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December 15, 2006

Mrs. Dawn Andrews

City of Cape Coral

P. O. Box 150027

Cape Coral, Florida 33915-0027

Re: Summary Appraisal #2006-1108- 175.174+ Acres, The Golf Club, Cape Coral, Florida

Dear Mrs. Andrews:

As requested, we have made a personal inspection and appraisal of the 175.174+ acres located at
4003 Palm Tree Boulevard in Cape Coral, Florida. The purpose of this appraisal was to estimate the
"as is" market value of the fee simple interest in the subject property as of December 15, 2006. This
valuation is of the land only and gives no value to the improvements.

The appraisal report contains the data, analysis, limiting conditions, and conclusions of value. The
property was assumed to be free of all liens and encumbrances except for typical conventional
financing,

As of July 1, 2006, the Appraisal Standards Board of the Appraisal Foundation has approved
revisions and modifications of the departure provision and Standards Rule 2 and 3 in the definition
section of the Uniform Standards of Professional Appraisal Practice (USPAP). In compliance with
Standard Rule 2-2 the appraisers are communicating to the reader that this report is considered to be
a summary appraisal. This is one of the three reporting options allowed under this standards rule.
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Mrs. Dawn Andrews
Page 2
December 15, 2006

It is our opinion the "as is" market value of the fee simple interest in the subject property as of
December 15, 2006, was:
TWENTY-EIGHT MILLION THIRTY THOUSAND DOLLARS
(5$28,030,000.00)
I certify that, during the completion of the assignment, I have personally inspected the property that
is the subject of this report. I would like to recognize the assistance of Amanda Davis in the data

collection for this report.

We certify we have no past, present or future interest in the real estate and to the best of our
knowledge the facts contained herein are true and correct.

We appreciate this opportunity to be of service.
Respectfully submitted,
ALLIED APPRAISERS & CONSULTANTS, INC.

H. NEAL SCOTT, MAL SRA
State-Certified General Appraiser RZ743
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PREMISES OF THE APPRAISAL

Purpose

Intended Use

Intended User

Effective Date

Date of Report

Date of Inspection

Definition of
Market Value

The purpose of this appraisal has been to estimate the "as is" market
value of the fee simple ownership of the subject property. A fee
simple interest or estate is absolute ownership unencumbered by any
other interest or estate; subject only to the limitations of eminent

domain, escheat, police power, and taxation.,

The intended use or function of this appraisal is for the exclusive use

by the client for possible purchase of the property.

The intended user of this appraisal is the City of Cape Coral.

December 15, 2006

December 15, 2006

December 15, 2006

The most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair
sale, the buyer and seller each acting prudently and knowledgeably,
and assuming the price is not affected by undue stimulus. Implicit in
this definition is the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby:

1

Buyer and seller are typically motivated;

Both parties are well-informed or well-advised, and acting in what
they consider their own best interests;

A reasonable time is allowed for exposure in the open market;
- Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and,
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- The price represents the normal consideration for the property sold,
unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.
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SCOPE OF THE APPRAISAL

The purpose of this appraisal is to estimate the “as is” market value of
the subject property. The subject property consists of 175.174+ acres
that are located at 4003 Palm Tree Boulevard in Cape Coral, Florida.
The subject is the site of The Golf Club of Southwest Florida. This

valuation gives no value to the present improvements.

This analysis will undertake a thorough study of the immediate
neighborhood as well as the general area to identify the primary
market competition for the subject property. An analysis of the site
will be included. The highest and best use will be analyzed to
estimate the highest and best use of the site as vacant. Generally, in
the valuation of a particular property, there are three approaches to
value—the cost approach, sales comparison approach, and income
approach. The cost approach and the income approach are not

applicable in this analysis.

The sales comparison approach is a method of estimating market
value whereby comparable properties that have sold recently are
compared to the subject property. The primary appraisal principle
inherent in the sales comparison approach is the principle of supply
and demand. If demand for potential types of property is high then
prices tend to increase. Shifts in the supply of real estate tend to lag
behind shifts in demand thus the emphasis in analyzing real estate
markets at a particular point in time tend to be on the demand side. A
closely related principle to supply and demand is the principle of
balance. Another primary principle is the principle of substitution.
This principle as it applies to the sales comparison approach holds
that the value of a property that is replaceable in the market tends to
be set by the costs of acquiring an equally desirable substitute

property. As with all properties, external forces both positive and
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negative affect all property types. These forces are evident within the
neighborhood of a property. The sales comparison approach is

considered the only applicable approach in appraising land.

4
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EXPOSURE TIME AND MARKETABILITY

We have been asked to analyze and report the reasonable exposure
time associated with the market value conclusions for the subject
property. Reasonable exposure time is the amount of time necessary
to expose a property to the open market in order to achieve a sale.
Exposure time ends on the date of the market value estimate.
Indications of the exposure time associated with the value estimates
are provided by the marketing times of comparable sales, interviews
with market participants, and an analysis of general economic
conditions. In addition to analyzing and reporting the exposure time
associated with the market value estimates, we have also been asked
to consider and discuss the estimated marketing time it would
probably take to sell the property if it were simply placed on the
market on the same date being utilized in rendering our market value

estimate.

It is important to recognize that exposure time and marketing time are
two distinct time periods; exposure time ends on the effective value
date while marketing time begins on the selected effective value date.,
The estimated time period associated with each concept may or may
not be similar, depending on whether market activity in the
immediate future continues in the same manner as in the immediate
past. The estimation of a future marketing time period requires both
the analysis of historical trends (i.e., exposure times) and the

forecasting of future economic/market conditions,

Implicit in this definition of marketing time are the following

characteristics:

e The property will be actively exposed and aggressively marketed
to potential purchasers through marketing channels commonly
used by sellers of similar type properties;
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e The property will be offered at a price reflecting the most
probable mark-up over market value used by sellers of similar
type properties;

e A sale will be consummated under the terms and conditions of the
definition of market value set forth in this report.

According to local brokers, a reasonable exposure and marketing
period for properties like the subject is estimated to be approximately
1 to 3 years under current market conditions. Area brokers indicate
that in the last two years there has been heavy aotivitybof vacant land
that is adaptable for various uses. According to these brokers, buyers
in the market for comparable properties are taking more time to
survey the available inventory before they make final purchasing

decisions.

Typical market participants include owner/users, developers, and
investors. An area survey indicates user types are local and regional
businesses. Motivating factors for property turnover include:
expansion/contraction of business operations, relocation, personal

investment decisions, and other various considerations.

The subject neighborhood is in the growth stage of the neighborhood
life cycle and has good supporting neighborhood characteristics.
Based on the desirability of the neighborhood, Cape Coral is an area

of Lee County for developers to build various types of improvements.

For the subject, competition comes primarily from other vacant land
throughout the Cape Coral and Lee County area. The supply of
comparable properties in this market is considered to be below

present demand.

Area brokers reported selling commissions ranged from 2% to 10%
depending on the property and other various terms. Locally dictated

selling costs (of seller) include: title insurance, documentary stamps,
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and more recently, environmental audit fees. Refinancing costs
currently range from 2% to 5% depending on the property, loan
amount, and other variables. Refinancing costs typically consist of
mortgage discount points, survey and appraisal fees, and other

applicable closing costs.

Based on our analysis of the market and the exposure time of various
sales, our concluded exposure time estimate associated with our value

estimate is approximately one year.

In forecasting future economic conditions, it is our opinion that
anticipated future demand characteristics will continue to

improve/accelerate in the Cape Coral area.

Therefore, based on this forecast, it is our opinion that a reasonable
marketing period for the subject property is one year, assuming the
property were placed on the market on the effective value dated

outlined.
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal represents the best opinion of the evaluators as to
market value of the property as of the appraisal date. The term
"market value" is defined in the appraisal report.

No survey of the property was made or caused to be made by the
appraisers. It is assumed the legal description closely delineates the
property, and was checked with tax records for accuracy. Drawings
in this report are to assist the reader in visualizing the property and
are only an approximation of grounds or building plan.

No engineering survey was made or caused to be made by the
appraisers, and any estimates of fill or other site work are based on
visual observation, and accuracy is not guaranteed.

No test borings or typing and analysis of sub-soils were made or
caused to be made by the appraisers. Soil of the parcel under
appraisement appears firm and solid, typical for the area; and
subsidence in the area is unknown or uncommon. The appraisers,
however, cannot warrant against such condition or occurrence.

Sub-surface rights (minerals, oil, or water) were not considered in this
report.

Any tracts that, according to survey, map or plat, indicate riparian
and/or littoral rights, are assumed to go with the property unless
easements or deeds are found by the appraisers to the contrary.

Information as to the type and variety of trees, shrubs, and other
vegetation mentioned in the report are believed correct from
observation and personal knowledge, but no responsibility is assumed
for complete accuracy.

Description and condition of physical improvements, if any,
described herein are based on visual observation. As no engineering
tests were conducted, no liability can be assumed for soundness of
structural members.

The appraisers have carefully inspected any improvements described
in the report, and any reference as to termites, dry rot, wet rot, or
other infestation was reported as a matter of information by the
appraisers; and existence or amount of damage noted, if any, is not
guaranteed and the appraisers expressly disclaim any responsibility
relating thereto. Inspection by a reputable pest control company is
recommended for any existing improvement.

8
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All value estimates have been made contingent on zoning regulations
and land use plans in effect as of the date of appraisal, and based on
information provided by governmental authorities and employees.

This appraisal report covers only the premises herein, and no figures
provided, analysis thereof, or any unit values derived therefrom are to
be construed as applicable to any other property, however similar they
may be.

Distribution of the total valuation in this report between land and
improvements applies only under the existing program of utilization.
Separate valuations of land and improvements must not be used in
any other manner, nor in conjunction with any other appraisal, and are
invalid if so used.

Certain data used in compiling this report was furnished by the client,
his counsel, employees, and/or agent, or from other sources believed
reliable. Data has been checked for accuracy as possible, but no
liability or responsibility may be assumed for complete accuracy.

No responsibility is assumed for matters legal in nature, nor is any
opinion rendered herein as to title, which is assumed to be good and
merchantable. The property is assumed free and clear of all liens and
encumbrances, unless specifically enumerated herein, and under
responsible ownership and management as of the appraisal date.

Consideration for preparation of this appraisal report is payment in
full by the employer of all charges due the appraisers in connection
therewith. Any responsibility by the appraisers for any part of this
report is conditioned upon full and timely payment.

The appraisers, by reason of this report, are not required to give
testimony in court with reference to the property herein, nor obligated
to appear before any governmental body, board, or agent, unless
arrangements have been previously made therefor.

Neither all nor any portion of the contents of this appraisal shall be
conveyed to the public through advertising, public relations, news,
sales, or other media without the written consent and approval of the
appraisers, particularly as to valuation conclusions, identity of the
appraisers or firm with which they are connected, or any reference to
the Appraisal Institute, or to the MAI or SRA designations.

Possession of this report or copy thereof does not convey any right of
reproduction or publication, nor may it be used by any but the client,
the mortgagee, or its successors or assigns, mortgage insurers, or any
state or federal department or agency without the prior written
consent of both the client and the appraisers, and, in any event, only
in its entirety.

Allied Appraisers & Consultants, Inc.
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Before any loans or commitments are made predicated on value
conclusions reported in this appraisal, the mortgagee should verify
facts and valuation conclusions contained in this report with the
appraisers.

Cost estimates for construction or replacement of improvements were
referenced with known replacement of similar facilities and compared
with data obtained from Marshall and Swift Cost Service.

Unless specifically stated in the report, the appraisers did not
determine the flood plain status of the property appraised. If such
data is available, it is recommended it be obtained prior to any
development that might be contemplated.

Estimates of expenses, particularly as to assessment by the county
property appraiser and subsequent taxes, are based on study of
historical or typical data. Such estimates are based on assumptions
and projections which, as with any prediction, are affected by external
forces, many unforeseeable. While all estimates are based on our best
knowledge and belief, no responsibility can be assumed that such
projections will come true.

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

No one provided significant professional assistance other than
person(s) signing this report.

The forecasts or projections included in this report are used to assist
in the valuation process and are based on current market conditions,
anticipated short-term supply and demand factors, and a continued
stable economy. These forecasts are therefore subject to changes in
future conditions, which cannot be accurately predicted by the
appraiser and could affect the future income and/or value forecasts.

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

Properties contaminated with toxic waste is a newly emerging topic.
In some instances, the cost of government ordered remedial action
may be substantial compared to or may even exceed a property's
value. Also, a government may restrict the use of contaminated
property in ways which substantially limits market value. In valuing
your property, it is assumed that the site does not contain any
contaminated waste products. We were not provided with a test

10
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depicting this to be the case, yet this is an assumption that will be
built into the value. Obviously, if at a later date any form of
contaminated waste is found upon the site, the appraised value will be
affected accordingly.

Many structures in Florida and Southwest Florida were constructed
with asbestos insulation. As per federal guidelines, this asbestos is
being eliminated from many buildings. The appraisal of this property
is as though there are no asbestos situated within your structure,
unless reported to us by a qualified expert.

The Americans with Disabilities Act ("ADA") became effective
January 26, 1992. The appraisers have not made a specific
compliance survey and analysis of this property to determine whether
or not it is in conformity with the various detailed requirements of the
ADA. ltis possible that a compliance survey of the property, together
with a detailed analysis of the requirements of the ADA, could reveal
that the property is not in compliance with one or more of the
requirements of the Act. If so, this fact could have a negative effect
upon the value of the property. Since the appraisers have no direct
evidence relating to this issue, possible noncompliance with the
requirements of ADA in estimating the value of the property has not
been considered.
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IDENTIFICATION OF THE SUBJECT PROPERTY

The subject property consists of the site of The Golf Club of
Southwest Florida golf course and amenities that are located at 4003 -
Palm Tree Boulevard in Cape Coral, Florida. The golf course,
clubhouse, and amenities are located on 175.174+ acres. The
improvements are given no value in this appraisal. The legal

description can be found on the following pages.

The property can also be identified by the Strap or Property
Identification Numbers of the Lee County Property Appraiser's office
as 12-45-23-C2-0000A.0000.
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LEGAL DESCRIPTION: OVERALL GOLF COURSE BOUNDARY

TRACT B—1:

A PORTION OF TRACT B AS SHOWN ON' THE FLAT OF CAPE CORAL UNIT B, AS
RECORDED IN PLAT BOOK 13, PAGES 7 THROUGH .18, OF THE PUBLIG RECORDS OF LEE
COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGIN AT THE NORTHEASTERLY CORNER OF SAID TRAGT B; THENGE SOUTHWESTERLY
ALONG THE SOUTHEASTERLY LINE OF SAID TRACT B, BEING A  CIRCULAR CURVE TO
THE RIGHT HAVING A RADIUS OF 650.00 FEET, THROUGH A CENTRAL ANGLE OF
40°'2412"° FOR A DISTANCE OF 458.36 FEET, THENCE NORTH 4040'45" WEST

107,45 FEET: THENGE NORTH 48'03'46" WEST 184,53 FEET TO A POINT OF
lN‘mRsEcnow WTH A CIRCULAR CURVE TO THE LEFT HAVING A RADIUS OF 350.00
FEET AND BEING CONCENTRIC WTH THWE LAST DESCRIBED CURVE, SAID PQINT OF
INTERSECTION BEARING SOUTH §2:59'S7" EAST AND DISTANT 350,00 FEET FROM THE
CENTER OF SAID CIRGULAR CURVE; THENCE NORTHEASTERLY ALONG THE ARG OF SAID
CIRCULAR CURVE, BEING ALSQ THE SOUTHEASTERLY RIGHT—OF—WAY LINE OF PALM .
TREE DRIVE AS SHOWN ON SAID FLAT OF GAPE CORAL UNIT 9, THROUGH A GENTRAL
ANGLE OF 24°08'58" FOR ‘A DISTANGE OF 147.51 FEET; THENGE EAST 158.77 FEET;
THENCE NORTH 79,35 FEET; THENGE EAST 150.00 FEET TO THE POINT OF BEGINNING.

TRACT C—1:

A PORTION QF TRACT C AS SHOWN ON THE PLAT OF CAPE CORAL UNIT 8, AS
RECORDED IN PLAT BOOK 13, PAGES 7 THROUGH 1B, OF THE PUBLIC RECORDS OF LEE
COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGIN AT THE NORTHEASTERLY CORNER OF TRACT B AS SHOWN ON SAID PLAT OF CAPE
CORAL UNIT 8; THENCE SOUTH 14 57'31* EAST. 250 12 FEET: THENCE SOUTH

16°28'00" WEST 240,00 FEET, THENCE SOUTH 45° 00'00" WEST B3.00 FEET: THENCE
NORTH 40710°45" WEST 142,43 FEET TO A POINT OF INTERSECTION WITH A

CIRCULAR CURVE TQ THE LEFT HAVING A RADIUS OF 650.00- FEET, SAID PQINT OF
INTERSECTION BEARING SOUTH 49'43'41" EAST AND DISTANT B850.00 FEET FROM THE
CENTER OF SAID CIRCULAR CURVE; THENCE NORTHEASTERLY ALONG THE ARC QF SAID
CIRCULAR CURVE, BEING ALSOQ THE SQUTHEASTERLY LINE OF SAID TRACT B, THROUGH

A CENTRAL ANGLE OF 40'24'12° FOR A DISTANCE OF 458.36 FEET TO THE POINT oF
BEGINNING.

TRACT B—2:

A PORTION OF TRACT B AS SHOWN ON THE PLAT OF CAPE CORAL UNIT 8, AS
RECORDED IN PLAT 800K 13, PAGES 7 THROUGH 18, OF THE PUBRLIC RECORDS OF LEE
COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGIN AT THE MOST SOUTHERLY CORNER OF SAID TRACT B; THENCE NORTH 2342'19"
WEST 300.00 FEET TO A POINT OF RADIAL INTERSECTION WITH A CIRGULAR .CURVE

TO THE LEFT HAVING A RADIUS OF 330.00 FEET; THENCE NORTHEASTERLY ALONG THE
ARC OF SAID CIRCULAR CURVE, BEING ALSO THE SOUTHEASTERLY RIGHT—OF-WAY LINE
OF PALM TREE DRIVE AS SHOWN ON SAID PLAT OF CAPE CORAL UNIT 4,

THROUGH A CENTRAL ANGLE OF 28°47'38" FOR A DISTANCE OF 1B2.00 FEET, THENCE SOUTH
49°05°46" EAST 194.63 FEET; THENCE SOUTH 4040'458" EAST 107.45 FEET TO A

POINT OF INTERSECTION WITH A CIRCULAR CURVE TO THE RIGHT HAVING A RADIUS

OF 650.00 FEET AND BEING CONCENTRIC WTH THE LAST DESCRIBED CURVE, SAID .
POINT QF INTERSECTION BEARING SOUTH 49°43'41" EAST AND DISTANT 650.00 FEET
FROM THE CENTER OF SAID "'CIRCULAR CURVE; THENCE SOUTHWESTERLY ALONG THE ARC
OF SAID CIRCULAR CURVE, BEING ALSQ THE SOUTHEASTERLY LINE OF SAID TRACT B,
THROUGH A CENTRAL ANGLE QF 26°31'22° FOR A DISTANCE OF 300.89 FEET TO THE
POINT OF BEGINNING.

LEGAL DESCRIPTION
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TRAGT C~"4: ’
A PDR%IEO&I OF TRAGT © AS SHOWN ON THE PLAT OF CAPE SQRA NIT 8

L U
INRLAT BOOK 13, PAGES 7 UBLIC REC RD$9FLE€
A, AND BEING' M%%E ‘PARTI ULARLY DESCR'BE PAS F‘él.L% S;

COMMENCE AT THE NORTHEASTERLY CORNER OF TRACT B, AS SHOWN ON SAID PLAT' OF
GAPE CORAL UNIT 9; THENGE SOUTHWESTERLY ALONG TH E SOUTHE Asnzﬂw LINE OF
SAID TRACT B, BEING A CIRCULAR CURVE TO THE RIGHT HAVING A RADIUS OF

550.00 FEET, THROUGH A CENTRAL ANOLE OF 40'24'12" FOR A DISTANGE
FEET T THE POINT OF BEGINNING OF THE HEREINAFTER DESCRIBED |

LAND, SAID FOINT OF BEGINNW“ ARING. SOUTH ks s ANT

A50.00 FEET FROM TH AR, ENGE. CONTINLIE

;S .\.\CESTERLY. AL E A{} OF THE LAST DESCRIBED GIRCULAR CURVE, THROUGH.
CENTRAL ANGLE OF 17'D4'08" FOR A DISTANCE .OF 193 *Ty THENCE SOUTH

a;sas*ou“ EAST 198,00 FEET; THENCE NORTH .45°00'00" EAST. 5?;00 FEET; THENGE
ORTH 4010'48" WEST, 142,43 FEET TO. THE.POINT OF BEGINNING.

AND
ALL OF TRACT C AS SHOWN IN CAPE CORAL UNIT 9, AS RECORDED IN:RLAT BOOK 13,
PAGES 7 THROUGH 18,.OF THE PUBLIC RECORDS OF LEE GOUNTY, FLORIDA, LESS THE

AHOVE DESCRIBED TRACT C=1 AND TRACT C—2 AND LESS THE FOLLOWNG DESCRIBED
PARCEL OF LAND:

COMMENCE AT THE SOUTHWESTERLY CORNER OF THE SAID. TRACT € ON THE EASTERLY
RIGHT~OF-WAY LINE OF PALM TREE DRIVE; THENGE NORTH 00901 EAST, 98:0

FEET ALONG THE SAID EASTERLY RlGHT~OF'—rWAY LINgy THENCE EAST 85.0 FEET TO
THE PQINT OF BEGINNING; THENCE NORTH 0'09°01" EAST, 100.0: FEET; THENCE

EAST 100.0 FEET; THENGCE SOUTH 001" WEST, 100.0 FEET; THENCE WEST 100.0
FEET TO THE POINT OF BEGINNING;

AND

ALL OF TRAGT A A5 SHOWN IN CAPE GORAL UNIT 14; AS RECORDED IN PLAT BOOK 13,
PAGES 681 THROUGH 6B, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA.

AND

ALL OF TRACT A AS SHOWN IN CAPE CORAL UNIT 15, AS RECORDED IN PLAT BOOK 13,
PAGES &9 THROUGH 75, OF THE PUBLIC RECORDS OF LEE GCOUNTY, FLORIDA, LESS THE
FOLLOWING:

THAT PORTION OF THE PLAT OF GAPE CORAL UNIT 15 REVISED AS RECORDED IN PLAT
BOOK 13, PAGES 93 THROUGH 94, OF THE PUBLIC RECORDS OF LEE COUNTY. FLORIDA,
LYING WITHIN TRACT A;

AND LESS THE FOLLOWING DESCRIBED PARCEL OF LAND: COMMENCE AT THE NORTHWEST.
CORNER OF LOT 1, BLOCK 4B1 OF SAID PLAT OF CAPE CORAL UNIT 15; THENCE EAST
536.68 FEET ALONG THE NORTHERLY LINE OF SAID LOT 1 AND ITS EASTERLY EXTENSION
THEREOF; THENCE NORTH 271,68 FEET TO THE POINT OF BEGINNING; THENCE NORTH

63 DEGREES 56 MINUTES 04 SECONDS WEST 145.18 FEET; THENCE NORTH 5 DEGREES
43 MINUTES 44 SECONDS EAST 147.60 FEET; THENCE NORTH 34 DEGREES 51 MINUTES
50 SECONDS EAST 71.36 FEET; THENCE NORTH 46 DEGREES 27 MINUTES 57 SECONDS
EAST 99.78 FEET; THENCE SOUTH 65 DEGREES 21 MINUTES 01 SECOND EAST 161.24

FEET, THENCE SOUTH 81 DEGREES 42 MINUTES 38 SECONDS EAST 206.28 FEET: THENCE
SOUTH 58 DEGREES 39 MINUTES 00 SECOND WEST 197.46 FEET: THENCE SOUTH 85 DEGREES
34 MINUTES 37 SECONDS WEST 171,99 FEET TO THE POINT OF BEGINNING

PARCEL 1:
LOTS 1A AND 1B, BLOCK 251, CAPE GORAL UNIT 8, ACCORDING TQ FLAT THEREOF REGORDED

IN PIIAT BOOK 13, PAGES 7 TO 18, INCL., OF THE PUBLIC RECORDS OF LEE COUNTY
FLORIDA

PARCEL 2:

TRACT "A" OF CAPE CORAL UNIT 9, ACCORDING TO PLAT THEREQF RECORDED IN PLAT BOOK
13, PAGES 7 TO 18, iNCL., OF THE PUBLIC REGORDS OF LEE GOUNTY, FLORIDA,

LEGAL DESCRIPTION
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#OAND: !§55§ T}jE FOLLOWING DESCRIBED RARGEL OF LAND:

A TRAGT. OF LAND" SITUATED. IN ‘THE. SOUTH. HALF (§ 1/2) OF SECTION 1, TOWNSHIP 45 SOUTH, RANGE
L, 23 EAST AND:THE NORTH. HALF (N 1/2) ‘OF SECTION 12, TOWNSHIP 45 SOUTH, RANGE -*zi.-;ﬁAs"F.‘-BEINQu :
oo ALBOUSITUATED IN TRACTS B—1, B—2, C~1 AND A PORTION OF TRAGT G; CAPE CORAL UNIT 9 ACCORBING
o AGCORDING. TO PLAT BOOK 13, PAGES 7 THROUGH 18 AND IN A PORTION OF TRACT A, CAPE CORAL UNIT
15. ACCORDING TO PLAT BOQOK' 13, PAGES 69 THROUGH 75 OF THE PUALIC REGORDS OF LEE COLUNTY,
CITY OF CAPE CORAL, LEE COUNTY, FLORIDA, BEING MORE PARTIGULARLY DESCRIBED AS FOLLOWS:

GOMMENGING AT THE N 1/4 (NORTH QUARTER) CORNER OF SAID SECTION 12,

SAID CORNER BEING LOCATED SH9°67'03"W A DISTANCE OF 2621.07 FEET FROM

THE: GYORN%(ZOMMQN‘TO‘&@P SECTION 12.AND SECTION 1, TOWMNSHIP 45

SOUTH, RANGE 23 EAST AND SEGTIONS 6 AND 7, TOWNSHIF 45 SOUTH, RANGE

24 EAST, THENCE RUN NBO'00'00°E ALONG THE NORTH LINE OF SAID CAPE GORAL

UNIT @ FOR 350,00 FEET TO' THE SQUTHWEST CORNER OF SAID TRACT A AND THE

SOUTHEAST CORNER OF LOT 1, BLOCK 481 OF SAID CAPE CORAL UNIT 15, BEING

ALSO THE POINT OF BEGINNING; THENGE RUN NOGY6'59"W ALONG THE LINE COMMON

TO SAID TRACT A AND SAID BLOGK 481 FOR 341,02 FEET; THENCE RUN NBP'43'01"E FOR

227.91 FEET; THENCE RUN N45M2'08"E FOR 77.14 FEET TO THE SQUTHWESTERLY CORNER

OF AN-EXISTING WATER TANK SITE AS LESSED OUT PER LEGAL DESGRIPTION IN CHICAGO TNTLE
INSURANCE" COMPANY COMMITMENT NO. 803-12 (8-23-99) THENCE RUN S63'56°04°E ALONG THE
SOUTHWESTERLY LINE OF SAID WATER TANK SITE FOR 148,18 FEET; THENCE RUN 'SO0'00'00E,
LEAVING SAID WATER TANK SITE, FOR B1.43 FEET; THENCE RUN S45°12°0B"W FOR 352.8B%

FEET; THENGE RUN S00'00'00°E FOR-22.86 FEET TO A POINT ON THE SOUTH LINE OF SAID
TRACT A; THENCE CONTINUE RUNNING:S0000'00"E FOR 78.35 FEET TO THE NORTHEAST

CORNER OF PHASE 1; THENCE CONTNUE RUNNING SO000'00E ALONG THE EAST UNE OF

SAID PHASE 1 FOR 20.35. FEET; THENCE RUN S528°5718"E ALONG THE NORTHEASTERLY

UNE OF SAID PHASE 1 FOR 162.23 FEET TO A POINT ON THE WESTERLY LINE OF SAID

TRACT C, BEING ALSD A POINT ON THE EASTERLY LINE OF TRACT C—1 AS DESCRIBED IN

O.R, BOOK 1741, PAGE 975, THENCE RUN, N7B'26'37°E, LEAVING SAID COMMON LINE,

FOR 43:85 FEET; THENCE RUN N5Q'09'31"E FOR 50.00 FEET; THENCE RUN N13°41"21"E

FOR 50.00 FEET; THENCE RUN N30°00'37°E FQR 53,18 FEET; THENCE RUN N16°52'04"E FOR 47,88
FEET; THENGCE RUN N20°556'22°E FOR 37,19 FEET; THENCE RUN N49'33'45"E FOR 40,54 FEET TO

AN INTERSECTION WITH THE LINE COMMON. TD SAID SECTIONS 1 AND 12; THENCE CONTINUE RUNNING
N4933'46°E FOR 13.09 FEET TO AN INTERSECTION WITH THE NORTHERLY LINE OF SAID TRACT C
AND THE SOUTHERLY LINE OF SAID TRACT A OF SAID CAPE CORAL UNIT 15; THENCE CONTINUE
RUNNING N48°33'45°E FOR 127.54 FEET; THENCE RUN N70'40'0S“E FOR 404.84 FEET; THENCE

RUN NBB'22'16°E FOR 241,98 FEET; THENCE RUN SBOY4'48"E FOR 135,27 FEET; THENCE RUN
S15'02°20°E FOR 174.0B FEET TO AN INTERSECTION WITH SAID SOUTHERLY LINE OF SAID TRACT A
AND SAID NORTHERLY LINE OF SAID TRACT C; THENCE CONTINUE RUNNING S15'02'20°E FOR 41.72
FEET TO AN INTERSECTION WITH SAID LINE COMMON TO SAID SECTIONS 1 AND 12, BEING S89'57°03"W,
933,48 FEET FROM THE NORTHEAST CORNER OF BAID SECTION 12¢ THENCE CONTNUE RUNNING
51502'20°E FOR 185.65 FEET; THENCE RUN S38'20°54™W FOR 57.58 FEET; THENCE RUN NB4'00°34"W
FOR 368,48 FEET; THENCE RUN SB0'3B'24°W FOR 230.45 FEET; THENCE RUN S66'52'Q4'W FOR
485,80 FEET; THENCE RUN N23'07'56"W FOR 12.00 FEET; THENCE RUN S83'53'53"W FOR 116.88
FEET TO AN INTERSECTION WMTH SAID WESTERLY LINE OF SAID TRACT C, BEING ALSO SAID EASTERLY
LINE OF SAID TRACT C-1; THENCE RUN $83‘53'53"W, LEAVING SAID COMMON LINE, FOR 40.00 FEET;
THENCE RUN NG1°55'24°W FOR 44,09 FEET; THENCE RUN N78°47'27°W FOR 67.28 FEET;

THENCE RUN N66'35'56™W FOR 175.57 FEET; THENCE RUN N21'35'56"W FOR 2B.77 FEET; THENCE
RUN N23'24'04"E FOR 165.56 FEET; THENCE RUN N71°55'18"W FOR 84.32 FEET TO

AN INTERSECTION WITH THE EASTERLY RIGHT OF WAY LINE OF PALM TREE BOULE—

VARD (100 FOOT RIGHT OF WAY), BEING ALSO A POINT ON A CURVE CONCAVE TO

THE NORTHWEST; THENCE RUN ALONG SAID RIGHT OF WAY LINE ON SAID CURVE

HAVING A RADIUS OF 350,00 FEET AND A CENTRAL ANGLE OF 0513'32"

(CHORD=N15'27'55"E, 31,01 FEET) FOR 31.92 FEET: THENCE RUN NSD'00'00"E, LEAVING

SAID RIGHT OF WAY LINE, FOR 158,77 FEET; THENCE RUN NOG'00'00"E FOR 79,35 FEET:

THENGE RUN S80°00°00"W FOR 25,00 FEET TO THE POINT OF BEGINNING.

5AID TRACT CONTAINS 640,813 SQUARE FEET (14.711 ACRES), MORE OR LESS,
SUBJEGT TO EASEMENTS AND RESERVATIONS OF RECORD.

TOTAL GOLF COURSE PARCEL CONTAINS 7,630,572 SQUARE FEET (175,174 ACRES), MORE OR LESS.

NOTES:

1. BEARING DASIS: NORTH LINE OF SECTION 12, T.458, R23E., AS SA9°%7'03"V,
2, UNDERGROUND STRUGTURES, IF ANY, NOT INCLUDED.
3, SUBKCT TO EASEMENTS AND RESTRICTIONS OF RECORD,

LEGAL DESCRIPTION
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STATEMENT OF OWNERSHIP

The public records indicate the subject property was in the name of
Cape Coral Country Club, Inc. Cape Coral Country Club, Inc.
purchased the subject property and the Cape Coral Executive Golf
Course from Cape Properties, Inc. in February 2000 for
$5,567,000.00 as recorded in Official Record Book 3218, page 703,
of the Public Records of Lee County, Florida. Cape Properties, Inc.
purchased the subject property and the Cape Coral Executive golf
course in June, 1999 from Avatar Properties, Inc. for $3,500,000.00
as recorded in Official Record Book 3141, page 655, of the Public
Records of Lee County, Florida. Avatar Properties, Inc. had owned
the property for more than five years. It is our understanding that
Cape Properties, Inc. purchased all of Avatar Properties, Inc. holdings
in Cape Coral. The subject property was purchased by The Golf Club
of Southwest Florida, LLC, in May 2001 for $3,600,000.00 (this did
not include the personal property) as recorded in O.R. Book 3408,
page 3036, of the public records of Lee County, Florida. The Golf
Club of Southwest Florida transferred the property to Florida Gulf
Venture, LLC in February 2006 for $4,000,000.00 as recorded in
Instrument #2006000314183 of the Public Records of Lee County,

Florida. This was not an arms length transaction.
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LEE COUNTY DATA

Social Forces

The Appraisal of Real Estate, Eleventh Edition, states that the value

of property is affected by and reflects the interplay of basic forces that

motivate human activities.

Social Forces
Economic Forces
Government Forces

Environmental Forces

Each of these forces exerts pressure on and is affected by human
activities. The interaction of these forces influences the value of
every parcel of real estate, and therefore, the valuation of a parcel

should take into consideration the analysis of the above forces.

Social forces are those forces that are primarily exerted by population
characteristics. The demographic composition of the population can
reveal the demand for real estate services. Most important are the

total population, change of population, and age distributions.

Lee County is the 65" fastest growing county in the U.S. and the 11"
fastest growing county in Florida. From 1990 to 2004, Lee County's
population increased by 53.5%. The population increase was

primarily due to in-migration as shown on the following chart:
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Florida 1,088,684 117,688 970,996 10.8% 89.2%
Lee 54,200 164 54,036 0.3% 99.7%
Sarasota 22,800 -5,928 28,728 0.0% 100.0%
Collier ‘ 41,089 3,040 38,049 7.4% 92.6%
Charlotte 10,367 -3,509 13,876 0.0% 100.0%
Hendry 301 1,156 -855 100.0% 0.0%
Glades 153 -44 197 0.0% 100.0%

Source: Florida Estimates of Population 2004, U.S. Census Bureau, 2004 Florida Statistical Abstract, BEBR

The following chart shows the population trends which have occurred

in Lee County from 1980 through 2003:

Population Trends, Lee County, Florida, 1980-2003

Estimate 1980- 1990- 2000- 1980- 1990- 2000-

1980 1990 2000 2003 1990 2000 2003 1990 2000 2003

Lee County 205,266 335,113 440,888 495,008 63.3 316 16.1 5.02 3.41 12.29
Bonita Springs -0- -0- 32,797 39,906 -0- -0- 21.7 -0- -0- 21.68
Fort Myers 36,638 44,947 48,208 52,527 22.7 7.3 9.0 2.12 2.55 8.96
Cape Coral 32,103 74,991 102,286 120,439 133.6 364 17.7 8.85 3.42 17.75
Sanibel 3,363 5,468 6,064 6,224 62.6 10.9 2.6 4.98 2.76 2.64
Ft. Myers Beach -0- -0- 6,561 6,792 -0- -0- 3.5 -0- -0- 3.52
Uninc. Areas 133,162 209,707 244972 269,200 57.5 16.8 9.9 4.63 2.89 9.89

Source: Florida Statistical Abstract 2001, 2003,and 2004, BEBR

The preceding chart shows the growth rate that has occurred in the
county since 1980. This growth is considered the major reason for
the rapid rise in real estate values in Southwest Florida. However, as
evidenced by the information contained in the following table, Lee
County's compound annual population growth rate slowed from a
peak of 7.46% in 1982 to 1.86% in 1996. The CAGR (compound
annual growth rate) has leveled between 2000 and 2004 to an average

of 4.28%.
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376,702

1996 383,706 1.86
; 1997 oo 394 2.75
1998 405,637 2189
1999 417,114 2,83
2000 440,888 5.70
2001 459,157, 4.14
2002 475,639, 3.59
2003 497,022 4,50
2004 514,295 3.48

Source:  U.S. Department of Commerce, Bureau of the Census, 1980 and 1990 Census of Population, and BEBR,
Special Population Report, No. 1, May 1991, and BEBR, Florida Estimates of Population 91, April 1, 1991,
July 1993, Lee County Division of Planning, 2001 Florida Statistical Abstract

News-Press, August 13, 2003 - Source: Preliminary estimates, University of Florida BEBR,

http://www.census.gov, June 2005

The following table provides a summary of future population trends

for Lee County:
Lee County Population Projections for 2015-2030
o _ . CAGR CAGR CAGR
YEAR | 2015 20152020 | 2020 2020-2025 2025 2025-2030 2030
Tow | 586300 | 1.1a% | 619700 | 056% 646,500 | 0.59% 665,600
Medium 660,400 2.05% 728,000 1.78% 792,800 1.50% 852,200
High 746,200 2.94% 855,800 2.66% 969,800 2.40% 1,086,000

Source: 2004 Florida Statistical Abstract, BEBR

All of the projections show an increased compound annual growth
rate from 2015 through 2030. Based on average investment holding
periods, we are most concerned with projections in population
changes from 2015 to 2020, which reflects a typical investment

horizon. The low range estimate for this period for compound annual
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growth is 1.14%; the medium range estimate is 2.05%, and the high
range estimate is 2.94% based on our calculations from the population

projections shown above.

Lee County Demographics: Based on the 2004 population, Lee
County ranked tenth in population in the State of Florida. Overall age
distribution characteristics for Lee County as compared to the state

are shown on the following chart:

AGE DISTRIBUTION CHARACTERISTICS, LEE COUNTY
AND STATE OF FLORIDA 2003
Florida Lee County

Age % of % of
Cohorts Number Total Number Total
0-17 3,857,472 22.6 94,642 19.1
18-34 3,606,408 21.1 80,777 16.3
35-54 4,838,708 28.3 128,027 25.9
55-64 1,836,613 10.8 69,730 14.1
65-79 2,072,574 12.2 89,301 18.0
80+ 859,732 5.0 32,611 6.6
Total 17,071,508 100.0 495,088 100.0

Source; Department of Comnmerce, Bureau of the Census, 2004 Florida Statistical Abstract

Economic Forces

Household Size: Because the elderly make up such a significant
portion of all Lee County households, average household size has
been decreasing since 1970; from 2.77 to 2.31 in 2000. The number
of households in Lee County increased slightly from 2.30 to 2.31.
Based on this information, we can analyze new construction of
housing units to determine whether demand is being met, is stabilized,
or whether the market is overbuilt as will be discussed in the next

section, "Economic Forces."

In analyzing the economic forces on property, the appraisers are
concerned with current and expected supply and demand conditions,
and the economic ability of the people to satisfy their demands.

Primary among considered variables are employment levels and labor

20

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108



force characteristics, income levels, economic base of the region,

housing starts, and ownership of housing,

Employment: Employment figures are the most common measures
of economic activity in an area. However, if an area such as Lee
County has a high percentage of non-employment based activity, this
measure of total economic conditions may not be a good indicator.
The following chart indicates the labor force, employment and
unemployment, and the unemployment rates in Lee County from 1995
to 2004.

HISTORICAL LABOR FORCE CHARACTERISTICS

LEE COUNTY, FLORIDA - 1995-2004
: 00;

1:2003;

209,635 | 217,125 | 227,288

Labor Force 170,063 170,212 170,1 175,238 178,995 181,961 192,223

Employment 162,995 163,834 164,328 170,032 174,366 177,278 186,060 201,266 208,376 218,620
Unemployment 7,068 6,378 5,774 5,206 4,589 4,683 6,163 8,369 8,749 8,668
Unemployment Rate 4.2 3.7 3.4 3.0 2.6 2.6 32 4.0 4.0 3.8

Note:  The data is not seasonally adjusted.

Source: Florida Department of Labor and Employment Security, Bureau of Labor Market Information, Local Area Unemployment Statistics Program, Historical Labor Force Estimates,
1992-June 2003, 2001 Florida Statistical Abstract and 2004 Florida Statistical Abstract, BEBR; www.eflorida.com/profiles

The labor force in Lee County, as shown in the preceding table above,
increased by 33.6% from 170,063 in 1995 to 227,288 in 2004 with an
annual compound growth rate of 2.4%. This resulted in 57,225
additional new people to the labor force. While it is true that Lee
County's unemployment rates are linked to the national economy,
unemployment rates have increased to 3.8% in 2004. Lee County’s
top five employers include the School District of Lee County
(employing 8,558), Lee Memorial Health System, Publix Super
Markets, Wal-Mart Corporation, and the Lee County Administration.

Growth areas, as projected by the Florida Department of Labor, will
be in the "Services" industry (which includes lodging, personal,
business, repair, entertainment, health, education, social and

professional services) and retail trade.
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Retirees are a significant bedrock industry for Lee County and may

contribute to the growth in retail trade. This is attributed to the extra

local buying power they represent and their income is not dependent

on employment. Also, the trend toward hiring more part-time workers

in retailing contributes somewhat to the increase in this sector.

One significant area in the Lee County's employment base is in the
Construction industry. In 2003, the construction industry
represented approximately 12.1% of the employment base in Lee
County versus 6.2% for the state. As high growth areas, Lee County
and the state will still maintain significantly higher percentages of

construction employment than the country as a whole.

Wholesale sales in Lee County fall far below the statewide average,
while retail sales exceed the average. Again, this may be due to the
high number of retiree consumers. It may also be due to the trend
toward hiring more part-time workers in retailing that contributes

somewhat to this section's high share of total employment.

Manufacturing currently represents a smaller share of employment
in Lee County than at the state or national scale. A chart follows

showing employment by industry in Southwest Florida.

Employment by Industry--2003

o Florida, “Lee | Charlotte Collier
Construction 6.2% T 120% | 9.3% 12.3%
Education & Health Services 18.9% 18.3% 25.5% 16.3%
Financial Activities 6.7% 5.8% 5.1% 5.6%
Information 2.4% 2.5% 1.4% 1.5%
Leisure and Hospitality 11.2% 12.6% 12.6% 16.2%
Manufacturing 5.3% 3.3% 2.8% 2.3%
Natural Resources and Mining 1.4% 1.1% 1.5% 5.8%
Other Services 3.2% 3.5% 3.5% 4.1%
Professional and Business Services 17.4% 13.3% 7.6% 12.2%
Public Administration 6.1% 5.4% 77% 4.5%
Trade, Transportation, and Utilities 20.9% 22.1% 22.9% 19.1%
Unclassitied 0.1% 0.1% 0.1% 0.1%

Source: http//www.eflorida.com/profiles, June 2005
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Personal Income: The chart below shows the per capita personal

income for Lee County and surrounding counties.

Lee County
Per Capita Personal Income

2001 $29,268 $31,155 $25,952 $41,836
2002 $29,549 $30,757 $25,781 $41,730
2003 $30,098 $31,487 $26,479 $41,513

Source: http/www.eflorida.com/profiles, June 2005

The chart indicates that Lee County is above the state average in per
capita personal income. Even though there was a decrease from 2001
to 2002, an increase of 2.4% is shown from 2002 to 2003. According
to the U.S. Department of Commerce, Bureau of Economic Analysis,
Lee County residents had a total personal income in 2003 of $15.5
billion or 49.9% of the total for Lee , Charlotte, and Collier counties
($31.4 billion).

Economic Base: The economic Base of an area has been defined as
the activity of a community that enables it to attract income from
outside its borders. As previously identified, tourism is a mainstay of
Lee's economic base with over 2 million tourists spending more than
$1.164 billion each year. While this industry is expected to thrive
over the next decade and still remain an important component of Lee
County's economic base, an examination of the number of visitors to
Lee County shows a steady increase in tourism, with 2001 being an

exceptionally good year.
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TOURISM
Lee County Visitors and Expenditures (1995-2004)

1,715,090 820,275,896 478
1,782,222 878,743,691 493
1,802,572 916,893,176 509
1,866,123 971,709,577 521
1,946,154 1,043,992,100 536
1,962,571 1,426,179,103 727
1,951,446 1,079,802,838 553
2,001,828 1,127,123,775 563
2,026,921 1,164,594,233 575

Source: hitp//www.leeveb.com/statistics/2002execprofile.pdf, Research Data Services, 2001 and 2005

Building Permit Analysis: One indication of an area's economic
health is from an analysis of building permits. We have analyzed
building permit data for Lee County from 1995-2003 in terms of total
permit value as well as analyzing the number of total housing permits
(single family, multi-family permanent trailer, and apartment) issued

during this same time period. The results are as follows:

Total Building Permit Values
(Millions of Dollars)

1995 | 1996 | 1997 [ 1998 | 1999 | 2000 | 2001 | 2002 | 2003

648.8

747.1 vl,022.1 975.0 1,075.2 1,375.4’ | 1,440.7 1,459.7 1,994.7

Source: 2004 Florida Statistical Abstract, BEBR

As evidenced, total building permit values have been increasing over
the past years, with a slight decrease in 1998. However, 1999 through
2003 showed an increase indicating a resurgence of the housing

market,
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Government Forces

Lee County is governed by a county commission composed of five
commissioners elected to four-year terms. Lee County contains five
cities each that have their own form of government, and each offering
their own services. These cities include Fort Myers, Cape Coral,

Sanibel, Fort Myers Beach, and Bonita Springs.

Services: The cities of Fort Myers, Cape-Coral, Sanibel, and Fort
Myers Beach each have their own police and fire protection. The
balance of the county is patrolled by the Florida State Highway Patrol
and the Lee County Sheriff's Department. The police and fire
protection are adequate as substations are situated in all portions of

the county.

Utilities: Sprint is the largest telephone service in Southwest Florida,
however, numerous cellular phone companies provide service to
residents. The growth of the telephone service indicates the

tremendous growth Lee County has experienced.

The City of Fort Myers and some sections of Lee County including
parts of Lehigh Acres, south Lee County, and Bonita Springs receive
their electricity from Florida Power and Light Company. The balance
of Lee County including Cape Coral, Pine Island, parts of Lehigh
Acres, North Fort Myers, Sanibel, and Captiva receive its power from
the Lee County Electric Cooperative. Gas is available from any one

of the manufactured bottled gas dealers in the county.

Lee County has three municipal and six private or cooperatively
owned water and sewer utilities with 30 plants providing service
throughout the county. Private wells are used in outlying areas. The
City of Fort Myers has a sewage disposal system and treatment plant.
Other sewage plants are located in the more densely populated
sections of Lee County. Private septic tanks are used in outlying

areas.
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Medical Services: Lee County has six general hospitals, fourteen
nursing homes, a psychiatric hospital, a veteran's clinic, and several
walk-in emergency facilities. Ambulance service in Lee County is
operated as a division of the Lee County Emergency Management

Services,

Communications: The Fort Myers News-Press, the area's largest

newspaper, is published daily, The Breeze from Cape Coral is also
published daily except Sunday. Several weekly newspapers serve
different locations throughout Lee County. Local radio and television

stations also serve the county.

Roads and Transportation: Even with the tremendous growth in
the area, Lee County's road system is rated as adequate. The major
north-south traffic arteries through the county are U.S. 41, McGregor
Boulevard, and I-75. During the peak tourist months these roads are
exceptionally congested. In addition, C.R. 869 (Summerlin Road)
runs from Fort Myers to Sanibel, and Six Mile Cypress Parkway runs
from South U.S. 41 to Ortiz Extension to Palm Beach Boulevard
(S.R. 80).

Land Use Control: The Lee County Planning Board presented a
Comprehensive Land Use Plan in early 1984 that was made public in
mid-1984 and adopted in November 1984. This plan designated areas
in Lee County for growth and new development, as well as
environmentally prbtected areas. However, the Lee Plan, which was
based on 1980 census data, was updated in 1993 by state law.
Undoubtedly, based on the changing economy, steady population
growth projections and the future employment base, the original plan
has been altered. The Division of Code Enforcement governs all

zoning regulations.
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Environmental
Factors

Education: Lee County educational facilities have been strained by
the influx of population, however, new facilities are under
construction and existing schools have built additions. Lee County
has 35 elementary schools (K-5), 14 middle schools (6-8), 9 high
schools (9-12), 7 special centers, 3 alternative schools, 2 high tech
centers, 4 K-8 grade schools, and one 6h-12M0 grade school. Lee
County also has 70 non-public schools. Four colleges and two
junior/community colleges serve Southwest Florida's population. Lee
County was designated for the tenth 4-year university, known as
Florida Gulf Coast University. This university opened in the fall of
1997.

Lee County has a subtropical climate. The average winter high is 74
degrees and low is 53 degrees. In the summer, the average high
temperafure is 91 degrees and the low is 74 degrees. Temperature
extremes are infrequent with only a rare freeze and few readings
above the low to mid 90's. Rainfall averages just under 54 inches
annually with the heaviest rains during the summer months. It is the
climate coupled with the area's sandy beaches that make Lee County a

tourist paradise.

Lee County is bordered by Hendry County to the east, Collier County
to the south, and Charlotte County to the north. The county's western
boundary is the Gulf of Mexico. Lee County contains a total of 803.6
square mileé ofland area, and 408.4 square miles of inland water area.
Lee County is ranked 13th in area in the state. A map of the county
follows this section of the report. There are five incorporated cities
within Lee County; Fort Myers (the county seat), Cape Coral, Sanibel
Island, Fort Myers Beach, and Bonita Springs which became an
incorporated city in late 1999, Other communities in the county
include Lehigh Acres, Alva, Tice, Olga, Estero, and North Fort
Myers.
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Highway access to Lee County is provided by: U.S. 41 south from
Tampa and northwest from Miami; State Highway 80 from the East
Coast; and Interstate 75, which stretches from northern Michigan to
Naples and travels eastward to Miami. Fort Myers-Lee County is
served by the Seminole Gulf Railway for freight only. Page Field
Airport, located adjacent to the southern city limits of Fort Myers, has
two runways for private aircraft. The major commercial airlines use
Southwest Florida International Airport located on Daniels Parkway
east of I-75. Twenty major airlines have a number of daily flights to
and from Lee County to all parts of the country, and five international
carriers have direct flights to Germany and Canada. A $900-million
expansion that adds a second runway and midfield terminal broke

ground in February 2002 and opened in July 2005.

Lee County's flat, lowland topography runs from sea level to an
elevation of approximately 17 feet in eastern areas of Lee County.
Some areas of grassy swamp lowlands are not considered habitable.
The majority portion of the county offers residents good living
conditions. Portions of the county along the river and gulf coast lie in
Federal Flood Hazard Zones and properties located in these areas are
required to have coverage by Federal Flood Insurance to obtain

mortgage funds.

Of special significance to Lee County is its location on the Gulf of
Mexico and the presence of the Caloosahatchee River. Beaches are
available at Sanibel, Fort Myers Beach, and Bonita Beach. Sanibel
Island has emerged as a major tourist draw, attracting winter visitors
from across the world. The Caloosahatchee River runs east from the

Gulf of Mexico into Lake Okeechobee. Residential land located

| along the river is greatly enhanced in value by virtue of the view of

the water.
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Conclusion

Lee County has countless recreational facilities. Miles of beach
frontage offers opportunity for water sports, sunning and shelling.
There are approximately 42 public/semi-private golf courses in Lee
County. Public courses include Eastwood and Fort Myers Country
Club. Private courses include Vines, The Forest, The Sanctuary,
Pelican's Landing, Pelican Marsh, Pelican's Nest, Fiddlesticks, Eagle
Ridge, Bonita Bay, and many others. Other amusement facilities or
tourist attractions include the Jungle Cruise, Bailey-Matthews Shell
Museum, Koreshan State Historic Site, Shell Factory, Sun Splash
Family Waterpark, the Edison Home and Ford Home Estates.

During spring training each year, Lee County is home to the
Minnesota Twins and Boston Red Sox baseball teams. Other
sporting highlights in the county include Fort Myers Miracle minor
league baseball, Florida Everblades ice hockey, and the Florida

Firecats arena football,

The population growth Lee County experienced is projected to
continue at a steady rate through the year 2010. Thus, it appears that
much of the development based on a continued population increase

will continue in the foreseeable future.

Generally speaking, population growth due to in-migration (which
accounts for approximately 97% of Lee County's growth) occurs,
because of employment opportunities. In Lee County, much of the in-
migrants were retirees attracted to the area for its mild winter climate,
proximity to beautiful beaches, high quality of life, and the relatively
low cost of property as compared to the east coast of Florida which
became overbuilt. While most of these components of the county still

exist, considerable development has occurred.
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The two main employment sectors, retail trade and services, are
expected to be growth industries through the next decade. Because of
the high retiree population, employment in health services is expected
to increase significantly which explains the projected growth in

services.

The second most important economic force in Lee County besides
retirees is tourism. Both the number of visitors to Lee County and the
total expenditures per visitor to Lee County have grown. In
conclusion, the overall economy of Lee County is good and the

outlook for future population and commercial growth is anticipated.
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MARKET AREA ANALYSIS

Definition

Location

Neighborhood and district boundaries identify the physical area that
influences the value of a subject property. These boundaries may
coincide with observable changes in prevailing land use or occupant
characteristics. Physical features such as the type of structures,
Street patterns, terrain, vegetation, and lot sizes tend to identify land
use districts. Transportation arteries (highways, major streets, and
railroads), bodies of water (rivers, lakes, and streams), and changing
elevation (hills, mountains, cliffs, and valleys) can also be significant
boundaries.’

The subject property is located on the east side of Palm Tree
Boulevard in the southeast section of Cape Coral, Florida. The
southern tip of the subject property is located approximately one-
quarter mile north of Cape Coral Parkway. The clubhouse is
approximately one mile north of Cape Coral Parkway. The subject is
presently known as The Golf Club and is physically located at 4003
Palm Tree Boulevard. Cape Coral is one of three incorporated cities
within Lee County and is the second largest in geographical area of
incorporated cities within the State of Florida, Cape Coral Parkway is
a major east-west thoroughfare connecting the westerly portions of
Cape Coral and the City of Fort Myers by way of the Cape Coral
Bridge. Cape Coral Parkway is a 6-laned, asphalt paved thoroughfare
that is divided by a grass landscaped center median that has various
cut-throughs to intersecting north/south streets. Palm Tree Boulevard
is a 2-lane traffic artery divided by a grass median in certain areas

with various cut-throughs to intersecting east/west streets.

The subject property is well located to the various supporting
amenities of Cape Coral. Distances to some of these amenities are as

follows:

lAppraisal Institute, The Appraisal of Real Estate, Tenth Edition ( i992), p. 172.
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Neighborhood
Delineations and
Land Use Patterns

Central Business District 2 miles southeast

Nearest Supporting Residential Subdivisions Y% mile radius
Caloosa Middle School 4 miles north
Cape Elementary School 1 mile southeast
Cape Coral High School 3 miles north
Cape Coral Bridge 3 miles southeast
Cape Coral Hospital 4 miles north
Coralwood Shopping Mall 3 miles northeast
1-75 Interchange 12 miles east
Southwest Florida International Airport 15 miles southeast

The subject's proximity to these supporting facilities, as well as the
frontage along Palm Tree Boulevard which is off Cape Coral Parkway

is an enhancement to the subject site.

Parcels located in the primary subject neighborhood have residential
and multi-family potential. Land uses are still somewhat limited in
this area to multi-family with commercial designations being located
along Cape Coral Parkway. Those parcels fronting along Cape Coral
Parkway both east and west of Palm Tree Boulevard are commercial
in nature. Those parcels fronting along Cape Coral Parkway from
Palm Tree Boulevard west to Chiquita Boulevard are still primarily
residential uses. This should change in the immediate future as city
planners are reviewing this corridor. It has become more evident that
those residential uses are more of a nuisance and do not enhance the
growth potential. Rapid residential growth of the surrounding Cape
Coral Subdivision has lead to a stronger demand for the goods and
services needed by the residents. Spot zoning is not in the long-term

plan and is undesirable as it creates a non-conforming situation.

An example of some of the properties existing and planned along
Cape Coral Parkway from Santa Barbara Boulevard to Chiquita
Boulevard include numerous duplexes, tri-plexes, four-plexes, six-
plexes and low-density condominium projects, banks, a professional
office building, a medical and professional office, real estate office,

an up-scale waterfront condominium, several model home centers,

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108

33




several convenience stores, etc. Numerous vacant sites are still
available along Cape Coral Parkway west of Palm Tree Boulevard.
Most still have a residential zoning classification. As Cape Coral
Parkway is the only 6-laned, east/west arterial in the south Cape area,
it only seems logical a more intensive use would be planned and
allowed for those commercial properties. The downtown section of
Cape Coral where more commercial services exist is thriving and is
approximately 2 miles southeast of the subject property, and is

experiencing steady growth.

The general subject neighborhood is influenced by those properties
with frontage on Cape Coral Parkway, Del Prado Boulevard, and the
vehicular exposure generated by the residential properties
surrounding the subject property. Those properties located on Cape
Coral Parkway and Del Prado Boulevard and some of the other major
north/south roads such as Santa Barbara Boulevard, Pelican
Boulevard, and Skyline Boulevard may have future potential by virtue
of their exposure and by virtue of the commercial zoning
classifications found in these neighborhoods. The rapid residential
growth of the surrounding subdivisions has lead to a good demand for
goods and services needed by the residents. The immediate
residential area of the subject property is over 85% developed at this
time. The increase in demand due to residential housing has lead to
high prices for commercial land along Cape Coral Parkway as well as

Del Prado Boulevard to the east,

Land along Cape Coral Parkway, east of Palm Tree Boulevard, is
approaching 100% development all the way to the Cape Coral Bridge.
It is apparent there is a strong demand for commercial uses along
Cape Coral Parkway. Banks, convenience stores, retailers, and
professional offices, all have chosen to have this area to have their
operations due to the exposure they receive. Occupancy levels are

clearly in excess of 85% to 90% in the neighborhood as only a few
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scattered vacancies were observed. Rental rates typically range from
$6.00 to $20.00 per square foot for finished air conditioning office or
retail space. As the area to the west and southwest of the subject
continues to expand with respect to the residential development, the
remaining relatively few commercial lots on Cape Coral Parkway
should be developed. The rise in land prices for the area since 1980
has led to only the most commercially intensive uses being built along
the Cape Coral Parkway corridor. ri‘his is evidenced by analyzing
recent development which includes Wendy's, a Med-Center, Circle K,

AmSouth Bank, Walgreen's, and Nu-Image Car Wash.

Although the above delineated area is considered to be the primary
neighborhood, the subject area could encounter competition from and
is similar with respect to prevailing land use patterns, income levels,
and vacancy levels in other areas. Numerous secondary commercial
routes are located adjacent to the major streets of Cape Coral. These
streets act as buffers from the most intensive commercial
developments that are located along the major access routes such as
Del Prado Boulevard and Cape Coral Parkway, separating them from
the multi-family and the single family residential developments that

begin about 2 to 3 blocks off the major roads.

Santa Barbara Boulevard - A 4-laned, median-divided highway.
The Cape Coral High School is located approximately midway on this
north-south road and has several small retail/commercial strip centers,

small multi-family properties, and numerous residential properties.

Pelican Boulevard - A shorter, 2-laned neighborhood connector
terminating at Gleason Parkway. Pelican Elementary and a large city
recreational sports complex are located off Pelican Boulevard as are

numerous residential properties.
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Skyline Boulevard - A major 4-laned, north-south roadway
connecting Cape Coral Parkway to Pine Island Road. This road runs
parallel to Chiquita Boulevard and is more developed. Skyline
Boulevard has several small commercial properties at the main corner
intersections. There are several public facilities located off Skyline
including an elementary school, ball fields, and numerous churches

along with single and multi-family properties.

Chiquita Boulevard - is the main north-south road in the southwest
portion of Cape Coral. This roadway is experiencing steady growth
with new construction, some commercial properties, and several
schools. Mariner High School is located off Chiquita Boulevard
north of Pine Island Road several miles north of the subject. Gulf
Elementary and Middle School are located west of Chiquita
Boulevard. This area is predominantly single family homes with

some small scale multi-family properties.

Also located in these neighborhoods are multi-family complexes that
serve as a buffer for the single family areas from the commercial
intensive and heavy traffic areas. These multi-family developments
are typically mid-rise and low-rise condominium units that are in the
1,000 to 11,800 square foot size range and sell for prices in the mid
$50,000.00 to the low $300,000.00 range. The lower priced units are
usually not canal front while the upper priced units typically benefit
from the location on a salt water canal. Rental rates are in the
$600.00 per month to $1,500.00 per month range depending on
location and condition. Occupancy levels for the units are generally

in excess of 95%.

The subject neighborhood benefits from a favorable location that is
close to some supporting facilities. The accelerating residential
growth of Cape Coral has given the subject a relatively central

location and a close proximity to numerous important facilities. Cape
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Access Systems

Utilities

Zoning

Conclusion

Coral has a relatively well designed street arrangement with major
north/south boulevards located every mile apart and provides

favorable access from the south to the northern areas of Cape Coral.

The subject's immediate neighborhood is considered to be a
residential corridor lying on the east and west sides of Palm Tree
Boulevard, north of Cape Coral Parkway. Cape Coral Parkway is the
primary access to the neighborhood and the secondary access is Palm
Tree Boulevard. Cape Coral Parkway runs westerly from the Cape
Coral Bridge along the southerly portion of Cape Coral past Del
Prado Boulevard to the westerly edge of Cape Coral. Cape Coral
Parkway covers a total area of about 7 miles, and is considered the
primary east/west commercial vehicular route in south Cape Coral.
Palm Tree Boulevard begins at Cape Coral Parkway and runs for
about 2 miles north where it becomes 4th Avenue. Del Prado
Boulevard is considered the primary north/south commercial

vehicular route in the east Cape Coral area.

Utilities available for the area are public electricity, water, sewer,
police and fire protection, garbage collection, telephone, and cable
television. Almost all of the streets have storm sewers. Drainage and
storm runoff is handled by existing drainage swales and storm sewers

located throughout the Cape Coral area.

The primary zoning classifications along Palm Tree Boulevard are
multi-family and single family. Along Cape Coral Parkway are
commercially oriented and allow a variety of commercial uses
including retail, professional offices, gas stations, banks and financial

institutions, hotels and motels, and similar uses.

In conclusion, the subject property is located on the east side of Palm
Tree Boulevard, north of Cape Coral Parkway in the south and

southeastern area of Cape Coral. As Cape Coral continues to expand
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west and north, the traffic along Del Prado Boulevard and Cape Coral
Parkway should increase, spurring on continued demand for land
along these roads and the secondary roads to meet the needs of goods
and services required by the residential areas. Those areas located off
these major trafficways will and are increasing in residential

development.

The high growth rate and increased residential development in the
area has increased the demand for not only commercial services but -
recreational services. A great deal of new construction has taken
place over the past 5 years. The availability of public services within
the immediate area including roads, utilities, and the fact the area
happens to be one of the fastest growing communities around, makes
the site well suited for development. Demand for future speculation
and development is expected to continue into the foreseeable future.
The City of Cape Coral has established the Community
Redevelopment Agency (CRA) to oversee the revitalization of the
downtown Cape Coral area. The subject's location benefits from this
redevelopment being just off Cape Coral Parkway to the northwest of
the downtown redevelopment area. Part of the redevelopment plan is
to enable traffic to flow along Cape Coral Parkway much easier;
thereby, getting more people to the central and southwestern sections

where growth is strong.
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SITE ANALYSIS

Location |

Site Data

Access

Topography

The subject site is located on the east side of Palm Tree Boulevard
with the southern tip being one-quarter mile north of Cape Coral
Parkway and the golf course being approximately 1 mile north of
Cape Coral Parkway. Cape Coral Parkway is the primary east/west
commercial vehicular route in Cape Coral running west from the
Cape Coral Bridge to the southwestern section of Cape Coral. Palm
Tree Boulevard is a 2-laned, asphalt paved road that runs north from
Cape Coral Parkway approximately 2 miles to where it becomes S.W. .

4th Place.

The subject site is basically irregular in shape with several areas of
frontage on Palm Tree Boulevard. By our calculations, as taken from

the legal description, the site contains a total of 175.174+ acres.

The subject property benefits from vehicular access via Palm Tree
Boulevard. Palm Tree Boulevard is a 2-laned, median divided road
that runs north from Cape Coral Parkway for approximately 1% miles
to where it becomes S.E. 4th Place. Cape Coral Parkway is a 6-laned,
median divided highway. Cape Coral Parkway is one of the primary

commercial vehicular routes in Cape Coral.

The subject site is slightly above the road grade with Palm Tree
Boulevard. It appears to have average drainage capabilities. Soil and
subsoil in this area are typically of the sandy loam variety although
we have not been provided a soil analysis to warrant this with the
actual load bearing qualities. We assume load bearing capacities to
be adequate. We have no reason from a visual inspection to suspect

that there are any subsoil problems or potential toxic waste.
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Easements

Assessed Value
and Taxes

All Cape Coral platted lots are subject to a 6-foot public utility and
drainage easement. This is typical of sites in the Cape Coral area and

does not adversely affect the marketability or value of the subject

property.

The subject property was assessed and taxed in 2006 as follows:

12-45-23-C2-0000A-0000 $3,155,940.00 $1,649,380.00 $4,805,320.00 $86,856.91

Flood Zone Data

Census Tract

Zoning

Cape Coral
Comprehensive Land
Use Designation

Utilities

The subject property is located in Flood Zone A-8 as per Panel No.
125095-0035C, dated September 19, 1985.

The subject property is located in Census Tract 010502,

The bulk of the subject property is zoned R-1B. This is a single
family zoning by the City of Cape Coral Zoning Department., A
portion of the property (Tract A & B) is zoned R-3 which is a multi-

family zoning,.

The bulk of the subject property is designated as Parks and
Recreation--Golf according to the City of Cape Coral Land Use 2000
Map adopted February 13, 1989. The area where the clubhouse is
located is designated multi-family. The permitted uses, purposes, and

intent are in line with the zoning as shown.

Utilities available to the subject site are public electricity, water
service by the City of Cape Coral, sewer disposal by the City of Cape
Coral, telephone service by Embargq, and police and fire protection

also by the City of Cape Coral. These utilities are typical for
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Concurrency

Functional Utility
of the Site

municipal areas of Cape Coral and are an overall enhancement to the

site,

According to the City of Cape Coral, there are no concurrency

problems with the subject's location.

The subject site contains 175.174+ acres and is presently improved
with an 18-hole championship golf course. The sit¢ has frontage on
Palm Tree Boulevard providing both drive-by appeal and exposure.

The subject site is functionally adequate for a number of uses.
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HIGHEST AND BEST USE ANALYSIS

Definition

Real estate is appraised in terms of its highest and best use which is

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.”

In appraisal practice, the concept of highest and best use represents
the premise upon which value is based. The definition of market
value includes the words "most probable price." In the context of
highest and best use, the concept of "most probable use" is utilized.
The definition of highest and best use indicates there are two types of
highest and best use. The first type is highest and best use of the site
as though vacant. The second type is highest and best use of a

property as improved. Each type requires a separate analysis.

Highest and Best Use as though Vacant

This analysis assumes that a parcel of land is vacant or can be made
vacant through demolition of the improvements. The question this
analysis answers is what type of improvement should be constructed.
To represent the highest and best use (as vacant or improved), a use
must meet four criteria. The criteria are that the highest and best use

must be:

Legally Permissible
Physically Possible
Financially Feasible

Maximally Productive

zAppraisal Institute, The Appraisal of Real Estate, Tenth Edition (1992), p. 275.
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Legally Permissible

The subject property is encumbered by two major land use
restrictions; the Comprehensive Land Use Plan Classification by
Cape Coral and the zoning. The subject site is currently classified as
being in the Parks and Recreational Area of the City of Cape Coral

Comprehensive Land Use Plan.

The subject site is zoned R-1B, single family residential district, by
the City of Cape Coral. This is a single family designation intended
to encourage and protect single family development at a variety of
densities with varying dimensional requirements. Permitted uses in
this area include essential services, family day care home, home
occupation, parks, and single family dwellings. Special exception
uses are golf courses, government uses, model home sites, parks,
places of worship, religious facilities, schools, and social services.
The legally permitted uses can be summarized as basically single
family or recreational facilities. The maximum density for R-1B is 4.4
units per acre. The area where the motel was and the north one-third
ofthe golf course are zoned R-3 which is a multi-family district. The
purpose and intent of this district is established to: (1) permit multi-
family residential development; (2) permit other uses generally
compatible with such residential uses; and (3) otherwise implement

the ordinance. The maximum density is 16 units per acre.

The subject site is a large parcel located in the southeastern section of
Cape Coral in a residential neighborhood that is north and northwest
of the downtown Cape Coral commercial corridor. The respective
size of the subject enhances development potential, but there is a
limited range of legally permitted uses under the zoning classification
and the comprehensive plan. The comprehensive plan classification
and zoning are highly compatible with their allowed uses and restrict

the potential uses of the subject property.
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Physically Possible

Financially Feasible

In analyzing the highest and best use of the site as though vacant, the
physical aspects of the site must be considered. These include size,
shape, terrain, as well as topography and subsoil conditions. At this
stage in the highest and best use analysis, all land use restrictions and
regulations are ignored, and the size is analyzed as to what could be
physically put on the site. The site to be considered in this appraisal
is irregular in shape and has frontage on Palm Tree Boulevard. By
our calculations, as taken from the legal description, there are a total
of 175.174+ acres. The amount of frontage along Palm Tree
Boulevard horth of Cape Coral Parkway, the adequate amount of
depth, and the shape of the subject property provides a limited range
of possible uses. Soil and subsoil are assumed to be sandy loam
which is typical for all of Southwest Florida. The property is
assumed to have adequate load bearing qualities. The size, shape,
terrain, and topography of the subject site make possible a wide range
of uses. Potential uses of the site would include single family
residential building sites, multi-family or condominium complex,
retail or office complex, or some type of special use improvements.
All of these are physically possible on the subject site, subject only to

the limitation of size and the legally permissible uses.

The classification of potential uses for the subject site has been
classified as a recreational use, single family use, or golf course
facility as allowed by zoning and the comprehensive land use plan.
The subdivision of Cape Coral was set up with the subject site as a
golf course for use by residents of Cape Coral and Southwest Florida,
The classification of potential uses for the subject site could be single
family development as allowed by zoning. The problem with this use
is the value of the surrounding single family homes and condominium
units could be impaired because of not being located on the golf
course. An analysis of the subject property as a golf course facility
shows that golf courses in Southwest Florida are highly popular, and

those golf courses set up as private, semi-private, and public courses
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Maximally Productive

that are income generated are producing positive net income flows.
The past history of the subject property shows a good income stream
and shows that the use as a golf course to be a financially feasible use.
But the value of the subject as a golf course is less than the value of
the land for residential development. This is due to the high demand
for land in the Cape Coral and Southwest Florida market.

Therefore, the appraiser's conclude the financially feasible uses are
those uses as dictated by the market and legal constraints to be for

residential development.

Among the feasible uses, the use that provides the highest value is the
highest and best use. Because of its legal restrictions and its location
in the Cape Coral Subdivision, it is our opinion the highest and best

use of the subject property as vacant is for residential development.

Highest and Best Use as Improved

The existing improvements consist of an 18-hole championship golf
course, clubhouse, etc. The subject land as vacant is worth more than

the subject as improved. No value is given to the improvements.
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LAND VALUATION

The market value of the land is determined by its potential highest and
best use and can be estimated by the use of several procedures: (1)
the sales comparison approach, (2) allocation, (3) extraction, (4) the

capitalization of ground rental, and (5) the land residual technique.

Of the various procedures available for estimating land value, the
sales comparison approach is considered the best approach to value
the subject site due to the availability of several recent sales of sites
that are considered similar to the subject. In the sales comparison
approach, sales of unimproved sites are analyzed, compared, and

adjusted to derive an indication of value for the site being appraised.

On the following pages are the most recent land sales that have taken
place in the immediate or similar areas. Following the sales is an
analysis of the sales and adjustments to the sales considering time,
size, location, and other characteristics, such as market or financing
conditions. The applicable unit of comparison is the price per acre.
The market seems to perceive this value unit as the standard for

similar sites.
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COMPARABLE LAND SALE NO. 1

SALE INFORMATION

County
ldentification Number

Location
Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded
Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Square Foot
Price Per Acre

' REMARKS

Lee

04-44-24-00-00007.0000, 04-44-24-00-00051.0000,
04-44-24-00-00052.0000,

Pine Island Road, Cape Coral

See attached

$10,000,000.00

$10,000,000.00

Daniel M. Kelly, 45% interest, Brian M. and Maureen
Haag, 25% interest, Stephen Haywood, 16.1% interest,
Talan Corporation, 8.9% interest, Suzanne and Matthew
Scribner, 5% interest

Somerset Properties Group, LLC

March 2006

Instrument #2006000131336

Dan Kelly

Conventional mortgage for $6,760,000.00 with Orion Bank

RS-1, AG-2

Outlying Suburban, Suburban
Vacant

Future Development

Asphalt
No/No
No

No

The property is located on the south side of Pine Island
Road and the north side of Orchid Road, east of Hancock
Creek South Boulevard and west of Barrett Road in Cape
Coral.

Irregular
38.85+ acres or 1,692,306+ square feet

$5.91
$257,400.00

Prior sale in February 2005 for $3,622,500.00 per OR
4619/3284.
Prior sale in July 2003 for $1,600,000.00 per OR
4072/3787.
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WARRANTY DEED

This Warranty Deed Made the \bm of March, 2006, by Danicl M, Kelly, a marvied man, ag
to an 43% interest, Trign M. Hang and Maypreen B, Haag, husband and wife, Tndividoally ang s
trustees of the Brinn M, Hang and Maureen 1, I-Tung Family Trust dated April 13, 2004, as to
25% interest; Stephen W, Haywvood, u single man, as to a 16.1% interest; Talan Corporation, a
Floxida Corparation as to an 8.9, Interest and Suzaine Seribner and Matthew Scribner, wife and

liushand, as to a 5% Interest, hereinafter called ihe grantor. whose post office address is: 4829
CORONADO PKWY, CAPE CORAL, Flovida 33904

o SOMERSET PROPERTIES GROUP, LLC a Florida limited tiability campany, whose post office
address is: 691 KETCH DRIVE, NAPLES, Florita 34103, hereinafier called the grantee,

WITNESSETIE  that said grantor, for and in consideration of the sum of $10.00 Dollars and other valuable
considerations, receipt whereol is hereby acknowledged, herchy grants, bargains, sells, alicns, remises, releases,
convoys und conlinns unto the grantee, all that certain fand situate in- Lee County, Florida, viz:

Parcel 12

The Tast 172 of the Northeast 1/4 of the Northwest 174 of the Southwest 144 and the Northwest 144 of the
Northeast /4 of the Sowthwest 1/4 AND the West 172 of the Southeast 1/4 of the Northwest 174, lying South and
Eust of Pine Island Road, lying in Section 4, Towaship 44 South, Range 24 Enst, Lee County, Florida; LESS;
Beginning at the intéesection of the South lige of Pisie Island Road and the West line ol the Northwest 1/4 of the
Southeast 174 of the Northwest 14; run Sowh 435'; East 100"; North to the South line of said road,
Southwesterly along the road (o the Point of Beginning,

Parcel 2;

The North 172 of the Northeast 1/4 of the Nartheast 174 of the Southwest 1/d, Scction 4. Township 44 South, Range
24 East, of Lee County, Florida..,

The.South 12 of the Northeast 144 of the Northeast 174 of the Southwest 1/4 of Section 4. Township 44 South,
Riange 24 Liast, Lee County, Florida.

Allied Appraisers & Consultants, Inc,
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COMPARABLE LAND SALE NO. 2

SALE INFORMATION

County

ldentification Number
Location

Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded
Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Square Foot
Price Per Acre

REMARKS

Lee

06-44-24-C1-02072.0000

NE 13" Street, Cape Coral

Block 2072, Cape Coral Unit 31, Plat Book 14, Page 161

$5,300,000.00

$5,300,000.00

Simon Offenberg, L1.C

Boca Bay Development II, LLC

March 2005

Official Record Book 4618, Page 3959

Bernard Offenberg

Conventional mortgage for $1,500,000.00 with Trisun
Financial Group, LLC

R-3
Multi-Family
Vacant
Multi-Family

Asphalt
No/No
No

No

The property is located on the north side of NE 13" Street,
the east side of NE 10™ Avenue, the west side of NE 12"
Avenue and the south side of NE 14" Terrace in Cape
Coral.

Varies
24.004 acres or 1,045,440+ square feet

$5.07
$220,833.00

Prior sale in July 2004 for $2,200,000.00 per O.R.
4373/812.

Allied Appraisers & Consultants, Inc.
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COMPARABLE LAND SALE NO. 3

SALE INFORMATION

County

Identification Number
Location

Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded
Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Square Foot
Price Per Acre

REMARKS

Lee

34-43-24-00-00001.3030

Diplomat Parkway E., North Fort Myers
See attached

$4,989,900.00

$4,989,900.00

Richard K. Bennett, Trustee

Athyrio Development Associates, LLC

October 2005

Instrument #2005000145398

Jim Kinsey, Grantee

Conventional mortgage for $3,241,855.00 with Colonial
Bank

AG-2

Central Urban
Vacant

Future Development

Asphalt
No/No
No

No

The property is located on the north and south sides of
Diplomat Parkway E, west of North Cleveland Avenue in
North Fort Myers. :

Trregular
50.15+ acres or 2,184,534+ square feet

$2.28
$99,500.00

None.

Allied Appraisers & Consultants, Inc.
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EXHIBIT “A”

DESCRIPTION OF A PARCEL OF LAND
LYING IN
SECTION 34, TOWNSHIP 43 SOUTH, RANGE 24 EAST
LEE COUNTY, FLORIDA

(NORTH COMMERCIAL EAST)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF
LEE, LYING IN SECTION 34, TOWNSHIP 43 SOUTH, RANGE 24 EAST AND BEING
FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT-QF-WAY OF U.S.
41 (STATE ROAD 45) (200 FEET WIDE) AND THE SOUTHERLY RIGHT-OF-WAY OF
LITTLETON ROAD (50 FEET WIDE) THENCE 94.14 FERT ALONG THE WESTERLY
RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHEAST
HAVING A RADIUS OF 5829.58 FEET AND SUBTENDED BY A CHORD HAVING A
LENGTH OF 94,14 FEET AND BEARING $.03°47'10"W. TO A POINT OF TANGENCY;
THENCE $.03°25'50"W, ALONG SAID WESTERLY RIGHT-OF-WAY LINE FOR 2338.37
FEET TO THE SOUTHEASTERLY CORNER OF A PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 1972 AT PAGE 335 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA; THENCE CONTINUE $.03°25'S0"W. ALONG SAID WESTERLY RIGHT-OF-
WAY LINE FOR 199.95 FEET TO AN INTERSECTION WITH THE NORTHERLY RIGHT-
OF-WAY LINE OF DIPLOMAT PARKWAY (100 FEET WIDE) AS DESCRIBED IN
OFFICIAL RECORDS BOOK 2833 AT PAGE 4156 OF SAID PUBLIC RECORDS; THENCE
N.86°3521"W. ALONG SAID NORTHERLY RIGHT-OF-WAY LINE FOR 12.52 FEET TO
THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 2150.00 FEET;
THENCE WESTERLY ALONG SAID RIGHT-OF-WAY LINE AND SAID CURVE
THROUGH A CENTRAL ANGLE OF 3°32'51" FOR 133.12 FEET; THENCE S.89°51'48"W.
ALONG SAID RIGHT-OF-WAY LINE FOR 1227.31 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUE §.89°51'48"W. ALONG SAID RIGHT-OF-WAY LINE
FOR 257.48 FEET; THENCE N.00°08'12°W, FOR 250.00 FEET; THENCE N.89°51'48"E. FOR
257.48 FEET; THENCE S.00°08'| 2"E. FOR 250.00 FEET TO THE POINT OF BEGINNING,

PARCEL CONTAINS 1.48 ACRES, MORE OR LESS.
(NORTH COMMERCIAL WEST)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF
LEE, LYING IN SECTION 34, TOWNSHIP 43 SOUTH, RANGE 24 EAST AND BEING
FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT-OF-WAY OF U.S.
41 (STATE ROAD 45) (200 FEET WIDE) AND THE SOUTHERLY RIGHT-OF-WAY OF
LITTLETON ROAD (50 FEET WIDE) THENCE 94.14 FEET ALONG THE WESTERLY
RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHEAST
HAVING A RADIUS OF 5829.58 FEET AND SUBTENDED BY A CHORD HAVING A
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LENGTH OF 94.14 FEET AND BEARING 5.03°47'10"W. TO A POINT OF TANGENCY;
THENCE 8,03°25'50"W, ALONG SAID WESTERLY RIGHT-OF-WAY 'LINE FOR 2338,37
FEET TO THE SOUTHEASTERLY CORNER OF A PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK. 1972 AT PAGE 335 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA; THENCE CONTINUE $.03°25'50"W, ALONG SAID WESTERLY RIGHT-OF-
WAY LINE FOR 199.95 FEET TO AN INTERSECTION WITH THE NORTHERLY RIGHT-
OF-WAY LINE OF DIPLOMAT PARKWAY (100 FEET WIDE) AS DESCRIBED IN
OFFICIAL RECORDS BOOK 2833 AT PAGE 4156 OF SAID PUBLIC RECORDS; THENCE
N.86°3521"W, ALONG SAID NORTHERLY RIGHT-OF-WAY LINE FOR 12:52 FEET TO
THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADJUS OF 2150.00 FEET;
THENCE WESTERLY ALONG SAID RIGHT-OF-WAY LINE AND SAID CURVE
THROUGH A CENTRAL ANGLE OF 393251 FOR 133.12 FEET; THENCE S.89°51'48"W,
ALONG SAID RIGHT-OF-WAY LINE FOR 1564.79 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUE $.89°51'48"W. ALONG SAID RIGHT-OF-WAY LINE
FOR 253.42 FEET TO AN INTERSECTION WITH THE NORTHEASTERLY LINE OF A
DRAINAGE EASEMENT (50 FEET WIDE) DESCRIBED IN DEED BOOK 237 AT PAGES
564 AND 565 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE
N.28°32'51"W. ALONG SAID NORTHEASTERLY LINE FOR 6.70 FEET; THENCE
N.00°20'36"W. ALONG THE EASTERLY LINE OF SAID EASEMENT FOR 244.12 FEET:
THENCE N.89°51'48"E. FOR 257.48 FEET; THENCE S.00°08'12"E. FOR 250.00 FEET TO
THE POINT OF BEGINNING,

PARCEL CONTAINS 1.47 ACRES, MORE OR LESS.

(NORTH RESIDENTIAL)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF
LEE, LYING IN SECTION 34, TOWNSHIP 43 SOUTH, RANGE 24 EAST AND BEING
FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT-OF-WAY OF U.S.
41 (STATE ROAD 45) (200 FEET WIDE) AND THE SOUTHERLY RIGHT-OF-WAY OF
LITTLETON ROAD (50 FEET WIDE) THENCE 94.14 FEET ALONG THE WESTERLY
RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHEAST
HAVING A RADIUS OF 5829.58 FEET AND SUBTENDED BY A CHORD HAVING A
LENGTH OF 94.14 FEET AND BEARING §.03°47'10"W. TO A POINT OF TANGENCY;
THENCE §.03°25'50"W. ALONG SAID WESTERLY RIGHT-OF-WAY LINE FOR 2338.37
FEET TO THE SOUTHEASTERLY CORNER OF A PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK. 1972 AT PAGE 335 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA,; THENCE CONTINUE $.03°25'50"W, ALONG SAID WESTERLY RIGHT-OF-
WAY LINE FOR 199.95 FEET TO AN INTERSECTION WITH THE NORTHERLY RIGHT-
OF-WAY LINE OF DIPLOMAT PARKWAY (100 FEET WIDE) AS DESCRIBED IN
OFFICIAL RECORDS BOOK 2833 AT PAGE 4156 OF SAID PUBLIC RECORDS; THENCE
N.86°35'21"W., ALONG SAID NORTHERLY RIGHT-OF-WAY LINE FOR 12.52 FEET TO
THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 2150.00 FEET;
THENCE WESTERLY ALONG SAID RIGHT-OF-WAY LINE AND SAID CURVE
THROUGH A CENTRAL ANGLE OF 3°32'51" FOR 133.12 FEET; THENCE §.89°5]'48"W,
ALONG SAID RIGHT-OF-WAY LINE FOR 1484.79 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUE $.89°51'48"W. ALONG SAID RIGHT-OF-WAY LINE
FOR 80.00 FEET; THENCE N.00°08'12"W. FOR 250.00 FEET; THENCE S.89°51'48"W. FOR

Allied Appraisers & Consultants, Inc,
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257.48 FEET TO AN INTERSECTION WITH THE EASTERLY LINE OF A DRAINAGE
EASEMENT (50 FERT WIDE) DESCRIBED IN DEED BOOK 237 AT PAGES 564 AND 565
OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE N.00°20'36"W.
ALONG SAID EASTERLY LINE FOR 703.76 FEET TO THE SOUTHERLY LINE OF
SERENEDIPITY SOUTH MOBILE HOME PARK (UNRECORDED); THENCE ALONG THE
SOUTHERLY AND EASTERLY LINES OF SAID PARK FOR THE FOLLOWING THREE
(3) DESCRIBED COURSES: N.85°23'00"E. FOR 335.22 FEET; THENCE N.02°25'1 5"W, FOR
346,19 FEET; THENCE 8.89°54'50"E. FOR 1231.65 FEET TO THE WESTERLY LINE OF
THE AFORESAID PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK. 1972 AT PAGE
335; THENCE 8.03°25'50"W. ALONG THE WESTERLY LINE OF SAID PARCEL FOR
1073.15 FEET; THENCE $,89°51'48"W, FOR 1145.24 FEET; THENCE $.00°08'12"E, FOR
250.00 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 35.18 ACRES, MORE OR LESS.
(SOUTH RESIDENTIAL)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF
LEE, LYING IN SECTION 34, TOWNSHIP 43 SOUTH, RANGE 24 EAST AND BEING
FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT-OF-WAY OF U.S.
41 (STATE ROAD 45) (200 FEET WIDE) AND THE SOUTHERLY RIGHT-OF-WAY OF
LITTLETON ROAD (50 FEET WIDE) THENCE 94.14 FEET ALONG THE WESTERLY
RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHEAST
HAVING A RADIUS OF 5829.58 FEET AND SUBTENDED BY A CHORD HAVING A
LENGTH OF 94.14 FEET AND BEARING $.03°47'10°W., TO A POINT OF TANGENCY;
THENCE $.03°25'50"W. ALONG SAID WESTERLY RIGHT-OF-WAY LINE FOR 2338.37
FEET TO THE SOUTHEASTERLY CORNER OF A PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 1972 AT PAGE 335 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA; THENCE CONTINUE 8.03°25'50"W. ALONG SAID WESTERLY RIGHT-OF-
WAY LINE FOR 72895 FEET TO THE NORTHEAST CORNER OF A PARCEL
DESCRIBED IN OFFICIAL RECORDS BOOK 2113 AT PAGE 1590 OF SAID PUBLIC
RECORDS, ALSO BEING THE NORTHEAST CORNER OF MERCHANTS CROSSING, A
SUBDIVISION RECORDED N PLAT BOOK 52 AT PAGES 37 THROUGH 47 OF SAID
PUBLIC RECORDS; THENCE N.86°34'10"W. ALONG THE NORTH LINE OF SAID
PARCEL AND SAID SUBDIVISION FOR 616.50 FEET TO THE POINT OF BEGINNING;
THENCE CONTINUE N.86°34'10"W. ALONG SAID NORTHERLY LINE FOR 33.50 FEET
TO THE NORTHWEST CORNER OF SAID PARCEL; THENCE $.48°25'48"W. ALONG THE
WESTERLY LINE OF SAID PARCEL AND SAID SUBDIVISION FOR 212.13 FEET;
THENCE $§.03°25'50"W. ALONG THE WESTERLY LINE OF SAID PARCEL AND SAID
SUBDIVISION FOR 100.00 FEET TO THE SOUTHWESTERLY CORNER OF SAID
PARCEL AND TO THE SOUTH LINE OF A PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 2389 AT PAGE 1936 OF SAID PUBLIC RECORDS; THENCE
N.86°34'10"W. ALONG THE SOUTH LINE OF SAID PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 2380 AT PAGE 1936 AND THE NORTHERLY LINE OF SAID
SUBDIVISION FOR 747.11 FEET TO AN INTERSECTION WITH THE NORTHEASTERLY
LINE OF A DRAINAGE EASEMENT (50 FEET WIDE) DESCRIBED IN DEED BOOK 237
AT PAGES 564 AND 565 OF SAID PUBLIC RECORDS: THENCE N.28°32'51"W, ALONG
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THE NORTHEASTERLY LINE OF SAID DRAINAGE EASEMENT FOR 666.39 FEET TO
AN INTERSECTION WITH THE SOUTHERLY RIGHT-OF-WAY LINE OF DIPLOMAT
PARKWAY (100 FEET WIDE) AS DESCRIBED IN OFFICIAL RECORDS BOOK 2833 AT
PAGE 4156 OF SAID PUBLIC RECORDS; THENCE N.89°51'48"E. ALONG SAID
SOUTHERLY RIGHT-OF-WAY LINE FOR 765.84 FEET, THENCE 8.00°08'12"E. FOR
186.04 FEET, THENCE N.59°04'35"E. FOR 185.65 FEET; THENCE §,76°1127"E. FOR
125.61 FEET; THENCE $.41°41'10"E. FOR 153.30 FEET TO AN INTERSECTION WITH
THE WESTERLY LINE OF A PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2833
AT PAGE 4156 OF SAID PUBLIC RECORDS; THENCE $.00°08'12"E. ALONG THE
WESTERLY LINE OF SAID PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2833
AT PAGE 4156 FOR 38.64 FEET TO THE BEGINNING OF A CURVE TO THE LEFT
HAVING A RADIUS OF 120.00 FEET, THENCE SOUTHEASTERLY ALONG SAID
WESTERLY LINE AND SAID CURVE THROUGH A CENTRAL ANGLE OF 86°25'24" FOR
181.00 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 12.47 ACRES, MORE OR LESS,
BEARINGS ARE BASED ON THE WESTERLY RIGHT-OF-WAY OF U.S. 41 (STATE
 ROAD 45) AS BEARING $.03°25'50"W,

SUBJECT TO EASEMENTS, RESTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY
OF RECORD.
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COMPARABLE LAND SALE NO. 4

SALE INFORMATION

County

Identification Number
Location

Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded
Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Square Foot
Price Per Acre

REMARKS

Lee

28-43-23-C3-00002.0000

Kismet Parkway W and Chiquita Boulevard N, Cape Coral
See attached

$5,500,000.00

$5,500,000.00

Stephen W. Buckley, Trustee
The School Board of Lee County

July 2005

Official Record Book 4802, Page 2045
Ellen Lindblad

Cash

C-1

Commercial Professional
Vacant

Commercial

Asphalt
No/No
No

No

The property is located at the northwest corner of Kismet
Parkway W and Chiquita Boulevard N in Cape Coral.

Varies
37.89+ acres or 1,650,488+ square feet

$3.33
$145,157.00

None.
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INSTR # 5898354

THIS INSTRUMENT PREPARED BY AND RETURN TO: OR BR 04882 Py 20455 (1py)

1. Jeffrey Rice, Esquire RECORDED ©7/18/2885 84137554 P
GOLDSTEIN, BUCKLEY, CECHMAN, RICE & PURTZ, P.A, CHARLIE GREEM, CLERK OF COURT
1515 Broadway LEE COUNTY, FLORIDA

Fort Myers, Florida 33901 RECORDING FEE 18,088

Property Appraisers Pargel Identification (Folio) Numbers: 28v43—23-C3~0000§§§€9 Ong:l’(sﬁgl'iggwsio

Space Above This Line For Recording Data
e

)
THIS WARRANTY DEED, made the /3 day of July, 2005 by Steplien W. Buckley, Trustee of that certain
Land Trust Agreement, dated July 13, 1990, whose post office address is P O Box 2366, Fort Myers, FL 33902-2366
herein called the grantors, to  The Schoo! Board of Lee County, Florida, whose post office address is 2055 Central
Avenue, Fort Myers, FL 33901, hereinofter called the Grantees:
(Wherever used herein the terms “grantor” and “grantee” include all the parties 1o this instrument and the heirs, legal representatives
and assigns of individuals, and the successors and assigns of corporations)

WITNESSET H: That the grantors, for and in consideration of the sum of TEN AND 00/100'S ($10.00) Dollars and
other valuable considerations, receipt whercof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises,
releases, conveys and coufirms unto the grantee all that cerfain land situate in LEE County, State of Florida, viz.:

The Southeast quarter (SE 1/4) of the Southesst quarter (SE 1/4) of Sectlon 28, Township 43 South, Range 23
East, Lee County, Florida, less the South one-half (S 1/2) of the Northeast quarter (NE 1/4) of the Southenst
quarter (SE 1/4) of the Soutlieast one quarter (SE 1/4) of Sectlon 28, Township 43 South, Range 23 East, Lee
Couaty, Florida, AND Belng the South 1/2 of the Northeast 1/4 of the Southeast 1/4 of the Soutbeast 1/4 of
Sectlon 28, Township 43 South, Range 23 East, Lee County, Florlda,

Subject to easements, restrictions and reservations of record and taxes for the year 2005 and thereafter.

TOGETHER, with ai] the & ts, heredit: and appur thereto belonging ot in anywise appertaining.
TO HAYE AND TOQ HOLD, the same in fec simple forever.

AND, the grantors hereby covenant with said grantees that the grantors are lawfully seized of said land in fee simple; that
the grantors have good right and lawful authority to sell and convey said land, and hereby warrant the title o said land and
will defend the same against the lawful claims of all persons whomsoever; and thal said land is free of all encumbrances,
except taxes accruing subsequent to December 31, 2004.

IN WITNESS WHEREOFV, the said grantors have signed and sealed ll7e resents the day and year first above wrilten.
Sical d and delivgred i (e presence of: ! //'

Witness #1 Signature

LA et il
DEBORAH CHAPMAN

(/Srtep et W . Bckley, Toustee of that certain Land
Trus®Mgreement, dated J¥y 13, 1990
Witness #1 Printed Name

D hilerr LAt

Kvimess #2 Signature

Ntpnr e fona Lhlr

Witness #2 Printed Name

STATE OF FLORIDA
COUNTY OF LEE

f

The foregoing instrument was acknowledged before me this 5 _day of uly, 2005 by Stcphen W.
Buckley, Trustee of that certain Land Trust Agreement, dated July 13, 1990, who is perspagily known to me or

have produced as identificgdion.
SEAL i A S S
Ve t\M‘y Public 4

DEBORAH CHAPMAN

Printed Notary Name

My Commission Expires:
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COMPARABLE LAND SALE NO. 5

SALE INFORMATION

County
Identification Number

Location
Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded
Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Square Foot
Price Per Acre

REMARKS

Lee

14-44-23-C2-00004.0010, 14-44-23-C2-00721.0020,
14-44-23-C2-01946.B190

Pine Island Road, Cape Coral

See attached

$5,021,300.00

$5,021,300.00

Dennis J. Fullenkamp, Trustee
Mid Cape Associates, LLC

April 2005

Official Record Book 4688, Page 3436
Dennis Fullenkamp

PMM for $3,785,400.00 payable to the seller

Corridor

Pine Island Road District
Vacant

Future Development

Asphalt
Yes/Yes
No
No

The property is located on the south side of Pine Island
Road and the west side of Hancock Bridge Parkway. The
property also has access to SW 3™ Place and Santa Barbara
Boulevard.

Irregular
27.42+ acres or 1,149,419+ square feet

$4.37
$190,779.00

None.

64

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108



EXHIBIT "A
PARCEL 1;

Lot 2, Block 6621, SANTA BARBARA CENTER, according to the plat thereof, as recorded in Plat
Book 83, pages 22 through 25, Inclusive, Public Records Lee County, Florida.
Sttap No. 14-44-23.C2:00721.0020

PARCEL 2

The West 220 feet of the East 370 feet of the Northeast Quarter (NE %) of the Southwest Quarter
(SW %) of the Northeast Quarter (NE %) AND the West 220 feet of the East 370 feet of the
Southeast Quarter (SE %) of the Northwest Quarter (NW %) of the Northeast Quarter (NE %) lying
South of Pine Island Road, Section 14, Township 44 South, Range 23 Easl, Lee County, Florida,
Strap No. 14-44-23-C2-00004.0010

PARCEL 3:

The Northeast Quarter of the Southwest Quarter of the Northeast Quarter of Section 14, Township
44 South, Range 23 East, LESS the Easterly 370 fast; plus a non-exclusive easement for ingress
and egress over and across the Easterly 20 feet of the following described parcel: That part of the
Southeast Quarter of the Northwest Quarter of the Northeast Quarter, Section 14, Township 44
South, Range 23 East, LESS the Easterly 370 feet thereof, lying South of State Road 78.

Strap No, 14-44-23-C2-00004.0010

PARCEL 4.

Lot 19, Block 1946B, Unit 29, CAPE CORAL SUBDIVISION, according to the Plal thereof, as
recorded in Plat Book 16, Pages 15 through 25, inclusive, Public Records of Lee County, Florida;
Together with that portion of the vacated 20.00 foot Alley lying East of and adjacent to the subject
property, as vacated and abandoned by Resolution recorded August 4, 1995 in Official Records
Book 2628, page 4111, Public Records L.ee County, Florida.

Strap No. 14-44-23-C2-01946.B190

PARCEL &;
INTENTIONALLY OMITTED
PARCEL 6:

The West One Half of the Southeast Quarter of the Northeast Quarter of Section 14, Township 44
South, Range 23 East, Lee Gounly, Florida, Less and except any portion lying within the plat of
SANTA BARBARA CENTER, according to the plat thereof, as recorded in Plal Book 53, pages 22
through 25, inclusive, Public Records Lee Counly, Florida,

AND

The South 30.00 feet of the North One Half of the Southeas! Quarter of the Southeast Quarter of the
Northeast Quarter of Section 14, Township 44 South, Range 23 East, L.ee County, Florida, Less and
Except the Right of Way for Santa Barbara Boulevard.

Strap No. 14-44-23-C2-00004.0010 (formerly 14-44-23-C2-00006.0010)

Allied Appraisers & Consultants, Inc. Appraisal #2006-1108
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COMPARABLE LAND SALE NO. 6

SALE INFORMATION

County
Identification Number

Location
Legal Description

Confirmed Sale Price
Cash Equivalent Price
Grantor

Grantee

Date of Sale
Recorded

Confirmed With
Financing

SITE DATA

Zoning

Land Plan Classification
Site Use

Best Use

Street Surface
Water/Sewer
Sidewalk

Curb and Gutter

Descriptive Data

Dimensions
Area

UNIT OF COMPARISON

Price Per Acre
Price Per Acre

Lee

16-44-24-15-0000A.0000, 16-44-24-15-0000E.0000,
21-44-24-15-0000F.0000, 21-44-24-15-0100G.0000,
21-44-24-15-0000H.0000, 21-44-24-15-00001.0000,
21-44-24-15-00001.1000, 21-44-24-16-00000.0660,
21-44-24-24-00000.00A0, 21-44-24-24-00000.00B0,
16-44-24-15-0000E.0000

West side of Orange Grove Boulevard, Lochmoor Country
Club, North Fort Myers

Lengthy metes and bounds

$54,320,000.00
$54,320,000.00
Paradise Yacht Club, Inc.

Paradise Preserve, LLC

May 2005

Official Record Book 4699, Page 1614
Official Record Book 4699, Page 1697
Jim Helford

Cash

RPD, RM-2, C-1A, CM, RS-1
Suburban, Wetlands
Multi-Family Subdivision
Multi-Family Subdivision

Asphalt
Yes/Yes
No
No

The property is located on the west side of Orange Grove
Boulevard and the north and south sides of Birkdale
Avenue, plus various streets throughout the Lochmoor
Subdivision. The property also has frontage on the
Caloosahatchee River.

Irregular
274.3804% acres

$197,974.00
$70,000.00

Allied Appraisers & Consultants, Inc.
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COMPARABLE LAND SALE NO. 6

REMARKS Phase I of the subject property that is to be known as The
Estuary has a DO or Development Order as approved
January 31, 2003. Phase I of The Estuary was approved for
226 residential condominium units in two buildings (113
units per building), a 7,5004 square foot building for
recreational uses, a 4,000+ square foot building for a sales
center and one 500+ square foot guard house with a street,
parking, utilities, stormwater management facility,
swimming pool, four tennis courts and related minor site
improvements. Phase I includes the marina area, as far as
we can determine. The Estuary Phase II has been rezoned
from AG-2, RS-1 and C-1A to RPD on 204.1+ acres of the
subject property. This will allow development of 550
multi-family residential dwelling units, one single-family
detached dwelling unit, the redesign of the existing golf
course and construction of a new clubhouse. The single-
family home would be on the residential lot that is located
on Birkdale Avenue. So, in essence, what the zoning will
permit on the subject property is 776 multi-family units
along with redesign of the golf course and the 69 slip

matrina.
Prior sales information:

STRAP No. Date of Purchase Purchase Price O.R. Book/Page
16-44-24-15-0000A.0000 03/04 $7,010,000.00 4243/4827
16-44-24-15-0000E.0000 03/04 $754,700.00 4243/4872
21-44-24-15-0000F.0000 03/04 $2,990,000.00 4243/4831
21-44-24-15-0100G.0000 01/96 $200,000.00 2669/1068
21-44-24-15-0100H.0000 01/96 $200,000.00 2669/1068
21-44-24-15-01001.0000 12/95 $1,000,000.00 2669/1095
21-44-24-15-01001.1000 01/96 $560,000.00 2669/1143
21-44-24-16-00000.0660 03/04 $85,000.00 4243/4887
21-44-24-24-00000.00A0 11/01 $275,100.00 3558/3270
21-44-24-24-00000.00B0 01/96 $560,000.00 2669/1143
16-44-24-15-000E1.0000 03/04 $45,400.00 4243/4877

68 Allied Appraisers & Consultants, Inc. Appraisal #2006-1108
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Analysis of
Land Sales

Sale No. 1 was purchased in March 2006 for $10,000,000.00. There
was a conventional mortgage of $6,760,000.00 placed on the property
that did not influence the sales price. This property is located on the
south side of Pine Island Road and the north side of Orchid Road, east
of Hancock Creek South Boulevard and west of Barrett Road in Cape
Coral, Florida. Sale No. 1 contains 38.85+ acres and indicated a price
of $257,400.00 per acre. The sale is zoned RS-1 and AG-2 and is
located in the Outlying Suburban and Suburban areas of the

Comprehensive Land Use Plan.

Sale No. 2 was purchased in March 2005 for $5,300,000.00. There
was a conventional mortgage of $1,500,000 placed on the property
that did not influence the sales price. This property is located on the
north side of NE 13" Street, the east side of NE 10" Avenue, the west
side of NE 12™ Avenue and the south side of NE 14" Terrace in Cape
Coral, Florida. Sale No. 2 contains 24.00+ acres and indicated a price
of $220,833.00 per acre. The sale is zoned R-3 and is located in the

Multi-Famil‘y area of the Comprehensive Land Use Plan.

Sale No. 3 was purchased in October 2005 for $4,989,900.00. There
was a conventional mortgage of $3,241,855.00 placed on the property
that did not influence the sales price. The property is located on the
north and south sides of Diplomat Parkway E, west of North
Cleveland Avenue in North Fort Myers, Florida. Sale No. 3 contains
50.15+ acres and indicated a price of $99,500.00 per acre. The sale is
zoned AG-2 and is located in the Central Urban area of the

Comprehensive Land Use Plan.

Sale No. 4 was purchased in July 2005 for $5,500,000.00. This was
an all cash transaction. The property is located at the northwest
corner of Kismet Parkway W and Chiquita Boulevard N in Cape

Coral, Florida. Sale No. 4 contains 37.89+ acres and indicated a price

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108
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Explanation of
Adjustments

0f $145,157.00 per acre. The sale is zoned C-1 and is located in the

Commercial Professional area of the Comprehensive Land Use Plan.

Sale No. 5 was purchased in April 2005 for $5,021,300.00. There
was a Purchase Money Mortgage for $3,785,400.00 placed on the
property that did not influence the sales price. The property is located
on the south side of Pine Island Road and the west side of Hancock
Bridge Parkway. The property also has access to SW 3" Place and
Santa Barbara Boulevard in Cape Coral, Florida. Sale No. 5 contains
27.42+ acres and indicated a price of $190,779.00 per acre. The sale
is zoned Corridor and is located in the Pine Island Road District area

of the Comprehensive Land Use Plan.

Sale No. 6 is the purchase of the Lochmoor golf course and marina
property that is located on Orange Grove Boulevard and the
Caloosahatchee River in North Fort Myers. This property was
purchased in May 2005 for $54,320,000.00. The buyers are going to
completely remodel and rebuild the golf course and marina, and
develop 776 units on the site. The buyers gave no value to the
existing improvements. The site contains 274.38+ acres and indicated
a price of $197,974.00 per acre. The location on the river is superior

to the subject.

The comparable sales indicate a range from $99,500.00 to
$257,400.00 per acre before adjustments for time, size, location, and

physical characteristics.

Time Adjustment: The comparable sales occurred over a time
period from March 2005 to March 2006. No time adjustment is
adopted.
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Size Adjustment: The comparable sales range from 24,00+ acres to
27438+ acres. The subject property contains 175.174+ acres.
Typically speaking, when a smaller parcel is compared to a similar
larger parcel, the larger parcel will sell for less per acre than the
smaller parcel. When the comparable sales are analyzed, they show
no consistent relationship for size. Therefore, no size adjustment will

be adopted.

Location Adjustment: All of the comparable sales are considered
similar to the subject property, although it is recognized that Sale No.
6 is on the river. Sale No. 6 will be.adjusted downward 20% for

location.

Physical Characteristics Adjustment: Sale No. 3 is zoned AG-2
which is an agricultural zoning which is considered inferior to the
subject property. No adjustment will be made but it is recognized that
this sale is at the low end of the range. Sale No. 4 has a commercial
zoning on it which is considered superior to that of the subject
property. Again, this is at the middle end of the range and no

adjustment will be made but will be considered in our final analysis.

In our opinion the comparable sales should be adjusted to the subject

property as follows:

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108
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COMPARABLE LAND SALES GRID

Sales Price $10,000,000 $5,300,000 $4,989,900
Cash Equivalent Price $10,000,000 $5,300,000 $4,989,900
Price Per Acre $257,400 $220,833 $99,500
Date of Sale 03/06 03/05 10/05
Time Adjustment -0- -0- -0-
Adjusted Price Per Acre $257,400 $220,833 $99,500
Size (acres) 175174+ 38.85+ 24.00+ 50.15+
Adjustment -0- -0- -0-
Location Palm Tree Blvd. Pine Island Rd. NE 13" st. Diplomat Pkwy.
East
Adjustment -0- -0- -0-
Physical Characteristics
Zoning R-1B/R-3 RS-1/AG-2 R-3 AG-2
Water/Sewer Yes/Yes No/No No/No No/No
Adjustment v » ‘ -0- -0- -0-
Adjusteéd Price Per Aére” |77 17 '$257,400 - $220,833 -$99,500
Subject. . Sale No. 4 Sale No. 5 Sale No. 6
Sales Price $5,500,000 $5,021,300 $54,320,000
Cash Equivalent Price $5,500,000 $5,021,300 $54,320,000
Price Per Acre $145,157 $190,779 $197,974
Date of Sale 07/05 04/05 05/05
Time Adjustment -0- -0- -0-
Adjusted Price Per Acre $145,157 $190,779 $197,974
Size (acres) 175.174+ 37.89+ 27.42+ 274.380+
Adjustment -0- -0- -0-
Location Palm Tree Blvd. Kismet Pkwy. Pine Island Rd. Orange Grove
W/Chiquita Blvd. N Blvd./Birkdale
Ave.
Adjustment -0- -0- -20%
Physical Characteristics
Zoning R-1B/R-3 C-1 Corridor RPD/RM-2/C-
1A, CM, RS-1
Water/Sewer Yes/Yes No/No Yes/Yes Yes/Yes
Adjustment -0- -0- -0-
Adjusted Price Per Acre $145,157 $190,779 $158,379
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The comparable sales indicate a range from $99,500.00 to
$257,400.00 per acre with a mean of $178,675.00 per acre. After
considering the comparable sales and the size of the subject, and
giving the greatest weight to Sale No. 6, it is our opinion that the
subject property has a value of $160,000.00 per acre.

175.174+ acres @ $160,000.00 per acre = $28,027,840.00
SAY  $28,030,000.00

Allied Appraisers & Consultants, Inc.

Appraisal #2006-1108

75




RECONCILIATION AND FINAL VALUE ESTIMATE

The three approaches to value indicated the following results:

Cost Approach NOT APPLICABLE
Sales Comparison Approach $28,030,000.00
Income Capitalization Approach NOT APPLICABLE

The purpose of this appraisal is to estimate the "as is" market value of
the subject property. The subject property consists of 175.174+ acres
that are located on Palm Tree Boulevard in Cape Coral. The site was
improved with The Golf Club, but no value is given to the
improvements. The highest and best use of the subject site was for

future residential development.

In the typical appraisal, there are three approaches to value that are
utilized in estimating market value; cost approach, sales comparison
approach, and income approach. Because the subject property is
vacant land, the appraisers have utilized the sales comparison

approach. The cost and income approaches are not applicable.

The sales comparison approach is based upon the principle of
substitution, which states that the typical purchaser will pay no more
for a property than prices paid for similar properties with equal or like
utility in the marketplace. In valuing the subject property, the
appraisers have researched the sales in the subject area. The sales
were all considered to be similar to the subject property. Based upon

these sales, we have adopted a price of $160,000.00 per acre.
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Therefore, in our opinion the "as is" market value of the subject

property as of December 15, 2006, was:

TWENTY-EIGHT MILLION THIRTY THOUSAND DOLLARS

($28,030,000.00)

Allied Appraisers & Consultants, Inc.
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CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in
this appraisal report:

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 are my
personal, impartial, and unbiased professional analyses, opinions and
conclusions.

I have no present or prospective interest in the property that is the
subject of this report, and no personal interest with respect to the
parties involved.

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

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

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

My analyses, opinions, and conclusions were developed, and this
report has been prepared in conformity with the Uniform Standards of
Professional Appraisal Practice.

[ have made a personal inspection of the property that is the subject of
this report.

No one provided significant professional assistance to the person
signing this report.

The appraisal is in compliance with the Appraisal Institute’s Code of
Professional Ethics and Standards of Professional Appraisal Practice.

The client and third parties are advised that the Appraisal Institute has
the right to review this report.
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The use of this report is subject to the requirements of the State of
Florida relating to review by the Real Estate Appraisal Subcommittee
of the Florida Real Estate Commission.

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--M Al 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.

The Appraisal Institute conducts a program on continuing education
for its designated members. As of the date of this report, H. Neal
Scott has completed the requirements of the continuing education
program of the Appraisal Institute.

W YL =

H. NEAL SCOTT, MAL SRA
State-Certified General Appraiser RZ743
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QUALIFICATIONS

Professional
Membership

Experience

Educational

Background

Courses Attended

Partial Listing
of Clients

H. NEAL SCOTT, MAI, SRA
State-Certified General Appraiser RZ743

Appraisal Institute (MAI) Certificate No. 6215
Society of Real Estate Appraisers (SRA),

President, 1979, Southwest Florida, Chapter No. 186
Registered Real Estate Broker - State of Florida

President - Allied Appraisers & Consultants, Inc.

Full-time real estate appraiser since 1973.

Territory covered is the state of Florida, as well as selected areas
outside the state. Life-time resident of Fort Myers, Florida.

B.A. Degree - 1972 - University of Florida, Gainesville, Florida
Major: Business Administration/Real Estate
A.A. Degree - 1970 - Edison Junior College, Fort Myers, Florida

American Institute of Real Estate Appraisers:
Course 1A - Principles of Real Estate Appraising
Course 1B - Capitalization Theory and Techniques
Course II - Urban Properties
Course 1V - Litigation Valuation
Course VI - Investment Analysis
Society of Real Estate Appraisers:
Course 101 - Residential Property
Course 201 - Income Property Appraising
Numerous seminars and workshops by the Appraisal Institute and
others

Financial Institutions:

Northern Trust Bank, SunTrust Bank, Colonial Bank, AmSouth Bank,
Wachovia, Busey Bank, Bank of America, Riverside Bank, Republic
Bank, First National Bank of Florida, Florida Community Bank, First
Florida Bank, Orion Bank, TIB Bank of the Keys, Old Florida Bank

Law Firms:

Hal Adams, P.A.; Roetzel & Andress; Henderson, Franklin, Starnes
& Holt, P.A.; Cummings & Lockwood; The Pavese Law Firm;
Goldstein, Buckley, Cechman, Rice & Purtz, P.A.; Thompson Family
Law, P.A.; Becker & Poliakoff; Rubinstein & Holz; Goetz, Hartman
& Landsteiner
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Partial Listing of
Properties Appraised

Qualified Expert
Witness For

Public Agencies:

Resolution Trust Corporation, FDIC, City of Fort Myers, City of Cape
Coral, Collier County, The School District of Lee County, Office of
County Lands, Lee County Board of County Commissioners, City of
Sanibel, Lee County Port Authority, City of Fort Myers Community
Redevelopment Agency, The Trust for Public Lands

Others:

U.S. Home Corporation, Lennar, Arthur Rutenberg Corporation,
Mobil Oil, Texaco, Sun Oil, Seaboard Railroad, Taco Bell, IBM
Corporation, Florida Gulf Coast University, Colonial Homes, The
Weiner Corporation

Single family homes, apartment complexes, office buildings,
condominium projects, mobile home parks, shopping centers,
hotels/motels, warehouses, vacant acreage, subdivisions, special use
properties

Specialty assignments include highest and best use studies, feasibility
studies, market studies, buy versus build scenarios

Circuit Court of Lee County, Collier County, Charlotte County, and
Palm Beach County, United States District Court Middle District of
Florida, Federal Bankruptcy Court. Acted as a special magistrate for
Lee County, hearing real property assessed valuation appeals from
property owners and making recommendations to the Value
Adjustment Board.
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