date of testimony.
Appraisals are based on the data available at the time the assignment is completed. Amendments/modifications
to appraisals based on new information made available after the appraisal was completed will be made, as soon
as reasonably possible, for an additional fee.

Mailing Address

CLIGG/IT VALUATION, INC.

P.O. Bo" 24681

Michael R. Clii;gia, MAI, MRICS
""'-v.•.dia:ln.com

Lakeland. FL 33602

Cliggitt Valuation, Inc.

Dirccr Lin• (863) 661-1165
Fax (866) 459-1826
mike®cliggittcoru

2020-0101
14

CLIGGITT VALUATION, INC
R.eal Estate Appraisal & Advisory Sen,jee5

Page 2 of 3

If you are in agreement with the above terms of the assignment as well as the conditions set forth
below, please sign, dace, and return and l will begin the assignment promptly. l appreciate this
opportunity and assure you the work will receive my most careful artention. If you have any
questions please feel free to call.

~~JAN23202
ignature*

Michael R. Cliggitt, MAI, MRICS
President

Date

Kenneth Fields
City Manager

State Certified General
Real Estate Appraiser RZ3011

Printed Name
'By signing above the signatory (Client) acknowledges and confirms that they have the authority to request and
engage appraisal services, as well as the authority to authorize and make payment for appraisal services rendered,
as detailed in this engagement letter. Additionally, by signing above the signatory acknowledges and confirms
acceptance of the Cliggitt Valuation, Inc. standard limiting conditions and assumptions (detailed below), which will
be included in the final appraisal report. Additionally, you agree that any necessary extraordinary assumption(s)
and/or hypothetical condition(s) required for appropriately completing the assignment and included in the appraisal
will be accepted. If prior approval of extraordinary assumptions and hypothetical conditions is required , please
indicate so in writing.
Standard Limiting Conditions and Assumptions included in C/iqqitt Valuation Inc Commercial Appraisal Reports
Mutual Limitation of Liability. Appraiser and Client agree that the following mutual limitation of liability is agreed to
in consideration of the fees to be charged and the nature of the Appraiser's services under this Agreement.
Appraiser and Client agree that to the fullest extent permitted by applicable law, each party's and its Personnel's
maximum aggregate and joint liability to the other party for claims and causes of action relating to this Agreement
or to appraisals or other services under this Agreement shall be limited to the higher of $20,000 or the total fees
and costs charged by the Appraiser for the services that are the subject of the claim(s) of cause of action. This
limitation of liability extends to all types of claims or causes of action, whether in breach of contract or tort, including
without limitation claims/causes of action for negligence, professional negligence or negligent misrepresentation on
part of either party or its Personnel, but excluding claims/causes of action for intentionally fraudulent conduct,
criminal conduct or intentional caused injury. The Personnel of each party are intended third-party beneficiaries of
this limitation of liability. "Personnel" as used In this paragraph, means the respective party's staff, employees,
contractors, members, partners and shareholders. Appraiser and Client agree that they each have been free to
negotiate different terms than stated above or contract with other parties.
The appraisal is to be used only for the purpose stated herein. While distribution of the appraisal In its entirety is
at the discretion of the client, individual sections shall not be distributed; the report is intended to be used in whole
and not in part.
No part of the appraisal, its value estimates or the identity of the firm or the appraiser(s) may be communicated to
the public through advertising, public relations, media sales, or other media.

Mailing Address
P.O. Box 24681
Lakeland, FL 33802

CUGGITT VALUA110N, INC.
Michael R. Cliggitt, MAI, MRJCS
www.d iggirr..com

Cliggitt Valuation, Inc.

Oin,cr Lin• (863) 661-1165
Fax (866)459-1826
mik.@cliggitt.com
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PROFESSIONAL QUALIFICATIONS OF MICHAEL R. CLIGGITT, MAI, MRICS
Michael R. Cliggitt, MAI, MRICS is a commercial real estate analyst and advisor providing appraisal services, property
valuation and property tax appeal consultation, property acquisition/disposition services, and tenant representation
throughout the Central Florida market. Services have been performed for a variety of client types including lending
institutions, government entities, attorneys, CPAs/financial professionals, corporations, investors, as well as both
individual property owners and tenants.
FORMAL EDUCATION
College/University Education
University of Central Florida - Orlando, Florida
Degree: Bachelor of Science in Business Administration – Finance
High School Education
Jesuit High School – Tampa, Florida
REAL ESTATE AND APPRAISAL EDUCATION
Appraisal Institute Courses and Seminars
General Applications
Advanced Income Capitalization
General Market Analysis and Highest & Best Use
Advanced Sales Comparison & Cost Approaches
Report Writing & Valuation Analysis
Advanced Applications
R.E. Finance, Statistics, & Valuation Modeling

Appraiser as an Expert Witness: Prep. & Testimony
Standards of Professional Practice (USPAP)
Business Practices & Ethics
Analyzing Distressed Real Estate
Subdivision Valuation
Valuation for Financial Reporting
Small Hotel/Motel Valuation

HUD/FHA Courses & Seminars
Multifamily Accelerated Processing (MAP) Valuation Training for Third Party Appraisers
Certified Commercial Investment Member Institute Courses
Financial Analysis for Commercial Real Estate
Commercial Investment Real Estate Disposition Strategies
University of Central Florida Courses
Real Estate Appraisal and Valuation
Real Estate Investment Analysis
Fundamentals of Real Estate

Real Estate Law
Property & Real Estate Law

DESIGNATIONS, CERTIFICATIONS, AND LICENSES
MAI Designated Member of the Appraisal Institute
MRICS Designated Valuation Member of the Royal Institute of Chartered Surveyors
State Certified General Real Estate Appraiser RZ3011 – State of Florida
Licensed Real Estate Broker BK3130667 – State of Florida
PROFESSIONAL AFFILIATIONS
Member of the Appraisal Institute
Member of the Royal Institute of Chartered Surveyors
Commercial Realtor Member of EPCAR (East Polk County Association of Realtors)
Commercial Realtor Member of Florida and National Association of Realtors
Member of the City of Lakeland Affordable Housing Advisory Committee
PROFESSIONAL EXPERIENCE WITH THE FOLLOWING VALUATION RELATED CIRCUMSTANCES
Services have been provided for a variety of situations including: Financing, Acquisition, Disposition,
Investment Analysis, Property Tax Abatement, Estate Planning, Gifting, IRS/Taxation, Insurance, Foreclosure,
Bankruptcy, Divorce, Litigation, Partnership Formation/Dissolution, Financial Reporting, Eminent
Domain/ROW Takings, Feasibility Analysis/Market Studies, Etc.
Valuation Assignment Scenarios Include:

As Is, As Completed, and As Stabilized Valuations
Retrospective, Current, and Prospective Valuations
Comparable Rent Surveys/Market Rent Studies
Insurable Value Analysis/Replacement Cost Estimates
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Property Interests Analyzed Include:

Fee Simple, Leased Fee, Leasehold, Sandwich Lease, and
various forms of Fractional Interest have been analyzed and
appraised

PROFESSIONAL EXPERIENCE WITH THE FOLLOWING PROPERTY TYPES
Office Buildings (Single & Multi-Tenant)
Medical Offices (Single & Multi Tenant)
Ambulatory Surgical Center (ASC) Facilities
Medical Laboratory Facilities
Distribution, Office Warehouse & Flex Buildings
Industrial & Manufacturing Facilities
Self-Storage Facilities
Apartment & Multi-Family Housing
Affordable Housing/Rent Restricted Apartments
Residential Treatment Facilities & Shelters
Group Homes & Assisted Living Facilities
Single-Family Residences
Condo, Townhome & Short-Term Rental Projects
Subdivisions (Residential & Commercial)
Hotels, Motels & Resorts
Mobile Home & RV Parks

LEED Projects (Green Buildings)
Single Tenant Retail & Retail Strip Centers
Regional Shopping Centers
Restaurant Properties
Gas Stations/Convenience Stores
Carwash & Service Garage Properties
Indoor Gun Range Facilities
Churches/Worship Centers
Community Buildings
School Facilities & Day Care Centers
Kennel/Animal Boarding Facilities
Aviation Office & Hangar Properties
Automobile & Boat Dealership Facilities
Acreage & Agricultural Land (citrus, pasture, ranch, etc)
Commercial, Industrial, and Residential Land

PROPERTY LOCATIONS IN FLORIDA
Cliggitt Valuation, Inc.’s office is located in Lakeland, which is centralized within the State of Florida, providing
easy access to much of the State. Assignments have been performed throughout the State of Florida with a
focus on the Central Florida region from the Gulf Coast to the Atlantic Coast.
CURRENT AND PAST PROFESSIONAL EXPERIENCE
President of Cliggitt Valuation, Inc. and Cliggitt Realty, Lakeland, FL
Commercial R.E. Appraiser with Burris Realty Group, Inc./Real Estate Valuation Services, Lakeland, FL
Commercial R.E. Appraiser with A.R.E.A. Real Estate Appraisers, Inc./ Premier Appraisal, Winter Haven, FL
Commercial R.E. Appraiser with DeRango, Best, & Associates, Inc., Orlando, FL
Risk Management Intern with Raymond James Financial Inc., Risk Management Dept., St. Petersburg, FL
CONTACT INFORMATION
Michael R. Cliggitt , MAI, MRICS
Direct Phone 863.661.1165
mike@cliggitt.com

Mailing Address
P.O. Box 24681
Lakeland, Florida 33802
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