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May 24, 2011 

 
 
Mr. Brad Duncan, Senior Review Appraiser  
Accounting & Financial Services Division 
South Florida Water Management District 
3301 Gun Club Road 
West Palm Beach, Florida 33406 
 
Re: Tract #19-103-828 & 829 
 Former Thompson Property 
 968 CR #721 
 Lorida, Florida 33857 
 PO #4500056349 
  
Dear Mr. Duncan: 
 
In compliance with PO ##4500056349, I wish to inform you that I have completed an 
appraisal of Tracts #19-103-828 and #19-103-829.  The purpose of this appraisal 
assignment is to estimate the market value of the subject property as of the date of 
appraisal, subject to any exceptions identified in a title insurance policy and terms and 
conditions in a perpetual flowage and inundation easement.  The subject of this appraisal 
assignment is a 1,554 square foot single family home, a detached 936 square foot pole 
shed, and a detached 250 square foot storage shed located on a 15,600 square foot site 
(Tract #19-103-829).  The buildings, particularly the house, have been vacant for several 
years and are in disrepair, to the point that renovation and remodeling is desperately 
needed.  The property is accessed via a 10 foot wide ingress/egress easement that 
connects to the road leading into Hidden Acres Estates, which extends past the property 
through a portion of Hidden Acres Estates providing access to the Kissimmee River 
(Tract #19-103-828).  The subject property will be fully identified and legally described 
within the body of the attached appraisal report. 
 
The intended user of this appraisal report is South Florida Water Management District 
Land Acquisition Department and all appropriate funding partners.  The intended use is 
to assist the “District” in disposing of surplus property and for crediting purposes with 
their funding partners.   The effective date of this appraisal report is May 24, 2011.  My 
last physical inspection of the subject property occurred on April 25, 2011.  The appraisal 
report was written between April 25, 2011 and May 24, 2011.  The value being reported 
is the market value of the subject property, subject to the terms and conditions of a 
perpetual flowage and inundation easement in favor of South Florida Water Management 
District – copy included in the addenda of this report.  For this assignment, the appraiser 
was provided an Attorney’s Title Insurance Fund, Inc. title policy identified as 
Commitment Number CF-1217501 issued on January 2, 2004 and an “In House” title 
update dated September 9, 2010.  Values reported in this appraisal report are subject to 
any exceptions identified in these two documents. 

S T R I N G  A P P R A I S A L  S E R V I C E S ,  I N C .  
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The attached appraisal report describes the subject property and the methods used to 
estimate market value.  Based on the documentation and analysis provided in the attached 
appraisal report, it is my opinion that the market value of the subject property as of May 
24, 2011 in “fee simple interest,” subject to the terms and conditions of a perpetual 
flowage and inundation easement was:  
 

THIRTY TWO THOUSAND DOLLARS ($32,000) 
 
This confidential report is prepared for the sole use of South Florida Water Management 
District and is based in part upon documents, writings, and information owned or 
possessed by the client.  This report is provided for informational purposes only to third 
parties authorized to receive it.  The appraiser-client relationship is with South Florida 
Water Management District.  The appraiser was asked to prepare a “Self Contained 
Appraisal Report”  that is in compliance with USPAP and the requirements and format of 
the Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), except in 
those instances where a conflict exists with the Florida “State Rule.”   
 

 The appraiser must invoke USPAP’s Jurisdictional Exception Rule, as described 
in Section U-15 of the 2010 and 2011 Uniform Standards of Professional 
Appraisal Practice guidelines, because USPAP and UASFLA (Yellow Book) are 
in conflict with each other: 

o Standards Rule 1-2 (c) of the 2010 - 2011 USPAP guidelines state that the 
appraiser must develop an opinion of reasonable exposure time linked to 
the value opinion. 

o Section A-9 of UASFLA (Yellow Book) guidelines state that the appraiser 
shall not link the estimate of market value to a specific exposure time. 

 
Based upon the client’s request, the definition of Market Value is based upon Florida 
case law (State Road Dept. v. Stack, 231 So.2nd 859 FL 1st DCA 1969).  The value 
reported herein is subject to those Assumptions and Limiting Conditions found on Page 
17 and the Extraordinary Assumptions found on Page 19 in the body of the attached 
appraisal report.  There are no hypothetical conditions.  I appreciate being considered for 
this appraisal assignment.  Please feel free to call on me should you or any user of this 
appraisal report needs further clarification or assistance. 
 
Respectfully submitted, 
 
STRING APPRAISAL SERVICES, INC. 
 
 
 
Joseph S. String, MAI 
State Certified General Appraiser 
Certification Number RZ 96 
Attachments 
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APPRAISERS CERTIFICATION 

 
Tract Number:   #19-103-828 and #19-103-829 
Property Owner:  South Florida Water Management District 
Type Property:  Single Family Dwelling with detached outbuildings 
Location:   968 CR 72, Lorida, Florida 33857 
County:   Highlands County, Florida 
 
I certify that, to the best of my knowledge and belief: 
 

 The statements of fact contained in this report are true and correct. 
 The reported analyses, opinions and conclusions are limited only by the reported 

assumptions and limiting conditions, and is the personal, unbiased professional 
analyses, opinions and conclusions of the appraiser. 

 The appraiser has no present or prospective interest in the property appraised nor 
any personal interest or bias with respect to the parties involved. 

 My engagement for this assignment was not contingent upon developing or 
reporting predetermined results. 

 The compensation received by the appraiser for the appraisal is not contingent on 
the analyses, opinions, or conclusions reached or reported. 

 This appraisal was made and the appraisal report prepared in conformity with the 
Appraisal Foundation’s Uniform Standards of Professional Appraisal Practice 
(USPAP), except to the extent that the Uniform Appraisal Standards for Federal 
Land Acquisitions (UASFLA) required invocation of the USPAP’s Jurisdictional 
Exception Rule, as described in Section D-1 of the Uniform Appraisal Standards 
for Federal Land Acquisitions.  Section A-9 of UASFLA Standards provides that 
the appraiser shall not link an estimate of market value for Federal land 
acquisition purposes to a specific exposure time.  This is contrary to the USPAP 
Standards Rule 1-2 and Standards Rule 2-2, and is considered a jurisdictional 
exception.  Note: marketing time is not a USPAP or UASFLA requirement. 

 The use of this report is subject to the requirements of the State of Florida relating 
to review by the Florida Real Estate Appraisal Board. 

 The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 

 The appraiser has made a personal inspection of the property that is the subject of 
this report. The property owner was afforded an opportunity to accompany the 
appraiser at the time of the inspection.  I also made a personal field inspection of 
each comparable sale relied upon in estimating market value of the subject 
property.   

 I have not revealed the findings or results of this appraisal to anyone other than 
the client nor will I do so until so authorized by the client, or until I am required 
by due process of law, or until I am released from this obligation by having 
publicly testified as to such findings. 

 No one provided significant professional assistance to the appraiser. 
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 I do not authorize the out-of-context quoting from or partial reprinting of this 
appraisal report; and neither all nor part of this appraisal report shall be 
disseminated to the general public by the use of any public communications 
media without the prior written consent of the undersigned appraisers. 

 The reported analyses, opinions, and conclusions were developed, and this report 
has been prepared in conformity with the requirements of the Code of 
Professional Ethics and Standards of Professional Practice of the Appraisal 
Institute, which includes the Uniform Standards of Professional Appraisal 
Practice. 

 As of the date of this appraisal report, Joseph S. String had completed the 
requirements of the continuing education program of the Appraisal Institute – 
MAI #7993. 

 As of the date of this appraisal report, Joseph S. String had completed the 
requirements of the continuing education program of the State of Florida – State-
certified General Appraiser #RZ 96.  

 The value conclusion reported below and repeated elsewhere in this report is 
subject to the Assumptions and Limiting Conditions reflected in the body of this 
report, which specifically identifies any Extraordinary Assumptions or 
Hypothetical Conditions. 

 I appraised this same property for the same client on February 22, 2011. 
 Based upon an independent appraisal, along with the data and analysis provided 

in this appraisal report, my opinion of the market value of the subject property in 
fee simple interest but subject to those exceptions identified in the two title 
insurance policies and subject to the flowage and inundation easement as of May 
24, 2011 was $32,000. 

 
STRING APPRAISAL SERVICES, INC. 

        
     
 
Joseph S. String, MAI      
State Certified General Appraiser     
Certificate Number RZ 96      
 
May 24, 2011 
Date Report Signed                         
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 
Tract Numbers:  #19-103-828 and #19-103-829 
 
Location:  968 CR 721 
  Lorida, Florida 33857 
   
Ownership:    South Florida Water Management District 
    P.O. Box 24680 
    West Palm Beach, Florida 33416-4680 
     
Appraiser:    String Appraisal Services, Inc. 
    595 Cypress Gardens Boulevard, Suite 330 
    Winter Haven, Florida 33880 
 
Dates:    Effective Date of Appraisal - May 24, 2011 
    Date of Report    - May 24, 2011 
    Date of Inspection  - April 25, 2011 
 
Interest Appraised: Fee Simple Estate – subject to those exceptions reported in 

two title insurance policies and subject to the terms and 
conditions of a perpetual flowage and inundation easement 
and exceptions reported in Attorney’s Title Insurance Fund, 
Inc. title policy identified as Commitment Number CF-
1217501 issued on January 2, 2004 and an “In House” title 
update dated September 9, 2010. 

 
Conditions: No hypothetical conditions but two Extraordinary 

Assumptions that can be found on Page 19 in the attached 
report.  The client required the appraiser to prepare the 
report in compliance with the Uniform Appraisal Standards 
for Federal Land Acquisitions, except in those instances 
where a conflict exists between the Florida “State Rule.”  

 
Present Use: Vacant and unoccupied single family residential house, 

detached outbuildings, and ancillary site improvements. 
 
Parcel Size: 15,600 square feet or 0.38± acres. 
 
Zoning: Agricultural District (AU) – permitted uses include single 

family dwellings, mobile homes, community residential 
homes licensed by the state for six or fewer residents, 
churches, golf courses, groves, farms, nurseries, cattle or 
stock grazing but not hog or sheep, docks, railroad rights-
of-way, permanent or temporary housing for farm labor, 
water or wastewater treatment facilities, public parks and 
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recreation areas, schools, etc.  Density is one dwelling unit 
per five acres.  Densities are increased to one dwelling unit 
per ten acres, because the site is in a designated flood zone. 

 
Future Land Use: Agriculture with a density of one dwelling unit per ten 

acres.   
 
Assessment/Taxes:  2010 Just Value  - $53,814 
    2010 Assessed Value  - $53,814 
    2010 Taxable Value  - $     N/A 
     
Improvements: A 1,554 square foot masonry Single family home built in 

1951 with an addition added since original construction, a 
detached 937 square foot pole shed, a detached 250 square 
foot frame storage shed, and ancillary site improvements. 

 
Highest and Best Use: As Vacant – hold for speculation to a residential home or 

mobile home. 
 As Improved – as existing 
 
Approaches: Cost Approach   - N/A 

Sales Comparison Approach - $32,000 
Income Approach  - N/A 

 
Market Value Conclusion: $32,000 
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LOCATION MAP 
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Photo #1 taken by Joseph S. String on 12/22/2010 
Looking north along easement (Tract #19-103-828) 

 

 
 

Photo #2 taken by Joseph S. String on 12/22/2010 
Looking east along easement (Tract #19-103-828) 
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Photo #3 taken by Joseph S. String on 12/22/2010 
Looking west along easement (Tract #19-103-828) 

 

 
 

Photo #4 taken by Joseph S. String on 12/22/2010 
Looking east along easement (Tract #19-103-828) 
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Photo #5 taken by Joseph S. String on 12/22/2010 
Looking east along easement at Kissimmee River (Tract #19-103-828) 

 

 
 

Photo #6 taken by Joseph S. String on 12/22/2010 
Looking at east and north exposure of subject (Tract #19-103-829) 
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Photo #7 taken by Joseph S. String on 12/22/2010 
Roof damage near southwest corner of home (Tract #19-103-829) 

 

 
 

Photo #8 taken by Joseph S. String on 12/22/2010 
Central air condition unit (Tract #19-103-829) 
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Photo #9 taken by Joseph S. String on 12/22/2010 
Pole shed and west exposure of subject (Tract #19-103-829) 

 

 
 

Photo #10 taken by Joseph S. String on 12/22/2010 
Kitchen (Tract #19-103-829) 
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Photo #11 taken by Joseph S. String on 12/22/2010 
Master bedroom addition (Tract #19-103-829) 

 

 
 

Photo #11 taken by Joseph S. String on 12/22/2010 
Master bathroom addition (Tract #19-103-829) 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
In accepting this appraisal report, the client agrees that the legal description set forth 
herein correctly describe the property being appraised. 
 
The appraiser, by reason of this report, is not required to give court testimony unless prior 
arrangements have been made. 
 
Certain information used in compiling this report was furnished the appraiser by outside 
sources, which are considered reliable. The appraiser, however, does not warrant the 
accuracy of such data, although so far as possible it has been checked and is believed to 
be correct. 
 
The market value as reported herein is in “fee simple interest,” subject to the terms and 
conditions of a perpetual flowage and inundation easement in favor of South Florida 
Water Management District – copy included in the addenda of this report.  For this 
assignment, the appraiser was provided an Attorney’s Title Insurance Fund, Inc. title 
policy identified as Commitment Number CF-1217501 issued on January 2, 2004 and an 
“In House” title update dated September 9, 2010.  Values reported in this appraisal report 
are subject to any exceptions identified in these two documents.  The value is also subject 
to the terms and conditions of a perpetual flowage and inundation easement, a copy of 
which has been included in the addenda of this report. 
 
The appraiser did not receive a survey of the subject property.  Sketches, maps, drawings, 
and exhibits used in this report have been included only as visual aids. 
 
Disclosure of the contents of this appraisal report is governed by the By Laws and 
Regulations of the Appraisal Institute and the Confidentiality Provision of the Uniform 
Standards of Professional Appraisal Practice. 
 
Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser or the firm with which he is connected, or any 
reference to the Appraisal Institute or to the MAI designation) shall be disseminated to 
the public through advertising media, public relations media, news media, sales media, or 
any other public means of communication without the prior written consent and approval 
of the undersigned. 
 
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 this report. 
 
Unless otherwise stated in this report, the presence of environmental contamination, 
which may or may not be present on the property, has not been observed by the appraiser. 
The appraiser has no knowledge of the existence of such conditions and is not qualified 
to detect such. The existence of environmental contamination may affect the value of the 
property being appraised. The value estimate is predicated on the assumption that there is 
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no such environmental contamination on, in, or near this property that would cause a loss 
in value.  No responsibility is assumed for any such conditions, or for the expertise 
required to detect or identify environmental contamination. 
 
It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless nonconformity has been stated, defined and considered in this 
report. 
 
Acceptance of and/or use of this report constitutes acceptance of the foregoing General 
Assumptions and Limiting Conditions and Extraordinary Assumptions. 
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EXTRAORDINARY ASSUMPTION 

 
The subject property has been vacant since the end of 2004 and due to neglect is now in 
disrepair.  Because there is no power or water service to the home, I was unable to 
determine if electricity, water, and HVAC systems were operational.  For appraisal 
purposes, I am assuming that the plumbing, electrical, and HVAC systems are 
operational.  If not, then the value reported herein may not apply. 
 
The property was physically inspected on April 25, 2011.  The effective date of appraisal 
is May 24, 2011.  For appraisal purposes, I am assuming there were no physical changes 
in the property between the inspection date and effective date that would impact value.  
Although photographs were taken April 25, 2011, I inadvertently deleted them by 
mistake and have used the photographs from the February 22, 2011 appraisal report, but 
they are representative of the property as of April 25, 2011. 
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SCOPE OF APPRAISAL  

 
This assignment is to estimate the market value of the subject property as of the date of 
inspection based upon fee simple interest, but subject to the terms and conditions of a 
perpetual flowage and inundation easement in favor of South Florida Water Management 
District.  The initial step in this appraisal assignment was to gather information from 
various sources, i.e., the Highlands County Property Appraiser, the Highlands County 
Tax Collector, the Highlands County Clerk, the Highlands County Road Department, the 
Highlands County Zoning Department, and the Highlands County Planning Department.  
I also obtained information from the Highlands County Chamber of Commerce, the 
Central Florida Regional Planning Council, the Highlands County Economic 
Development Council, and various sites on the Internet.  I then proceeded to review plat 
maps, tax maps, topography maps, flood maps, soil maps, and different aerial 
photographs of the subject property. 
 
I previously appraised this property for South Florida Water Management District on 
February 22, 2011, the field inspection of which was conducted on December 22, 2010 
and attended by Brad Duncan with South Florida Water Management.  Because the 
property was in poor condition and the cost of repairs high, the “District” decided that an 
updated appraisal was needed with a general contractor providing an estimate as to the 
cost of repairs.  I re-inspected the property on April 25, 2011, which was attended by 
Sam Ogg of Ogg Construction, Inc.   
 
The field inspection allowed me to identify legal and physical access to the property, 
measure the house, attached structures, and detached outbuildings, note items needing 
repair, and take representative photographs that would later be incorporated into the 
completed appraisal report.  Once I had completed the field inspection, I then proceeded 
to conduct a cursory inspection of the surrounding neighborhood, paying particular 
attention to listings, existing land uses, new construction, public work projects, proximity 
to supporting commercial facilities like schools, medical services, shopping, employment 
centers, availability of municipal services, etc.  I also talked to local area Realtors, 
planning personnel, and the local area chamber of commerce to see if there were any 
upcoming developments that might have an impact on the market value of the subject 
property.   
 
Back at the office, I began to determine the highest and best use of the land – as vacant 
and the property – as improved based upon the four criteria of legally permissible, 
physically possible, financially feasible, and maximally productive.  The importance of 
highest and best use analysis can’t be overemphasized, as it lays the foundation for the 
valuation process and determines the approaches, techniques, and market data to be 
considered in estimating market value.  If the appraiser determines an incorrect highest 
and best use, then there is a high probability that the resulting market value conclusion 
will also be incorrect.  Once I had determined the highest and best use, I then proceeded 
to estimate its value by applying each of the relevant approaches, i.e., Cost Approach, 
Sales Comparison Approach, and Income Approach.  The Cost Approach and the Income 
Approach apply to improved properties, whereas the Sales Comparison Approach applies 
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to both improved and unimproved properties.  Values arrived at by each relevant 
approaches were then correlated into one final value conclusion based upon the 
appropriateness, the accuracy, the quantity of data, and the quality of data for each 
approach used in the valuation process.  
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PURPOSE OF APPRAISAL 

 
The subject property lies within a rural area near the Highlands County – Okeechobee 
County line, highly influenced by its proximity to the Kissimmee River.  South Florida 
Water Management District has been actively pursuing the acquisition of targeted tracts 
of land along the Kissimmee River in anticipation of a major restoration project.  Certain 
tracts of land and portions of other tracts of land that have been acquired by South Florida 
Water Management District have been determined to be “surplus” property that is no 
longer needed for the restoration project.  As such, South Florida Water Management has 
asked this appraiser to estimate the market value of the subject property, subject to a 
perpetual flowage and inundation easement in anticipation of putting the property up for 
bid or placing it on the market for sale.  
 
The client for this appraisal assignment is the South Florida Water Management District.  
The intended users of this appraisal report are the personnel of South Florida Water 
Management District Land Acquisition Department and all appropriate funding partners.  
The intended use is to assist the “District” in disposing of surplus property and for 
crediting purposes with their funding partners.    
 
The purpose of this appraisal assignment is to estimate the market value of the subject 
property subject to a perpetual flowage and inundation easement as of the date of 
appraisal – May 24, 2011.  Market Value is defined as: 
 

The amount of money that a purchaser willing but not obligated to buy the 
property would pay an owner willing but not obligated to sell, taking into 
consideration all uses to which the property is adapted and might be applied in 
reason.  Inherent in the willing buyer – willing seller test of the fair market value 
is the following: 
 

1. A far sale resulting from fair negotiations. 
2. Neither party is acting under compulsion of necessity (this eliminates 

forced liquidation or sale at auction).  Economic pressure may be enough 
to preclude a sale’s use. 

3. Both parties having knowledge of all relevant facts. 
4. A sale without peculiar or special circumstances. 
5. A reasonable time to find a buyer. 

 
Note: The preceding definition is not the one found on Page 13, Section A-10 in the 
Uniform Appraisal Standards for Federal Land Acquisitions guidelines (Yellow Book).  
This definition is based on Florida Case Law (State Road Department v. Stack 231 So.2nd 
859 FL 1st DCA 1969).  This definition is contrary to the definition in Yellow Book. 
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SUMMARY OF APPRAISAL PROBLEMS 

 
The following were appraisal problems that faced the appraiser for this assignment: 
 

 Weak market conditions that have decreased real estate activity and essentially 
reduced the number of private and public sector sales. 

 Because the property is located in close proximity to the Kissimmee River, the 
appraiser had to research sales and listings in several adjacent counties – 
Highlands County, Okeechobee County, Osceola County, and Polk County. 

 Because of the poor condition of the improvements, the appraiser hired a general 
contractor to estimate the cost of repairs to make the home livable and safe, 
sound, and sanitary. 

 I found no evidence that oil, gas, and mineral rights have been severed from the 
underlying fee owner. 
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PART II – FACTUAL DATA 
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IDENTIFICATION OF SUBJECT PROPERTY  

 
The property being appraised represents a 15,600 square foot residential site (Tract #19-
103-829) south of US Highway #98 and east of CR #721 in the unincorporated area of 
Southeast Highlands County, Florida, which is improved with a 1,554 square foot single 
family home, a 936 square foot detached pole shed, a 250 square foot detached utility 
shed, and ancillary site improvements.  The home has been vacant since 2004 and is in 
disrepair, to a point where renovation and remodeling is necessary.  The property has a 
physical address of 968 CR #721, Lorida, Florida 33857.  The property is accessed via a 
10 foot wide ingress/egress easement that connects to the road leading into Hidden Acres 
Estates, which extends past the property through a portion of Hidden Acres Estates 
providing access to the Kissimmee River (Tract #19-103-828).  The subject property is 
legally described on the following two pages. 
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The previous description was provided to the appraiser by the client.  It is the same 
property described in Warranty Deed from Charles E. Thompson and Della M. 
Thompson, husband and wife, to South Florida Water Management District on December 
22, 2004 and recorded in the Official Records Book 1815, Page  0760 of the Public 
Records of Highlands County, State of Florida.  For appraisal purposes, this legal 
description is assumed to be correct. 



 

STRING APPRAISAL SERVICES, INC. 

25
 

HIGHLANDS COUNTY 

 
Highlands County is located very close to 
the geographical center of the State of 
Florida.  This county is bordered on the 
North by Polk County, on the East by 
Okeechobee County, on the South by 
Glades County, and on the West by 
Hardee and Desoto Counties.  It is about 
equidistant from the East Coast and West 
Coast of Florida.  The map shown below 
pinpoints the location of Highlands 
County in relationship to the State of 
Florida. 
 
Highlands County encompasses 
approximately 1,029 square miles in the 
center of the Florida peninsula.  This county is correctly named, as it has high elevation 
and rolling sand hills, interspersed with low wetlands, pristine lakes, and native 
flatwoods.  Elevations in Highlands County range from about 145 feet above sea level to 
160 feet above sea level.  In prehistoric times, this elevated spine in Central Florida was 
the only portion of the state that was out of the sea.  Approximately 70% of the county 
consists of agricultural land, in the form of citrus groves, farmland, and cattle ranches.  
Urban areas only account for about 20% of the total land area, while creeks, rivers, lakes, 
and wetlands account for the remaining 10% of the total area. 
 
Highlands County has an abundance of natural resources, including more than 50,000 
acres of open water distributed among seventy-two fresh water lakes.  Highland 
Hammock State Park, the oldest State Park in Florida, contains 4,896 acres of protected 
wildlife habitat.  This park features a small museum, offers bicycle rentals, and is filled 
with camping sites, picnic areas, hiking trails, and a unique boardwalk that winds through 
the headwaters of Charlie Bowlegs Creek.   Just East of Avon Park is the Avon Park 
Wildlife Management Area, a 150,000± acre natural ecosystem that is open to camping, 
hunting, boating, and fishing.  The Archbold Biological Station is a private preserve set 
up to protect the endangered plant and animal species that are found along the Lake 
Wales Ridge. 
 
Climate is one of Highlands County’s most attractive features.  The mean annual 
temperature is 75.5º, with temperatures ranging between 30º and 95º during the year.  
The winters are especially mild, making Highlands County a good area for winter 
visitors.  Rarely does the temperature fall below freezing, perhaps two days out of the 
year. The minimum and maximum temperatures for each of the four seasons are 
presented on the next page. 
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Spring        -  50º to 90º 
Summer      - 70º to 100º 
Fall             - 50º to 80º 
Winter        - 30º to 70º 

 
The summer months beginning in May and ending in September make up the rainy 
season in Highlands County. The average annual rainfall amount is 52 inches, most of 
which occurs during the summer months. This type of climate is best characterized as 
sub-tropical. 
 
Like most counties within the state of Florida, the population of Highlands County 
continues to grow.  Below are some historic population figures, as well as some projected 
estimates in the future: 
 
1980 Census  - 47,526 residents 
1990 Census  - 68,432 residents 
2000 Census  - 87,366 residents 
2010 Census  - 98,786 residents 
2015 Projection - 105,400 residents 
 
The annual growth rate for Highlands County between 2005 and 2015 is projected to be 
1.10%, which is only slight below the state average of 1.17% for the same period of time.    
Highlands County remains sparsely populated with about 95 people per square mile, 
ranking it 38th in the state of Florida.  The state average is about 257 people per square 
mile.  Almost all of the growth is attributable to net migration, rather than internal 
population growth. 
 
This county has become more diverse as to the make-up of its inhabitants.  In addition to 
a large number of retirees from the Midwest, this county has experienced an increase in 
new residents from Latin America and the Far East.  The median age of the residents in 
Highlands County hovers around 51 years old, with more than 33% of the population 
over the age of 65 years old.  About 48% of the population is between the ages of 18 and 
65, representing the home buying, child raising, working class group.  Below is a 
breakdown on the age mix in Highlands County. 
 

AGE GROUP PERCENTAGE OF POPULATION 
0 to 17 years  19% 
18 to 34 years 15% 
35 to 54 years 21% 
55 to 64 years 12% 
Over 65 years 33% 

 
There are only three incorporated cities in Highlands County, i.e., Sebring, Avon Park, 
and Lake Placid.  All three are located in the Western half of the county, connected to 
each other by US Highway #27.  Sebring is not only the largest city in the county, but has 
served as the county seat since 1921.   
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The population for the three cities in Highlands County is summarized below: 
 

CITY 1990 POPULATION 2000 POPULATION 2010 POPULATION 
Sebring (county seat) 8,900 9,667 10,491 
Avon Park 8,042 8,542 8,836 
Lake Placid 1,158 1,668 2,223 

 
In the “Greater Sebring Area,” which includes suburban areas outside the city limits, 
there are about 31,000± residents according to the Highlands County Economic 
Development Council.  During the winter season, which runs between December and 
April, the population doubles as the tourist and winter visitors move in. 
 
The economy in Highlands County is heavily dependent upon agriculture, with citrus 
groves, cattle ranches, dairy farms, caladium farms, vegetable farms, sod farms, and 
ornamental nurseries being the primary commodities.   According to the Agricultural 
Extension Agent for Highlands County, there are 62,671 acres in citrus production 
(Ranked 3rd in the State of Florida and 304,000 acres in cattle production (Ranked 4th in 
the State of Florida).  Although dwindling because of increasing environmental 
regulations, there are still about 6,700 dairy cows on about four or five dairy farms in 
Highlands County.   Waste management continues to pose obstacles to local area dairy 
farmers and Asiatic Citrus Canker and Citrus Greening are having some serious problems 
citrus growers. 
 
As of 2011, Highlands County had a labor force of about 41,225 workers representing 
approximately 41% of the total population.  A May 22, 2011 article in “Highlands 
Today” newspaper reported that the April 2011 unemployment rate was 10.1%, a slight 
decline from the March 2011 unemployment rate of 10.7% and the April 2010 
unemployment rate of 10.4%. 
 
The Highlands County Economic and Development Commission, in cooperation with the 
Heartland Private Industry Council, have retained a national market research group to 
perform a community assessment of Highlands County.  The report concluded that 
Central Florida offers an excellent business climate, due to low manufacturing and 
clerical wages, gracious tax benefits, low cost of living, strong agricultural work ethics, 
an amiable labor/management relationship, adequate unskilled and low skilled workforce, 
labor potential from sizable retirement population, proximity to central Florida markets, 
strong public-private cooperation, and considerable civic pride.  Funds are available for 
site acquisitions, construction, purchase of machinery and equipment, and working 
capital to qualified applicants through state and federal agencies.  The Board of County 
Commissioners, in support of economic development, implemented legislation 
establishing the Highlands County Industrial Development Authority that provides for 
industrial bond financing.  Highlands County is making an aggressive approach to 
attracting business and industry. 
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The private employers in Highlands County with the most employees include: 
 

EMPLOYERS PRODUCT EMPLOYEES 
Florida Hospitals - Heartland Health Care 1,300 
Highlands Regional Hospital Health Care 500 
Cross Country Automotive Roadside Assistance 500 
Wal-Mart Retail 450 
Medical Data Systems Collection Service 387 
Delray Plants/Highlands Greenhouse Ornamental Plants 350 
Lake Placid Health Care Center Nursing home 290 
Alan Jay Automotive Network Automobile dealerships 290 
Palms of Sebring  Assisted Living 264 
Lowes Home Improvement 125 

 
Other products produced in Highlands County include fertilizers, light plastics, golf 
course maintenance equipment, and building supplies.  Tourism also plays an important 
role in the economy of Highlands County.  Tourism results from this areas mild winter 
climate, the large number of tourist attractions found within Central Florida, and the fact 
that Highlands County offers a lower living cost than areas along the East Coast or the 
West Coast of Florida.  Tourism is made up of retirees, winter visitors, and vacationers.  
The influx of a larger senior population has fueled expansion in the retail industry, 
exemplified by the construction of the Lakeshore Mall in 1993.  This was the first 
enclosed shopping mall in Highlands County.  The increase in retirees should continue to 
create new jobs in the service and health care sectors of the local area economy. 
 
The Highlands County Board of County Commissioners, with five elected at large 
commissioners representing geographic districts, governs the unincorporated areas of 
Highlands County.  The Highlands County Sheriff’s Department is the chief law 
enforcement agency for the rural areas of the county, with 121 law enforcement officers, 
70 correctional officers, and 124 civilians.  The three incorporated areas of Highlands 
County, Sebring, Avon Park, and Lake Placid, are each governed by a mayor and city 
council.  Each municipality has its own police department, supported by the Highlands 
County Sheriff’s Department. 
 
With an enrollment of 12,445 students, the school system is in transitional flux from a 
small school system to a moderate sized school system.  Grades K thru 12 are fully 
accredited by the Southern Association of Colleges and Schools.  The pupil to teacher 
ratio is approximately 17:1.  The school board intends to keep this ratio, and has been 
aggressively building new schools in order to maintain a good ratio.  Seven of the 
county’s sixteen schools were built within the last five years.  The three high schools 
have expanded to meet increased student enrollment. 
 
Post education is available from South Florida Community College located in Avon Park.  
This is a state-supported institution that provides an Associate of Arts degree or an 
Associate of Science degree.  It not only provides academic studies, but also vocational 
and technical training supporting local businesses and industries.  This community 
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college has an enrollment of 15,000 students.  The nearest four-year schools include 
Webber College in Babson Park, Warner Southern in Lake Wales, and Florida Southern 
in Lakeland.  Polk Community College is located in Winter Haven, with a satellite 
campus in Lakeland that is shared with a branch campus of the University of South 
Florida. 
 
With a median age of 51± years old and an aging population, health care in Highlands 
County is going to become increasingly more important.  This is underscored by the 
recent introduction of a 911 system and the completion of the Florida Hospital – 
Heartland between Avon Park and Sebring.  Florida Hospital - Heartland is a privately 
owned, non-profit, 101 bed facility that is one of eighty hospitals belonging to the 
Seventh Day Adventist Health System.  Florida Hospital Lake Placid is a 50-bed satellite 
facility of Florida Hospital - Heartland. 
 
Highlands Regional Medical Center has been a part of Sebring for the past four decades.  
It is the largest hospital in Highlands County, with 126 beds.  HRMC houses a 
medical/surgical unit, a cardiology unit, a physical therapy unit, a women's and children’s 
unit, and an intensive care unit.  The Surgical Center of Central Florida opened in 
Sebring in 1989.  The staff includes surgeons specializing in ear, nose, and throat, general 
surgery, gynecology, ophthalmology, oral surgery, orthopedics, plastic re-constructive, 
podiatry, and urology.  The Highlands Surgery Center opened in 1994, offering 
outpatient procedures and general surgeries including orthopedic procedures, ear, nose, 
and throat procedures, and carpal tunnel release.  In the near future, they plan to add 
urology, gynecology, and podiatry. 
 
There are over 125 churches and houses of worship in Highlands County, including the 
Protestant, Catholic, and Jewish religions.  Sebring, Avon Park, and Lake Placid all have 
public libraries.  The Sebring Airport has a 5,190 foot paved runway, while Avon Park 
has a 3,980 foot paved runway, both providing local commercial and executive service.  
There are several large lakes in Highlands County, along with several public and private 
golf courses, parks, and recreation areas. The Sebring International Speedway is 
nationally recognized for two major automobile races, the 12 Hours of Sebring Grand 
Prix of Endurance and the new Ginsana Firehawk Endurance Championship. 
 
Florida Power Corporation provides electric service to most of Highlands County, 
although some parts of the county are served by Glades Electric Co-op and Peace River 
Electric Co-op.  Sprint is the only telephone service in Highlands County.  Highlands 
County has limited water and sewer systems, mostly in the suburban areas around 
Sebring, Avon Park, and Lake Placid.  In addition, there are a couple of private water 
systems serving the unincorporated areas of the county, including Spring Lake Water 
Plant and Sun ‘N Lake of Sebring Water Plant.  Sebring, Avon Park, and Lake Placid all 
have their own utility systems for their particular areas. 
 
In conclusion - The population of Highlands County is expected to grow at a rate that is 
lower than the rate for the State of Florida.  In terms of actual numbers, however, there is 
expected to be about 2,000± new families moving into Highlands County each and every 
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year through the year 2015.  Retirees have especially found Highlands County attractive.  
Its’ mild climate, low cost housing, and central location are important factors for 
continued growth.  Some industry diversification is expected, but Highlands County will 
continue to be heavily dependent upon the agricultural segment of the economy, 
especially citrus and cattle ranching.  Tourism will play an increasing role in the 
economy, as time goes on. 
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 NEIGHBORHOOD DATA 

 
The “Appraisal Institute” defines a neighborhood as a group of complementary land uses 
that are influenced by similar political, social, economic, and environmental forces. A 
neighborhood identifies the area under analysis, and establishes the boundaries from 
which the appraiser searches for data to be used in the appraisal process.   The boundaries 
for a neighborhood can be based on changes in prevailing land uses, natural features such 
as lakes, river, and streams, man-made features such as roads, railroads, or canals, or 
more subtle features such as occupant characteristics.  The determination of a 
neighborhood should be based on political, social, economic, and environmental 
similarities or differences.  Unlike neighborhoods in urban areas, neighborhoods in rural 
areas tend to be quite large in size due to vast areas of similar property types and uses.  
Urban neighborhoods tend to be much smaller in size, due to abrupt changes in property 
types and uses. 
 
The subject property is located in a rural area of Southeast Highlands County, just west of 
the Kissimmee River, south of U.S. Highway #98, north of SR #70, and east of CR #721.  
For the most part, this neighborhood is dominated by cattle ranches, dairy farms, citrus 
groves, and land in public ownership.  Obviously, the center focus of this neighborhood 
is the Kissimmee River, which essentially separates Highlands County from Okeechobee 
County.  This section of the Kissimmee River has been channelized, essentially 
connecting the Upper Basin Lakes of Lake Tohopokeliga, Lake Cypress, Lake 
Hatchineha, and Lake Kissimmee to the Lower Basin Lake of Lake Okeechobee.  Around 
the lakes and the Kissimmee River are isolated pockets of fish camps, recreational 
vehicle parks, campgrounds, and small enclaves of mobile homes and conventional built 
houses that benefit from their proximity to the river/lakes.  These isolated pockets of 
residential development make good second homes for winter, summer, or weekend 
retreats.  There is virtually no residential development away from the Kissimmee River, 
its Upper Basin Lakes, or Lake Okeechobee. 
 
The following represent a few of the characteristics that are typical of rural 
neighborhoods: 
 

 Large tracts of land owned by a few landowners. 
 Uses that are primarily agriculture, silviculture, or recreation in nature. 
 Absence or lack of normal infrastructure necessary to support residential 

development – shopping, schools, churches, financial institutions, medical 
facilities, and employment centers. 

 Presence of environmental agencies and private environmental groups that are 
actively engaged in the acquisition of environmentally sensitive lands for 
preservation or passive recreation use.  

 
South Florida Water Management District, in conjunction with the Army Corps of 
Engineers, has been actively engaged in acquiring selected tracts of land that are needed 
for the Kissimmee Restoration Project.  Most of the acquisitions have been adjacent to 
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the Kissimmee River, but more specifically tracts of land lying below pre-determined 
flood elevations.  Much of the acquisitions have involved cattle ranches, dairy farms, and 
row crop farmland, however, several pockets of the residential development in the 
Kissimmee River Basin have likewise been impacted.  All, but a few tracts of land have 
been acquired, and the restoration project is underway and progressing at a steady rate. 
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LOCATION MAP 
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PROPERTY APPRAISER TAX MAP 
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PROPERTY DATA 

 
Location: The subject property is located in a rural area of Southeast Highlands County, 
south of U.S. Highway #98 and east of CR #721, and west of the Kissimmee River.  This 
property lies immediately south of and adjacent to Hidden Acres Estates, a fish camp 
located on an old oxbow of the original Kissimmee River.  This property has a physical 
address of 968 CR 721, Lorida, Florida 33857. 
 
Current Use: The subject property is improved with a 1,554 square foot masonry home 
built in 1951, a detached 936 square foot frame pole shed built in 1991, a detached 250 
square foot frame shed built in 1991, and ancillary site improvements that includes a well 
and septic system.  The property was acquired by South Florida Water Management 
District on December 22, 2004 and has been vacant and unoccupied since its purchase. 
 
Historic Use: Prior to 2005, the subject property was used as a single family home.  
Since December 22, 2004, the property has been vacant and unoccupied 
 
Census Tract: 9615.00 
 
Access: The subject parcel is accessed via a series of graded easements, which connect to 
CR 721, the nearest paved public road.  There is a private graded easement that connects 
CR #721 to Hidden Acres Estates on the Kissimmee River.  The subject is accessed via a 
10-foot wide non-exclusive graded ingress/egress easement that connects to the south 
side of the easement for Hidden Acres Estates, which then turns east and runs past the 
north side of the subject property to the waters of the original Kissimmee River. 
 
Note: Building permits are routinely issued for properties with recorded easement access. 
 
Shape: Rectangular – see exhibits. 
 
Size: The subject site measures 156 feet wide east to west and 100 feet of depth north to 
south, containing 15,600 square feet (0.36± acres) based upon the measurements.  The 
deed reports that the subject site contains 0.36 acres, more or less.  For the lack of a better 
source, I intend to use 15,600 square feet as the size of the subject property – subject to a 
survey.  The subject site is identified by South Florida Water Management District as 
Tract #19-103-829. 
 
Note: Tract #19-103-828 is a non-exclusive ingress/egress easement that accesses the 
subject site.  It contains 0.37 acres, more or less.  It is an L-shaped easement that is 10-
feet wide, connecting the road leading to Hidden Acres Estates to the original Kissimmee 
River – passing the north side of the subject property. 
 
Topography: The subject site is so small that it is virtually impossible to identify its 
elevation based upon published topographic maps.  However, South Florida Water 
Management District provided me with an aerial map, which pinpoints numerous 
elevations on the site.  Essentially, the elevations range from 34.6 feet NGVD in the 
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southeast corner to 35.6 feet NGVD in the northwest corner and along the western 
boundary line.  The floor elevation of the single family house is reported to be 36.9 feet 
NGVD and the floor level of the pole shed is reported to be 36.2 feet NGVD.  The 
flowage and inundation easement states that the “District” has the right to permanently or 
temporarily flood to an elevation of 35.5 NGVD, so the floor elevation of the house is 
only 1.4 feet above potential flood stage and the pole shed is only 0.7 feet above potential 
flood stage. 
    
Flood Zone: The subject property can be found on FEMA Map #12011101258, with an 
effective date of February 16, 1983.  This map, a copy of which has been included as one 
of the exhibits, clearly shows that the entire subject parcel lies in Zone “A” – an area 
within the 100-year floodplain where base flood elevations and flood hazard factors have 
not yet been determined.  Although construction of homes within designated flood zones 
is permitted, higher densities, additional permitting and increased building costs should 
be expected.  Building in a designated flood area does not inherently prohibit 
development. 
 
Note: A density of one dwelling unit for every ten acres shall be assigned to any 
delineated jurisdictional wetland and floodplain area, within the agriculture land use 
category which is depicted on the future land use map series. 
 
Soils: According to the NRCS Soils Map, the subject property is made up of entirely (36) 
Pomello sand, 0 to 5 percent slopes.  This is a nearly level to gently sloping, moderately 
well drained soil on slightly elevated ridges and knolls.  Most areas with this soil type 
have been cleared and put into improved pasture or citrus crops.   
 
Uplands/Wetlands: Based upon elevations, soil maps, and vegetation, it appears that the 
entire subject site is probable uplands. 
 
Utilities: The subject parcel is located in a remote rural area of Southeast Highlands 
County, where the only public utilities available are electric and telephone services.  It 
was reported that the subject property had been hooked up to the central water and sewer 
system in adjacent Hidden Acres Estates and I explored the possibility of remaining 
hooked up to their water and sewer systems.  The consensus of the Hidden Acres Estates 
board members was that they are interested in bidding on this property and have no 
interest in continuing to provide water or sewer services to the subject property. 
 
There is a 2” well located on the property which was used as a potable water supply, 
albeit the missing pump and tank will need to be replaced.  I am also assuming that there 
is an underground septic system, albeit a new elevated septic system will need to replace 
any existing system because this property is encumbered by a perpetual flowage and 
inundation that requires the bottom surface of the drain field to be no lower than 37.5 feet 
NGVC.  Given the properties remote location, Highlands County is responsible for 
providing police, fire, and emergency medical services that are supplemented by 
volunteer fire departments scattered throughout the rural areas of the county. 
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Zoning: The subject parcel is zoned “AU,” an agricultural district that permits single 
family dwellings, mobile homes, community residential homes licensed by the state for 
six or fewer residents, churches, golf courses, groves, farms, nurseries, cattle or stock 
grazing but not hog or sheep, docks, railroad rights-of-way, permanent or temporary 
housing for farm labor, water or wastewater treatment facilities, public parks and 
recreation areas, schools, etc.  Residential densities are based on a maximum of one 
dwelling unit per five acres with at least 100 feet of road frontage.  There are a number of 
uses that are permitted as “Special Exceptions,” but each must be approved on an 
individual basis by the county.  The minimum setbacks are: 25 feet front, 10 feet side, 
and 25 feet rear. 
 
Note: The subject is a legal, but non-conforming lot in that a single family residential 
home is a legal use but the lot size is smaller than the maximum allowed lot size under 
the “AU” zoning classification of one dwelling unit per five acres.  The subject site can 
be a “Lot of record,” if it were platted as a single lot or acquired by the current owner 
prior to June 26, 1973.  Although there is no way to be absolutely sure without a title 
search, given that the existing house was built in 1951 is a good indication that the 
subject site was created prior to June 26, 1973 and is probably a “lot of record.”  
 
Future Land Use: The future land use element of the Highlands County Comprehensive 
Plan is “Agriculture,” which is consistent with the current zoning classification.  Density 
is again, one dwelling unit per five acres.  However, because the subject is entirely in f 
flood zone, the density is increased to one dwelling unit per ten acres. 
 
The subject property is located in a remote rural area, where zoning and future land uses 
are primarily for agriculture, silviculture, and recreation, with the older fish camps, 
campgrounds, recreational vehicle parks, and residential enclaves zoned at a higher 
density.  Based upon the location and surrounding zoning and land use designations, it is 
highly unlikely that the subject could obtain a more intense zoning or future land use 
classification. 
 
Concurrency: This is a term that describes the ability of a municipality to provide the 
necessary infrastructure for proposed developments.  In the past, municipalities simply 
allowed development to occur without regards to the infrastructure that was necessary to 
support such proposed development.  “Leap frog” was a term that described the 
municipality’s disregard for orderly and efficient development that addressed 
concurrency issues, i.e., level of road service, schools, institutional facilities such as 
police, fire, and emergency medical services, and even passive type uses such as parks 
and recreation centers, etc.  As the comprehensive plan was being developed, county 
planners assigned future land use designations that took into consideration concurrency 
issues.  
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Current Owner of Record:  According to the records of the Highlands County Property 
Appraiser and according to a Warranty Deed recorded in OR Book 1816, Page 0760 of 
the Public Records of Highlands County, Florida, the subject property is vested to South 
Florida Water Management District whose address is: 
 
 South Florida Water Management District 
 P.O. Box 24680 
 West Palm Beach, Florida 33416-4680 
 
Assessment and Taxes: For 20109, the Highlands County Property Appraiser is 
reporting assessments and taxes on the subject property as summarized below: 
 
PARCEL ID. LAND IMPROVEMENTS JUST VALUE TAXABLE VALUE 
C-17-36-33-A00-012B-0000 $7,500 $46,314 $53,814 $0 

 
There is no correlation between Just Value and Taxable Value as determined by the 
Highlands County Property Appraiser and Market Value as determined by the market.  
The Highlands County Property Appraiser is responsible for assessing several thousand 
tax parcels each year and simply does not have the time to spend valuing any single 
parcel.  His performance is based upon consistency between similar property types, 
measured by statistical formulas that include average, mean, median, standard deviation, 
and coefficient of dispersion.  By law, Highlands County assessments exclude certain 
components of market value such as sales commissions, closing costs, recording fees, and 
legal fees.  This is the reason that there is no direct correlation between Just 
Value/Taxable Value and Market Value. 
 
The millage rate for 2010 is $15.3400 per $1,000 dollars of assessment.  The Highlands 
County Tax Collector offers discounts for early payment, with full taxes due by March 
31st of 2011.  The discounts are one percent per month, up to a maximum of four percent, 
beginning in November of 2010.  There are no taxes given the subject property is in 
public ownership. 
 
Last Recorded Transaction:  In compliance with “Yellow Book,” the last transaction 
involving the subject parcel was: 

 
On December 22, 2004, Charles E. Thompson and Della M. Thompson, husband 
and wife, sold the subject property to South Florida Water Management District 
for $100 as determined by the Documentary Stamps on the Deed.  This Warranty 
Deed was recorded in Official Records Book 1815, Page 0760 of the Public 
Records of Highlands County, State of Florida.   
 
The purchase/sale was a direct result of the Kissimmee River Restoration Project, 
where impacted sellers knew that they would eventually have to sell.  The stamps 
on the deed were not reflective of the true consideration paid to the sellers, but 
since they were under eventual compulsion to sell, the transaction did not meet 
the test of an arm’s length transaction and was not indicative of market value. 
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No other transactions in the past ten years showed up in the Public Records.  To the best 
of my knowledge, the subject property is not listed for sale and is not under contract. 
 
Rental History: To the best of my knowledge, the subject property has never been leased 
or rented out to others. 
  
Encumbrances: For this assignment, the appraiser was provided an Attorney’s Title 
Insurance Fund, Inc. title policy identified as Commitment Number CF-1217501 issued 
on January 2, 2004 and an “In House” title update dated September 9, 2010.  Values 
reported in this appraisal report are subject to any exceptions identified in these two 
documents.  I have read through these documents and found nothing that would have an 
adverse impact on value. 
 
The subject property will be encumbered by a perpetual flowage and inundation easement 
that essentially says that South Florida Water Management District has the right to right, 
power, privilege, and easement, now, hereafter, or from time to time, to regularly or at any 
time and for any length of time to overflow, flood, inundate, flow water on, across, through 
and beneath the surface of, and submerge all or any portion of the subject, in connection 
with the operation, maintenance and implementation of the Kissimmee River Restoration 
and Headwaters Revitalization Project up to an elevation of 35.5 NGVD.  In addition, the 
easement requires the bottom surface of any drain field to be no lower than 37.5 NGVD.    
 
Oil, Gas, Mineral Rights:  There was no evidence to suggest that the oil, gas, and 
mineral rights have been severed from the underlying fee ownership.  Additionally, I am 
not aware of any commercially valuable oil, gas, or mineral deposits on the subject 
property.  
 
Hazards: Although beyond the scope of an appraisal assignment, the appraiser did not 
observe any obvious signs of hazardous materials or environmental pollution. 
 
Improvements: The subject site is improved with a single family residential dwelling, a 
detached pole shed, a detached utility shed, and ancillary site improvements, each 
described below in much more detail. 
 

 Single Family Dwelling – the subject site is improved with a masonry single 
family house that was built in 1951, according to the records of the Highlands 
County Property Appraiser.  The inspection revealed that a major addition was 
made to the home sometime in the 1970’s or 1980’s as best as I can tell.  
Unfortunately, the Highlands County Property Appraiser no longer keeps cards 
with notes and everything is now on computer.  Their computer did not show the 
addition or identify when it was added. 

 
The home measures 30 feet wide by 51.8 feet long, containing a total of 1,554 
square feet of heated/cooled living area.  The home appears to be originally a 
weekend cabin that was added onto.  It is subdivided into a living room, family 
room, kitchen, two bedrooms, and two bathrooms.  Exterior construction features 
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include a reinforced concrete slab foundation, painted concrete block exterior 
walls, aluminum awning and single hung windows, wood boxed and vented fascia 
and soffits, and a gable asphalt shingle roof.  Interior construction features include 
vinyl and carpet floors, painted drywall, varnished tongue and grove pine, and 
paneling interior walls, painted drywall, acoustical tile, and exposed open wood 
beam ceilings, brick fireplace, Formica kitchen and vanity cabinets, ceramic tile 
wainscot, and central heat and air conditioning. 
 
Condition – This home has been vacant and unoccupied since the end of 2004 and 
is in very poor condition and is in a state of disrepair – see interior photographs.  
There is a long punch list of items that need repair, the most expensive of which 
is: 

o Remove the existing roof, repair and replace all rotten wood, and replace 
the roof. 

o Remove all exterior windows and replace with new windows. 
 
Additional repairs include remove and replace all floor coverings, repair damaged 
ceramic tile wainscot in bathroom, replace kitchen sink and faucet, and repaint the 
interior and exterior.  The interior and exterior need scraping and repainting but in 
reality this will be done by the buyer and not by a contract painter.  Being vacant 
since the end of 2004, the plumbing, electrical, and HVAC systems were not 
operational at the time of inspection.  The contractor did indicate that the outside 
electrical panel box was new and updated and did not find any significant 
problems with the two interior electrical panel boxes.  Based upon the poor 
condition of the house, however, I would be extremely surprised if these systems 
do not need repair. 

 
 Pole Shed – the site is also improved with a 36.0 by 26.0 foot frame pole shed 

containing 936 square feet.  Construction features include a concrete slab floor, 
with a concrete slab floor, telephone post support poles, and a gable truss roof 
covered with asphalt shingles.  In the southwest corner of the pole shed is an 8.00 
by 8.00 frame utility room, containing 64 square feet.  According to tax records, 
the pole shed was built in 1991.  It is in average condition and completely 
functional for its intended use.  The contractor felt like the roof over the pole shed 
needed to be replaced. 

 
 Utility Shed – the site is also improved with an elevated frame utility shed 

measuring 20.3 feet wide by 12.3 feet deep, containing 250 square feet.  
Construction features include concrete block piers, wood subfloors, frame 
structure with T-111 siding, and a metal shed roof.  Unfortunately, the shed was 
locked and I was unable to make an interior inspection.  According to tax records, 
the shed was built in 1991.  The rear southwest corner of the shed shows signs of 
extensive damage and rotten wood.   
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 Ancillary Site Improvements – the site is also improved with a 2” shallow well, 
but the well is missing the pump and tank.  I also assume that there is a septic tank 
and drain field, however, I was unable to physical identify their location. 

 
Fixtures: There are no fixtures involved in this appraisal assignment. 
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PART III – DATA ANALYSIS AND CONCLUSIONS 
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HIGHEST AND BEST USE 

 
Fundamental to appraising real estate is the concept of “Highest and Best Use.” Highest 
and best use has been defined as: 
 

“The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and 
that results in the highest value.   The four criteria that the highest and best use 
must meet are legally permissible, physical possible, financial feasible, and 
maximally productive.” 

 
The Appraisal of Real Estate, 13th Edition as published by the Appraisal Institute. 

 
In order to represent the highest and best use, the use must be legally permissible, 
physically possible, financially feasible, and maximally productive.  The preceding 
definition suggests that there could actually be two highest and best uses – highest and 
best use as vacant and highest and best use as improved.   Below is a discussion of the 
four criteria as they relate to the subject property.  
 

HIGHEST AND BEST USE – AS VACANT 
 
Legally Permissible – the subject site is currently zoned “AU” with an “Agricultural” 
future land use.  Permitted uses include single family dwellings, mobile homes, 
community residential homes licensed by the state for six or fewer residents, churches, 
golf courses, groves, farms, nurseries, cattle or stock grazing but not hog or sheep, docks, 
railroad rights-of-way, permanent or temporary housing for farm labor, water or 
wastewater treatment facilities, public parks and recreation areas, schools, etc.  
Residential densities are based on a maximum of one dwelling unit per five acres with at 
least 100 feet of road frontage; however, since the site is located entirely within a 
designated floodplain, the density is increased to one dwelling unit per ten acres. 
 
Given that the subject site only contains 15,600 square feet, this site does not meet the 
minimum size requirement of one dwelling unit per ten acres and is non-conforming.  
The lot, however, is grandfathered in and is a lot of record since it was likely platted as a 
single lot prior to June 26, 1973.  Based upon the preceding, it is my opinion that the 
subject lot is a developable lot.  Given the preceding facts, there is little likelihood that 
any more intense zoning or future land use classifications would be approved for the 
subject property. 
   
Physically Possible – the subject site has access via a fairly lengthy, 10-foot wide private 
graded ingress/egress easement, which connects to another easement for Hidden Acre 
Estates residents and then to CR #721.  This easement extends eastward of the subject 
site, through a southern section of Hidden Acres Estates to the original Kissimmee River.  
As a matter of policy, Highlands County routinely issues building permits for sites 
accessed via recorded ingress/egress graded or paved easements.  The extension of the 
easement down to the original Kissimmee River does provide access to the water, but any 
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benefit is nullified by the fact that Hidden Acre Estates has boardwalks and docks 
adjacent to the bank that essentially blocks physical access to the water. 
 
The subject is a long and narrow rectangular shaped tract with about 156± feet of 
frontage on the access easement and 100 feet of depth.  The site contains 15,600 square 
feet and high, dry, and well drained, although it is located entirely within a designated 
flood zone.  The underlying soils appear to be well suited for pasture or urban 
development and the overhead canopy of mature live oaks is appealing for residential 
use.  The lack of public water and sewer service does not detract from residential use, as 
individual wells and septic systems are common in this area of the county. 
 
Financially Feasible – the subject site is located in a rural area of Southeast Highlands 
County, where the dominate uses are agriculture and where small pockets of residential 
development exists to benefit from the recreational opportunities afforded by the 
Kissimmee River.  The Kissimmee River has long been popular as a location for second 
homes, weekend retreats, and vacation homes.   The real estate market remains extremely 
weak, exhibiting little activity, few transactions, and declining values.  Foreclosures, 
bankruptcies, and “short sales” have been extremely high in Highlands County in 2008, 
2009, and 2010.  The number of issued building permits for both residential and 
commercial buildings is down significantly.  The small spike experienced in early 2010 
has now subsided, correlating to the end of the $8,000 tax credit incentive program. 
Highlands County has been impacted more by the housing crisis, economic recession, 
and high unemployment than most other counties in the state of Florida.   
 
Maximally Productive – the most productive use of the subject site is to hold for 
speculation to the construction of a permanent or secondary residential home once the 
market recovers. 
 

HIGHEST AND BEST USE – AS IMPROVED 
 

The subject site is improved with a 1,554 square foot single family dwelling built in 
1951, a 936 square foot pole shed, a 250 square foot frame utility shed, and ancillary site 
improvements such as a well and septic system. 
 
Legally Permissible – the existing improvements represent a legal but not conforming 
use.  While a single family dwelling is an allowed use, the minimum lot size according to 
zoning and the future land use element of the comprehensive plan is ten acres.  The 
subject site only has 15,600 square feet, significantly less area than what is allowed by 
zoning or the future land use.  However, the existing use is “grandfathered” in, given it 
was built long before zoning or the comprehensive plan were adopted.  I explained the 
facts of the subject property to the zoning and planning departments in Highlands County 
and was told that if the existing improvements were merely fixed up and repaired that 
continued use of the property as a single family dwelling would be considered a legal use.  
If it were to be enlarged, it would trigger a study to determine if the lot was created prior 
to the mythical June 26, 1973 date. 
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The implementation of a perpetual flowage and inundation easement will obviously 
impact future use and value of this property.  A potential buyer of this property would 
most likely discount the value based upon the “Districts” right to permanently flood this 
property in conjunction with the Kissimmee River Restoration project.  Even though the 
“District” has the right to permanently flood, a potential buyer of this property would not 
assume the worst case scenario and probably assume occasional and periodic flooding.  
The property lies on the extreme outside edge of the 100-year floodplain and the 
maximum flood elevation after implementation of the easement will still be 1.4 feet lower 
than the floor level of the dwelling and 0.70 pole shed, which according to studies done 
by the Army Corps of Engineers should have little or no impact on the improvements or 
their use.  Still, any potential buyer will discount the price to account for the impact of 
the flowage and inundation easement. 
 
Physical Possible – one would assume based upon an inspection of the subject 
improvements, that originally this dwelling was built as a cabin and later enlarged into a 
two bedroom-two bathroom home.  Unfortunately, the home has been vacant and 
unoccupied since it was acquired in December 2004 and is in disrepair.  It is in need of 
extensive repairs.  Because the repairs are so extensive, I contracted with Sam Ogg of 
Ogg Construction, Inc. to provide me with an itemized list of needed repairs – a copy of 
which I have included in the addenda of this report.   Ogg Construction, Inc. is located in 
the general area of the subject property at 127 Revson Avenue, Sebring, Florida 33876.   
The total cost of repairs was estimated at $24,601.62, excluding the cost of a new 
elevated septic system, a pump for the well, kitchen appliances, and repainting the 
interior and exterior. 
 
The layout and room sizes are adequate for use as a weekend retreat or, perhaps, even as 
a permanent residence for a retired couple.  The pole shed is newer, appears to be in 
average overall condition, and would suffice for storing cars, boats, and/or recreational 
equipment.  The utility shed is functional for the storage of yard equipment, tools, and 
recreational equipment, although one exterior wall needs to be repaired for security and 
soundness reasons.  The biggest expense would be for a new septic system, which based 
upon the permanent flowage and inundation easement, the bottom surface of the drain 
field which needs to be no lower than 37.5 NGVD.  
 
Financially Feasible – this property is located in an area that developed because of its 
benefits from being next to the recreational opportunities afforded by the Kissimmee 
River.  Hidden Acre Estates is located immediately north and east of the subject and is 
basically a development geared toward retirees, winter visitors, and vacationers who like 
to fish, ski, boat, etc.  It is extremely popular with northern residents who want to escape 
the harsh winters, as well as coastal residents of Florida who want to escape to the 
country.  Residential dwellings in this area have not escape the weak market conditions 
found throughout other areas of Florida.  Homes have been similarly impacted by the 
housing crisis, economic recession, and high unemployment.  The number of sales has 
plummeted, while values continue to decline.   
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Maximally Productive – based upon the inspection and my analysis of current market 
conditions, it is my opinion that the existing improvements provide value over and above 
that of the underlying land value.  Therefore, the highest and best use of the subject 
property is for continued use as a residential dwelling geared toward a weekend retreat. 
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LARGER PARCEL 

 
The larger parcel is defined as that tract or tracts that posses a unity of ownership, unity 
of use, and contiguity, although by itself contiguity is not a determining factor.  The 
subject tract is vested to South Florida Water Management District by way of Warranty 
Deed recorded in OR Book 1815, Page 0760 of the Public Records of Highlands County, 
Florida.   
 
This neighborhood consists of the Hidden Acres Estates campground to the north and 
east and small undeveloped acreage tracts to the east, south, and west.  Although South 
Florida Water Management District also own additional lands in the immediate area, 
none of the adjacent tracts of land are titled to South Florida Water Management District.  
They do have an interest in some of the adjoining properties, as they have acquired 
flowage and inundation easements across several of the tracts adjacent to the river in 
connection with the Kissimmee River Restoration Project.  Although there is some 
commonality with respect to unity of ownership, unity of use, and contiguity, highest and 
best use analysis dictates that disposition of this tract individually represents its highest 
and best use.  As such, the subject tract individually represents the “Larger Parcel” in this 
appraisal assignment. 
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METHOD OF VALUATION 

 
The appraiser has three approaches that can be used to estimate market value, i.e., the 
Cost Approach, the Sales Comparison Approach, and the Income Approach.  The Cost 
Approach and the Income Approach apply primarily to improved properties, whereas the 
Sales Comparison Approach applies to both unimproved and improved properties.  For 
single family residential houses, appraisers typically estimate value using the Cost 
Approach and the Sales Comparison Approach.  The Income Approach would not be 
relevant, because it is not common for investors to construct single family homes and 
lease them out.  This is even more pertinent when you consider that the residential 
dwellings in this remote area of Southeast Highlands County were built as second homes, 
weekend retreats, and/or vacation homes. 
 
The Cost Approach is a relevant approach when estimating the value of a single family 
residential home, particularly for a new home or one that is relatively new.  One of the 
weak links in the Cost Approach is estimating accrued depreciation on older homes or 
homes in poor condition.  Generally speaking, the newer the building, the less 
depreciation and more reliable is the value indication by the Cost Approach.   The older 
the building, the more depreciation and the less reliable is the value indication by the 
Cost Approach.  Given that the subject home was built in 1951 and is in poor condition, 
accurately estimating accrued depreciation would be at best a guess.  In addition, the 
subject site is 15,600 square feet in size and is a non-conforming lot size given that 
zoning requires a minimum lot size of on 10 acres.  While I was able to find several sales 
of 1.25 to 10.00 acre tracts, I could not find one sale of a site that was less than one acre 
in size.  This essentially made it more difficult to estimate value by the Cost Approach. 
 
So, as much as I dislike using one approach to estimate market value, the only relevant 
approach for this property is the Sales Comparison Approach for the reasons stated.  
Below is a generic discussion of the Sales Comparison Approach.  
 
The Sales Comparison Approach represents an appraisal approach that is based on the 
assumption that a prudent investor would pay no more for a property than it would cost 
him to acquire a similar property offering the same utility.   The procedural steps in 
applying the Sales Comparison Approach include:  
 

1. Research the market for transactions, listings, and offerings of properties with 
similar utility. 

 
2. Verify that the information is factually accurate and that the transactions 

reflect arm’s length market considerations. 
 

3. Determine the appropriate units of comparison, i.e., price per acre, price per 
square foot, price per front foot, price per square foot of building area, price 
per unit, etc., and develop a comparative analysis for each unit. 
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4. Compare the subject and comparable sales according to the elements of 
comparison and adjust the sale price of each comparable as appropriate or 
eliminate the property as a comparable. 

 
5. Reconcile the multiple value indications that result from the comparables into 

a single value indication. 
 
The Sales Comparison Approach is applicable to all property types for which there are a 
sufficient number of recent, reliable transactions to forecast value patterns in the market.  
For property types that are regularly bought and sold in the market place, the Sales 
Comparison Approach is considered a reliable approach.  When there are an insufficient 
number of recent transactions necessary to forecast value patterns in the market place, 
then the application of the Sales Comparison Approach may be inappropriate.  In this 
instance, we found a sufficient number of similar sales and consider the Sales 
0Comparison Approach to be a reliable indicator of value. 
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SALES COMPARISON APPROACH 

 
I just completed a thorough search of the Public Records in Highlands, Okeechobee, and 
Polk counties searching for sales of older single family homes in remote rural areas of 
each county.  In addition to Public Records, I also used MLS and LoopNet to search for 
sales and listings of rural homes in remote areas of each county.  I only considered 
listings that were not obviously overpriced.  Because of the ongoing changes in the 
market, I limited the sales search to homes that sold between September 1, 2009 and 
December 22, 2010.  The following represents what I believe to be the best and most 
recent sales and most current listings available. 
  

COMPARABLE SALES/LISITNGS SUMMARY CHART 
  

SALE NO. SUBJECT SALE #1 SALE #2 SALE #3 SALE #4 
Location  968 CR 721 14513 Camp 

Mack Road 
1343 Shady 

Lane 
8562 NW 80th 

Avenue  
7272 NW 
82nd Court 

Area  Ft. Bassinger Camp Mack Grape 
Hammock 

Dixie Ranch 
Acres 

Dixie Ranch 
Acres 

      
Sale Date  N/A 10-09 05-10 06-10 10-10 
Sale Price  N/A $160,000 $91,300 $112,000 $85,000 
Book/Page N/A 7999-1470 8152-1595 687-1820 692-581 
Financing N/A Cash to seller Cash to seller $109,971 

PMM 
$85,000 
PMM 

      
Lot Size 15,600 SF 16,500 SF 33,541 SF 43,560 SF 15,625 SF 
      
Quality Average Average Average Average Average 
Year/Condition 1951/Average 1980/Good 1966/Average 1968/Average 1983/Average 
Living Area 1,554 SF 1,716 SF 1,263 SF 1,694 SF 1,248 SF 
Other 
Improvements 

Pole Shed – 
936SF, 

Utility Shed – 
250SF 

 

Fla. Room – 
360SF, 

Garage – 
432SF, 

Workshop 
1,110SF 

Fla. Room – 
234SF, 

Guest House 
– 960SF 

 

Utility – 
194SF 

Screen Porch 
– 192SF 

      
Price Per SF N/A $93.24 $72.28 $66.12 $68.11 

 
Note: The subject home is being appraised in “average” condition, with the costs to make 
all necessary repairs deducted at the end of the analysis. 
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SALES/LISTING LOCATION MAP 
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SALE NUMBER: #1 
 
PROPERTY TYPE: Single Family Residential Home 
 
LOCATION: This property is located on the north side of Camp Mack Road, just east of 
Camp Lester Road in the Camp Mack/Camp Lester Area on the Kissimmee River in East 
Central Polk County, Florida.  This property has a physical address of 14513 Camp Mack 
Road, Lake Wales, Florida 33898. 
 
BRIEF LEGAL: Lot 16 Dentons Sub No 2, as recorded in Plat Book 42, Page 25 of the 
Public Records of Polk County, Florida. 
 
PARCEL NUMBER:  12-29-29-989400-000160 per Polk County Property Appraiser. 
 
OR BOOK/PAGE: 7999-1470 (Polk County, Florida)  
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GRANTOR: Fredrick B. Ammon  
 
GRANTEE: Wilberta E. Centers 
 
LAND SIZE: 16,500 square feet based upon measurements on Polk County Property 
Appraiser’s website. 
 
ZONING: A/RR future land use, allows one residential dwelling per five acres.  Existing 
home is a non-conforming use. 
 
PROPERTY DESCRIPTION: This represents a single family residential home in a fish 
camp located on the Kissimmee River in East Central Polk County.  The house was built 
in 1980, was extensively renovated in 2006, and is in good overall condition.  This home 
is of masonry construction and contains 1,716 square feet of living area, but there is an 
attached 360 square foot enclosed Florida room that was built onto the back of the home 
in 1998.  This home has three bedrooms and two bathrooms and an attached 2-car garage 
containing 432 square feet.  In the back of the home are a combination recreational 
vehicle storage building, workshop, and golf cart storage building containing 1,110 
square feet. 
 
SALES PRICE: $160,000  
 
DATE OF SALE: October 21, 2009  
 
TERMS: Cash to seller 
 
VERIFICATION: I verified this transaction with Mrs. Centers at 863-696-4739 on 
January 8, 2011. 
 
CONDITIONS OF SALE: Arms length transaction, indicative of market value. 
  
PRESENT USE: Single family residence. 
 
HIGHEST AND BEST USE: Single family residence. 
 
COMMENTS: N/A. 
 
INDEX:  $93.24 per square foot 
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SALE NUMBER: #2 
 
PROPERTY TYPE: Single Family Residential Home 
 
LOCATION: This property is located on the east side of Shady Lane, in the Grape 
Hammock area on the Kissimmee River in East Central Polk County, Florida.  This 
property has a physical address of 1343 Shady Lane, Lake Wales, Florida 33853. 
 
BRIEF LEGAL: Unrecorded Lot 10 of Grape Hammock Acres in Section 03, Township 
31 South, Range 31 East, of the Public Records of Polk County, Florida. 
 
PARCEL NUMBER:  03-31-31-995000-000100 per Polk County Property Appraiser. 
 
OR BOOK/PAGE: 8152-1595 (Polk County, Florida)  
 
GRANTOR: Lake Kissimmee Rentals, Inc.  
 
GRANTEE: Wayne Smith 
 
LAND SIZE: 33,541 square feet based upon measurements on Polk County Property 
Appraiser’s website. 
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ZONING: A/RR future land use, allows one residential dwelling per five acres.  Existing 
home is a non-conforming use. 
 
PROPERTY DESCRIPTION: This represents one single family residence, with a 
detached guest cottage.  The house is of masonry construction and was built in 1966.  It is 
in average condition and contains 1,263 square feet of living area.  There is an attached 
234 square foot Florida room on the rear of the house and an attached 1-car carport.  The 
house has four bedrooms and two bathrooms.  There is also a detached 960 square foot 
guest house that contains two bedrooms and one bathroom; however, it is cheap 
construction with a window mounted air conditioner.  The property abuts the river and 
there is a small boat house and a boat dock, with access to Lake Kissimmee.  In 
conjunction with the Kissimmee River Restoration Project, this home had to install a new 
elevated septic system prior to this transaction. 
 
SALES PRICE: $91,300  
 
DATE OF SALE: May 27, 2010  
 
TERMS: Cash to seller 
 
VERIFICATION: I verified this transaction with Donna Barron, the listing agent at 863-
676-4448 on January 13, 2011.  The property had been listed for several years at 
$349,000, before selling for $91,300. 
 
CONDITIONS OF SALE: Arms length transaction, but it appears that the seller 
eventually caved in and sold the property below market value.  The home was listing on 
the market for a couple of years between $375,000 and $349,000, but eventually sold for 
substantially less at $91,300. 
  
PRESENT USE: Single family residence. 
 
HIGHEST AND BEST USE: Single family residence. 
 
COMMENTS: N/A. 
 
INDEX:  $72.28 per square foot 



 

STRING APPRAISAL SERVICES, INC. 

61
 

 
 
SALE NUMBER: #3 
 
PROPERTY TYPE: Single Family Residential Home 
 
LOCATION: This property is located at the southeast corner of Northwest 80th Avenue 
and Northwest 86th Court in Dixie Ranch Acres, northwest of Okeechobee.  This property 
has a physical address of 8562 NW 80th Avenue, Okeechobee, Florida 34972. 
 
BRIEF LEGAL: Lot 1, Block 24 of Dixie Ranch Acres according to the Plat thereof 
recorded in Plat Book 3, Page 35 of the Public Records of Okeechobee County, Florida. 
 
PARCEL NUMBER: 1-23-36-34-0020-00010-0240 per Okeechobee County Property 
Appraiser. 
 
OR BOOK/PAGE: 687-1820 (Okeechobee County, Florida)  
 
GRANTOR: John Floyd Stevens, et ux  
 



 

STRING APPRAISAL SERVICES, INC. 

62
 

GRANTEE: Amanda L. Arnold and Charles T. Holland 
 
LAND SIZE: 43,556 square feet based upon measurements on Okeechobee County 
Property Appraiser’s measurements. 
 
ZONING: Rural Activity Center future land use, allows one residential dwelling per acre.   
 
PROPERTY DESCRIPTION: This represents the sale of a single family home in Dixie 
Ranch Acres.  The home was built in 1968 and is in average condition.  It contains 1,694 
square feet, plus a 112 square foot front screen porch and a 194 square foot interior utility 
room.  
 
SALES PRICE: $112,000  
 
DATE OF SALE: June 21, 2010  
 
TERMS: $109,971 Purchase money mortgage – terms not revealed. 
 
VERIFICATION: I verified this transaction with Amanda Arnold at 863-763-4187 on 
January 22, 2011.   
 
CONDITIONS OF SALE: Arms length transaction, indicative of market value subject to 
favorable financing. 
  
PRESENT USE: Single family residence. 
 
HIGHEST AND BEST USE: Single family residence. 
 
COMMENTS: N/A. 
 
INDEX:  $66.12 per square foot 
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SALE NUMBER: #4 
 
PROPERTY TYPE: Single Family Residential Home 
 
LOCATION: This property is located on the south side of Northwest 82nd Court in Dixie 
Ranch Acres, northwest of Okeechobee.  This property has a physical address of 7272 
NW 82nd Court, Okeechobee, Florida 34972. 
 
BRIEF LEGAL: Lot 18, Block 3 of Dixie Ranch Acres according to the Plat thereof 
recorded in Plat Book 3, Page 35 of the Public Records of Okeechobee County, Florida. 
 
PARCEL NUMBER: 1-23-36-34-0010-00030-0180 per Okeechobee County Property 
Appraiser. 
 
OR BOOK/PAGE: 692-581 (Okeechobee County, Florida)  
 
GRANTOR: II Partners, Inc.  
 
GRANTEE: Joshua Lloyd Jenkins 
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LAND SIZE: 15,625 square feet based upon measurements on Okeechobee County 
Property Appraiser’s measurements. 
 
ZONING: Rural Activity Center future land use, allows one residential dwelling per acre.  
Existing home is a non-conforming use. 
 
PROPERTY DESCRIPTION: This represents the sale of a single family home in Dixie 
Ranch Acres.  The home was built in 1983 and is in average condition.  It contains 1,248 
square feet, plus a 90 square foot front open porch and a 192 square foot screen porch.  
 
SALES PRICE: $85,000  
 
DATE OF SALE: October 8, 2010  
 
TERMS: $85,000 Purchase money non-assumable mortgage at 8% interest with monthly 
payments of $878.11 for 13 years. 
 
VERIFICATION: I verified this transaction with Lori Blair of II Partners, Inc. at 863-
763-3049 on January 15, 2011.   
 
CONDITIONS OF SALE: Arms length transaction, indicative of market value. 
  
PRESENT USE: Single family residence. 
 
HIGHEST AND BEST USE: Single family residence. 
 
COMMENTS: N/A. 
 
INDEX:  $68.11 per square foot 
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CORRELATION 
 

For this analysis, I considered in excess of ten sales and ten listings of older homes in 
remote rural areas, with special attention given to those located in close proximity to the 
Kissimmee River.  The index prices ranged from a low of $66.12 per square foot to a 
high of $93.24 per square foot with an average unadjusted index price of $74.94 per 
square foot.  Because there was a significant difference in the number of attached and 
detached improvements between the sales and the subject, a better way to analyze the 
sales is based upon a method that is commonly used in “Mass Appraisal” analysis, a 
weighted square foot average that takes into account the original cost of the different 
residential components: 
 

 Living Area = 100% 
 Guest House = 80% 
 Florida Room = 75% 
 Garage  = 50% 
 Utility Room = 50% 
 Workshop = 50% 
 Utility Shed = 40% 
 Screen Porch = 35% 
 Pole Shed = 20% 

 
Using this as the basis for the subject and the sales, the adjusted living square footage for 
the subject and the sales are: 
 
 Subject - 1,841.0 SF - To Be Determined 
 Sale #1  - 2,757.0 SF - $58.03 Per SF 
 Sale #2  - 2,206.5 SF - $41.38 Per SF 
 Sale #3  - 1,791.0 SF - $62.53 Per SF 
 Sale #4  - 1,315.0 SF - $64.63 Per SF 
 
Because of differences that existed between the sales/listings and the subject property, the 
index price of each comparable needed some adjustments.  The appraiser can make either 
quantitative or qualitative adjustments, quantitative adjustments in dollar or percent 
amounts based upon paired sales or statistical data and qualitative adjustments when there 
is insufficient data available to use quantitative adjustments.  Because of weak market 
conditions, there was insufficient data available to apply quantitative adjustments.  Below 
is a discussion of how each sale/listing compared to the subject property. 
 
Note: I did not make an adjustment to Sale #2 and Sale #3 even though their lot sizes 
were twice as large as the subject lot size, simply because they represented a functional 
site capable of supporting one single family home – just like the subject. 
 
Sale #1 had an adjusted index price of $58.03 per square foot.  This home is located on 
the north side of Camp Mack Road, directly across the street from the entrance into 
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Kissimmee State Park in the Camp Mack/Camp Lester area of East Central Polk County.  
This sale is similar to the subject in all aspects, except for: 
 

 Date of Sale – this sale occurred more than one year ago and values have declined 
since this sale took place.  For this reason, a slight downward adjustment is 
needed for date of sale.   

 Water Influence – this sale has no deeded access to the water and the subject 
property does, albeit the access represents nothing more than a minor benefit 
since docks, boat slips, and sea wall prevents the owner for physically access the 
river.  A slight upward adjustment is needed for water influence. 

 Year/Condition – this home was in very good condition, extensively renovated in 
2006.  Based upon the assumption that the subject home is in average condition, a 
significant downward adjustment for year/condition is necessary. 

 
The slight upward adjustment for water influence was more than offset by the slight 
downward adjustment for date of sale and the significant downward adjustment for 
year/condition.  Overall, this sale’s adjusted index price of $58.03 per square foot is felt 
to be slightly higher than what the subject should anticipate. 
 
Sale #2 had an adjusted index price of $41.38 per square foot.  This home is located on 
the east side of Shady Lane in the Grape Hammock area of East Central Polk County.  
This property has direct frontage on a canal that leads out to Lake Kissimmee.  This sale 
is similar to the subject in every aspect, except for: 
 

 Motivation – this home was on the market for a couple of years, listed between 
$375,000 and $349,000 with little to no activity.  The property eventually sold for 
$91,300, which was substantially below what the home was listed for and the 
market at the time of sale.  Because of this, a significant upward adjustment for 
motivation is needed. 

 Water Influence – this home abuts a canal leading into Lake Kissimmee, although 
many times the canal is choked up with weeds that make it physically difficult to 
access the lake.  Because of this, however, a slight downward adjustment for 
water influence is needed. 

 
The slight downward adjustment for water influence was more than offset by the 
significant upward adjustment for motivation.  Overall, this sale’s adjusted index price of 
$41.38 per square foot is felt to be slightly lower than what the subject should expect. 
 
Sale #3 had an adjusted index price of $62.53 per square foot.  This home is located in 
Dixie Ranch Acres, which is north of US #98 northwest of the city of Okeechobee.  This 
sale is similar to the subject in all respects, except for: 
 

 Financing – the seller financed this sale at 98% of the sales price, with the buyer 
only putting down approximately $2,000.  Although I was unable to determine the 
terms of the mortgage, the fact that the buyer put down such a little amount 
requires that this sale be adjusted downward significantly for financing. 
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 Water Influence – this home had no water influence and, while the subject water 
influence was not significant, a slight upward adjustment is still needed. 

 
The slight upward adjustment for water influence was more than offset by the significant 
downward adjustment for financing.  Overall, this sale’s adjusted index price of $62.53 
per square foot is felt to be slightly higher than what the subject should expect. 
 
Sale #4 had an adjusted index price of $64.63 per square foot.  This home is also located 
in Dixie Ranch Acres, which is north of US #98 northwest of the city of Okeechobee.  
This sale is similar to the subject in every respect, except for: 
  

 Financing – the seller financed this sale at 100% of the sales price, with the buyer 
putting no money down.  While the interest rate seems commensurate with 
normal terms, the fact that the buyer put nothing down requires that this sale be 
adjusted downward significantly for financing 

 Water Influence – this home had no water influence and, while the subject water 
influence was not significant, a slight upward adjustment is still needed. 

 Adjusted Size – this home is substantially smaller in size than the subject and the 
rest of the sales and, based upon the premise that smaller size homes typically 
have higher index prices, needs a slight downward adjustment. 

 
The slight upward adjustment for water influence was more than offset by the slight 
downward adjustment for size and the significant downward adjustment for financing.  
Overall, this sale’s adjusted index price of $64.63 per square foot is felt to be slightly 
higher than what the subject should expect. 
 
The previous analysis was prepared in a narrative discussion.  Below is the same analysis, 
but this time in chart form. 
 

SALE NO. SALE #1 SALE #2 SALE #3 SALE #4 
Adjusted Price Per SF  $58.03 $41.38 $62.53 $64.63 
Financing 0 0 -- -- 
Date of Sale - 0 0 0 
Motivation 0 ++ 0 0 
     
Water Influence  + - + + 
Location 0 0 0 0 
Quality of Construction 0 0 0 0 
Year/Condition -- 0 0 0 
Adjusted Size 0 0 0 - 
     
Overall Rating Slightly 

Superior 
Slightly 
Inferior 

Slightly 
Superior 

Slightly 
Superior 

 
Based upon the foregoing, the subject’s index price should be: 
 

 Slightly lower than Sale #1’s adjusted index price of $58.03 per square foot. 
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 Slightly higher than Sale #2’s adjusted index price of $41.38 per square foot. 
 Slightly lower than Sale #3’s adjusted index price of $62.53 per square foot. 
 Slightly lower than Sale #4’s adjusted index price of $64.63 per square foot. 

 
The data clearly shows that an adjusted index price between $45.00 and $55.00 per 
square foot is reasonable.  With the weak market conditions, a remote location, and 
virtually no sales, an index price near the lower end of the range would be appropriate – 
say $45.00 per square foot.  Therefore: 
 
 1,841.0 SF x $45.00 per SF    = $82,845 
 Less Cost of Repairs (1)     = $26,000 
 Less Cost to install new elevated Septic System (2)  = $10,000 
 Less Impact of Flowage and Inundation Easement (3) = $15,000 
 Value by the Sales Comparison Approach    = $31,845 
 Rounded ($17.93/SF)      = $32,000  
 
(1) Because the repairs are so extensive, I contracted with Sam Ogg (CRC #058333) of 

Ogg Construction, Inc. to provide me with an itemized list of necessary repairs to 
make the house functional as well as safe, sound, and sanitary.  A list of the repairs 
provided by Ogg Construction, Inc. has been attached in the addenda of this report for 
review.  The total cost of repairs was estimated at $24,601.62, which does not include 
a new pump for the shallow well of $400, kitchen appliances of $1,000, and 
repainting the interior and exterior; the painting which I assume would be completed 
by the homeowner and not a contractor.  Thus, the total estimate repair cost is 
$26,000 (Rounded).  Because the resulting value is so low and any potential buyer of 
this home would be purchasing for occupancy and not resale, a further deduction for 
entrepreneurial profit was not felt to be appropriate. 

 
(2) The cost of an elevated septic tank for impacted homes and mobile homes along the 

Kissimmee River has been approximately $10,000; however, an exact amount can 
only be determined by an actual bid by a septic tank company.  

 
(3) The impact of the flowage and inundation easement is to the land and not to any of 

the improvements, given that the property is located on the extreme outside edge of 
the 100-year floodplain and the flood elevation has been determined to be no higher 
than 55.5 NGVD.  Unfortunately, I was unable to find any sales of 15,600 square foot 
sites with which to estimate land value.  The value of the subject house in average 
condition was determined to be $83,845.  Land value generally represents 25% of the 
total package, which in this case would be $20,961.  Although the “District” has the 
right to permanently flood the entire subject site, a potential buyer of this property 
would not assume the worst case scenario.  He would assume occasional and periodic 
flooding with no damaged to any of the improvements.  For the lack of any factual 
data, 75% would be a reasonable discount.  Thus, a deduction of $15,721 would be 
appropriate – say $15,000. 
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FINAL VALUE CONCLUSION 

 
 Cost Approach  = N/A 
 Sales Comparison Approach = $32,000 
 Income Approach  = N/A 
 
Only one approach was relevant because the Income Approach is not relevant in 
appraising single family dwellings and the Cost Approach was not relevant due to the 
subjective nature of estimate large amounts of accrued depreciation with the resulting 
value suspect.  Based upon the foregoing, it is my opinion that the market value of the 
subject property as of May 24, 2011 in “fee simple interest” but subject to those 
exceptions identified in the two title insurance policies and subject to the perpetual 
flowage and inundation easement is: 
 

THIRTY TWO THOUSAND DOLLARS ($32,000) 
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PART IV – EXHIBITS AND ADDENDA 
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