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April 28, 2023 
 
Mr. Richard Neslund 
Southwest Aggregates 
14696 Olde Millpond Court  
Fort Myers, FL  33908 

Re: Appraisal of Real Property 
Southwest Aggregates 
16470 Tamiami Trail 
Punta Gorda, Florida  33955 
BBG File #0123106326 
 

Dear Mr. Neslund: 

In accordance with your authorization (per the engagement letter found in the Addenda of this report), an Appraisal 
Report of the above-referenced property has been prepared.  The value conclusion contained herein is applicable to 
March 29, 2023 the date of our last physical inspection.  Rob Hicks, MAI has appraised the subject property on four 
prior occasions, February 26, 2013, July 11, 2014, August 13, 2015, and October 1, 2017, but have provided no other 
services over the three-year period immediately preceding acceptance of this assignment, as an appraiser or in any 
capacity. 

The subject of this appraisal assignment is a 1,204-acre property located between the Cities of Punta Gorda, Fort 
Myers and Cape Coral, in Charlotte County, Florida.  The property rights appraised are Fee Simple subject to 
Perpetual Conservation Easements, as well as any other encumbrances of record. There are significant development 
restrictions/limitations to the areas encumbered by the Perpetual Conservation Easement that will be discussed 
later within this report. Additionally, all other development limitations and use restrictions applicable to the subject 
are detailed within the Regulatory section of this report. Your attention is directed to the body of this report for a 
more detailed description of the property, surrounding environs and valuation analysis.  

As of the valuation date of this report, the owner of record is Neslund Family LTD Partnership II and B P Limited 
Liability Company.  The subject is not currently listed for sale, nor is it under a sales contract.  This appraisal report 
is intended to be used Southwest Aggregates, Richard Neslund and designated representatives.  A secondary user 
may include the City of Cape Coral.   

The City of Cape Coral has a 2023 population of 211,192 which has grown from 164,323 just 10 years ago.  The City 
has a need for water to replenish freshwater canals north of Pine Island Drive during the dry season when water 
levels drop to a point where irrigation and fire protection are significantly impacted.  The subject of this appraisal is 
a limestone mining property that is nearly depleted of minable materials.  Thirty years of excavations at this site 
have created 580-acres of 20- to 25-foot-deep lakes/pits with the capacity to store more than 3.9-billion gallons of 
water.  This storage capacity and the proximity of this property to the freshwater canal need makes this property a 
unique solution to the water shortage issue.   

The property is located in a natural watershed between Babcock-Webb and Yucca Pens Wildlife Management Areas.  
A confining layer of limestone on the bottom of the pit limits seepage from the pits and 550 acres of preservation 
land that gather rainwater as well as the watershed from the 65,000- acre Babcock-Webb WMA upstream from the 
property provide natural replenishment sources for the reservoir.   

For the past four years up to 16-million gallons per day have been pumped into stormwater retention ditches that 
move water to Gator Slough and the freshwater canals beyond.  This method suffers from evaporation and 
transpiration delivering less than 70% of the pumped water to the destination and requires annual permitting 
through the Florida Department of Transportation.  A 36” pipeline has been designed that will extend under the 
roadside ditches in the US Highway 41 right-of-way with an estimated construction cost of $20- to $25-million. 

https://www.merriam-webster.com/dictionary/evaporation
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The property owner and City officials of Cape Coral have been negotiating a potential purchase of the subject 
property as a permanent solution to this water issue.  The intended use of this report is to form an opinion of the 
Use Value as a Water Storage Reservoir.  No other intended users or uses are known or presumed in this analysis.   

This appraisal has been prepared in accordance with Standard Rule 2-2(a) of the Uniform Standards of Professional 
Appraisal Practice as approved by the Appraisal Standards Board of the Appraisal Foundation and is classified as an 
Appraisal Report.  The report describes significant data and analysis in support of the assignment results with a 
thorough reporting of the relevant data, analysis, and conclusions.  The undersigned have no current or prospective 
interest in the subject property, or the parties involved.  This appraisal report is subject to the following extraordinary 
assumptions and hypothetical conditions. 

 
 

 

This letter must remain attached to the report, which should be transmitted in its entirety, in order for the value 
opinions set forth above to be relied upon by the intended users.  BBG, Inc. appreciates the opportunity to have 
performed this appraisal assignment on your behalf. If we may be of further service, please contact the Client 
Manager. 

Sincerely, 

 
 

Extraordinary Assumptions - The total water storage capacity of the subject mining pits as provided by Southwest

Engineering and Des ign, the engineering company is reported to be 12,000 acre-feet. Our

value estimate is contingent upon this capacity. We reserve the right to revise our value

estimate in the event that the total  capacity di ffers  from what has  been used herein.

- It i s assumed the required permits necessary for the mined pits to operate as ful ly

functional water storage reservoirs capable for storage and discharging of water wi l l be

forthcoming from the requis i te agencies and that the reservoir use is a legal ly permiss ible

use of the property.

- Sizes of the overa l l s i te, lakes and conservation areas are based on information obtained

in the publ ic records , County Property Appraiser’s webs ite and information provided by the

cl ient. If more accurate information becomes avai lable regarding the s ize of the property or

a l location of lands , our va lue estimates  may be subject to revis ion.

Hypothetical Conditions - In the preparation of the Cost Approach, a hypothetica l condition that the subject s i te is

unmined was used to determine the total cost to acquire and develop a water storage

reservoir on a  property where none a lready exis ts .

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

The values presented within this appraisa l report are subject to the extraordinary assumptions and hypothetica l conditions

l i s ted below. Pursuant to the requirement within Uniform Standards of Profess ional Appraisa l Practice Standards , i t i s

s tated here that the use of any extraordinary assumptions and/or hypothetica l conditions might have affected the

ass ignment results .

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Value In Use Fee Simple March 29, 2023 $38,000,000 

MARKET VALUE CONCLUSION

Robert C. Hicks , MAI Kyle A. Catlett, MAI

State-Certi fied General  Real  Estate Appraiser State-Certi fied General  Real  Estate Appraiser

RZ1059 RZ3875

rhicks@bbgres .com kcatlett@bbgres .com
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SUBJECT PROPERTY  

 

Aerial view from across Tamiami Trail (US Hwy 41) looking northeast across the subject property 

 

Entrance to the mine from US Highway 41 and the current excavation area 
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Southwest corner of the property showing the flowage ditches, equipment yard and rock crushing area 

 

Equipment maintenance yard at the southwest corner of the property 
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Equipment maintenance yard 

 

Looking north and east across drainage ditches and primary excavation 
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Looking across the east portion of the primary pit with the smaller pit in the background 

 

Looking northeast across the rock processing area 
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Looking southwest across the rock processing area with the County landfill in the distance 

 

Looking west at the current excavation cell in the northwest corner of the property 
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Current excavations 

 

Looking west across the primary excavation pit from southeast corner 
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Looking east across the conservation area at the rear of the subject and smaller secondary pit 

 

Looking west across northern portion of primary excavation pit 
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Current excavation cell viewed from south 

 

Conservation area with secondary pit in the background looking southwest 
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Conservation easement area with primary excavation pit in the background 

 

Conservation area between railroad and Interstate 75 looking north, corrections facility in the distance 
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Looking south along railroad and Interstate at conservation easement area 

 

County land fill located across US 41 from the subject 
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Street Scene: Northbound along US Highway 41 from the subject 

 

Street Scene: Southbound along US Highway 41 from the subject 
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SUMMARY OF SALIENT FACTS  
 

 

APPRAISAL INFORMATION

Client

Intended Users

Intended Use

Property Rights Appraised

Date of Inspection

Marketing Time

Exposure Time

Owner of Record

Property Contacts

Highest and Best Use

PROPERTY DATA

Property Name

Address

Location

Property Description

County

Parcel Number

Census Tract No.

Legal Description

Site Area

Excavated Mining Pits (580.00 acres )

Unencumbered Uplands (75.00 acres )

Conservation Easement (550.00 acres )

Total (1,205.00 acres )

Zoning

Future Land Use

Flood Status

Rural  Community Mixed Use

This appra isa l i s to be used for form an opinion of the Use Value as a Water Storage

Reservoir

Southwest Aggregates

14696 Olde Mi l lpond Court

Fort Myers , FL  33908

This appra isa l report may only be rel ied upon by the cl ient and intended user(s ) named

herein Southwest Aggregates , Richard Nes lund and des ignated representatives . A

secondary user may be the Ci ty of Cape Cora l .

Va lue In Use- Fee Simple subject to encumbrances  of record

Personal inspections of the property were made on August 13, 2015, July 11, 2014, February

26, 2013 and March 29, 2023. Severa l drive-by inspections have been made s ince and

reviews  of aeria l  maps  have been made as  wel l

12 months

12 months

Nes lund Fami ly LTD Partnership II  and B P Limited Liabi l i ty Company

Richard Nes lund, property owner, and Howard DeVane, genera l manager of Southwest

Aggregates , have been interviewed severa l  times  in the past severa l  years .

PD-20-00003; Planned Development

Southwest Aggregates

16470 Tamiami  Tra i l

Punta  Gorda, Florida   33955

East s ide of Tamiami Tra i l (US Highway 41) west s ide of Interstate 75, south s ide of

Orange Blossom Boulevard located north of the Lee County l ine in Charlotte County,

Florida

Water Storage Reservoir

Charlotte County

422420427001, 422421300004, 422427300001, 422427300002, 422427300003, 422428126001,

422428200001, 422428300001, 422428400001, 422429151001, 422429152001, 422429152002,

422429300001, 422429300002, 422429300003, 422429300004, 422429300005, 422429400001,

422429476003, 422430426009, 422430426010, 422430476001, 422434200001, 422435300002

0105.06

Metes and bounds description. Too lengthy to reproduce here. See Addenda for ful l lega l

description

Water s torage reservoir

Zone D is a Specia l Flood Hazard Area (SFHA) with poss ible but undetermined flood

hazards . No flood hazard analys is has been conducted. Flood insurance rates are

commensurate with the uncerta inty of the flood risk.
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IDENTIFICATION OF THE APPRAISAL PROBLEM
This subject of this appraisa l ass ignment is 1,204-acre mining property that is nearing the end of i ts minable reserves .

Based upon current demand and his torica l production, there are approximately five years of reserves remaining. In

estimating the value of such a property, a great deal of emphas is must be placed upon the Highest and Best Use analys is

in determining the types of uses that this property can be put to based up its unique set of phys ica l and legal

characteris tics .

When apprais ing a type of property that is not commonly exchanged it may be di fficul t for an appraiser to determine

whether or not an opinion of market value can be reasonably supported. Whi le the subject might be cons idered

somewhat of a l imited-market property, i t i s our opinion that a mining property is not a "specia l purpose property”. For a

property to be cons idered a specia l purpose property, i t cannot general ly be converted to other uses . It must have a

phys ica l des ign or features particular to a speci fic use. A specia l purpose property has no market other than to an

owner/user and no economical ly feas ible a l ternative use.

One poss ible use of the former mining pits would be as a water storage reservoir. Specia l purpose properties l ike water

storage reservoirs are commonly valued principal ly based upon the Cost Approach. The lack of local market sa les of

s imi lar reservoirs i s one indication that there is l imited demand for such a property use. From a local perspective, there

could be interest in water s torage from severa l  sources  to include the Ci ties  of Cape Cora l  and Fort Myers  to the south and 

Punta Gorda and Port Charlotte to the north. Quite poss ibly Florida Power & Light, and of course the South Florida Water

Management Dis trict could be alternate users . However, the costs associated with transporting water from this fixed

location decrease the feas ibi l i ty as  dis tances  increase.

Moreover, whi le "specia l purpose properties” are rarely bought and sold in the open market, i t i s the opinion of the

appraisers that just because there is a dearth of sa les within the subject's sphere of influence, there are few local ly

known reservoirs l ike the subject yet within the State of Florida and other states . Whi le there may be some pits

remaining after l imerock or phosphate mining operations are complete, none appear to have the geologica l formation

cons idered s imi lar to the subject, with the l ikely exception of Palm Beach Aggregates . This type of use is driven by

demand for water s torage which has  been expressed by the nearby Ci ty of Cape Cora l . 

Where these conditions exis t, such as in the areas in and around Denver, Colorado to include Denver i tsel f, the City of

Thornton, Ci ty of Aurora, Ci ty of Westminster, Ci ty of Arvada and purchases made by the Consol idated Mutual Water

Company in these areas , sa les , as wel l as Options and purchase Agreements are numerous and, therefore, provide

market data  from which to estimate va lue.  Again, s imply because there have been no sa les  of reservoirs  loca l ly, does  not 

mean that there i s  no demand for such a  use.

This type of property has a l imited number of potentia l buyers at a particular time making i t a Limited-market Property.

Throughout Florida there are known to be governmental , and quas i -governmental prospective users of these reservoirs .

Moreover, in other arid portions of the United States , where there are former gravel pi ts , lakes , sa l t domes, dried up lake

beds , and ASR's avai lable, they have been purchased or leased in order to meet the demand for water storage. As

population continues to increase in Florida, the demand for clean water grows especia l ly south of Centra l Florida. If

there are exis ting pi ts  ava i lable and sui table for water s torage, there wi l l  be market demand ei ther now or in the future.

Real property may have both a Use Value and a Market Value. Limited-market properties may be appraised for market

value based on their current use or the most l ikely a l ternative use. If a market exis ts for a l imited-market property, the

appraiser must search di l igently for whatever evidence of market value is avai lable. We have done so in this ass ignment

by searching the enti re United States  for sa les  and leases  of reservoirs  and/or vessels  for water s torage.  Whi le Florida  i s  

fas t becoming an emerging market, there are other states that have s imi lar water storage needs where more sales and

leas ing activi ty exis t.

Investment Value is defined as the value of the property to of a speci fic investment to a particular investor. The

Investment Value real ly l ies with the l imerock excavation and production operation and not with the reservoir use,

a l though cons iderable capita l was required to dig and process the rock. Again, this relates more to the bus iness than

the real  es tate i tsel f.

Publ ic interest va lue has become a highly controvers ia l i s sue in recent his tory. The defini tion of Publ ic Interest Value is

a general term covering a plethora of valuation concepts that ul timately relate to the highest and best use of the property

for non-economic uses , such as preservation or conservation. The subject is not being cons idered for ei ther of the

aforementioned, as there are certa inly economic uses of the property including res identia l and recreational . It i s the

pos i tion of the Appraisa l Insti tute that: 1) If the purpose of an appraisa l ass ignment is to estimate market value, then

the highest and best use(s ) of the property to be appraised must be economic use(s ); and 2) preservation and

conservation uses are not required as an alternative to be cons idered in the highest and best use analys is . There are

economic uses  of the subject that are not publ ic interest related.  
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Anticipation Value is created by the anticipation of benefi ts to be derived in the future. Va lue is

based not on his torica l demand, but upon market participants perception of the future

benefi ts  of acquis i tion.  

Change The dynamic nature of socia l , economic, governmenta l , and environmenta l forces that

influence rea l property va lue accounts for change. Sometimes change is not eas i ly

discernable. As appra isers , we must identi fy both current, as wel l as anticipated

changes in the market that can influence a property's va lue. We have attempted to

address the changes in this particular market where water storage reservoir sa les are not

as  preva lent as  they are in other markets  across  the nation.

Supply & Demand With the interaction of the four bas ic factors that create va lue and the economic principle

of supply and demand, we find that the uti l i ty of the property, i ts relative scarci ty, the

des i re to acquire i t, coupled with the effective power to buy it, a l l influence the supply

and demand for the property.  These forces  are evident as  relates  to the subject.

Substitution This principle states that when severa l a l ternatives are ava i lable, the one with the

lowest price tends to attract the greatest demand. This relates to the cost of acquiring

water from other sources or constructing an alternative reservoir on another s i te versus

the acquis i tion of an exis ting pit. Property va lues tend to be set by the price of cost to

purchase a s imi lar s i te and construct a reservoir of equiva lent uti l i ty (e.g. nonporous ,

adjacent to a canal system, s imi lar dynamics relating to depth that decrease water loss

through evaporation) and assuming no undue cost due to delay (e.g. other financing,

permits , etc.).

Contribution This principle states that the value of a particular component (e.g. exis ting dug or

proposed excavated pits ) i s measured in terms of i ts contribution to the value of the

whole property. The contribution of the improvements made, especia l ly in areas

experiencing a trans i tion, may represent an under-uti l i zation of the land. The interim

use (e.g. l imerock mining operation) wi l l continue unti l such time as complete or

economica l ly feas ible for an a l ternative use.

Externalities This  principle s tates  that factors  extend to a  property (e.g. canal  system, water sheet flow, 

roads , uti l i ties , proximity to a need) can have a pos i tive influence on its va lue. Real

estate is influenced more heavi ly by external i ties than perhaps any other economic good,

service, or commodity. 

The bas ic rea l  es tate va luation principles  used in the analys is  of this  appra isa l  ass ignment are l i s ted and expla ined as  

fol lows.

BASIC REAL ESTATE VALUATION PRINCIPLES

As of March 29, 2023

Cost Approach $74,500,000 $6,208 per Acre-foot

Land Value $14,500,000 $12,033 per Gross  Acre

Sales Comparison Approach $48,000,000 $4,000 per Acre-foot

Income Capitalization Approach $30,900,000 $2,575 per Acre-foot

Approach Reliance Income & Cost

Use Value $38,000,000

Exposure Time (Months) 12

Marketing Time (Months) 12

VALUE INDICATIONS
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Extraordinary Assumptions - The total water storage capacity of the subject mining pits as provided by Southwest

Engineering and Des ign, the engineering company is reported to be 12,000 acre-feet. Our

value estimate is contingent upon this capacity. We reserve the right to revise our value

estimate in the event that the total  capacity di ffers  from what has  been used herein.

- It i s assumed the required permits necessary for the mined pits to operate as ful ly

functional water storage reservoirs capable for storage and discharging of water wi l l be

forthcoming from the requis i te agencies and that the reservoir use is a legal ly permiss ible

use of the property.

- Sizes of the overa l l s i te, lakes and conservation areas are based on information obtained

in the publ ic records , County Property Appraiser’s webs ite and information provided by the

cl ient. If more accurate information becomes avai lable regarding the s ize of the property or

a l location of lands , our va lue estimates  may be subject to revis ion.

Hypothetical Conditions - In the preparation of the Cost Approach, a hypothetica l condition that the subject s i te is

unmined was used to determine the total cost to acquire and develop a water storage

reservoir on a  property where none a lready exis ts .

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

The values presented within this appraisa l report are subject to the extraordinary assumptions and hypothetica l conditions

l i s ted below. Pursuant to the requirement within Uniform Standards of Profess ional Appraisa l Practice Standards , i t i s

s tated here that the use of any extraordinary assumptions and/or hypothetica l conditions might have affected the

ass ignment results .
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PROPERTY TRANSACTION  H ISTORY  
In the absence of a title search or chain of title, the subject property sales history has been determined from the 
Charlotte County Tax Roll and Official Records.  After a search of the public records, we have found no arm’s length 
transactions involving this property in the past five-year reporting period.  The property was assembled by the 
current owners over several years beginning in 1996.  The most recent transaction was in 2009.  Southwest 
Aggregates has a royalty agreement with the property owner, Neslund Family Partnership, to mine the property.  
There is also an agreement with the City of Cape Coral to supply raw water via roadside ditch to the freshwater 
canals west of Gator Slough.  The property is not currently listed for sale and we were not apprised of any contracts 
or offers to lease or purchase the property. 

There have been no other known transactions of the subject property within the three years prior to the effective 
date of this appraisal. 
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SCOPE OF WORK  
The scope of work best defines the needs of the client and intended users of the report and dictates what factors an 
appraiser considered during the valuation process. The scope of work summarized below has been deemed 
acceptable as it meets or exceeds both the expectations of parties who are regularly intended users for similar 
assignments and what an appraiser’s peers’ actions would be in performing the same or a similar assignment. As 
such, the scope of work summarized below is deemed appropriate for this assignment based on its parameters and 
will produce credible assignment results. Additional scope details are included in appropriate sections of this report.  

SCOPE OF THE INVESTIGATION 

General and Market Data Analyzed ▪ Regional economic data and trends 

▪ Market analysis data specific to the subject property type 

▪ Published survey data 

▪ Neighborhood demographic data 

▪ Comparable cost, sale, rental, expense, and capitalization rate data 

▪ Floodplain status 

▪ Zoning and Future Land Use information 

▪ Property Appraiser and Tax Collector’s information 

▪ Interviewed professionals knowledgeable about the subject’s property type 
and market 

Inspection Details The property was personally inspected and photographed by Robert C. Hicks, MAI 
and Kyle A. Catlett, MAI on March 29, 2023.  In the preparation of this report, the 
appraisers interviewed the owner of the property, Richard Neslund, the general 
manager of Southwest Aggregates, Howard DeVane, the mining engineer, Gary 
Bayne, the City of Cape Coral Utilities Director, Jeff Pearson and the City of Cape Coral 
Real Estate Director, Dawn Andrews. 

Property Specific Data Requested 
and Received 

 

Data Requested, but not Provided 

 

PROPERTY DATA RECEIVED

Historica l  operating statements

Leases

Site plan

Phase 1 ESA

Previous  appraisa l

Engineering Documents

Conceptual  Development Plan

DATA REQUESTED, BUT NOT PROVIDED

Current year operating statement

Title report

ALTA survey
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Data Sources 

 

VALUATION METHODOLOGY 

Most Probable Buyer To apply the most relevant valuation methods and data, the appraiser must first 
determine the most probable buyer of the subject property. Based on the analyses 
presented, the most probable buyer of the subject property would be an Owner-
User or Government Entity. 

Valuation Methods Utilized This appraisal employs all three typical approaches to value: the Cost Approach, the 
Sales Comparison Approach, and the Income Capitalization Approach. Based on our 
analysis and knowledge of the subject property type and relevant investor profiles, 
it is our opinion that all approaches would be considered meaningful and applicable 
in developing a credible value conclusion. 

 

 

LEVEL OF REPORTING DETAIL 

Standards Rule 2-2 (Real Property Appraisal, Reporting) contained in USPAP requires each written real property appraisal 
report to be prepared as either an Appraisal Report or a Restricted Appraisal Report.  

This report is prepared as an Appraisal Report. An Appraisal Report must at a minimum summarize the appraiser’s analysis 
and the rationale for the conclusions.  

 

 

Site Size

Bui lding Size

Tax Data

Zoning Information

Flood Status

Demographics  Reports

Comparable Land Sa les

Construction Cost Data

Comparable Improved Sa les

Comparable Improved Leases

Subject Historica l  Expenses

Publ ic records , provided drawings

Property Contact

Property Appra iser/Tax Col lector

Zoning and Planning Dept

FEMA

Spotl ight

Local  brokerage community
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Value in Use or Use Value “The value of a property assuming a speci fic use, which may or may not be the property’s

highest and best use on the effective date of the appraisal . Value in use may or may not

be equal  to market value, but is  di fferent conceptual ly.”

DEFINITIONS

This appraisal estimates the Use Value in the l imited-market property described herein as a water storage reservoir.

This  appraisal  i s  based on the defini tion of Use Value set forth by The Dictionary of Real  Estate Appraisal , 6th Edition.  
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REGIONAL DESCRIPTION  
The short- and long-term value of real estate is influenced by a variety of factors and forces that interact within a 
given region. Regional analysis serves to identify those forces that affect property value, and the role they play within 
the region. The four primary forces that influence real property value include environmental characteristics, 
governmental forces, social factors, and economic trends. These forces determine the supply and demand for real 
property, which, in turn, affect market value. 

REGIONAL MAP  

 

ECONOMIC &  DEMOGRAPHIC PROFILE  

The following profile of the Cape Coral-Fort Myers, FL MSA was provided by Economy.com, a leading provider of economic, 
financial, and industry information. 
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NEIGHBORHOOD DESCRIPTION  
INTRODUCTION  

A market area is the geographic area in which the subject property competes for the attentions of market 
participants; the term broadly defines an area containing diverse land uses. Market areas are defined by a 
combination of factors including physical features the demographic and socioeconomic characteristics of the 
residents or tenants, the condition of the improvements and land use trends. Market area analysis focuses on the 
identification of boundaries and the social, economic, governmental, and environmental influences that affect the 
value of real property within those boundaries. In conducting market area analysis, the competitive supply and 
demand for the subject property is more directly addressed.  

The purpose of a market area analysis is to provide a bridge between the study of general influences on all property 
values and the analysis of a particular subject. Market area boundaries are identified by determining the area in 
which the four forces that affect value (social, economic, governmental, and environmental) operate in the same 
way they affect the subject property. Interaction of the various components influencing these four forces often 
results in the dissimilarities regarding the length of time between the stages of a market area’s life cycle. 
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GENERAL DATA 

Neighborhood Boundaries North - Bermont Road (CR 74) 
South - Del Prado Boulevard/ 
  Mellow Drive (Lee County) 
East - State Road 31 
West - Burnt Store Road / CR 765 

Predominant Development This is a rural area bisected by US Highway 41 and Interstate 75 that is 
primarily an agricultural area of ecologic significance. 

Percent Built-Up 10%-15%, the Babcock-Webb Wildlife Management Area comprises a large 
portion of the neighborhood. 

Growth Rate Slow 

Property Values Property values in the subject’s immediate are beginning to stabilize and 
increase slightly after a long period of decline. 

Supply & Demand There are vacant tracts of land available for sale in this area, and several 
platted residential subdivisions with paved roads and utilities that have 
been mostly undeveloped, indicating greater supply than demand. 

Marketing Time Marketing times for properties depend on the seller's expectations in the 
current market, the property type, and the location.  These generally have 
been ranging from 12 to 18 months, if properties are reasonably priced. 

 A mixture of pastureland, residential, mobile home park, mining, parks and 
recreation, conservation and government lands on the interior with a few 
commercial uses along Tamiami Trail.  

Change in Utilization Eventually more residential development will occur in the developable 
areas of the neighborhood as the nearby areas are built out and the 
infrastructure improves.  However, this is not likely in the near-term 
foreseeable future. 

Area Reputation Fred C. Babcock / Cecil B. Webb (“Babcock-Webb”) Wildlife Management 
Area, a 65,758-acre preserve, including the 14,577-acre Yucca Pens Unit is 
surrounded by residential development, citrus groves, and improved 
pasture.  Babcock-Webb is among the last undeveloped expanses of hydric 
(wet) pine flatwoods in southwest Florida.  The area is primarily known as a 
rural wetlands preservation area. 

PHYSICAL CHARACTERISTICS  

Location The neighborhood is in an unincorporated portion of southwest Charlotte 
County, situated southeast of Port Charlotte and Punta Gorda, north of 
Cape Coral and northeast of Fort Myers. 

Linkages North/South 

Interstate 75, US 41 (Tamiami Trail), State Road 31, and County Road 765 
(Burnt Store Road) 

East/West 

Belmont Road, Truckers Grade Boulevard, Zemel Road, Del Prado 
Boulevard, Mellow Drive 
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Residential Developments Sun & Shade Campground, Tropical Palms Mobile Home Park, Raintree RV 
Resort, Heron’s Glen Subdivision, Magnolia Landing Subdivision,  Pinelakes 
Subdivision, Fountainview RV Park, Burnt Store Colony Mobile Home Park 

Adequacy of Utilities Overall, the following services are provided. 

Electric: Florida Power & Light, Lee County Electric Cooperative 

Natural Gas: TECO 

Telephone: Embarq, Comcast, Vontage 

Water & Sewer: Florida Water Services, Charlotte County Utilities, City of 
Punta Gorda, Englewood Water District, Charlotte Harbor Water 
Association. 

There are no public water or sewer services in the area of the subject 
property and throughout most of the subject neighborhood.  Well and 
septic systems are used in this area. 

Commercial Developments Young Trucking, Burnt Store Auto and Trailer, Hubcap and Wheel of 
Charlotte, Horner’s Auto Repair, Camper Depot RV, Skip Eppers, Southwest 
Aggregates, Stone Factory, Zemel Road Landfill, St. Therese Catholic 
Church, Fairway Lakes Country Club, Holy Trinity Presbyterian Church, 
Grace Baptist Temple, Publix Supermarket at Del Tura Plaza, Bank of 
America, Del Tura Country Club, Great Western Auto Upholstery, Custom 
Carts Inc, Mader Electric Motors, Time Warner Cable, Pine Shadows Airpark 

General Appearance Fair to Average 

Appeal to Market Fair to Average, remote 

SOCIAL CHARACTERISTICS  

Population The 2016 population of Charlotte County was 178,465 with an expected 
growth to 176,300 in 2020.  Within the subject census tract area, the 
population is 2,353. 

Education Levels   7% - Not a High School Graduate 
36% - Graduate of High School 
45% - Attended Some College 
13% - College Graduate 
  7% - Graduate Degree 

Employment Types 32% - Sales 
20% - Service 
16% - Blue Collar 
11% - Manager/Professional 
  2% - Skilled Labor 
  2% - Administrative 
  1% - Technical 
  1% - Farming 

Nuisances & Hazards Rock mining, Zemel Road Landfill, Charlotte Correctional Institute, 
occasional flooding, lack of public utilities 

Support Services Limited and generally located along Tamiami Trail. 
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ECONOMIC CHARACTERISTICS   

Predominant Ownership Type Single family residential, and a mix of owner user and leased fee for 
commercial, industrial and office uses. 

Property Rent Levels Below average for the county 

Property Value Levels Below average for the county 

Vacancy Rates For Properties Average 

Effective Ages of Properties New to 50 years 

Changes in Property Use Unlikely in the near-term foreseeable future 

GOVERNMENTAL CONSIDERATIONS  

General Land Use Plan The Future Land Use designations in this area include Residential, 
Agricultural, Suburban, Community Suburban. 

Tax Burden Typical for this area of Charlotte County. 

Quality of Support Facilities Average quality but limited quantity 

Any Applicable Restrictions None noted, other than those of the County zoning and future land use 
classifications, flood plain and building codes.  

ENVIRONMENTAL CONSIDERATIONS  

Natural Features Babcock-Webb Wildlife Area, Charlotte Harbor, Gulf of Mexico, 
Caloosahatchee River 

Man-made Features Charlotte County Airport, Zemel Road Landfill, Charlotte Correctional 
Institution, Interstate 75, CSX Railway and the surrounding road system. 

Flood Data There is a large natural water shed extending southwestward across the 
neighborhood from the Babcock-Webb Wildlife Area to Charlotte Harbor.  
The neighborhood is generally located within the 100-year flood prone 
area. 

Traffic Conditions This is a rural area and does not suffer from extreme traffic congestion 
found in the urban areas. 

Charlotte Flatwoods Hydrologic 
Restoration Project 

The Cecil Webb WMA is the headwaters of the Charlotte Flatwoods Area 
which has historically drained west towards Matlacha Pass via the 20,000-
acre Yucca Pens Unit.  Over the years flow pathways have been altered by 
development of farms, mining and residential lands on either side of I-75.  
These developments have berms along their parameters that block the 
historic flow pathways to Yucca Pens.   

 These flow restrictions cause lower water depths and shorter hydroperiods 
in the Yucca Pens Unit west of I-75.  There is a joint effort initiative that 
includes several governmental agencies to restore the flow pathways.  
Based on size, use and location, the subject property has been targeted as 
one possible flow pathway to resolve this issue.  The appraisers recently 
appraised a nearby property that was acquired by the Trust for Public Lands 
to accommodate the restricted water flow pathway. 
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THREE-,  F IVE- ,  AND TEN-M ILE RADII  
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DEMOGRAPHICS  
The following data highlights the neighborhood demographics for the 3, 5, and 10-mile radii from the subject, as 

provided by Claritas Inc.  

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA 

  

16470 Tamiami 
Trail - 3 mi. 

16470 Tamiami 
Trail - 5 mi. 

16470 Tamiami 
Trail - 10 mi. 

Description Totals Totals Totals 

Population 
   

2028 Projection 5,230 21,772 157,116 

2023 Estimate 4,580 18,951 142,206 

2020 Census 4,147 17,018 132,376 

2010 Census 2,547 11,332 106,189 

2023 Est. Median Age 69.50 66.05 52.79 

2023 Est. Average Age 63.47 56.94 48.85 

Households 
   

2028 Projection 2,633 10,177 65,542 

2023 Estimate 2,286 8,871 59,411 

2020 Census 2,060 7,987 55,368 

2010 Census 1,176 5,309 45,080 

2023 Est. Average Household Size 1.85 2.10 2.35 

2023 Est. Households by Household Income (%) 
   

Household Income < $15,000 6.3 6.0 8.2 

Household Income $15,000 - $24,999 6.7 8.2 8.8 

Household Income $25,000 - $34,999 7.0 8.4 8.7 

Household Income $35,000 - $49,999 10.4 12.5 12.3 

Household Income $50,000 - $74,999 28.2 28.3 19.7 

Household Income $75,000 - $99,999 16.4 14.3 14.4 

Household Income $100,000 - $124,999 9.7 8.2 10.7 

Household Income $125,000 - $149,999 5.2 4.7 6.5 

Household Income $150,000 - $199,999 4.4 4.3 5.2 

Household Income $200,000 - $249,999 2.0 1.9 2.5 

Household Income $250,000 - $499,999 2.8 2.2 2.2 

Household Income $500,000+ 1.0 1.0 1.0 

2023 Est. Average Household Income $85,373 $80,924 $83,496 

2023 Est. Median Household Income $67,100 $62,838 $64,732 

2023 Est. Tenure of Occupied Housing Units (%)       

Owner Occupied 94.7 87.1 79.3 

Renter Occupied 5.3 12.9 20.7 

2023 Est. Median All Owner-Occupied Housing Value $290,362 $237,545 $260,304 

Source: 2023 Claritas, Inc.       
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NEIGHBORHOOD CONCLUSIONS  

The subject neighborhood is located in an unincorporated portion of southwest Charlotte County between the cities 
of Port Charlotte and Fort Myers.  This is a rural area predominately undeveloped.  There are areas of residential 
development at the north and south boundaries of the neighborhood and near the Burnt Store Marina area on the 
west side of the neighborhood.  Most of the commercial uses are located along Tamiami Trail, or US Highway 41. 

The Babcock-Webb Wildlife Area is a 65,000-acre preserve located in the northeast portion of the subject 
neighborhood.  This area is full of wetlands and there is a natural water shed southwestward through the subject 
neighborhood toward the southern end of Charlotte Harbor.  The environmental nature of this area has affected 
development in the neighborhood.  The Charlotte Flatwoods Initiative is in the process of trying to restore the natural 
flow of water and lengthen hydro periods of historic wetlands within Yucca Pens. 

There have been few new developments in this area over the past 10 to 20 years.  Public water and sewer services 
are not currently available.  The county land fill and a prison are located in this area of the county.  There are many 
platted subdivisions in Lee County to the south of this area that have been developed but still have a number of 
unimproved lots available.  Population in the Cape Coral area has been steadily increasing for the past 15 years.  A 
more recent residential development south of the subject on the east side of Tamiami Trail has fared a little better 
due to golf course and club house amenities.  However, a planned residential development abutting the subject to 
the south has been indefinitely put on hold.  It is anticipated that over the next 20 years, areas to the north and 
south will build out and residential development including the extension of utilities will move to this area.  Limited 
development activity is expected in the interim. 

. 
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S ITE DESCRIPTION  
The subject of this appraisal assignment is a large tract of land located in Charlotte County, Florida.  The property 
has been assembled by the current property owner between the years of 1996 and 2009 for the intended use of 
commercial excavation of limestone deposits.  There are 550 acres at the rear of the property (east of the mining 
pits) that are encumbered by numerous Perpetual Conservation Easements.  These areas are being maintained as 
wetland habitat and may never be developed.   

S IZE AND SHAPE  

The subject property consists of twenty-four (24) tax parcels listed on the Charlotte County Tax Rolls.  The entire 
property is bisected by a railroad right-of-way, unpaved right-of-way for Orange Blossom Boulevard, and divided 
into two primary tracts.  The area of the property has been provided by Mr. Gary W. Bayne, P.E., a mining engineer 
with Southwest Engineering and Design.   

According to the mining engineer, the total land area of the subject is 1,205 acres.  Of this total, approximately 550 
acres are encumbered by Perpetual Conservation Easements “PCE’s” discussed in more detail, herein.  Therefore, 
the total unencumbered area is 655 acres.  The unencumbered property can be divided into 580 acres of water-filled 
mining pits and 75 acres of uplands surrounding the pits.  These land allocations provided by Southwest Engineering 
are summarized in the following grid. 

BREAKDOWN OF LAND AREAS 

  Mining Pits Uplands Conservation Total 

Acres 580 75 550 1,205 

ROAD FRONTAGE 

The primary mining parcel has street frontage on Tamiami Trail, also known as US Highway 41 and/or State Road 45.  
The subject has four lots totaling 788 feet of combined frontage on the east side of Tamiami Trail.  Along the north 
side of the primary tract, there is 6,507 feet of frontage along Orange Blossom Boulevard and 1,430 feet along 
Nasturtium Drive.  The conservation parcel to the rear fronts Interstate 75 for approximately three miles and is 
adjacent to the CSX railroad right of way.  Visibility and exposure are good. 

INGRESS/EGRESS/ACCESS  

The property has three access points along Tamiami Trail, with a combined total of 788 feet of frontage providing 
access to the property.  The middle lot has a highway drainage swale along its frontage providing no access without 
constructing a culvert.  Additionally, there is 6,507 feet of frontage along Orange Blossom Boulevard and 1,430 feet 
along Nasturtium Drive.  The majority of this frontage is along the lake with a perimeter berm, and along the 
conservation easement areas where ingress and egress are not physically possible.  Current physical access to the 
mining pits is via a graded haul road at the northernmost Tamiami Trail frontage. There is no rail spur or direct access 
to the railroad.  There is no direct access to the Interstate.  Access is north along Tamiami Trial to an interstate 
interchange at Tuckers Grade.  This access is adequate for the mining and/or water reservoir uses. 

TOPOGRAPHICAL FEATURES  

The subject can be described with three distinct topographic areas.  The mining areas have been excavated resulting 
in man-made lakes divided by sandy berms.  There is a perimeter ditch surrounding the mining areas.  Wetlands in 
the eastern portion property have been restored for conservation and are comprised of a series of man-made ponds 
surrounded by native vegetation with unpaved vehicular pathways throughout.  The remaining upland areas are 
used for access around the pits and are partially wooded and relatively level.   
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FLOOD PLAIN DATA 

According to Flood Insurance Rate Maps 12015C 0450 G, revised December 15, 2022, the subject property is located 
in Flood Zone D.  FEMA describes Flood Zone D as areas with possible but undetermined flood hazards. No flood 
hazard analysis has been conducted.  Flood insurance rates are commensurate with the uncertainty of the flood risk.  
The FIRM Flood Insurance Rate Map for this area is located on the following page. 

ENVIRONMENTAL CONCERNS  

The subject property is located proximate to the 65,758-acre Babcock-Webb Wildlife Area.  This area of Charlotte 
County has a large number of wetlands and conservation areas and limited commercial and/or residential 
development.  The subject properties under consideration by the Charlotte Flatwoods Initiative as a potential flow 
pathway to move floodwaters from east of I-75 to the Yucca Pens area west of US Highway 41.  The natural flow of 
water is illustrated in one of the following graphics.  We observed no endangered species or endangered habitats 
during our inspection.   

Upon physical inspection, we observed an above ground petroleum storage container shown in photograph herein.  
We observed no apparent leakage or evidence of ground contamination from the tank.  No other environmental 
concerns were apparent at the time of inspection; however, the appraisers are not trained experts in the 
identification of environmental problems, and an inspection by environmental specialists is recommended if there 
are any questions regarding such issues for the subject property.  The subject property has been appraised as if no 
environmental hazards exist in accordance with Advisory Opinion 9 of the Uniform Standards of Professional 
Appraisal Practice adopted by the Appraisal Foundation, effective January 1, 2001. 

SOILS  

According to the USDA Natural Resources Conservation Services Soil Survey website, the largest component of the 

subject site is comprised for water.  Hydric soils make up approximately 26% of the property. The upland areas of 

the site are predominantly comprised of Wabasso sand varieties with 0 to 2 percent slopes.  Sandy soils make up 

approximately 40% of the property.  More detail can be found in the graphic following this section. 

GEOLOGY  

We have been provided with a Boring Location Plan and Soil Boring Logs report on the primary parcel from 1998 and 
a Geotechnical Exploration report dated February 6, 2009 for the future mining area.  This area was previously 
labeled “Phase 4 Addition” but has now been combined with the current mining area as part of Phase 6.  From these 
reports, it appears that the property contains shell base, shell rock base, limerock, aggregates, structural fill material 
and drain field percolation sale up to a depth of 23 feet at which point there is a confining layer to the surficial 
aquifer. 

M INABLE  RESERVES  

The majority of the subject’s mineable acreage has been depleted of limestone reserves.  The remaining mineable 
reserves are located in Phases 6 and 7.  Based upon a January 2023 Excavation Permit Annual Report to Charlotte 
County, the remaining amount of mineable material totals 2,143,951 cubic yards.  According to Howard DeVane, the 
general manager of the mine, this mine is anticipated to be fully depleted by October 2024. 

WATER  STORAGE CAPACITY 

According to Gary Bayne, mining engineer at Southwest Engineering and Design, the remaining mining pits have the 
capacity to store water based upon their geology.  The engineer has estimated a total storage capacity of 12,000 
acre-feet.  An acre-foot is a unit of volume commonly used in the United States in reference to large-
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scale water resources, such as reservoirs, aqueducts, canals, and river flows.  It defined by the volume 
of water necessary to cover one acre of surface area to a depth of one foot.  One acre-foot equals a storage capacity 
of 325,851 gallons.  Therefore, the subject reservoir has storage capacity for 3.91 billion gallons of water.  The bottom 
of the pit is comprised of a 20-foot layer of confining rock beneficial against seepage into the aquafer.  Water levels 
are replenished by rain over the pits and conservation land as well as seepage and water shed from the 
Babcock/Webb to the Yucca Pens Wildlife Management Areas and out to the Gulf of Mexico.     

UTILITIES  

The subject property lies within the Rural Service Area in an unincorporated area of Charlotte County.  Electricity is 
provided in this area by Florida Power and Light.  Municipal water and sewer services have yet to be extended to 
this area of the county.  Well and septic systems are generally found to be suitable for the low-density development 
found in this area.  Mid-density to high-density development, like a residential subdivision would require connection 
to public water and sewer services. 

S ITE  CONCLUSION  

The subject is a 1,205-acre parcel located on US Highway 41 (Tamiami Trail), bordered on the east by Interstate 75.  
The eastern half of the property is encumbered by conservation easements significantly restricting possible uses of 
that portion.  The topography of the conservation area is generally flat and level and has been restored to its native 
vegetative state thorough a typical conservation management plan.  The western part of the property has been 
excavated for the past 30 years and is now predominately comprised of a large water-filled pit having average depths 
between 20 and 25 feet with a confining layer of limestone on the bottom.  There are narrow upland areas located 
along the western perimeter of the property and surrounding the pits.   

The property is in a rural location in southern Charlotte County, having no municipal water or sewer services.  This 
location is across Tamiami Trail (US 41) from the county land fill and proximate to a men’s correctional facility across 
Interstate 75.  These types of surroundings are typically present a negative influence on the property’s marketability 
for residential development.  The property’s location in a significant water shed area, the geology of the site and 
existing pits on the property make this property a prime candidate for water storage.  The proximity to Cape Coral, 
with its growing population, where canal water levels drop off to unacceptable levels during the dry months make 
this a suitable solution for providing water to these canals. 

On the following pages are maps and graphics further describing the characteristics of the subject tract discussed in 
this section. 
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MAPS AND GRAPHICS  
CHARLOTTE COUNTY PROPERTY APPRAISER MAP  
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USGS  TOPOGRAPHY MAP  
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USDA  NRCS  SOIL SURVEY MAP  
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U.S.  F ISH &  W ILDLIFE SERVICE WETLANDS MAP  
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FEMA  FLOOD MAP  
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WATER FLOW THROUGH THE PROPERTY AND SURROUNDING AREAS  
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FDOT  TRAFFIC COUNT MAP  
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CONSERVATION EASEMENT MAP  
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M INING PHASES  
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IMPROVEMENTS DESCRIPTION  

The subject property has been improved with various topographic alterations and building improvements associated 
with and as a result of the rock mining use on the property for the past 30 years.  These are each discussed in detail 
in this section of the report. 

REPAIR SHOP  

Located in the southwest corner of the property is a metal industrial building used for the maintenance and repair 
of mining equipment.  This is a steel frame structure built over a reinforced poured concrete slab.  The roof covering 
is non-insulated corrugated steel.  The building measures 60 feet by 100 feet for a total covered area of 6,000 square 
feet.  One half of the covered area has been enclosed with concrete block and corrugated steel walls.  There are 
suspended florescent lighting fixtures and adequate electrical power to service heavy repair equipment.  This 
structure was built in 1998 indicating an actual age of 25 years.  The typical life of a structure of this type is between 
25 to 30 years. 
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TANK WELL  

Adjacent to the repair shop building is a concrete block containment structure for the storage and containment of 
petroleum products used in the maintenance and operation of the mining equipment.  This tank well is covered with 
corrugated steel.  There is a 10,000-gallon double walled aboveground steel tank adjacent to the tank well for storing 
diesel.  The tank is personal property and not included in the value of the real estate.  

TRUCK SCA LE S  

At the entrance to the property are two prefabricated buildings (personal property) used as scale houses along with 
two commercial truck scales.  One scale is a 50-foot, 100-ton Fairbanks scale used for tractor trailers, and the other 
is a 30-foot, 100-ton Fairbanks scale used for smaller trucks.  Again, these items are considered to be personal 
property.  Their contributory value is included as mining equipment.  

INTERIOR HAUL ROADS  

At the entrance to the property is an asphalt paved area surrounding the truck scales.  Throughout the property are 
approximately five miles of internal graded crushed rock haul roads, adequate for transporting mining materials to 
the entrance of the property. 

M INING P ITS/LAKES  

Over the life of the mining operation, various mining pits have been excavated on the property resulting in 580 acres 
of 20- to 25-foot-deep lakes.  There are dykes separating portions of these lakes that will be removed upon 
completion of mining operations creating one large lake.  Sand berms along the north and south perimeter 
boundaries provide a visual buffer from neighboring residential properties. 

WETLAND M ITIGATION AREAS 

As required by the mining permits, approximately 263 acres of wetlands have been created on the eastern portions 
of the primary mining parcel.  These areas were formerly potato fields that have been planted with native vegetation.  
This area is based on a Sketch and Legal Description prepared by Hole, Montes & Associates Engineering, recorded 
in OR Book 1816, Page 2174 of the Charlotte County Public Records.  Additional parcels located between the railroad 
right-of-way and Interstate 75 were purchased for additional mitigation purposes. 

IMPROVEMENT CONCLUSION  

The described improvements to the land are common and adequate for this type of mining use.  With proper 
maintenance, these structures are anticipated to continue to adequately support the existing mining use throughout 
the remainder of the mining period, anticipated to be 12 to 18 months.  Upon depletion of the minable reserves, the 
building structures and site improvements will be at the end of their economic lives and provide little, if any, 
contributory value for an alternative use.  The topographic improvements including the lakes and haul roads will 
continue to provide value as discussed later in this report. 
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REGULATORY  CONSIDERATIONS  
ZONING  

 

 

 

  

ZONING

Designation PD-20-00003

Description Planned Development

Zoning Intent An Ordinance pursuant to Section 125.66, Florida Statutes , amending the Charlotte County

Zoning Atlas from Agriculture (AG) to Planned Development (PD) for completion of the

exis ting mine and a reservoir use in the exis ting lake area; for property located north of

the Lee County Line, south of Zemel Road, east òf Tamiami Tra i l (US 41) and west of 1-75,

in the South County area, containing 1,203.84± acres .

Compliance The subject appears  to be a  legal  conforming use in this  zoning dis trict.

Permitted Uses Completion of the exis ting mine, Excavation Permit No. 02-EX-07 & Excavation Permit No. 07-

EX-20.

A reservoir use in the exis ting lake area which is i l lustrated, in the proposed Nes lund

RCMU Phase I Concept Pan, dated 03/13/2020, (Attachment 1 : Nes lund RCMU Phase I

Concept Pan) with appropriate loca l , State and Federal  permits .

Minimum Lot Size 1,131.2 acres

Setbacks No buffer and landscaping are required for this development, except for requirements set

forth in the reclamation plan for the commercia l  excavation.

Maximum Dens ity Not appl icable

Max Floor Area Ratio Not appl icable

ZONING REQUIREMENTS
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FUTURE LAND USE  

 
 
 
 

 

  

Comprehensive Plan Charlotte 2050

Designation RCMU

Description Rural  Community Mixed Use

Specific Intent This  category i s  establ ished to provide res identia l  and employment opportunities  within 

the Rura l  Service Area east of U.S 17 and U.S. 41. Rura l  communities  shal l  contain a  

minimum of 640 acres  and maximum of 5,000 acres .  The  County may approve up to a  tota l  

of 10,000 acres  of Rura l  Community Mixed Use.

General Range of Uses Single-fami ly attached and detached res identia l  dwel l ing units , multi -fami ly res identia l  

dwel l ing units , rura l  commercia l  uses , industria l , recreational , agricul tura l  uses , and 

publ ic services  and faci l i ties

Residential Gross Density Two (2) dwel l ings  per gross  acre

Maximum Floor Area Ratio 0.25 FAR

FUTURE LAND USE DESIGNATION
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CHAR LOTTE COUNTY SE TBAC K D I STANCE S FOR GROUP I I I  EXCAV ATIONS  

Article XXIII, the Excavation and Earthmoving section of the Charlotte County Code requires for following setbacks.  

 a) Group III excavations are permissible only in an excavation and mining (EM) zoning district as 
defined in chapter 3-9 of the Code. 

 b) The term of a group III permit shall not exceed ten (10) years. 

 c) No excavation, except for ditches permitted by the applicable water management district, is 
permitted within: 

  (1) One hundred (100) feet of any public right of way. 

  (2) Twenty-five (25) feet of the side or rear property line abutting property located in areas 
zoned other than residential. 

  (3) One thousand (1,000) feet of residential or institutional structures. 

   a) A waiver from this setback may be permitted by the hearing examiner upon a 
showing that the occupants of the affected structures consent to a reduced setback. 

  (4) Seventy-five (75) feet from any side or rear abutting property located in areas zoned 
residential. 

 d) All loads of material leaving the excavation site must be weighed on-site by FDOT approved scales 
and each driver given a weight ticket for the correct weight of the load. 

As shown in the following graphic, the property is located within an area of the county designated for mining 
activities. 
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CONSERV ATION EASE ME NTS  

The subject property is encumbered by a Corrective Mineral Right and Royalty Transfer (“Conservation Easement”), 
recorded in OR Book 1816, Page 2172 of the Public Records of Charlotte County, Florida.  This document prohibits 
mining activities and/or development on 262.96 acres located east of the primary mining area.  It is our 
understanding that there are three other similar agreements dedicating an additional 285.50 acres as conservation 
lands with no mining nor development potential.  The total area encumbered by conservation easements is rounded 
to 550 acres.   

The referenced Perpetual Conservation Easements were required by the State of Florida as part of the approval 
process for the mining use.  The easements specifically prohibit any use inconsistent with preserving the wetland 
areas and restricts development of the property.  The conservation areas have been restored and maintained as 
wetlands habitat by the mining operator as required in the easement agreements.   

M INING PER MITS  

Rock mining is permitted at the subject property under the following permits.  The County Excavation permits were 
granted extensions following the state of emergency caused by hurricane damage in the area in 2004.  Current 
permits are valid through September 10, 2038 according the most recent site visit inspection report by Charlotte 
County.  Based upon the historic use, current permit compliance, and location of the property in the County, it is 
possible that permit extensions could be obtained of necessary to reach depletion.   

 

 

 

 

Issuing Agency Florida Department of Environmental  Protection

Issue Date August 29, 2000

Expiration Date August 29, 2020

Remarks Ensures  that a l l  wetland impacts  and reclamation plans  meet Florida Statutes  for the 

current mining area.

ENVIRONMENTAL RESOURCE PERMIT

Issuing Agency Florida Department of Environmental  Protection

Issue Date November 15, 2010

Expiration Date November 15, 2030

Remarks Ensures  that a l l  wetland impacts  and reclamation plans  meet Florida Statutes  for the 

future 84 acre mining s i te.

ENVIRONMENTAL RESOURCE PERMIT

Issuing Agency Charlotte County

Issue Date July 11, 2003

Original Expiration Date June 27, 2014

Expiration Extention Date November 26, 2021

Remarks This  County excavation permit was  granted extens ions  fol lowing the state of emergency 

caused by hurricane damage in the area in 2004.  Al l  excavations  under this  permit have 

been completed.  Reclamation was  completed by 2016.  This  permit has  been combined 

with 02-EX-20 for reporting purposes . In reviewing the Charlotte County permit records , the 

most recent inspection report indicates  that the permit expiration date is  09/10/2038.

EXCAVATION PERMIT NO. 02-EX-07
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RESERV OIR AGREEMENT  

The subject property is subject to an agreement between the City of Cape Coral and the owner of the property, BP, 
LLC.  The purpose, to determine the possibility of using the existing mining pits as a water storage reservoir to 
replenish freshwater canals in the city during the dry months of the year.  Based upon calculations by the Cape Coral 
Utilities Director, Jeff Pearson, the reservoir would be able to provide 12.5 million gallons of raw water per day for 
the 120 days of dry season.  It could also store more than 1.5 billion gallons of water in addition to the 2 billion 
gallons of storage within the 300 miles of freshwater canals.  The current flow is 16-million gallons per day. 

Preliminary testing was completed at a cost of $320,000 over a 90-day period in 2017.  The use of pumps and other 
equipment was rented from the property owner for $140,000.  The 90-day test at a rate of 17 million gallons per day 
has been completed and the data is being analyzed by Southwest Engineering & Design.  In order to purchase the 
property, City officials put up a bill (HB 3639) appropriating $2.5 million toward the reservoir project to take effect 
July 1, 2017.  While this bill was received favorably by the Agriculture and Natural Resources Appropriations 
Subcommittee, it died in the Appropriations committee and was indefinitely postponed and withdrawn from 
consideration.  

As a result of these tests, an agreement was drafted between the City of Cape Coral and the property owner to 
provide raw water pumped from the lakes at a cost of $0.10 per 1,000 gallons.  This agreement has since been 
revised with an increased cost of $0.25 per 1,000 gallons.  There are minimum payments due for months when there 
is no pumping.  This agreement will expire in October of 2024. 

OTHER EA SE MENTS ,  ENC ROAC HME NTS ,  USE  RE STRICT IONS  

Based upon our inspections of the property and review of the provided surveys and documents and a brief search 
of the public records, there are no other known easements or encroachments on the property.  This analysis of the 
property presumes no other easements, encroachments and use restrictions. 

 

 

Issuing Agency Charlotte County

Issue Date September 15, 2010

Original Expiration Date September 15, 2020

Expiration Extention Date June 20, 2023

Remarks County excavation permit for the remaining minable area.  Expiration can be extended i f 

necessary.

EXCAVATION PERMIT NO. 02-EX-20

Issuing Agency US Army Corp of Engineers

Issue Date September 8, 2000

Expiration Date September 8, 2020

Remarks Confirms that a l l  “waters  of the United States” rules  have been examined and compl ied 

with.

ENVIRONMENTAL PERMIT
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CONCEPTUAL DEVELOPMENT PLAN  

The property owner has provided a conceptual development plan for consideration in the highest and best use 
analysis of this property.  A graphic description can be found on the following page.  The proposed development has 
been named Wild Blue Ranch.  The plan calls for the development of a yacht club in the southwest corner of the 
property (where the equipment maintenance area currently exists) with frontage along US Highway 41.  Surrounding 
the excavated mining pits 207 single family residential lots are to be developed, most of which are to be waterfront 
providing boat access to the lake.  A hiking clubhouse is to be constructed at the southeast corner of the larger lake 
and there are hiking trails throughout the conservation easement area west of the railroad right of way. 

On the east side of the railroad right of way between the tracks and Interstate 75 is a narrow tract of land.  The 
conceptual plan shows the development of an interstate rest area having direct access from the Interstate.  This rest 
area is to include hotels, shops, restaurants, offices and parking areas.  This design appears to be inspired by Florida’s 
Turnpike Travel Plazas located between the travel lanes in various areas along the Turnpike.  Access to this area will 
be limited to southbound Interstate traffic with proposed exit and entrance ramps directly to the property.  A brief 
review of the Florida Department of Transportation Interchange Access Request User’s Guide dated September 2022 
v3.30, it appears unlikely that such access could be obtained.  Section 1.4.1 states that the only requestor of such 
interstate access shall be FDOT, a local governmental entity or a transportation authority.  Any private developer 
must be working through a local government.  This service area is located entirely within an area that has been 
encumbered by perpetual conservation easements prohibiting any of these types of developments.   

To the south of the subject is a large agricultural tract of land referred to as the McNew Ranch which is currently 
used as a pasture.  The owners of this property have future intentions of developing the property with a mixed-use 
development having a large residential subdivision and commercial uses along the road frontage.  The subject 
property owner envisions synergy between these two developments. 
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PROPERTY ASSESSMENT AND TAXES  

Florida real estate is assessed each year on January 1st by the County Property Appraiser.  While assessments are 
based on 100% of Just or Market Value, actual assessments are typically between 50% and 80% of value.  Upon sale 
or development of a property, the County Property Appraiser has the ability to set the Just Value without limitation.  
At that point in time, the Assessed Value equals Just Value.  Each subsequent year that there is no sale or substantial 
renovation to the property, the Assessed Value of non-homestead property is capped at 10% over the prior year’s 
assessment.  Deducting tax exemptions results in the Taxable Value on which the millage rate of the municipality is 
applied, however, the school board’s millage is applied to the Just Value.   

REAL PROPERTY ASSESSMENTS AND TAXES 

The Charlotte County Property Appraiser Office and Tax Collector Office, indicate the following summary values and 
taxes for 24 tax parcels making up the subject property for tax year 2022.   

2022 ASSESSMENT AND TAXES 
Parcel Tax ID Number Just Value Certified 

Taxable 
Value 

Ad 
Valorem 

Tax 

Non-Ad 
Valorem 

Tax 

Millage 
Rate 

Total Tax 

P2-1-1 422420427001 $19,010 $11,189 $225.93 $11.25 15.6113 $237.18  

P1-1-1 422421300004 $51,765 $30,465 $615.20 $37.66 15.6113 $652.86  

P1-2 422427300001 $8,687 $5,113 $103.26 $2.57 15.6154 $105.83  

P1-2-1 422427300002 $51,991 $30,597 $618.00 $76.89 15.6154 $694.89  

P3 422427300003 $116,025 $68,280 $1,399.12 $0.00 15.9079 $1,399.12  

00TA 422428126001 $104,975 $43,244 $1,092.33 $86.79 15.9038 $1,179.12  

P1-2 422428200001 $330,969 $194,773 $3,933.28 $133.14 15.6113 $4,066.42  

P2 422428300001 $332,465 $305,502 $5,035.36 $0.00 15.9038 $5,035.36  

P1-1 422428400001 $15,470 $9,104 $183.85 $9.15 15.6113 $193.00  

P1-1 422429151001 $41,650 $24,511 $502.15 $1,433.85 15.9038 $1,936.00  

P1-7 422429152001 $36,865 $188 $243.37 $1,499.03 15.9038 $1,742.40  

P1-4 422429152002 $72,472 $72,472 $1,152.58 $0.00 15.6113 $1,152.58  

P1 422429300001 $194,047 $114,197 $2,339.50 $760.38 15.6113 $3,099.88  

P1-5 422429300002 $62,000 $62,000 $986.04 $0.00 15.9038 $986.04  

P1-6 422429300003 $64,161 $64,161 $1,020.40 $0.00 15.9038 $1,020.40  

P2 422429300004 $34,323 $28,013 $486.85 $216.95 15.9038 $703.80  

P1-2 422429300005 $141,624 $141,624 $2,252.36 $1,615.97 15.9038 $3,868.33  

P1-3 422429400001 $465,962 $406,855 $6,857.93 $4,551.88 15.9038 $11,409.81  

P1-12 422429476003 $25,228 $12,713 $284.20 $91.12 15.9038 $375.32  

P1-7 422430426009 $12,628 $12,628 $200.83 $0.00 15.9038 $200.83  

P1 422430426010 $68,048 $40,047 $820.42 $260.70 15.9038 $1,081.12  

P1-8 422430476001 $21,046 $21,046 $334.73 $0.00 15.9038 $334.73  

P1-2 422434200001 $84,788 $49,897 $1,007.84 $63.73 15.6154 $1,071.57  

P1-2 422435300002 $406,385 $239,155 $4,830.53 $120.21 15.6154 $4,950.74  

  Totals $2,762,584 $1,987,774 $36,526.06 $10,971.27   $47,497.33  

Real estate taxes are due by March 31st of each year.  In the State of Florida, every property owner can take 
advantage of a 4% pre-payment discount in their total tax liability if paid by November 30th of the prior year.  Prudent 
investors will take advantage of this discount.  For the subject property, the tax payment was made on February 28, 
2023.  The total taxes paid were $47,022.36. 
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DELINQUENT TAXES  

From a review of the County Tax Collectors records there appears to be no delinquent real property taxes for the 
subject property.  

FORECASTED TAXES 

For all the reasons discussed, the current just value and taxable value may not be representative of the current 
Market Value supported in this appraisal report.  A sale of the subject at a price near the estimated market value 
can trigger a reassessment of the property in the following year.  As implicit in the definition of Market Value is the 
consummation of a sale, even in the event of a refinance, thus the potential real estate tax implication following a 
sale must be considered.  Prudent investors will anticipate such an increase in operating costs and forecast a realistic 
annual tax liability in their analysis of the property.  The subject property, however, is a unique tract and our value 
estimate represents a Value in Use as a water storage reservoir by a local municipality.  It is speculative to assume 
how the property appraiser might handle this property for this use and whether the property would be tax exempt 
as a governmental use.  We have, therefore, not ventured a forecast of possible tax liability in future years if such a 
reassessment would occur.  
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H IGHEST AND BEST USE  

INTRODUCTION  

The highest and best use is the reasonable, probable, and legal use of vacant land or an improved property that is 
physically possible, legally permissible, appropriately supported, financially feasible and that results in the highest 
value. These criteria are often considered sequentially. The tests of legal permissibility and physical possibility must 
be applied before the remaining tests of financial feasibility and maximal productivity. A financially feasible use is 
precluded if it is legally prohibited or physically impossible. If a reasonable possibility exists that one of the prior, 
unacceptable conditions can be changed, is it appropriate to proceed with the analysis with such an assumption. 

Typically, the highest and best use of a property is analyzed both as vacant and as improved.  In all cases, the 
property’s highest and best use must meet four criteria: (1) legally permissible; (2) physically possible; (3) financially 
feasible; and (4) maximally productive.  In the case of the subject property, the improvements to the property are 
generally comprised of alterations to the topography of the land.  The value of the property is in the excavated land 
and the existing structural improvements provide little, if any, contributory value to the property.  Thus, our analyses 
of highest and best use as vacant and as improved have been combined in the following section. 

LEGALLY PERMISSIBLE  

The future land use classification for the subject under the Comprehensive Land Use Plan is Rural Community Mixed 
Use.  This classification provides residential and employment opportunities within the Rural Service Area east of U.S 
17 and U.S. 41 for tracts that contain between 640 acres and 5,000 acres.  The intended range of uses include single-
family attached and detached residential dwelling units, multi-family residential dwelling units, rural commercial 
uses, industrial, recreational, agricultural uses, and public services and facilities.  The residential density is limited to 
two dwelling units per gross acre or up to 2,400 units for a property the size of the subject property.  Non-residential 
development is limited to a floor area ratio of 0.25 or approximately 13-million square feet.  Various ratios of 
residential, commercial, recreation and open space are required under the future land use plan in this district. 

The property has been rezoned by the Charlotte County Zoning Department from Agriculture, General to Planned 
Development in 2020.  The intention of the PD zoning is specifically to permit the completion of commercial 
excavations of the existing mine with reservoir use of the existing lake area.  No other uses are contemplated under 
the current PD zoning ordinance.  These are the only legal uses of the property. 

During the course of mining excavations on this property, various permanent conservation easements were granted 
to the government for the preservation of natural areas that were not intended to be excavated.  These easements 
encumber approximately 550 acres identified in a map found earlier in this report.   These easements specifically 
prohibit any use of the property inconsistent with preserving the wetland areas and restricts development of the 
property.   

Based on a review of these legal constraints, it appears that the only legally permissible uses under the conceptual 
development plan might be the residential dwellings and club houses, however, such use would require a change in 
the PD zoning.    The service plaza is entirely located within the conservation easement area, and it is not reasonably 
probable that direct interstate access would be granted by the FDOT for a privately owned development.  Therefore, 
it appears that the uses of the property are legally limited to the completion of the commercial excavations with 
reservoir use of the existing lake area. 
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PHYSICA LLY  POSSIBLE  

The property includes a generally rectangular mining area with a narrow tract of land extending between the railroad 
right of way and the Interstate. The total land area is 1,205 gross acres.  As a result of 30 years of mining operations, 
there is a large mining pit covering most of the unencumbered areas of the property.  A smaller pit is located along 
the southern perimeter near the rear of the site.  The total area of the lakes (mining pits) is understood to be about 
580 acres.  As mentioned approximately 550 acres are encumbered by perpetual conservation easements leaving 
approximately 75 acres of unencumbered uplands configured in narrow borders of land surrounding the lakes.  This 
site configuration has a significant impact on the development potential of the property as development is limited 
to the upland portions of the tract.   Paved road frontage along Tamiami Trail, Orange Blossom Boulevard and 
Nasturtium Drive provide adequate access to portions of the property lying west of the railroad right of way.  Access 
to the eastern portions of the property requires notification to the railroad.  There is no direct rail access via rail 
spur.  There is no direct access from the Interstate frontage.  No municipal water or sewer services have yet to be 
extended to this area, private well and septic would be required for development.  

In review of the conceptual development plan, there does not appear to be adequate land bordering the southern 
or northern areas of the lake to provide for residential lots and feeder streets.  The proximity to the mining pits may 
impact the ability to provide water and sewer services to each of these lots.  The proposed developments between 
the railroad right of way and Interstate may be possible based on configuration, however, there is currently no legal 
access to this area and the ability to obtain direct interstate access is not reasonably probable.  Additionally, the 
topography of this area is very low with hydric soils that frequently flood according to soil studies.  A significant 
amount of fill would be necessary for development in these areas. 

The legally permissible use under the Comprehensive Plan and Zoning Ordinance is as a water storage reservoir.  The 
storage volume of these lakes is approximately 12,000 acre-feet which could accommodate more than 3.9 billion 
gallons of water storage capacity.  The location of this property is in the watershed of the Babcock-Webb Wildlife 
Area; a 65,758 acre preserve located northeast of the subject and there is a natural water shed southwestward, past 
the subject toward the southern end of Charlotte Harbor.  The environmental nature of the surrounding area 
negatively impacts commercial and residential development but provides an opportunity to replenish the subject 
lakes with fresh water.   

Based upon these physical factors, it appears that development of the subject according to the conceptual 
development plan is not physically possible, however, use of the property as a water storage reservoir is. 

F INA NC IA LLY  FEA SIBLE  

In determining the most financially feasible use for the property, we have looked at the income generating ability of 
the various legal and physical uses.  The uses proposed in the conceptual plan do not appear to be legally permissible 
nor physically possible.   

The onsite costs associated with development of a residential subdivision including back-filling mined-out areas to 
create a functional site configuration, building interior roads and infrastructure necessary for residential 
development is not financially feasible based upon the number of allowable units.  In addition, the odor, dust and 
vibration created by the county dump across US Highway 41 and the potential for security issues based upon the 
proximity to the County correctional center have negative influences on the pricing structure of the residential end 
units.  Considering finished lot prices in the area, as well as the anticipated pricing of the end units in superior 
locations, residential development at the subject property appears not to be financially feasible.    

Conservation and recreation uses generate the lowest returns to land, evidenced by the comparable sales of 
remainder properties encumbered by Perpetual Conservation Easements ranging from $1,500 per acre to $3,000 
per acre.  Agricultural uses may be possible on a small portion of the overall property; however, agricultural land 
values tend to fall near the lower end of value for land as well.  Based upon the limited amount of upland acreage 
at the subject, most of these agricultural uses would not be economically feasible. 
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Rock mining is a legally permissible, physically possible and financially feasible use of the property.  This use has been 
ongoing for the past 30 years; however, the mine is currently undergoing its last phases of extraction.  There are less 
than 2.1 million cubic yards of mineable reserves in the remaining phase.  Upon completion, the property 
configuration will consist of a 580-acre, water-filled pit with an average depth of 22 feet, and 550 acres of un-
developable protected conservation wetland habitat.  Based upon the topography and geology of the underlying 
land, these water-filled pits can be used for the detention and storage of 3.9 billion gallons of water.   

Is there market demand for such a volume of water storage capacity?  The northern limit of the City of Cape Coral is 
just over a mile from the subject property.  Cape Coral has been experiencing water shortages during the dry season 
for the past several years, particularly with respect to low water levels in their freshwater canals brought on by 
residential irrigation usage.  The population of Cape Coral continues to increase at a steady rate of approximately 
3% per year over the past 15 years.  Cape Coral has a system of approximately 300 miles of freshwater canals 
throughout the City that are used for irrigation purposes.  City officials have been working on ways to replenish these 
canals during the 120-day dry season.  The City has other needs for additional water that it was been accommodating 
though a variety of other water projects.   

Approximately $320,000 was spent on a 120-day test run for to determine whether the process works and would be 
cost effective, and the results are positive.  A pipeline has been proposed capable of delivering fresh water to the 
City’s canal system via Gator Slough.  The former mining pits could provide 16 million gallons of water per day during 
the dry season.  There are areas throughout the United States where water shortages create the need for water 
storage reservoirs.  It appears that these issues are beginning to impact the State of Florida as well.  Monetary 
consideration is routinely paid for the use of these water storage areas either through purchase or lease of storage 
space.  It appears that Cape Coral has a significant demand for water, and that the proximity, topography and geology 
of the subject makes it an excellent candidate as a water storage solution.  As such, it appears that a water storage 
reservoir use would represent a financially feasible use of the property. 

MAXIMA LLY  PR ODUC TIV E  

A review of the Conceptual Development Plan provided by the property owner does not appear to represent a legally 
permissible nor physically possible use of the property.  The legally permissible uses are narrowly limited in the 
Planned Development Zoning Ordinance to permit the completion of commercial excavations of the existing mine 
with reservoir use of the existing lake area.  These are the only legal uses of the property.  The fact that these uses 
have been on-going for the past five years tend to prove that they are physically possible as well.  The existing 
financial agreement with the City of Cape Coral to purchase water to replenish freshwater canals represents 
evidence of financial feasibility.   

While rock mining is a legal and feasible use, the limited reserves remaining, and prices paid for depleted mining 
property for residential use result in values less than that of a water storage reservoir.  A reservoir use can produce 
a much higher return to the land based upon market evidence found in this report.  Although Florida does not have 
an active private sector market for this type of property, the proximity of a nearby municipality having present and 
future need for additional fresh water sources makes this a limited-market, special-purpose property. 

It is our opinion that the maximally productive use of the subject property is represented with a water storage 
reservoir use.  A use of this type represents a legally permissible, physically possible and financially feasible use of 
the property.  The continuation of the mining use represents an interim use until such time that the minable reserves 
are depleted in an estimated 12 to 18 months. 
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VALUATION PROCESS  

Valuation in the appraisal process generally involves three techniques, including the Cost Approach, Sales 
Comparison Approach and the Income Capitalization Approach. 

These three valuation methods are defined in the following table: 

VALUATION METHODS DEFINITION 

Cost Approach In this approach, value is based on adding the contributing value of any 
improvements (after deductions for accrued depreciation) to the value of the 
land as if it were vacant based on its highest and best use.  If the interest 
appraised is other than fee simple, additional adjustments may be necessary 
for non-realty interest and/or the impact of existing leases or contracts. 

Sales Comparison Approach In this approach, recent sales of similar properties in the marketplace are 
compared directly to the subject property.  This comparison is typically 
accomplished by extracting “units of comparison”, for example, price per 
square foot, and then analyzing these units of comparison for differences 
between each comparable and the subject. The reliability of an indication 
found by this method depends on the quality of the comparable data found in 
the marketplace. 

Income Capitalization Approach In this approach, a property is viewed through the eyes of a typical investor, 
whose primary objective is to earn a profit on the investment principally 
through the receipt of expected income generated from operations and the 
ultimate resale of the property at the end of a holding period. 

  

VALUATION METHODS UTILIZED 

 

This appraisal employs all three typical approaches to value: the Cost Approach, the Sales Comparison Approach, 
and the Income Capitalization Approach. Based on our analysis and knowledge of the subject property type and 
relevant investor profiles, it is our opinion that all approaches would be considered meaningful and applicable in 
developing a credible value conclusion. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When more than 
one approach is used, each approach is judged based on its applicability, reliability, and the quantity and quality 
of its data. A final value opinion is chosen that either corresponds to one of the approaches to value or is a 
correlation of all the approaches used in the appraisal.  It is our opinion that these are the methods that our 
appraisal peers would use to address this appraisal problem. 
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LAND VALUATION  

METHODOLOGY  

The 1,205-acre subject site is comprised of two distinct areas.  The 655 acres located at the west side of the property 
supports mining and development, while the eastern 550 acres are encumbered by conservation easements limiting 
potential uses to conservation, preservation and passive recreation.  The benefit of the conservation lands and 
surrounding topography for a reservoir use is the ability to capture rainwater and funnel it toward the existing mining 
pits to replenish the water supply as water levels are pumped down.  While these encumbered lands benefit the 
property in this way, they still have diminished utility compared to the unencumbered portions.  For this reason, two 
datasets have been presented and analyzed in support of these various contributory values. 

Comparative sales analysis is employed to develop an opinion of land value. In the Sales Comparison Approach, we 
developed an opinion of value by comparing similar, recently sold sites in the surrounding or competing area to the 
subject property.  A complete description of this valuation method is found in the Sales Comparison Approach 
section of this report. 

UNITS OF COMPARISON  

Based on market behavior observed, the most appropriate unit of comparison for this analysis for both the 
encumbered and unencumbered land sales is price per gross acre. 

SALE OF THE SUBJECT PROPERTY  

In the absence of a title search or chain of title, the subject property sales history has been determined from the 
Charlotte County Tax Roll and Official Records.  After a search of the public records, we have found no arm’s length 
transactions involving this property in the past five-year reporting period.  The property was assembled by the 
current owners over several years beginning in 1996.  The most recent transaction was in 2009.  Southwest 
Aggregates has a royalty agreement with the property owner, Neslund Family Partnership, to mine the property.  
There is also an agreement with the City of Cape Coral to supply raw water via roadside ditch to the freshwater 
canals west of Gator Slough.  The property is not currently listed for sale and we were not apprised of any contracts 
or offers to lease or purchase the property. 
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UNENCUMBERED LAND  COMPONENT  

A search was made for vacant properties of similar size and utility that are proximate to the subject property.  On 
the following pages, we present a summary of the properties that we compared to the subject property, a map 
showing their locations, and the adjustment process. 

COMPAR ABLE LA ND SA LES MAP  
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SUMMARY OF UNENCUMBERED LAND SALES

Comp 

No. Property / Location
Date of 

Sale

Transaction 

Status

Site Size

(Gross Acres) Zoning Sale Price
Price per 

Gross Acre Road Frontage Topography Utilities

1

Bel l  Boulevard Mine

21260 Florida  82

Fort Myers , FL

May-22 Closed 502 IPD $15,300,000 $30,451
4,400 feet a long SR 

82
Varying None

2

Greenpointe Developers  Si te

11710 Tamiami  Tra i l

Punta Gorda, FL

Dec-21 Closed 560 PD $16,675,000 $29,777
1,450 feet on 

Tamiami  Tra i l

General ly 

level
Al l  ava i lable

3

MHC Pine Lakes  II

17001 Tamiami  Tra i l

Punta Gorda, FL

Oct-21 Closed 1,101 AG-2 $16,000,000 $14,528
1 mi le a long 

Tamiami  Tra i l

General ly 

level
Al l  ava i lable

4

Former South Florida  

Motorsports  Park

39450 Bermont Road

Punta Gorda, FL

N/A Lis ting 998 AG $14,995,000 $15,025
4,100 feet on 

Bermont Road
Varying None

Subj.

Southwest Aggregates

16470 Tamiami  Tra i l

Punta Gorda, Florida

— — 655 PD — —
788 feet on 

Tamiami  Tra i l
Varying None

COMMENTS

1 - Earth Tech Enterprises , a  Seagate company, began mining the s i te s tarting in June 2022.

2 - The community wi l l  cons is t of 1,389 tota l  units .  Development plans  for Phase 1 include 344 home 

s i tes  and community amenities . Construction was  anticipated to begin in 2022 with pricing from the high 

$200,000s .

3 -  Zemel  fami ly sold hundreds  of acres  of agricultura l  land to MHC Pine Lakes  for the expans ion of an 

establ ished 362-acre mobi le home park.  The zoning of the property was  subsequently changed from 

Agricultura l  to Mobi le Home Planned Development for 300+ new homes.

4 - 998± acres  of recreation land, a  former multi -themed outdoor adventure park with agricultura l  zoning.  

Opportunity for materia l  extraction, an RV park, farming, hunting or other agricultura l  use in addition to 

the recreation component Charlotte County specia l  exception in place for a  recreation faci l i ty with a  

multi tude of uses .



LAND VALUATION 63 

SOUTHWEST AGGREGATES APPRAISAL 
 
 

               
COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

COMPAR ABLE  UNE NCU MBERED  LAND SA LES  ADJUSTMENT GRID  

 

ADJUSTMENT PR OCE SS  

The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property.  

COMPARABLE LAND SALE ADJUSTMENTS

Subject Comp 1 Comp 2 Comp 3 Comp 4

Property / Location Southwest 

Aggregates

16470 Tamiami  

Tra i l

Punta Gorda, 

Florida

Bel l  Boulevard 

Mine

21260 Florida  82

Fort Myers , FL

Greenpointe 

Developers  Si te

11710 Tamiami  

Tra i l

Punta Gorda, FL

MHC Pine Lakes  II

17001 Tamiami  

Tra i l

Punta Gorda, FL

Former South 

Florida  

Motorsports  Park

39450 Bermont 

Road

Punta Gorda, FL

Transaction Status ----- Closed Closed Closed Lis ting

Date of Sale ----- May-22 Dec-21 Oct-21 N/A

Site Size (Gross Acres) 655 502 560 1,101 998

Sale Price ----- $15,300,000 $16,675,000 $16,000,000 $14,995,000

Zoning PD-20-00003 IPD PD AG-2 AG

Unadjusted Price per Acre ----- $30,451 $29,777 $14,528 $15,025

Transactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Financing Terms Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent

Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Current Offering

Market Conditions Mar-23 May-22 Dec-21 Oct-21 N/A

Adjustment 5.00% 6.00% 7.00% 0.00%

Adjusted Price per Acre $31,973 $31,563 $15,545 $15,025

Property Adjustments

Punta Gorda Lehigh Acres Punta Gorda Punta Gorda Bermont Road

Location Similar Similar Similar Inferior

655 502 560 1,101 998

Site Size (Ac) Similar Similar Inferior Inferior

PD-20-00003 IPD PD AG-2 AG

Zoning / Intended Use Similar Superior Inferior Inferior

788 feet on 

Tamiami Trail

4,400 feet along SR 

82

1,450 feet on 

Tamiami Trail

1 mile along 

Tamiami Trail

4,100 feet on 

Bermont Road

Frontage Superior Similar Similar Superior

Well & Septic Well & Septic Available Available Well & Septic

Utilities / Infrastructure Similar Superior Superior Similar

Varying Varying Generally level Generally level Varying

Topography Similar Slightly Superior Slightly Superior Similar

None detrimental None detrimental None detrimental None detrimental None detrimental

Easements / Encumbrances Similar Similar Similar Similar

Overall Comparison Superior Superior Inferior Inferior

Indication for Unencumbered Land Lower than Lower than Higher than Higher than

$31,973 $31,563 $15,545 $15,025
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TRANSACTIONAL  ADJU STMENTS  

Property Rights Conveyed 

This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. 
For leased fee properties, the length of leases in place and the relationship of market to contract rent could impact 
value. Some properties may have stronger appeal to an owner-user or an investor, resulting in a premium or discount 
associated with fee simple property rights. If a buyer acquires the leasehold interest in a comparable, then an 
adjustment may be necessary that accounts for the impact to the of ground rent and/or risk associated with the 
expiration of the ground lease to the sale price.   Each of these properties was purchased in Fee Simple interest 
representing similar property rights to the unencumbered area of the subject property.   No adjustments for property 
rights acquired are needed. 

Financing Terms 

This category accounts for differences in financing terms associated with the transaction.  Financing arrangements 
that may require an adjustment include mortgage assumptions (at favorable interest rates), seller buydowns, 
installment sales, wrap-around loans, or any other atypical financing arrangements that do not represent cash-
equivalent terms.  No unique or favorable financing was used in acquiring these properties.  No adjustment is 
necessary for financing terms. 

Terms/Conditions of Sale 

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This may include 
such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, etc.). In some situations, 
the conditions of sale may significantly affect transaction prices. Properties that are listed for sale may require 
adjustments herein to account for any disparity between asking prices and the achievable sale price anticipated.  
Each of these sales is confirmed to be an arm's length transaction.  There were no unique conditions of sale. 

Market Conditions 

This adjustment category accounts for differences in economic conditions between the effective date of appraisal 
and the transaction date of the comparable, such as may be caused by changing supply and demand factors, rental 
rates, vacancy rates and/or capitalization rates.  Land values have been on the rise over the past couple of years.  An 
upward 5% per year market conditions adjustment has been made to each of the sale prices calculated on a monthly 
basis.  

PROPERTY AD JUSTME NTS  

Location 

The appeal of a property’s location to users of and/or investors in a particular property type can influence value 
significantly. This factor broadly considers the impact of demographics, geographical attributes, access to 
transportation networks and local land use trends on pricing. Comparisons of location can often be derived, or even 
quantified, by examining rent, vacancy, capitalization rate, and land value trends in the subject and directly 
competitive areas.  The subject is located in an unincorporated area of Charlotte County between Punta Gorda and 
Cape Coral.  Sales 2 and 3 are in similar locations in close proximity.  Sale 1 is in Lehigh Acres in a similar rural location 
along State Road 82.  Sale 4 is in a more remote location judged to be inferior to that of the subject.  An upward 
price adjustment would been needed for comparison. 
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Site Size 

Size and pricing typically have an inverse relationship, whereby larger sites tend to achieve lower pricing on a per-
acre basis. This is attributable to economies of scale, as well as the narrower pool of prospective buyers for a larger 
property.  The unencumbered portion of the subject property is 655 acres.  Sales 1 and 2 are similar in size.  The per-
acre prices of Sales 3 and 4 would require upward adjustments for comparison based on their larger overall sizes. 

Zoning / Intended Use 

The value of vacant land is largely contingent upon its potential use. This factor considers the uses permitted by the 
applicable development standards, per the subject’s zoning designation. The maximum density to which a property 
can be developed typically impacts total value positively; however, depending upon property type, location, and 
type of construction higher permitted densities can have an inverse relationship to pricing on a per-unit or per-
square-foot basis.  The subject has a site-specific planned development zoning to allow mining and reservoir use.  
The zoning and use of Sale 1 is similar.   Sale 2 is zoned PD for superior residential development.  The zoning of sales 
3 and 4 are agricultural in nature providing for inferior used by comparison.  Upward price adjustments would be 
needed for these two sales. 

Frontage 

Frontage characteristics of a property may have an impact upon sales price, as properties with a large amount of 
frontage along roadways, railways and waterways typically command a higher price than those without.  The subject 
has nearly 800 feet of frontage along Tamiami Trail as well as some secondary roads to the north.  The frontages of 
Sales 2 and 3 are judged to be similar to that of the subject.  Sales 1 and 4 each have more than 4,000 feet of primary 
road frontage deemed superior to the frontage of the subject and downward price adjustments would be warranted. 

Utilities / Infrastructure 

Infrastructure adjustments may reflect differences in utility availability/capacity, developmental plans or other 
outside influences.   The subject, Sale 1 and Sale 4 have no current access to public water and sewer services.  The 
other two sales are considered to be superior in this regard. 

Topography 

Topography characteristics can influence pricing, as sites with more radical elevation changes typically increase site 
preparation/development costs when compared to a level site.   The topography at the subject property is 
considered to be similar to topography of Sales 1 and 4.  Sales 2 and 3 have slightly superior topography in 
comparison. 

Easements / Encumbrances 

This category may be used to illustrate differences in additional legal requirements (outside of zoning) such as 
reciprocal parking and/or access agreements, deed restrictions, easements, CCR's and other.  Compared with the 
unencumbered areas of the subject property, each of the sales is judged to be similar with no known detrimental 
encumbrances.  
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LAND VALUE CONCLU SION FOR UNENCU MBERE D LAND COMPONE NT  

The unencumbered comparable land sales reflect a range from $15,025 to $31,973 per gross acre, with a mean and 
median of $23,527 per acre and $23,554 per acre, respectively.  Based on the data available and the analyses 
presented, we have reconciled within this range to a value of $20,000 per gross acre, calculated in the following 
table. 

 

ENCUMBERED LAND  COMPONENT  

The number of encumbered land sales throughout the State of Florida is limited.  A broader geographic search was 
required to obtain a sufficient number of sales to support value.  These sales are all located in south central Florida.  
On the following pages, we present a summary of the properties that we compared to the subject property, a map 
showing their locations, and the adjustment process. 

COMPAR ABLE LA ND SA LES MAP  

 

UNENCUMBERED LAND VALUE COMPONENT
Indicated Value per Acre $20,000

Gross  Acres x  655

Indicated Value of Unencumbered Land $13,100,000
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SUMMARY OF ENCUMBERED LAND SALES

Comp 

No. Property / Location

Date of 

Sale

Transaction 

Status

Site Size

(Gross Acres) Zoning

Price per 

Gross Acre Topography Easements Utilities

1

Conservation Easement

3820 Northwest 128th Avenue

Okeechobee, FL

Jun-22 Closed 323 AC $2,474
General ly 

level

Perpetual  

Conservation 

Easement

None

2

Conservation Easement

 Florida  78

Moore Haven, FL

Apr-20 Closed 451 OUA $2,586
General ly 

level

Perpetual  

Conservation 

Easement

None

3

Conservation Easement

9809 Florida  70

Arcadia , FL

Feb-20 Closed 11,441 A-10 $1,597
General ly 

level

Perpetual  

Conservation 

Easement

None

4

Conservation Easement

 Southeast Highlands  County Line Road

Arcadia , FL

Sep-19 Closed 3,716 A-10 $1,450
General ly 

level

Perpetual  

Conservation 

Easement

None

Subj.

Southwest Aggregates

16470 Tamiami  Tra i l

Punta Gorda, Florida

— — 550 PD —
General ly 

level

Perpetual  

Conservation 

Easement

None

COMMENTS

1 - Earth Tech Enterprises , a  Seagate company, began mining the s i te s tarting in June 2022.

2 - The community wi l l  cons is t of 1,389 tota l  units .  Development plans  for Phase 1 include 344 home 

s i tes  and community amenities . Construction was  anticipated to begin in 2022 with pricing from the high 

$200,000s .

3 -  Zemel  fami ly sold hundreds  of acres  of agricultura l  land to MHC Pine Lakes  for the expans ion of an 

establ ished 362-acre mobi le home park.  The zoning of the property was  subsequently changed from 

Agricultura l  to Mobi le Home Planned Development for 300+ new homes.

4 - 998± acres  of recreation land, a  former multi -themed outdoor adventure park with agricultura l  zoning.  

Opportunity for materia l  extraction, an RV park, farming, hunting or other agricultura l  use in addition to 

the recreation component Charlotte County specia l  exception in place for a  recreation faci l i ty with a  

multi tude of uses .



LAND VALUATION 68 

SOUTHWEST AGGREGATES APPRAISAL   
COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

COMPAR ABLE ENCU MBE RED LA ND SA LE S AD JUSTME NT GR ID  

 

TRANSACTIONAL  ADJU STMENTS  

Property Rights Conveyed 

This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. 
For leased fee properties, the length of leases in place and the relationship of market to contract rent could impact 
value. Some properties may have stronger appeal to an owner-user or an investor, resulting in a premium or discount 
associated with fee simple property rights. If a buyer acquires the leasehold interest in a comparable, then an 
adjustment may be necessary that accounts for the impact to the of ground rent and/or risk associated with the 
expiration of the ground lease to the sale price.  Each of these properties was encumbered by a perpetual 
conservation easement at the time of purchase representing similar property rights to the encumbered area of the 
subject property.   No adjustments for property rights acquired are needed. 

COMPARABLE LAND SALE ADJUSTMENTS

Subject Comp 1 Comp 2 Comp 3 Comp 4

Property / Location Southwest 

Aggregates

16470 Tamiami  

Tra i l

Punta Gorda, 

Florida

Conservation 

Easement

3820 Northwest 

128th Avenue

Okeechobee, FL

Conservation 

Easement

 Florida  78

Moore Haven, FL

Conservation 

Easement

9809 Florida  70

Arcadia , FL

Conservation 

Easement

 Southeast 

Highlands  County 

Line Road

Arcadia , FL

Transaction Status ----- Closed Closed Closed Closed

Date of Sale ----- Jun-22 Apr-20 Feb-20 Sep-19

Site Size (Gross Acres) 550 220 226 8,009 2,155

Sale Price ----- $800,000 $1,167,250 $18,273,800 $5,388,600

Zoning PD-20-00003 AC OUA A-10 A-10

Unadjusted Price per Acre ----- $2,474 $2,586 $1,597 $1,450

Transactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Financing Terms Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent

Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length

Market Conditions Mar-23 Jun-22 Apr-20 Feb-20 Sep-19

Adjustment 4.00% 15.00% 16.00% 18.00%

Adjusted Price per Acre $2,573 $2,973 $1,853 $1,711

Property Adjustments

Punta Gorda Okeechobee LaBelle Arcadia Desoto County

Location Similar Similar Similar Inferior

550 220 226 8,009 2,155

Site Size (Ac) Similar Similar Inferior Inferior

Conservation Conservation Conservation Conservation Conservation

Intended Use Similar Similar Similar Similar

Well & Septic Well & Septic Well & Septic Well & Septic Well & Septic

Utilities / Infrastructure Similar Similar Similar Similar

Generally level Generally level Generally level Generally level Generally level

Topography Similar Similar Similar Similar

Conservation 

Easement

Conservation 

Easement

Conservation 

Easement

Conservation 

Easement

Conservation 

Easement

Easements / Encumbrances Similar Similar Similar Similar

Overall Comparison Similar Similar Inferior Inferior

Indication for Encumbered Land Similar to Lower than Higher than Higher than

$2,573 $2,973 $1,853 $1,711
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Financing Terms 

This category accounts for differences in financing terms associated with the transaction.  Financing arrangements 
that may require an adjustment include mortgage assumptions (at favorable interest rates), seller buydowns, 
installment sales, wrap-around loans, or any other atypical financing arrangements that do not represent cash-
equivalent terms.  No unique or favorable financing was used in acquiring these properties.  No adjustment is 
necessary for financing terms. 

Terms/Conditions of Sale 

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This may include 
such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, etc.). In some situations, 
the conditions of sale may significantly affect transaction prices. Properties that are listed for sale may require 
adjustments herein to account for any disparity between asking prices and the achievable sale price anticipated.  
Each of these sales is confirmed to be an arm's length transaction.  There were no unique conditions of sale. 

Market Conditions 

This adjustment category accounts for differences in economic conditions between the effective date of appraisal 
and the transaction date of the comparable, such as may be caused by changing supply and demand factors, rental 
rates, vacancy rates and/or capitalization rates.  Land values have been on the rise over the past couple of years.  An 
upward 5% per year market conditions adjustment has been made to each of the sale prices calculated on a monthly 
basis.  

PROPERTY AD JUSTME NTS  

Location 

The appeal of a property’s location to users of and/or investors in a particular property type can influence value 
significantly. This factor broadly considers the impact of demographics, geographical attributes, access to 
transportation networks and local land use trends on pricing. Comparisons of location can often be derived, or even 
quantified, by examining rent, vacancy, capitalization rate, and land value trends in the subject and directly 
competitive areas.  Sales 1, 2 and 3 are judged to be in similar locations to the subject.  Sale 4 is in a more remote 
location and would require upward price adjustments for comparison on the basis of location. 

Site Size 

Size and pricing typically have an inverse relationship, whereby larger sites tend to achieve lower pricing on a per-
acre basis. This is attributable to economies of scale, as well as the narrower pool of prospective buyers for a larger 
property.  The encumbered subject area is 550 acres deemed similar to Sales 1 and 2.  Sales 3 and 4 are much larger 
justifying an upward price adjustment on a per-acre basis. 

Intended Use 

The value of vacant land is largely contingent upon its potential use. This factor considers the uses permitted by the 
applicable development standards, per the subject’s zoning designation. The maximum density to which a property 
can be developed typically impacts total value positively; however, depending upon property type, location, and 
type of construction higher permitted densities can have an inverse relationship to pricing on a per-unit or per-
square-foot basis.  Irrelevant of the zoning designation, the intended use of each of these parcels is for conservation 
and preservation, similar to that of the subject.  No adjustments are required for this category. 
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Utilities / Infrastructure 

Infrastructure adjustments may reflect differences in utility availability/capacity, developmental plans or other 
outside influences.  All of the properties were considered similar to the subject and no adjustments were required 
for this category.  

Topography 

Topography characteristics can influence pricing, as sites with more radical elevation changes typically increase site 
preparation/development costs when compared to a level site.  Topography is minimal impact on the use of a 
conservation parcel, therefore, no adjustments are required for differences in topography. 

Easements / Encumbrances 

This category may be used to illustrate differences in additional legal requirements (outside of zoning) such as 
reciprocal parking and/or access agreements, deed restrictions, easements, CCR's and other.  Compared with the 
unencumbered areas of the subject property, each of the sales is judged to be similar with no known detrimental 
encumbrances.  

LAND VALUE CONCLU SION FOR ENCU MBERED LA ND COMPONE NT  

The encumbered comparable land sales reflect a range from $1,711 to $2,973 per gross acre, with a mean and 
median of $2,277 per acre and $2,213 per acre, respectively.  Based on the data available and the analyses 
presented, we have reconciled within this range to a value of $2,500  per gross acre, calculated in the following table. 

 

AND VALUE  CONCLUSION  

Total land value is comprised of the unencumbered and encumbered portions totaling 1,205 acres of land used for 
the water storage reservoir.   

 

This represents the value of the unimproved land only under the hypothetical condition that no mining pits exist.  
For a reservoir use, such a site would have to be improved through excavations to develop a containment area 
capable of storing 3.9-billion gallons of water.  The cost of developing such a pit is analyzed in the next section of 
this report.   

 

ENCUMBERED LAND VALUE COMPONENT
Indicated Value per Acre (Net) $2,500

Acres  (Gross) x  550

Indicated Value $1,375,000

LAND VALUE CONCLUSION

Unencumbered Land Value Component $13,100,000

Encumbered Land Value Component +  $1,375,000

Indicated Land Value $14,475,000

Rounded to nearest  $100,000 $14,500,000

Per Gross Acre (1,205 acres) $12,033
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COST APPROACH  

METHODOLOGY  

The Cost Approach is based on the principle of substitution, which states that no prudent person will pay more for 
a property than the cost of acquiring a site and constructing, without undue delay, an equally desirable and useful 
property. The steps have been outlined in the Valuation Process section of this report.  

REPLACEMENT COST NEW  

The cost of land has been estimated in the prior section.  The next step in the Cost Approach is to estimate the Cost 
of creating a similar water storage reservoir.  The two former mining pits on the subject property have been 
developed over the past 30-years of excavations totaling approximately 580 acres.  These pits have been excavated 
to an average depth of 22 feet having a total capacity of 12,000 acre-feet or 3.9-billion gallons.   

The estimation of Reproduction Cost can be either extremely complex and very detailed or very simplistic.  Without 
the assistance of engineers, geologists, or operators involved in mining operations, we have opted to present this 
approach as simply as possible based on the cost to construct a pit with similar storage capacity added to the market 
value of the land. 

From several prior appraisals we have prepared on the subject and other mining properties over the past 10 years, 
we know that these costs consist of excavating millions of cubic yards of material (both overburden and limerock), 
drilling, stockpiling, and transportation of materials, dewatering to include ditches, canals, and pumping along with 
other indirect costs as well as any required reclamation.  The development of a ground-level reservoir that could 
accommodate 12,000 acre-feet of storage would require the removal of 19,360,000 cubic yards of aggregate 
materials. 

From a review of historic financial records of subject mining operations, historical excavation costs have averaged 
$4.45 per ton.  Based upon the density of the rock, this is equivalent to approximately $3.42 per cubic yard 
($4.45/1.3).  To reconstruct a substitute below-grade reservoir, it is reasonable to conclude that these costs would 
be incurred in the development.  We have researched the marketplace for additional support of excavation costs, 
as well as comparable costs for reservoirs.  The data we have gathered from the marketplace is briefly summarized 
in the following grid. 

 

 

No. Name Location Size (acres)

Excavation Costs 

(per cy)

Subject Southwest Aggregates Charlotte County 580 $3.42

1 Lake Point Restoration Martin County 985 $2.94

2 Bonita  Grande Aggregates Lee County 898 $3.46

3 Palm Beach Aggregates Palm Beach County 942 $3.62

4 Anderson Columbia Lake County 357 $3.72

5 Kirby Mine Lake County 302 $3.58

6 Atlantic Civic Miami  Dade County 250 $4.02

7 Harmon Bros . Col l ier County 115 $3.50

Mean 554 $3.53

COST COMPARABLES
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Based upon market evidence, the excavation costs range from a low of $2.94 per cubic yard to a high of $4.02 per 
cubic yard.  The mean of all comparable excavation costs is $3.53 per cubic yard.  In our opinion, excavation costs 
rounded to $3.50 per cubic yard would be considered reasonable and supportable.  Using this unit of cost the cost 
of excavating a reservoir the size of the subject would be as follows: 

 

In further support, we have researched the market for development costs associated with other reservoirs.  A brief 
summary of costs excluding land value is found on the following grid. 

 

South C-44 Reservoir – Also known as the Indian River Lagoon-South C-44 Reservoir and Stormwater Treatment 
Area.  This project was completed November 2022 at a reported cost of $419-million. The entire C-44 Reservoir 
and STA project occupies about 12,000 acres on the north side of the St. Lucie Canal in Martin County.  A 100 ft wide 
intake canal extends nearly 21,000 ft from the C-44 Canal to a pump station that transfers flows from the intake 
canal to the reservoir. The pump station is equipped with four electric 1,750 hp pumps, each of which is designed to 
deliver 275 cfs, for a total capacity of 1,100 cfs. 

Peace River Reservoir #2 – This is a man-made reservoir completed in 2009.  This reservoir was constructed as an 
earthen embankment that is approximately four miles long with an average height of 35 feet above grade providing 
6-billion gallons of raw water storage from the Peace River for treatment and distribution of potable water.  

 

 

Capacity in Acre-feet 12,000

x Feet per Acre 43,560

Cubic Feet 522,720,000

÷ Cubic Feet per Cubic Yard 27

Capacity in Cubic Yards 19,360,000

x Excavation Cost per Cubic Yard $3.50

Indicated Excavation Cost 67,760,000

Per Acre-foot 5,647

EXCAVATION COSTS

South C-44 

Reservoir

Peace River 

Reservoir #2

L-8 

(Alternative)

Tampa Bay 

Water

Central 

Lakebelt

North Lakebelt

Year 2022 2009 2002 2000 1999 1999

County Martin County DeSoto County Palm Beach 

County

Hi l l sborough 

County

Dade County Dade County

Total Land Area (Acres) 12,000 6,000 4,240 5,232 5,770 5,120

Reservoir Size (Acres) 3,537 640 3,994 980 5,200 4,500

Depth (ft) 16.5± 28± 10' 50± 8' - 36' 12' - 20'

Storage Capacity (Ac-Ft) 57,815 18,413 39,848 48,000 169,280 80,000

Reported Cost $419-mi l l ion $65-mi l l ion $127-mi l l ion $131-mi l l ion $396-mi l l ion $381-mi l l ion

Original Cost per Ac-Ft $7,247 $3,530 $3,186 $2,725 $2,337 $4,765

Time Adjustment x 1.03 x 1.40 x 1.68 x 1.75 x 1.75 x 1.75

Adjusted Cost per Ac-Ft $7,465 $4,942 $5,352 $4,769 $4,090 $8,339

Mean $5,826

COMPARABLE RESERVOIR DEVELOPMENT COSTS
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L-8 Alternative – This is a cost estimate provided by the South Florida Water Management District.  Since it includes 
the costs of pumps and spillways, we have left these costs in the other cost comparables and not made any deduction 
for same.  This cost estimate also accounts for wetland mitigation, seepage control/liner and distance to 
inflow/discharge.     

Tampa Bay Water – This appraiser worked with Tampa Bay Water and the Southwest Florida Water Management 
District on this project in the past.  The acreage was acquired under both friendly acquisition, as well as through 
eminent domain proceedings.  The proposed costs of creating the reservoir were obtained from Mr. Ed Copeland of 
HDR Engineering, Inc. that had worked on the project for the District and Tampa Bay Water.  A breakdown of the 
costs, excluding any land value, is as follows: 

 

Central Lakebelt – These costs reflect those estimated by the U.S. Army Corps of Engineers (USACOE).  The total 
water storage capacity per acre/feet was based upon a reservoir area of 4,560 acres at a depth of 36 feet and a STA 
area of 640 acres at a depth of 8 feet.  It has been adjusted for time based upon the consumer price index. 

North Lakebelt – These costs were estimated by the USACOE in April 1999 and have been adjusted for time.  The 
total water storage capacity per acre/feet was based upon a reservoir area of 3,250 acres at a depth of 20 feet and 
a STA area of 1,250 acres at a depth of 12 feet. 

In conclusion, these comparable reservoir costs ranged from a low of $4,090 per acre-foot to a high of $8,339 per 
acre-foot, excluding any land value.  The estimated replacement cost for the subject based on extraction costs is 
5,647 per acre-foot.  All things considered, the cost of excavation for 12,000 acre-feet of water storage at the subject 
property is estimated to be approximately $5,000 per acre-foot or $60,000,000.  This total development cost is less 
than the total reported costs for a majority of the presented comparable reservoirs. 

COST APPROACH CONCLUSION  

The following table provides a summary of the Cost Approach and concludes an opinion of the Value in Use as a 
12,000 acre-foot water storage reservoir in this location. 

 

 
 

Construction Contract $86,300,000 

Pipel ine Construction Contract $16,500,000 

Des ign, Engineering & Permitting $16,000,000 

Construction Management Contract $9,000,000 

Easements  Acquis i tions $3,000,000 

Total $130,800,000 

TAMPA BAY WATER

Water Storage Capacity 12,000

Development Cost per Acre-foot $5,000

Indicated Development Cost $60,000,000

Plus :  Land Value $14,500,000

Indicated Use Value as a Reservoir $74,500,000

Per Acre-foot $6,208

COST APPROACH SUMMARY
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SALES COMPARISON APPROACH  

METHODOLOGY  

In the Sales Comparison Approach, we developed an opinion of value by comparing similar, recently sold properties 
in the surrounding or competing area to the subject property. In order to determine the value of the subject 
property, these comparable sales are then evaluated and adjusted based on their differences when compared to the 
subject property. Inherent in this approach is the principle of substitution, which states that when a property is 
replaceable in the market, its value tends to be set at the cost of acquiring an equally desirable substitute property, 
assuming that no costly delay is encountered in making the substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison A unit of comparison (i.e. price per square foot, price per dwelling unit) 
must be selected for comparable analysis of the sales and the subject.  
The selected unit of comparison must be consistent with market 
behavior. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of properties that are similar to the subject.  Similarities may 
include property type, size, physical condition, location and the date of 
the sale.  

Confirmation All sales must be confirmed to verify that the data used is accurate, and 
that all of the sales, listings or contracts represent arm’s-length 
transactions. 

Comparison Each of the improved sales that is chosen for this valuation is considered 
generally similar to the subject.  Therefore, each difference between the 
comparables and the subject must be identified, and then adjusted for 
the various differences. All adjustments are made to the comparables as 
they relate to the subject property. 

Reconciliation Once the comparables have been adjusted, a value must be concluded 
based on the indications produced from the analysis of the 
comparables. 

 

UNITS OF COMPARISON  

Based on market behavior observed, the most appropriate unit of comparison for this analysis is price per acre-foot. 

SALE OF THE SUBJECT PROPERTY  

In the absence of a title search or chain of title, the subject property sales history has been determined from the 
Charlotte County Tax Roll and Official Records.  After a search of the public records, we have found no arm’s length 
transactions involving this property in the past five-year reporting period.  The property was assembled by the 
current owners over several years beginning in 1996.  The most recent transaction was in 2009.  Southwest 
Aggregates has a royalty agreement with the property owner, Neslund Family Partnership, to mine the property.  
There is also an agreement with the City of Cape Coral to supply raw water via roadside ditch to the freshwater 
canals west of Gator Slough.  The property is not currently listed for sale and we were not apprised of any contracts 
or offers to lease or purchase the property. 
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COMPARABLE IMPROVED SALES  

A diligent search around the state of Florida produced no sales of similar water storage reservoirs.  The search was 
expanded nationwide where we found some sales activity in Georgia and Colorado.  Each of these properties were 
developed as a mining property and subsequently sold to a municipality for water storage.  These sales have been 
compared to the subject on the basis of water storage capacity using price per acre-foot as the unit of comparison.  
On the following pages, we present a summary of the improved properties that we compared to the subject 
property, a map showing their locations, and the adjustment process. 

COMPARABLE IMPROVED  SALES MAP  
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COMPARABLE IMPROVED SALES SUMMARY AND SALES ADJUSTMENT GRID 

 

SUMMARY OF IMPROVED SALES

Comp 

No. Property / Location

Reservoir 

Delivery Date Property Rights

Reservoir 

Capacity

Site Size

(Acres)

Adjusted 

Sale Price

Price per 

Acre-foot

1

Vulcan Bel lwood Quarry

900 Lois  Street Northwest

Atlanta, GA

2008 Fee Simple 5,830 50 $20,000,000 $3,431

2

East Cooley Pi t

 E. 104th Avenue

Thornton, CO

2016 Fee Simple 4,000 145 $13,020,000 $3,255

3

Rogers  Pi t

 Tuscon Resource Mine M-1991-140

Todd Creek, CO

2010 Fee Simple 3,000 98 $7,200,000 $2,400

4

Hammer Pi t

14790 Riverdale Road

Brighton, CO

2010 Fee Simple 2,600 120 $7,800,000 $3,000

5

West Cooley Pi t

10100 McKay Road

Henderson, CO

2006 Fee Simple 4,500 140 $13,103,000 $2,912

6

North Dahl ia  Pi t

 Dahl ia  Street

Henderson, CO

2000 Fee Simple 2,700 145 $7,695,000 $2,850

Subj.

Southwest Aggregates

16470 Tamiami  Tra i l

Punta Gorda, Florida

2023 Fee Simple 12,000 580 ----- -----
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COMPARABLE SALE SUMMARIES AND ADJUSTMENTS

Property / Location Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6

Property / Location Southwest 

Aggregates

16470 Tamiami  

Tra i l

Punta Gorda, 

Florida

Vulcan Bel lwood 

Quarry

900 Lois  Street 

Northwest

Atlanta, GA

East Cooley Pi t

 E. 104th Avenue

Thornton, CO

Rogers  Pi t

 Tuscon Resource 

Mine M-1991-140

Todd Creek, CO

Hammer Pi t

14790 Riverdale 

Road

Brighton, CO

West Cooley Pi t

10100 McKay Road

Henderson, CO

North Dahl ia  Pi t

 Dahl ia  Street

Henderson, CO

Reservoir  Delivery Date Jul -05 2008 2016 2010 2010 2006 2000

Date of Sale / Status ----- Jun-2006

Closed

Dec-2000

Closed

Dec-2000

Closed

Dec-2000

Closed

Dec-2000

Closed

Dec-2000

Closed

Reservoir Capacity (Acre_feet) 12,000 5,830 4,000 3,000 2,600 4,500 2,700

Site Size (Acres) 580.00 50.00 145.00 98.00 120.00 140.00 145.00

Adjusted Sale Price ----- $20,000,000 $13,020,000 $7,200,000 $7,800,000 $13,103,000 $7,695,000

Unadjusted Price per Acre-Foot ----- $3,430.53 $3,255.00 $2,400.00 $3,000.00 $2,911.78 $2,850.00

Transactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment 0% 0% 0% 0% 0% 0%

Financing Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent

Adjustment 0% 0% 0% 0% 0% 0%

Terms/Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length

Adjustment 0% 0% 0% 0% 0% 0%

Market Conditions at Delivery 2023 2008 2016 2010 2010 2004 & 2006 2000

Adjustment for Inflation 40% 25% 38% 38% 50% 50%

Adjusted Price per Acre-Foot $4,802.74 $4,068.75 $3,312.00 $4,140.00 $4,367.67 $4,275.00

Property Adjustments

Suburban Urban Suburban More remote More remote Suburban Suburban

Location Superior Similar Inferior Inferior Similar Similar

12,000 5,830 4,000 3,000 2,600 4,500 2,700

Size Inferior Inferior Inferior Inferior Inferior Inferior

US 41 Lois St NW E. 104th Avenue Tuscon Street Riverdale Road McKay Road E 88th Avenue

Access Similar Inferior Similar Similar Similar Inferior

Babcock-Webb Platte River Basin Platte River Basin Platte River Basin Platte River Basin Platte River Basin

Water Sources Similar Similar Similar Similar Similar Similar

20 - 25 feet 400 feet 20 - 25 feet 25 - 30 feet 20 - 25 feet 30 - 35 feet 15 - 20 feet

Depth Superior Similar Slightly Superior Similar Slightly Superior Slightly Inferior

Planned Dev Industrial Mining Conservation Mining Conservation Mining Conservation Mining Conservation Agricultural

Zoning / Intended Use Similar Similar Similar Similar Similar Similar

Overall Comparison Superior Similar Inferior Inferior Similar Similar

Indication for Subject Lower than Similar to Higher than Higher than Similar to Similar to

$4,802.74 $4,068.75 $3,312.00 $4,140.00 $4,367.67 $4,275.00
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ADJUSTMENT PROCESS  

The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property.  

COMMENTS

1 - The Ci ty of Atlanta purchased the Bel lwood Quarry property from Vulcan Materia ls  Company for approximately $40 

mil l ion.  Approximately $25 mi l l ion was  paid for Vulcan’s  interest in a  long-term lease agreement.  The underlying fee 

s imple land was  acquired for $15.2 mi l l ion.  This  property had been operating as  a  granite quarry for the past 100 years .  

The Ci ty of Atlanta purchased the property for use as  a  50-acre drinking water reservoir with a  capacity of 1.9 bi l l ion 

ga l lons .  Vulcan Materia ls  had been mining the s i te s ince 1998.  The agreement a l lows  for continued mining operations  

for a  period of two additional  years  under a  lease from the Ci ty.  In 2016, testing began for a  $280 mi l l ion project l inking 

the quarry with the Chattahoochee River via  a  five-mi le tunnel .  Surrounding properties  have been assembled total ing a  

280-acre “green space” park for the benefi t of the Atlanta res idents .  

2 - According to the Option and Purchase Agreement, there are two stated prices .  Those being $1,000,000 as  the option 

price and the other being a  price of $3,005 acre-foot for the water s torage capacity.  This  pi t includes  a  soi l -bentonite l iner 

in the cost of construction.  Also includes  a  dam.  The sel ler performed a l l  remedia l , removal , and mitigation measures  at 

i ts  expense provided the cost does  not exceed $3,255,000.  The sa le price was  agreed upon and the result of a  Settlement 

Agreement.  The reservoir was  del ivered in 2016.  Al l  permits  were paid by sel ler.  This  property has  been annexed into 

the Ci ty of Thornton.

3 - According to the Option and Purchase Agreement reviewed, the sel ler had expected to be complete with mining 

operations  and have the water s torage reservoir ready for del ivery to the Ci ty of Thornton by December 31, 2002.  It was  not 

del ivered unti l  2010.  The sa le price was  the result of a  Settlement Agreement.  An a l location of the purchase price 

between amounts  received for the Reservoir and amounts  received in exchange for services  performed to prepare the 

Reservoir for sa le to the Ci ty of Thornton (Service Fee) was  made by the sel ler.  This  reservoir has  a  soi l -bentonite l iner 

that was  insta l led by the sel ler.  Al l  permits  were paid by sel ler for approval  of reservoir for water s torage.  The s i te i s  

adjacent to an abandoned ra i l road right-of-way (Boulder Branch of Union Paci fic Ra i l road Company).

4 - According to the Option and Purchase Agreement reviewed, the sel ler origina l ly anticipated del ivery of the reservoir 

with a  water s torage capacity of 2,600 acre-foot by December 31, 2006 when a l l  mining operations  were to be complete 

and the soi l -bentonite l iner insta l led and paid for by the sel ler.  The sa le price of $3,000 acre-foot was  the result of a  

Settlement Agreement.  The option date, or date of del ivery was  in 2010.  Sel ler determined a l location of the sa le price 

between amounts  received in exchange for the reservoir and amounts  received in exchange for services  preformed to 

prepare the reservoir for the Ci ty of Thornton.  Al l  permits  were paid by sel ler.  Sel ler agreed to perform a l l  remedia l , 

removal , and mitigation actions  identi fied in Phase I  not to exceed $1,950,000.  Clos ing costs  were spl i t 50%/50%.

5 - Based upon review of the Option & Purchase Agreement, the sel ler anticipated del ivery of 4,500 acre-foot reservoir to 

the Ci ty of Thornton by December 31, 2006 when a l l  mining wi l l  be complete and the reservoir with soi l -bentonite l iner 

insta l led.  The transfers  were made in phases  in 2004 and 2006.  The cost of the l iner was  borne by the sel ler.  The sa le 

price was  establ ished by a  Settlement Agreement.  The payment for the option was  $1,250,000.  The balance was  based 

upon having 4,500 acre-foot of water s torage capacity at a  price of $2,912 per acre-foot.  Al l  permits  were paid by sel ler.  

The sel ler performed a l l  remedia l , removal , and mitigation actions  identi fied in the Phase I  at i ts  expense not to exceed 

$3,275,750.  Upon completion of reservoir, property was  annexed to the Ci ty of Thornton.

6 - Mining was  complete on this  property at the time the purchase agreement was  s igned and avai lable for use as  a  

reservoir.  Sa le price was  the result of a  Settlement Agreement.  Purchase price was  based upon an agreed upon price of 

$2,850 per acre-foot for water s torage rights .  Al l  permits  to be paid by the sel ler for approval  of reservoir for water 

s torage.  Sel ler to fence entire property and provide access  road at their cost.
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TRANSACTIONAL  ADJUSTMENTS  

PROPERTY R IGH TS CONV EYED  

This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. 
For leased fee properties, the length of leases in place and the relationship of market to contract rent could impact 
value. Some properties may have stronger appeal to an owner-user or an investor, resulting in a premium or discount 
associated with fee simple property rights. If a buyer acquires the leasehold interest in a comparable, then an 
adjustment may be necessary that accounts for the impact to the of ground rent and/or risk associated with the 
expiration of the ground lease to the sale price.  Each of the properties were transferred in Fee Simple Title.  There 
is Fee Simple interest in the portion of the subject being used for reservoir.  Therefore, no adjustments for property 
rights conveyed is necessary in this analysis. 

F INA NC ING TERMS  

This category accounts for differences in financing terms associated with the transaction.  Financing arrangements 
that may require an adjustment include mortgage assumptions (at favorable interest rates), seller buydowns, 
installment sales, wrap-around loans, or any other atypical financing arrangements that do not represent cash-
equivalent terms.  These properties were purchased with cash.  No financing or unusual payment terms were used.  
Each of these sales prices is considered to be a cash equivalent price. 

TERMS/COND IT IONS OF  SA LE  

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This may include 
such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, etc.). In some situations, 
the conditions of sale may significantly affect transaction prices. Properties that are listed for sale may require 
adjustments herein to account for any disparity between asking prices and the achievable sale price anticipated.  All 
of the sale or option/purchase agreements were based upon negotiations between the buyer and seller.  Moreover, 
while the City of Thornton was initially involved in eminent domain proceedings against the Cooley Gravel Company 
on their East and West Sprat Platte reservoirs, the sales included in this report were not the result of any eminent 
domain proceedings.  These sale prices were negotiated between the buyer and seller after disposition of these two 
eminent domain proceedings involving reservoirs owned by Cooley Gravel Company.  Therefore, no adjustments are 
warranted for unusual conditions of sale. 

MAR KET COND IT IONS  

This time-adjustment category accounts for differences in economic conditions between the effective date of 
appraisal and the transaction date of the comparable, such as may be caused by changing supply and demand 
factors, rental rates, vacancy rates and/or capitalization rates.  Comparable Nos. 2 through 6 were negotiated during 
the fall of 2000.  These sales entail an initial down payment with the remainder due if the option to purchase is 
exercised by the City of Thornton.  The reservoir delivery dates represent the dates that the options were exercised.  
These prices have been adjusted from delivery date to present based on inflation quantified by changes to consumer 
price index over time. 

PROPERTY ADJUSTMENTS  

LOCA TION  

The appeal of a property’s location to users of and/or investors in a particular property type can influence value 
significantly. This factor broadly considers the impact of demographics, geographical attributes, access to 
transportation networks and local land use trends on pricing. Comparisons of location can often be derived, or even 
quantified, by examining rent, vacancy, capitalization rate, and land value trends in the subject and directly 
competitive areas.  The subject is located at the edge of suburban development between the Cities of Punta Gorda, 
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Fort Myers, and Cape Coral.  Most of the comparable properties enjoy a similar type of location in relationship to 
the community that purchased them, usually being on the periphery.  In the opinion of the appraiser, Comparable 
Nos. 2, 5, and 6 are considered to have similar locations to the subject.  The locations of Comparable Nos. 3 and 4 
were considered inferior mostly because of being somewhat more remote locations.  Only Sale 1 was considered to 
be superiorly located in an established area within the loop of Atlanta, Georgia. 

PROPERTY S IZE  

Normally, all other characteristics being equal, the unit value of a property is affected by its size. Building size and 
price per square foot typically have an inverse relationship. Larger buildings tend to achieve lower pricing on a per-
unit basis due to their economies of scale, and smaller pool of prospective buyers.  The subject reservoir is 576 acres 
in land area with a reported storage capacity of 12,000 acre-feet.  Each of the sales are smaller ranging between 50 
acres and 165 acres with capacities ranging from 2,700 acre-feet to 5,830 acre-feet.  The subject offers "economies 
of scale" by having 576 acres of reservoir area in the same location.  The City of Thornton had to acquire five (5) 
reservoirs in order to accumulate 739 acres and only 16,690 acre/feet of water storage capacity.  Therefore, all of 
the comparable sales were considered inferior in this respect. 

ACCESS  

The subject has a major traffic artery along its western boundary and secondary access along its northern boundary.  
This offers ample access for multiple points of entry.  In considering the road system affecting each of the comparable 
properties, Comparable No. 1 was considered to have similar access and Sales 2 through 6 were deemed to be either 
slightly inferior or inferior to the subject.  The use of these properties as water storage reservoirs does not rely on 
accessibility and therefore this factor is deemed to have little impact on prices. 

WATER SOUR CE  

The subject lies within the sheet flow from the Babcock-Webb Wildlife Area to the Yucca Pens area to the west.  This 
water is channeled under Interstate 75 and through a drainage canal extended along the southern perimeter 
boundary of the subject property.  Sale No. 1 is located proximate to the Caloosahatchee River.  Sales 2 through 6 
are located in the Platte River basin.  Each of these properties is considered to have similar access to water flows in 
comparison to the subject.  No adjustments are required for this attribute. 

P IT  DE PTH  

The depth of a reservoir is important in that less surface area per acre-foot allows for less evaporation than more 
shallow pits.  The subject is approximately 22 feet deep, similar to Sales 2 through 6.  Sale 1 has a maximum depth 
of 400 feet and is considered to be superior to the subject in this regard. 

ZONING /  INTENDED USE  

For improved properties, this factor considers the uses permitted by the applicable development standards, per the 
subject’s zoning designation, and primarily relates to yet untapped potential. The maximum density to which a 
property can be developed typically impacts total value positively; however, depending upon property type, 
location, and type of construction higher permitted densities can have an inverse relationship to pricing on a per-
unit or per-square-foot basis.   This category has little impact on the value of a reservoir.  All sales are considered to 
be similar to the subject in this regard. 
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SALES COMPARISON APPROACH CONCLUSION  

After adjustments, the comparable improved sales reflect a range from $3,312 to $4,803 per acre-foot, with an 
average of $4,161 per acre-foot. In addition to these six sales, we have considered a negotiated purchase between 
Palm Beach Aggregates, Inc and the South Florida Water Management District.  Palm Beach Aggregates operated a 
mining property in Palm Beach County on the east coast of south Florida.  Mining pits with total water storage 
capacity of 40,500 acre-feet were transferred to the District at an overall price of $157 million.  Finished mining cells 
were transferred in annual phases to the District between the years of 2003 and 2007.  The negotiated price paid 
for these reservoirs is equivalent to $3,877 per acre-foot.  This represented a negotiated settlement and is relevant 
to the value of water storage reservoirs in the State of Florida.  Frank A. Catlett, MAI, SRA appraised these properties 
for acquisition by the South Florida Water Management District.  Based on the data available and the analyses 
presented, the indicated value of the subject property by the Sales Comparison Approach is $4,000 per acre-foot, 
calculated in the following table. 

 

 

 

SALES COMPARISON APPROACH VALUE CONCLUSION
Indicated Value per Acre-Foot $4,000

Reservoir Capacity (acre-feet) x  12,000

Indicated Use Value as a Reservoir $48,000,000
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INCOME CAPITALIZATION APPROACH  

GENERAL PROCESS  

In the Income Capitalization Approach, the appraiser concludes to a value indication for the subject by converting a 
projected net operating income into a single present value by using either the direct capitalization or yield 
capitalization method. 

In direct capitalization, the estimated net operating income is divided by a market-driven capitalization rate to 
provide an indication of value.  In yield capitalization, a series of income streams are discounted over a holding 
period to estimate a present value. The yield capitalization approach is referred to as a discounted cash flow analysis, 
and is most useful for properties that are not stabilized or expect to have large fluctuations in the income stream 
over a holding period. 

The Income Capitalization Approach to value requires the following sequential steps: 

Estimate Economic Gross Income Estimate the economic gross income for the subject’s space based on 
existing leases and market data. 

Estimate Effective Gross Income Estimate a proper vacancy and credit loss for the subject’s market, then 
deduct this rent loss from the estimated economic gross income to 
arrive at an effective gross income.   

Estimate the Net Operating Income Calculate the net operating income by deducting the estimated 
operating expenses (fixed and variable) and a provision for replacement 
of short-lived building components from the estimated effective gross 
income. 

Value Indication Convert the net operating income into a value indication by using a 
market-derived capitalization rate in the case of direct capitalization 
and/or a market-derived discount rate in the yield capitalization analysis 
(discounted cash flow analysis). The yield capitalization approach also 
forecasts the anticipated future income streams and estimates a 
reversion price at the end of a presumed holding period.  These future 
income streams are then discounted to a present value using a market-
extracted discount rate based on investor expectations based on the 
risks associated with a property.  

 

This approach is not typically used in the valuation of land, however, in this case, the property has the ability to 
generate income as a water storage reservoir.  The improvements to the property include a 576.91-acre, 22-foot-
deep pit that is the result of rock mining activities over the past 25-years.  The mining reserves are nearing 
completion and the property owners have been considering alternative uses for the property.  As discussed in the 
Highest and Best Use section of this report, several options have been considered. 

Due to an increase in population and insufficient precipitation and ground seepage to maintain water levels in the 
freshwater canals in North Cape Coral, there appears to be great demand for water.  Preliminary discussions resulted 
in testing the viability of drawing water from the mining pits to replenish the Cape Coral canals during the dry 
months.  As much as 16-million gallons per day have been pump out of the mining pits, through a series of open 
drainage ditches to Alligator Slough and into the freshwater canals.  The city of Cape Coral has been purchasing 
water at a rate of $0.25 per 1,000 gallons and have an interest in purchasing the property for this purpose once the 
mining is complete. 
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Market evidence shows that water reservoirs are leased throughout the country.  Moreover, the rates of return 
required by market participants can be determined.  The Income Approach is, therefore, applicable in supporting 
the value of the property for water storage purposes.  

This approach is defined as:  "The ground rent capitalization method of estimating land value that is applicable when 
the ground rent corresponds to the owner's interest in the land, the leased fee interest; applied by capitalizing 
ground rent at a market derived rate."  This method is useful when comparable rents, rates, factors and reversionary 
values can be developed from an analysis of market data. 

The first step in estimating the value of a water storage reservoir is to determine the income generation ability of 
the storage reservoir.  During our investigation we were able to find a few market indicators for lease rates pertaining 
to water storage.  Particular attention was paid to make sure we were not dealing with the leasing of any water 
rights.  The market data herein includes lease rates for the storage of water found in reservoirs for multiple users 
such as municipal use, domestic use, electric power generation, and even environmental protection.  The most 
applicable unit of comparison used for this analysis is income per acre-foot per year. 

WATER STORA GE LEA SE RATE S  

Because of a lack of leased water storage in reservoirs throughout Florida, several alternative types of water deals 
were analyzed and reconciled into a water lease rate for the subject.  The first two deals pertain particularly solving 
to Cape Coral’s current water shortage problem. 

Cape Coral-Florida Governmental Utility Authority Inter-local Agreement 

This is a 20-year agreement.  The City of Cape Coral is to design, permit and construction of a reclaimed pipeline that 
connects to the City’s reclaimed system south of Pine Island Road.  The estimated construction cost of $1,560,000 
will be shared equally by the two parties.  Under the agreement FGUA will deliver a minimum of 1.5 million gallons 
per day, up to 3.5 million gallons per day, to Cape Coral at a cost of $0.279/1,000 gallons (or $91 per acre-foot) with 
an annual rate increase equivalent to 75% of the consumer price index. 

Caloosahatchee Connect Program 

Fort Myers dumps between 6 million and 11 million gallons of treated wastewater effluent into the Caloosahatchee 
River each day.  This water could be redirected to alleviate water shortages in the nearby Cape Coral canals during 
the dry months.  The cost of the pipeline is estimated to be $13 million, plus $19 million in upgrades to the Cape 
Coral and Fort Myer’s wastewater treatment plants.  The rates being negotiated for this water are between $0.95 
per 1,000 gallons and $1.50 per 1,000 gallons.  This is equivalent to a range of between $310 per acre-foot and $489 
per acre foot.  The $0.95 rate was based upon an estimate by Burton and Associates, a water rate consultant who 
works for both the City of Cape Coral and City of Fort Myers. 

South Florida Water Management District 

In recent years, the South Florida Water Management District has undertaken several water farming projects for the 
purpose of providing water purification and retention services throughout the South Florida area.  The District has 
been seeking landowners of large agricultural tracts to enter into agreements allowing for the storage of water on 
their land.  Levees, earthen berms, and canals are used to direct water into Stormwater Treatment Areas “STA’s” or 
Water Farms in agricultural areas around Lake Okeechobee.  These water storage areas are generally two feet to six 
feet deep and range in size from 90 acres, to as large as 35,192 acres.  These “lease” agreements are generally for a 
term of 10 years.  Levee construction is generally done by the property owner with reimbursement from the State.  
The following grid shows the agreed upon rates for water storage at various agricultural locations in South Florida. 
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STORMWATER TREATMENT AREA RATES 

Project County Storage Capacity Storage Rates 

Alico Ranch Hendry 103,650 acre-feet $136 ac-ft 

Scott Water Farm St. Lucie 29,000 acre-feet $200 ac-ft 

Bluefield Water Farm St. Lucie 28,000 acre-feet $161 ac-ft 

Evans Properties, Inc. St. Lucie 3,635 acre-feet $149 ac-ft 

Blue Head Ranch, LLC Highlands 3,462 acre-feet $131 ac-ft 

Clemons Oak Creek Okeechobee 1,750 acre-feet $152 ac-ft 

Rafter T Realty, Inc. Highlands 1,298 acre-feet $132 ac-ft 

Babcock Property Holdings Charlotte 1,214 acre-feet $152 ac-ft 

The largest of these projects is the Alico Ranch providing 91,000 acre-feet of water storage.  The range of payments 
is from $149 per acre-foot to $200 per acre-foot.  It is interesting to note that the South Florida Water Management 
District reports the cost effectiveness of two of the more recent projects, Bluefield Water Farm and Scott Water 
Farm, at $0.45 per 1,000 gallons and $0.60 per 1,000 gallons respectively.  These water rates are below what the 
market would pay for deeper contained reservoir storage for several reasons.  Less land is required to accommodate 
the same storage capacity.  The water farming land can be used for other agricultural uses like grazing livestock 
during periods of dry weather.  A reservoir has less loss of water both by evaporation and by transpiration from the 
plants growing thereon, as well as ground seepage, in comparison with an STA.   Per-acre-foot water storage rates 
in Stormwater Treatment Areas in South Florida are considered to represent the lower limit for the range of 
applicable lease rates for reservoir water storage.  

Nationwide Survey 

Based upon a lack of significant comparable lease information within the State for larger water storage capacities, a 
nationwide survey was made to locate lease rates in other areas where water demand warrant more of a market for 
water storage and water rights.  Colorado, Texas, Arizona and California are examples of areas in dry climates with 
significant populations.  Five such water storage leases from these areas are listed in the following grid. 

 
WATER STORAGE LEASE TRANSACTIONS 

  California Arizona Colorado Colorado Arizona 

Acquirer Cities of Montecito 
and Santa Barbara 

City of Phoenix Rio Grande Water 
Conservation District 

Colorado Parks & 
Wildlife 

Commission 

Southern Nevada 
Water Authority 

Supplier City of Santa Maria Five Active 
Management Areas 

B & R, LLC, Rominger 
Estate, Colorado 

CPW, et al 

San Luis Valley 
Irrigation District 

Arizona Water 
Banking Authority 

Water 4,000 AF of 
banked State 
Water Project 

supply 

108,348 AF of long-
term storage credits 

20,000 AF from Rio 
Grande Reservoir 

8,000 AF from Rio 
Grande Reservoir 

600,651 million AF 
of long-term 

storage credits 

Terms $225 - $600/AF $179 - $375/AF $250/AF $375/AF $204/AF 

Length 1 year Not stated Year to year 30-years Through 2050 

Purpose Drinking water Water storage Water storage Water storage Water storage 

Date June 2017 January 2017 January 2016 August 2015 May 2013 

 

https://www.merriam-webster.com/dictionary/evaporation
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Based upon these relatively recent lease negotiations that involved the lease of as little as 4,000 acre-feet up to 601± 
million acre-feet, with lease terms ranging from as little as one year up to 30 years, we have found lease rates ranging 
from $179 to $600 per acre-foot per year.  The predominate range, however, appears to be between $250 per acre-
foot per year and $375 per acre-foot per year.  Variations in rates depend on the amount of demand and other water 
alternatives in these locations.  

Reconciliation of Water Storage Lease Rates 

Without the benefit of having numerous Florida based reservoir leases to consider, various other market indicators 
of potential lease rates were analyzed.  Two deals pertaining to the water shortage experienced in Cape Coral 
provide the best indication for the subject since they are in Florida and involve the City of Cape Coral indicating the 
motivations and cost/value thresholds of the individual parties.  These two deals indicate rates of between $90 per 
acre-foot per year and $489 per acre foot-per year.  Burton and Associates, a water rate consultant who works for 
both the City of Cape Coral and Fort Myers has recommended that a rate of $310 per acre foot per year. 

We considered rates paid to landowners by the South Florida Water Management district to store water on their 
agricultural lands in STA’s, stormwater treatment areas.  These arrangements are inferior to the subject reservoir in 
that although they are 10-year agreements.  Water storage is accomplished through the use of earthen berms and 
levees resulting in shallow water storage areas with higher rates of evaporation and seepage and requiring more 
land to accommodate the same amount of water.  These rates range between $149 per acre-foot per year to $200 
per acre-foot per year representing the lower end of the reasonable range for the subject property. 

A third indication of lease rates for the subject is a survey of areas around the country where water storage reservoirs 
are more prevalent, Colorado, Arizona, California, Texas, were analyzed.  Although water rights and climate 
conditions differ in these areas, the indicated lease rate range of $179 per acre foot per year to $375 per acre foot 
per year appears supportive. 

POTENTIA L GR OSS RENTAL INC OME  CONCLU SION  

In consideration of this market data, we have reconciled to a lease rate of $250 per acre-foot per year for the subject 
property.  This is equivalent to $0.77 per 1,000 gallons which also falls within the range of market evidence.  Applying 
this rate to the subject reservoir capacity indicates the following potential gross income for the subject. 

 

VACANCY AND COLLECTION LOSS 

An income pro forma typically includes a deduction for vacancy and collection loss to account for losses in income 
for frictional vacancy between occupants as well as the occasional inability to collect rent.  The most probable user 
of the subject property for a reservoir use is a governmental entity, and specifically the City of Cape Coral.  It does 
not appear that these deductions would be necessary or appropriate in this analysis.   

  

ANNUAL MARKET RENT

Indicated Rent per Acre-Foot $250

Reservoir Capacity (acre-feet) x  12,000

Indicated Annual Rent as a Reservoir $3,000,000
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OPERATING EXPENSE ANALYSIS  AND PROJECTIONS  

Various operating expenses are generally deducted from effective gross income in estimating net operating income.  
These include real estate taxes, building insurance, property management and maintenance. 

Real Estate Taxes – The 2022 tax amount for the 24 tax parcels that make up the subject property total $47,497.  Sale 
of the property or permitted renovations can trigger a reassessment by the County Property Appraiser which could have an 
impact on the annual tax expense.  However, without a recorded sale or renovations of the subject the likelihood of a significant 
tax increase is limited.  If the property is sold to the City of Cape Coral, it would be exempt from taxes. 

Insurance – Typically insurance premiums for building casualties is deducted from effective gross income.  In this case, there are 
no permanent buildings on the property.  All equipment and modular structures are considered to be personal property.  
Therefore, no deduction for insurance is necessary in this analysis. 

Property Maintenance – We have included an estimate of $1,500 per month to cover the cost of maintaining the 
property including the easement areas, haul roads, berms, etc.  No building maintenance is required. 

Management – This accounts for off-site management performed by the owner or third-party management 
company.  This is typically reflected as a percentage of effective gross income between 3% and 6%.  We have selected 
a management cost of 5% in this analysis to cover management and administrative expenses involved in operating 
this reservoir. 

Replacement Reserves – This expense represents the replacement of short-lived items, roof coverings, asphalt 
pavement, exterior painting, etc.  Since none of this exists on the property, no additional deduction is made. 

  

  

Income $ Per Ac-Ft

Gross  Potentia l  Rent $3,000,000 $250.00

Less  Vacancy Loss 0.0% $0 $0.00

Less  Col lection Loss 0.0% $0 $0.00

Effective Gross Income (EGI) $3,000,000 $250.00

Expenses  

Real  Estate Taxes $47,497 $3.96

Insurance $0 $0.00

Property Maintenance $18,000 $1.50

Management 5.0% $150,000 $12.50

Replacement Reserves $0 $0.00

Total Expenses 7.2% $215,497 $17.96

NET OPERATING INCOME (NOI) $2,784,503 $232.04

PRO FORMA FY 2024
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D IRECT  CAPITALIZATION  

Direct capitalization is a method used to convert a projected single year’s income expectancy into an indication of 
value. Dividing a property’s net operating income by an appropriate market-derived capitalization rate provides a 
value indication.  This capitalization rate is known as the overall rate.  There are several methods that can be used 
in deriving an overall rate that can be used to capitalize the net operating income that was projected in the previous 
Pro Forma Operating Statement.  Market extraction is unreliable due to a lack of market transactions.   

INVESTOR SURVEYS  

Investor surveys are not very useful for establishing market capitalization rates since a reservoir is not an investment 
grade property.  A review of the PwC Real Estate Investor Survey, Q3, 2022 indicates a range of overall rates between 
3.0% and 12.5% across Regional Mall, CBD Office, Warehouse and Apartment sectors.  Average rates across these 
sectors range between 4.29% and 7.23%.  In comparison, these would be considered to represent an absolute lower 
limit of the reasonable range.  These are each investment grade property classes presenting less market risk than a 
water storage reservoir.  A higher capitalization rate would be anticipated for the subject. 

UTIL IT Y COMPANY  ROE  

A more relevant step in this approach would be to determine who might finance any bond issues that may involve 
the acquisition and/or leasing of reservoirs.  Gognient provides industrial valuation multiples for various industries 
including utilities.  In a study of 115 utility companies as of June 30, 2022, the following Returns on Equity were 
reported. 

 

BAND  OF INVE STMENT  

Based upon more traditional bank financing, the band of investment calculation is summarized in the following table. 

 

Type Number ROE

Electric Utilities 41 9.6%

Gas Utilities 23 11.2%

Independent Power Producers 13 24.0%

Multi-utilties 24 9.7%

Water Utilities 14 10.7%

LAST TWELVE MONTHS RETURN ON EQUITY

Loan-to-Value (LTV) 70%

Amortization Period (yrs ) 20

Interest Rate 6.00%

Mortgage Constant 0.08597

Equity Dividend Rate 10.00%

0.70 LTV       x   0.08597      Mortgage Constant         = 0.06018

0.30 Equity  x   0.10000      Equity Dividend Rate     = 0.03000

Capitalization Rate 9.02%

BAND OF INVESTMENT

Loan Parameters

Calculation



INCOME CAPITALIZATION APPROACH  88 

SOUTHWEST AGGREGATES APPRAISAL   
COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

CAPITA LIZA TION RATE SUMMAR Y A ND CONC LU SIONS  

The capitalization rates derived from the various techniques are summarized in the following table. 

 

Typically, most weight is placed on the rates derived from sources most closely associated with the subject’s 
immediate market, that is, comparable sales, particularly if the comparable sales have a similar risk profile to the 
subject property.  Less reliance was placed on the Investor surveys since these are different property types.  Based 
on all available data sources, we conclude to a 9.00% capitalization rate.  

VALUE INDICATION FROM D IRECT CAPITALIZATION  

An opinion of value in use is indicated by the Direct Capitalization Method by dividing the net operating income 
(NOI), derived earlier in this section by the appropriate capitalization rate. Our conclusion via the Direct 
Capitalization Method is as follows.  

   

 

Method Capitalization Rate

Investor Surveys 4.3% - 7.2%

Survey of Water Uti l i ties 10.70%

Band of Investment 9.02%

Capitalization Rate Conclusion 9.00%

SUMMARY CAPITALIZATION RATE AND CONCLUSION

NET OPERATING INCOME $2,784,503

Based on Most Probable Rate of 9.00% $30,938,922

Indicated Use Value as a Reservoir $30,938,922

Rounded to nearest  $100,000 $30,900,000 $2,575 /ac-ft

DIRECT CAPITALIZATION METHOD VALUE CONCLUSION - AS IS
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RECONCILIATION  AND F INAL VALUE  

The subject of this appraisal assignment is a 1,205-acre parcel of land located within an unincorporated portion of 
Charlotte County, Florida.  This area of Charlotte County is rural in nature and comprised predominately of 
conservation and wetland areas with small enclaves of residential properties and limited commercial support 
fronting Tamiami Trail, (a/k/a US Highway 41).  Over the past 30 years the property has been used for commercial 
excavations of limerock and fill dirt.  The result is a 580-acre pit with an average depth of 22 feet.  Based upon 
configuration and geology, this pit has the capability of holding 3.9 billion gallons of water.  The limestone reserves 
are expected to be depleted by October 2024.  As there is a need for additional water at the nearby City of Cape 
Coral the use of the subject mining pits for water storage has been considered.   

SUMMARY OF VALUE INDICATIONS  

 

 

MARKET VALUE -  VALUATION RELIANCE  

The Cost Approach has been used in estimating the value of the property as a reservoir by adding the value of the 
necessary land needed to store a similar amount of water to the cost of developing a storage reservoir capable of 
storing 3.9-billion gallons of water.  The value indicated by the Cost Approach far exceeds the values by the other 
two approaches indicating that it is much more costly to build than to lease or purchase an existing reservoir. 

In the Sales Comparison Approach, a nationwide search for sales of water storage reservoirs of this size and type 
was required to amass a sufficient number of sales for analysis.  No sales were found in the State of Florida.  Although 
this approach factors in the motivations of buyers and sellers in the marketplace, there may be other factors 
influencing prices in these other states.  Least weight was given the value indicated by this method in our final 
reconciliation, but it has been provided as additional market evidence. 

In the Income Capitalization Approach, direct capitalization was used to estimate value.  The property owner 
currently receives income from the City of Cape Coral for water from the reservoir.  The rate that is currently being 
paid was negotiated five years ago and appears based on market evidence to be below what the market will bear 
for this type of use.  Market income, less expenses was capitalized as an indication of the value of this property put 
to such a use.  Based on the quality and quantity of market evidence, we have placed the greatest weight on this 
method in our final reconciliation of value.  

  

As of March 29, 2023

Cost Approach $74,500,000 $6,208 per Acre-foot

Land Value $14,500,000 $12,033 per Gross  Acre

Sales Comparison Approach $48,000,000 $4,000 per Acre-foot

Income Capitalization Approach $30,900,000 $2,575 per Acre-foot

Approach Reliance Income & Cost

Use Value $38,000,000

Exposure Time (Months) 12

Marketing Time (Months) 12

VALUE INDICATIONS
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F INAL OPINION  OF VALUE  

Based on the inspection of the property and the investigation and the analysis undertaken, we have developed the 
following value opinion. 

 

MARKETING T IME AND EXPOSURE T IME  

Exposure time is an opinion, based on supporting market data, of the length of time that the property interest being 
appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value 
on the effective date of the appraisal.  This is a retrospective estimate based upon an analysis of past events assuming 
a competitive and open market.  From conversations with listing agents, brokers and market participants and 
considering published information regarding marketing times of similar properties, we estimate that the subject 
property would need to have been exposed to the market for a period of 12 months to achieve a market sale at the 
value estimated herein. 

Marketing time differs from exposure time, which is always presumed to precede the effective date of an appraisal.  
Marketing time is a forecast that is made looking forward from the effective date of the appraisal.  Marketing time 
is defined as the amount of time necessary to expose a property to the open market in order to achieve a sale, 
assuming the property will be actively exposed and aggressively marketed to potential purchasers through marketing 
channels commonly used by sellers of similar type property, the property will be offered at a price reflecting the 
most probable markup over market value used by sellers of similar type property, the sale will be consummated 
under the terms and conditions of the definition of market value required by the regulation.  Market conditions have 
been improving and therefore we estimate a marketing time of 12 months. 

 

 

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Value in Use - As  Is Fee Simple March 29, 2023 $38,000,000 

MARKET VALUE CONCLUSION
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CERTIFICATION  

 

 

We certi fy that, to the best of our knowledge and bel ief:

1. The s tatements  of fact contained in this  report are true and correct.

2. The reported analyses , opinions , and conclus ions are l imited only by the reported assumptions

and l imiting conditions and are our personal , impartia l , and unbiased profess ional analyses ,

opinions , and conclus ions .

3. We 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 with this  ass ignment.

4. We have no bias with respect to the property that is the subject of this report or to the parties

involved with this  ass ignment.

5. Our engagement in this ass ignment was not contingent upon developing or reporting

predetermined results .

6. Our compensation for completing this ass ignment is not contingent upon the development or

reporting of a predetermined value or direction in value that favors the cause of the cl ient, the

amount of the value opinion, the atta inment of a stipulated result, or the occurrence of a

subsequent event directly related to the intended use of this  appra isa l .

7. This appraisa l ass ignment was not based upon a requested minimum valuation, a speci fic

va luation, or the approval  of a  loan.

8. Our analyses , opinions , and conclus ions were developed, and this report has been prepared, in

conformity with the Uniform Standards of Profess ional Appraisa l Practice, as wel l as the

requirements  of the s tate of Florida.

9. The reported analyses , opinions , and Value Indications were developed, and this report has

been prepared, in conformity with the requirements of the Code of Profess ional Ethics , the

Standards  of Profess ional  Practice of the Appraisa l  Insti tute. 

10. The use of this report is subject to the requirements of the Appraisa l Insti tute relating to review

by i ts  duly authorized representatives .

11. As of the date of this report, Rob Hicks has and Kyle Catlett has completed the continuing

education program for Des ignated Members  of the Appraisa l  Insti tute.

12. Rob Hicks has and Kyle Catlett has made a personal inspection of the property that is the

subject of this  report.

13. No one provided s igni ficant rea l  property appraisa l  ass is tance to the person s igning this  

certi fication.

14. Rob Hicks has not and Kyle Catlett has not provided services , as an appraiser or in any other

capacity, regarding the property that is the subject of this report within the three-year period

immediately preceding the agreement to perform this  ass ignment.

15. The use of this report is subject to the requirements of the Florida Real Estate Appraisa l Board

relating to review by i ts  duly authorized representatives .  As  of the date of this  report, Rob Hicks ,  

and Kyle Catlett, are State Certi fied Appraisers and has completed the continuing education

requirements  for the State of Florida.

Robert C. Hicks , MAI Kyle A. Catlett, MAI

State-Certi fied General  Real  Estate Appraiser State-Certi fied General  Real  Estate Appraiser

RZ1059 RZ3875

rhicks@bbgres .com kcatlett@bbgres .com
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STANDARD ASSUMPTIONS AND L IMITING CONDITIONS  

This appraisal report has been made with the following general assumptions: 

1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal, 

BBG, Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a) 

title defects, liens or encumbrances affecting the property; (b) the property’s compliance with local, state 

or federal zoning, planning, building, disability access and environmental laws, regulations and standards; 

(c) building permits and planning approvals for improvements on the property; (d) structural or mechanical 

soundness or safety; (e) contamination, mold, pollution, storage tanks, animal infestations or other 

hazardous conditions affecting the property; and (f) other conditions and matters for which licensed real 

estate appraisers are not customarily deemed to have professional expertise. Accordingly:  

a) The Appraiser has not conducted any engineering or architectural surveys in connection with this 

appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based 

on measurements taken by the Appraiser or the Appraiser’s staff or was obtained or taken from 

referenced sources and is considered reliable. The Appraiser and BBG, Inc. shall not be monetarily liable 

or responsible for or assume the costs of preparation or arrangement of geotechnical engineering, 

architectural, or other types of studies, surveys, or inspections that require the expertise of a qualified 

professional. 

b) Unless otherwise stated in the report, only the real property is considered, so no consideration is given 

to the value of personal property or equipment located on the premises or the costs of moving or 

relocating such personal property or equipment. Further, unless otherwise stated, it is assumed that 

there are no subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this 

appraisal, whether they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that 

there are no rights associated with extraction or exploration of such elements considered. Unless 

otherwise stated it is also assumed that there are no air or development rights of value that may be 

transferred. 

c) Any legal description or plats reported in the appraisal are assumed to be accurate. Any sketches, 

surveys, plats, photographs, drawings or other exhibits are included only to assist the intended user to 

better understand and visualize the subject property, the environs, and the competitive data. BBG, Inc. 

has made no survey of the property and assumes no monetary liability or responsibility in connection 

with such matters. 

d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report. 

The property is considered to be free and clear of existing liens, easements, restrictions, and 

encumbrances, except as stated. Further, BBG, Inc. assumes there are no private deed restrictions 

affecting the property which would limit the use of the subject property in any way. 

e) The appraisal report is based on the premise that there is full compliance with all applicable federal, 

state, and local environmental regulations and laws unless otherwise stated in the appraisal report; 

additionally, that all applicable zoning, building, and use regulations and restrictions of all types have 

been complied with unless otherwise stated in the appraisal report. Further, it is assumed that all 

required licenses, consents, permits, or other legislative or administrative authority, local, state, 

federal and/or private entity or organization have been or can be obtained or renewed for any use 

considered in the value opinion. Moreover, unless otherwise stated herein, it is assumed that there are 

no encroachments or violations of any zoning or other regulations affecting the subject property, that 

the utilization of the land and improvements is within the boundaries or property lines of the property 

described, and that there are no trespasses or encroachments. 
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f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a 

specific compliance survey or analysis of the property to determine whether or not it is in conformity 

with the various detailed requirements of ADA. It is possible that a compliance survey of the property 

and a detailed analysis of the requirements of the ADA would 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 

impact upon the value of the property. Since the Appraiser has no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating the value of 

the property. 

g) No monetary liability or responsibility is assumed for conformity to specific governmental 

requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific 

professional or governmental inspections have been completed and reported in the appraisal report. 

h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise 

stated herein. Further, it is assumed all water and sewer facilities (existing and proposed) are or will be 

in good working order and are or will be of sufficient size to adequately serve any proposed buildings. 

i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the 

improvements described therein is based on visual inspection. No monetary liability or responsibility is 

assumed for (a) the soundness of structural members since no engineering tests were conducted; (b) 

the condition of mechanical equipment, plumbing, or electrical components, as complete tests were 

not made; and (c) hidden, unapparent or masked property conditions or characteristics that were not 

clearly apparent during the Appraiser’s inspection. 

j) If building improvements are present on the site, it is assumed that no significant evidence of termite 

damage or infestation was observed during physical inspection, unless so stated in the appraisal report. 

Further, unless so stated in the appraisal report, no termite inspection report was available. No 

monetary liability or responsibility is assumed for hidden damages or infestation. 

k) Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are 

no subsoil defects present, which would impair development of the land to its maximum permitted use 

or would render it more or less valuable. No monetary liability or responsibility is assumed for such 

conditions or for engineering which may be required to discover them. 

l) BBG, Inc., excepting employees of BBG Assessment, Inc., and the appraiser(s) are not experts in 

determining the presence or absence of hazardous substances toxic materials, wastes, pollutants or 

contaminants (including, but not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) 

used in construction or otherwise present on the property. BBG, Inc. and the appraiser(s) assume no 

monetary liability or responsibility for the studies or analyses which would be required to determine 

the presence or absence of such substances or for loss as a result of the presence of such substances. 

The Client is free to retain an expert on such matters in this field; however, Client retains such expert 

at Client’s own discretion, and any costs and/or expenses associated with such retention are the 

responsibility of Client.   

m) BBG, Inc. is not an expert in determining the habitat for protected or endangered species, including, 

but not limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present 

on the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses 

which would be required to determine the presence or absence of such species or for loss as a result 

of the presence of such species. The Appraiser hereby reserves the right to alter, amend, revise, or 

rescind any of the value opinions contained within the appraisal repot based upon any subsequent 

endangered species impact studies, research, and investigation that may be provided. However, it is 

assumed that no environmental impact studies were either requested or made in conjunction with this 

analysis, unless otherwise stated within the appraisal report.  

2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the 

appraisal process, the physical attributes of the property were observed from the street(s) as of the 
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inspection date of the appraisal. Physical characteristics of the property were obtained from tax assessment 

records, available plans, if any, descriptive information, and interviewing the client and other 

knowledgeable persons. It is assumed the interior of the subject property is consistent with the exterior 

conditions as observed and that other information relied upon is accurate. 

3) If provided, the estimated insurable value is included at the request of the Client and has not been 

performed by a qualified insurance agent or risk management underwriter. This cost estimate should not 

be solely relied upon for insurable value purposes. The Appraiser is not familiar with the definition of 

insurable value from the insurance provider, the local governmental underwriting regulations, or the types 

of insurance coverage available. These factors can impact cost estimates and are beyond the scope of the 

intended use of this appraisal. The Appraiser is not a cost expert in cost estimating for insurance purposes. 

4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of 

the United States Dollar as of the effective date of value. This appraisal is based on market conditions 

existing as of the date of this appraisal. 

5) The value opinions reported herein apply to the entire property. Any proration or division of the total into 

fractional interests will invalidate the value opinions, unless such proration or division of interests is set 

forth in the report. Any division of the land and improvement values stated herein is applicable only under 

the program of utilization shown. These separate valuations are invalidated by any other application. 

6) Any projections of income and expenses, including the reversion at time of resale, are not predictions of 

the future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will 

be. No warranty or representation is made that such projections will materialize. The real estate market is 

constantly fluctuating and changing. It is not the task of an appraiser to estimate the conditions of a future 

real estate market, but rather to reflect what the investment community envisions for the future in terms 

of expectations of growth in rental rates, expenses, and supply and demand. The forecasts, projections, or 

operating estimates contained herein 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 with future conditions. 

7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical 

conditions which occur following the effective date of value within this report that would influence or 

potentially affect the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond 

the scope of the report. 

8) Any proposed or incomplete improvements included in the appraisal report are assumed to be satisfactorily 

completed in a workmanlike manner or will be thus completed within a reasonable length of time according 

to plans and specifications submitted. 

9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices 

and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “non-

disclosure” state, although extensive effort has been expended to verify pertinent data with buyers, sellers, 

brokers, lenders, lessors, lessees, and other sources considered reliable, it has not always been possible to 

independently verify all significant facts. In these instances, the Appraiser may have relied on verification 

obtained and reported by appraisers outside of our office. Also, as necessary, assumptions and adjustments 

have been made based on comparisons and analyses using data in the report and on interviews with market 

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

accuracy. 

10) Although the Appraiser has made, insofar as is practical, every effort to verify as factual and true all 

information and data set forth in this report, no responsibility is assumed for the accuracy of any 

information furnished the Appraiser either by the Client or others. If for any reason, future investigations 

should prove any data to be in substantial variance with that presented in this report, the Appraiser reserves 

the right to alter or change any or all analyses, opinions, or conclusions and/or opinions of value. 
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11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set 

forth in the appraisal report as may be required by consideration of additional or more reliable data that 

may become available. No change of this report shall be made by anyone other than the Appraiser. The 

Appraiser shall have no monetary liability or responsibility for any unauthorized change(s) to the report. 

12) The submission of the appraisal report constitutes completion of the services authorized and agreed upon. 

Such appraisal report is submitted on the condition the Client will provide reasonable notice and customary 

compensation, including expert witness fees, relating to any subsequent required attendance at 

conferences, depositions, or judicial or administrative proceedings. In the event the Appraiser is 

subpoenaed for either an appearance or a request to produce documents, a best effort will be made to 

notify the Client immediately. The Client has the sole responsibility for obtaining a protective order, 

providing legal instruction not to appear with the appraisal report and related work files, and will answer 

all questions pertaining to the assignment, the preparation of the report, and the reasoning used to 

formulate the opinion of value. Unless paid in whole or in part by the party issuing the subpoena or by 

another party of interest in the matter, the Client is responsible for all unpaid fees resulting from the 

appearance or production of documents regardless of who orders the work. 

13) Client shall not disseminate, distribute, make available or otherwise provide any Appraisal Report prepared 

hereunder to any third party (including without limitation, incorporating or referencing the Appraisal 

Report , in whole or in part, in any offering or other material intended for review by other parties) except 

to (a) any third party expressly acknowledged in a signed writing by Appraiser  as an “Intended User” of the 

Appraisal Report provided that either Appraiser has received an acceptable release from such third party 

with respect to such Appraisal Report or Client provides acceptable indemnity protections to Appraiser 

against any claims resulting from the distribution of the Appraisal Report to such third party, (b) any third 

party service provider (including rating agencies and auditors) using the Appraisal Report in the course of 

providing services for the sole benefit of an Intended User, or (c) as required by statute, government 

regulation, legal process, or judicial decree.  In the event Appraiser consents, in writing, to Client 

incorporating or referencing the Appraisal Report in any offering or other materials intended for review by 

other parties, Client shall not distribute, file, or otherwise make such materials available to any such parties 

unless and until Client has provided Appraiser with complete copies of such materials and Appraiser has 

approved all such materials in writing.  Client shall not modify any such materials once approved by 

Appraiser.  In the absence of satisfying the conditions of this paragraph with respect to a party who is not 

designated as an Intended User, the receipt of an Appraisal Report by such party shall not confer any right 

upon such party to use or rely upon such report, and Appraiser shall have no liability for such unauthorized 

use or reliance upon such report.  In the event Client breaches the provisions of this paragraph, Client shall 

indemnify, defend and hold Appraiser, and its affiliates and their officers, directors, employees, contractors, 

agents and other representatives (Appraiser and each of the foregoing an “Indemnified Party” and 

collectively the “Indemnified Parties”), fully harmless from and against all losses, liabilities, damages and 

expenses (collectively, “Damages”) claimed against, sustained or incurred by any Indemnified Party arising 

out of or in connection with such breach, regardless of any negligence on the part of any Indemnified Party 

in preparing the Appraisal Report. 
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  BBG OVERVIEW

BBG is one of the nation’s largest real estate due diligence 
firms with more than 45 offices across the country serving 
more than 3,000 clients. We deliver best-in-class valuation, 
advisory and assessment services with a singular focus of 
meeting our clients’ needs.

Our professional team offers broad industry expertise and 
deep market knowledge to help clients meet their objectives 
throughout the real estate life cycle.

BBG clients include commercial real estate professionals, 
investors, lenders, attorneys, accountants and corporations.

  THE BBG DIFFERENCE

National Footprint. BBG is one of only two national firms 
offering in-house valuation and environmental and property 
condition assessment services for all commercial property types.

Customer-focused Growth. BBG is one of the largest national 
due diligence firms because we deliver best-in-class work 
product and provide excellent customer care.

Qualified Team. Over 50 percent of BBG appraisers are MAI 
designated and offer deep industry expertise gained through 
real-world experience.

Unbiased Independence. By focusing exclusively on 
due diligence services, BBG guarantees an independent 
perspective free from potential conflicts of interest.

Innovative Technology. BBG has made significant analytics 
and IT investments to continually improve our data and 
report quality.

Overview
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GLOSSARY 



Glossary Page 1  

Appraisal:  (noun) the act or process of developing an opinion of value; an 
opinion of value. (adjective) of or pertaining to appraising and related functions 
such as appraisal practice or appraisal services.7 

Appraisal Practice:  valuation services performed by an individual acting as an 
appraiser, including but not limited to appraisal and appraisal review.7 

Appraisal Review:  (noun) the act or process of developing an opinion about the 
quality of another appraiser’s work (i.e., a report, part of a report, a workfile, or 
some combination of these), that was performed as part of an appraisal or 
appraisal review assignment, (adjective) of or pertaining to an opinion about the 
quality of another appraiser’s work that was performed as part of an appraisal 
or appraisal review assignment.7 

Appraiser:  one who is expected to perform valuation services competently and 
in a manner that is independent, impartial and objective.7 

Appraiser’s Peers:  other appraisers who have expertise and competency in a 
similar type of assignment.7 

Assessed Value: The value of a property according to the tax rolls in ad valorem 
taxation; may be higher or lower than market value, or based on an assessment 
ratio that is a percentage of market value. 1 

Asset: 
1. Any item, the rights to which may have economic value, including 

financial assets (cash or bonds), business interests, intangible 
assets (copyrights and trademarks), and physical assets (real estate 
and personal property). 

2. In general business usage, something owned by a business 
and reflected in the owner’s business sheet. 

Asset:  A resource controlled by the entity as a result of past events and from 
which future economic benefits are expected to flow to the entity. 2 

Assignment: a valuation service that is provided by an appraiser as a 
consequence of an agreement with a client.7 

Assignment Conditions: Assumptions, extraordinary assumptions, hypothetical 
conditions, laws and regulation, jurisdictional exceptions, and other conditions 
that affect the scope of work.7 

Assignment Elements:  Specific information needed to identify the appraisal or 
appraisal review problem:  client and any other intended users, intended use of 
the appraiser’s opinions and conclusions, type and definition of value; effective 
date of the appraiser’s opinions and conclusions; subject of the assignment and 
its relevant characteristics; and assignment conditions.7 

Assignment Results:  An appraiser’s opinions or conclusions, not limited to 
value, that were developed when performing an appraisal assignment, an 
appraisal review assignment, or a valuation service other than an appraisal or 
appraisal review.7 

Bias:  a preference or inclination that precludes an appraiser’s impartiality, 
independence, or objectivity in an assignment.7 

Business Enterprise:  an entity pursuing an economic activity.7 

Business Equity:  the interests, benefits, and rights inherent in the ownership of 
a business enterprise or a part thereof in any form (including, but not necessarily 
limited to, capital stock, partnership interests, cooperatives, sole 
proprietorships, options, and warrants).7 

Capital Expenditure: Investments of cash (or the creation of liability) to acquire 
or improve an asset, e.g., land, buildings, building additions, site improvements, 
machinery, equipment; as distinguished from cash outflows for expense items 
that are normally considered part of the current period’s operations. Also 
referred to as Cap Ex.1 

Cash Equivalency Analysis: An analytical process in which the sale price of a 
transaction with nonmarket financing or financing with unusual conditions or 
incentives is converted into a price expressed in terms of cash or its equivalent.1 

Client:  the party or parties (i.e., individual, group or entity) who engage an 
appraiser by employment or contract in a specific assignment, whether directly 
or through an agent.7 

Condominium Ownership: A form of fee ownership of separate units or portions 
of multiunit buildings that provides for formal filing and recording of a divided 
interest in real estate.1 

 
 
 
 

Confidential Information: 
  1: information that is either: 

• Identified by the client as confidential when providing it to a 
valuer and that is not available from any other source, or 

• Classified as confidential or private by applicable law or 
regulation. 

2: Information that is either 
• Identified by the client as confidential when providing it to an 

appraiser and that is not available from any other source; or  
• Classified as confidential or private by applicable law or 

regulation * 
• NOTICE: For example, pursuant to the passage of the Gramm-

Leach-Bliley Act in November 1999, some public agencies 
have adopted privacy regulations that affect appraisers. The 
Federal Trade Commission (FTC) issued two rules. The first 
rule (16 CFR 313) focuses on the protection of “non-public 
personal information” provided by consumers to those 
involved in financial activities “found to be closely related to 
banking or usual in connection with the transaction of 
banking.” These activities include “appraising real or personal 
property.” The second rule (16 CFR 314) requires appraisers 
to safeguard customer non-public personal information. 
Significant liability exists for appraisers should they fail to 
comply with these FTC rules. 7 

Cost:  the actual or estimated amount required to create, reproduce, replace 
or obtain a property.7 

Cost Approach: A set of procedures through which a value indication is derived 
for the fee simple interest in a property by estimating the current cost to 
construct  a  reproduction  of  (or  replacement  for)  the  existing  structure, 
including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to 
the indicated fee simple value of the subject property to reflect the value of 
the property interest being appraised. 1 

Credible: worthy of belief.7 

Deferred Maintenance: Items of wear and tear on a property that should be 
fixed now to protect the value or income-producing ability of the property, 
such as a broken window, a dead tree, a leak in the roof, or a faulty roof that 
must be completely replaced. These items are almost always curable.1

 

Disposition Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a specific time, which is short than the typical exposure time for 
such a property in that market. 2) The property is subjected to market 
conditions prevailing as of the date of valuation. 3) Both the buyer and seller are 
acting prudently and knowledgeably. 4) The seller is under compulsion to sell.  
5) The buyer is typically motivated. 6) Both parties are acting in what they 
consider to be their best interests. 7) An adequate marketing effort will be made 
during the exposure time. 8) Payment will be made in cash in U.S. dollars (or 
the local currency) or in terms of financial arrangements comparable thereto. 9) 
The price represents the normal consideration of the property sold, unaffected 
by special or creative financing or sales concessions granted by anyone 
associated with the sale. This definition can also be modified to provide for 
valuation with specified financing terms. 1

 

Economic Life: The period over which improvements to real estate 
contribute to property value. 1

 

Effective Date:  the date to which the appraiser’s analysis, opinions and 
conclusions apply, also referred to as date of value.7 

Effective Gross Income Multiplier (EGIM): The ratio between the sale price 

(or value) of a property and its effective gross income.1
 

Effective Rent: Total base rent, or minimum rent stipulated in a lease, over 
the specified lease term minus rent concessions, the rent that is effectively 
paid by a tenant net of financial concessions provided by a landlord. 1 

Exposure Time:  an opinion, based on supporting market data, of the length 
of time that the property interest being appraised would have been offered 
on the market prior to the hypothetical consummation of a sale at the 
market value on the effect date of the appraisal.7 

Extraordinary Assumption:  an assignment-specific assumption as of the 
effective date regarding uncertain information used in an analysis which, if 
found to be false, could alter the appraiser’s opinions or conclusions.7 
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Fair Market Value:   

1. In nontechnical usage, a term that is equivalent to the contemporary 
usage of market value. 

2. As used in condemnation, litigation, income tax, and property tax 
situations, a term that is similar in concept to market value but may be 
defined explicitly by the relevant agency. For example, one definition of 
fair market value provided by the Internal Revenue Service for certain 
purposes is as follows: The price at which the property would change 
hands between a willing buyer and a willing seller, neither being under 
any compulsion to buy or to sell and both having reasonable knowledge 
of relevant facts. The fair market value of a particular item of property 
includible in the decedent’s gross estate is not to be determined by a 
forced sale price. Nor is the fair market value of an item of property to 
be determined by the sale price of the item in a market other than that 
in which such item is most commonly sold to the public, taking into 
account the location of the item wherever appropriate. (IRS Regulation 
§20.2031-1) 1 

Fair Share:   

1. A share of a fund or deposit that is divided or distributed proportionately.  
2. A share of a burden or obligation that is divided proportionately; e.g., a 

tenant in a multitenant building or development may be required to pay 
a pro rata share of the building’s operating expenses based on the 
number of square feet the tenant occupies. In a shopping center, the 
tenant’s share of operating costs is often stated as a fraction, with the 
gross leasable area of the tenant’s premises as the numerator and the 
gross leasable area or gross leased area of the entire shopping center as 
the denominator. 

3. The share of a trade area that a retail facility is likely to capture; assumes 
that capture is a function of property size as a proportion of the overall 
inventory of competitive space in the trade area, i.e., that the facility 
captures a “fair share” of the trade area.1

 

Fair Value:   
1.   The price that would be received to sell an asset or paid to transfer a 

liability in an orderly transaction between market participants at the 
measurement date. (FASB) 

2. The estimated price for the transfer of an asset or liability between 
identified knowledgeable and willing parties that reflects the 
respective interests of those parties. (This does not apply to 
valuations for financial reporting.) (IVS).1 

3.     The price that would be received to sell an asset or paid to 
transfer a liability in an orderly transaction between market 
participants at the measurement date.2

 

Feasibility Analysis:   a  study of the cost benefit relationship of an economic 
endeavor.1 

Fee Simple Estate: Absolute ownership unencumbered by any other interest 
or estate, subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power, and escheat. 1 

Floor Area Ratio (FAR): The relationship between the above-ground floor 
area of a building, as described by the zoning or building code, and the area 
of the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a 
building is twice the total land area. 1 

Going Concern:  

1. An established and operating business having an indefinite future life. 

2. An organization with an indefinite life that is sufficiently long that, over 
time, all currently incomplete transformations [transforming resources 
from one form to a different, more valuable form] will be completed. 1 

Gross Building Area (GBA): 

1. Total floor area of a building, excluding unenclosed areas, measured 
from the exterior of the walls of the above-grade area. This includes 
mezzanines and basements if and when typically included in the market 
area of the type of property involved. 

2. Gross leasable area plus all common areas. 

3. For residential space, the total area of all floor levels measured from 
the exterior of the walls and including the super structure and 
substructure basement; typically does not include garage space. 1 

 

Highest and Best Use: 

1. The reasonably probable use of property that results in the highest value. 
The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum 
productivity. 

2. The use of an asset that maximizes its potential and that is possible, 
legally permissible, and financially feasible. The highest and best use may 
be for continuation of an asset’s existing use or for some alternative use. 
This is determined by the use that a market participant would have in 
mind for the asset when formulating the price that it would be willing to 
bid. (IVS). 

3. [The] highest and most profitable use for which the property is adaptable 
and needed or likely to be needed in the reasonably near future. (Uniform 
Appraisal Standards for Federal Land Acquisitions) 1 

Hypothetical Condition:  a condition, directly related to a specific assignment, 
which is contrary to what is known by the appraiser to exist on the effective 
date of the assignment results, but is used for the purpose of analysis.7 

Income Capitalization Approach: Specific appraisal techniques applied to 
develop a value indication for a property based on its earning capability and 
calculated by the capitalization of property income. 1 

Inspection: Personal observation of the exterior or interior of the real estate 
that is the subject of an assignment performed to identify the property 
characteristics that are relevant to the assignment, such as amenities, general 
physical condition, and functional utility. Note that this is not the inspection 
process performed by a licensed or certified building inspector. 1 

Insurable Value: A type of value for insurance purposes. 1 

Intangible Property (intangible Assets): Nonphysical assets, including but not 
limited to franchises, trademarks, patents, copyrights, goodwill, equities, 
securities, and contracts as distinguished from physical assets such as facilities 
and equipment.7  

Intended Use:  the user(s) of an appraiser’s reported appraisal or appraisal 
review assignment results, as identified by the appraiser based on 
communication with the client at the time of the assignment.7 

Intended User:  the client and any other party as identified, by name or type, 
as users of the appraisal or appraisal review report by the appraiser, based on 
communication with the client at the time of the assignment.7 

Internal Rate of Return (“IRR”): The annualized yield rate or rate of return on 
capital that is generated or capable of being generalized within an investment 
of  portfolio  over  a  period  of  ownership.    Alternatively,  the indicated 
return of capital associated with a projected or pro forma income stream.        
The discount rate that equates the present value of the net cash flows of a 
project with the present value of the capital investment.   It is the rate at which 
the Net Present Value (NPV) equals zero.   The IRR reflects both the return on 
invested capital and the return of the original investment, which are basic 
considerations of potential investors.   Therefore, deriving the IRR from analysis 
of market transactions of similar properties having comparable income 
patterns is a proper method for developing market discount rates for use in 
valuations to arrive at Market Value.   Used in discounted cash flow analysis to 
find the implied or expected rate of return of the project, the IRR is the rate of 
return which gives a zero net present value (NPV). See also equity yield rate 
(YE); financial management rate of return (FMRR); modified internal rate of 
return (MIRR); yield rate (Y). 1

 

Investment Value: 1) The value of a property to a particular investor or class 
of investors based on the investor’s specific requirements. Investment value 
may be different from market value because it depends on a set of investment 
criteria that are not necessarily typical of the market. 2) The value of an asset to 
the owner or a prospective owner for individual investment or operational 
objectives. (IVS) 1 

Jurisdictional Exception: an assignment condition established by applicable 
law or regulation, which precludes an appraiser from complying with a part 
of USPAP.7 

Leasehold Interest: The right held by the lessee to use and occupy real estate 
for a stated term and under the conditions specified in the lease. 1 

Leased Fee Interest: The ownership interest held by the lessor, which includes 
the right to receive the contract rent specified in the lease plus the reversionary 
right when the lease expires.1

 

Liquidation Value: The most probable price that a specified interest in real 
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property should bring under the following conditions: 1) Consummation of a 
sale within a short time period; 2) The property is subjected to market 
conditions prevailing as of the date of valuation; 3) Both the buyer and seller 
are acting prudently and knowledgeably; 4) The seller is under extreme 
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are 
acting in what they consider to be their best interests. 7) A normal marketing 
effort is not possible due to the brief exposure time 8) Payment will be made in 
cash in U.S. dollars or in terms of financial arrangements comparable thereto.  
9)  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.   This definition can also be modified to 

provide for valuation with specified financing terms.1
 

Load Factor: A measure of the relationship of common area to useable area 
and therefore the quality and efficiency of building area layout, with higher 
load factors indicating a higher percentage of common area to overall 
rentable space than lower load factors; calculated by subtracting the amount 
of usable area from the rentable area and then dividing the difference by the 
usable area: 1 

Load Factor = 

 

(Rentable Area – Useable Area) Usable Area 

 

Market Value:  a type of value stated as an opinion, that presumes the transfer 
of a property (i.e., a right of ownership or a bundle of such rights), as of a 
certain date, under specific conditions set forth in the value definition that is 
identified by the appraiser as applicable in an appraisal.7 

Market Value "As If Complete" On The Appraisal Date:  Market value 
as if complete on the effective date of the appraisal is an estimate of the 
market value of a property with all construction, conversion, or 
rehabilitation hypothetically completed, or under other specified 
hypothetical conditions as of the date of the appraisal. With regard to 
properties wherein anticipated market conditions indicate that 
stabilized occupancy is not likely as of the date of completion, this 
estimate of value should reflect the market value of the property as if 
complete and prepared for occupancy by tenants. 

Market Value "As Is" On The Appraisal Date: Value As Is -The value of 
specific ownership rights to an identified parcel of real estate as of the 
effective date of the appraisal; relates to what physically exists and is 
legally permissible and excludes all assumptions concerning 
hypothetical market conditions or possible rezoning. See also effective 
date; prospective value opinion. 

Market Value of the Total Assets of the Business: The market value of 
the total assets of the business is the market value of all of the tangible 
and intangible assets of a business as if sold in aggregate as a going 
concern.   This assumes that the business is expected to continue 
operations well into the future. 4

 

 
 
 

Marketing Time: An opinion of the amount of time it might take to sell a real 
or personal property interest at the concluded market value level during 
the period immediately after the effective date of an appraisal.   Marketing 
time differs from exposure time, which is always presumed to precede the 
effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards 
Board of The Appraisal Foundation and Statement on Appraisal Standards No. 
6, “Reasonable Exposure Time in Real Property Market Value Opinions” 
address the determination of reasonable exposure and marketing time.). 3 

Mass Appraisal:  the process of valuing a universe of properties as of a given 
date using standard methodology, employing common data and allowing for 
statistical testing.7 

Mass Appraisal Model:  a mathematical expression of how supply and 
demand factors interact in a market.7 

Misleading:  intentionally or unintentionally misrepresenting, misstating or 
concealing relevant facts or conclusions.7 

Net Lease: A lease in which the landlord passes on all expenses to the tenant. 
See also lease. 1 

Net Rentable Area (NRA): 1) The area on which rent is computed. 2) The 
Rentable Area of a floor shall be computed by measuring to the inside finished 
surface of the dominant portion of the permanent outer building walls, 
excluding any major vertical penetrations of the floor. No deductions shall be 
made for columns and projections necessary to the building. Include space 
such as mechanical room, janitorial room, restrooms, and lobby of the floor.5

 

Penetration Ratio (Rate): The rate at which stores obtain sales from within a 
trade area or sector relative to the number of potential sales generated; 
usually applied to existing facilities. Also called: penetration factor.1 

Personal Inspection:  a physical observation performed to assist in identifying 
relevant property characteristics in a valuation service.7 

Personal Property:  any tangible or intangible article that is subject to 
ownership and not classified as real property, including identifiable tangible 
objects that are considered by the general public as being “personal”, such 
as furnishings, artwork, antiques, gems and jewelry, collectibles, machinery 
and equipment, and intangible property that is created and stored 
electronically such as plans for installation art, choreography, emails or 
designs for digital tokens.7 

Physical Characteristics:  attributes of a property that are observable or 
measurable as a matter of fact, as distinguished from opinions and 
conclusions, which are the result of some level of analysis or judgement.7 

Price:  the amount asked, offered or paid for a property.7 

Prospective opinion of value. A value opinion effective as of a specified 
future date.   The term does not define a type of value.   Instead it identifies 
a value opinion as being effective at some specific future date. An opinion 
of value as of a prospective date is frequently sought in connection with 
projects that are proposed, under construction, or under conversion to a 
new use, or those that have not yet achieved sellout or a stabilized level of 
long-term occupancy. 1

 

Real Estate:  an identified parcel or tract of land, including improvements, if 
any.7 

Real Property:  the interests, benefits and rights inherent in the ownership 
of real estate.7 

Reconciliation: A phase of a valuation assignment in which two or more value 
indications are processed into a value opinion, which may be a range of value, 
a single point estimate, or a reference to a benchmark value. 1 

Relevant Characteristics:  features that may affect a property’s value or 
marketability such as legal, economic or physical characteristics.7 

Reliable Measurement:   [The IAS/IFRS framework requires that] neither an 
asset nor a liability is recognized in the financial statements unless it has a 
cost or value that can be measured reliably.2

 

Remaining Economic Life: The estimated period over which existing 
improvements are expected to contribute eco-nomically to a property; an 
estimate of the number of years remaining in the economic life of a structure 
or structural components as of the effective date of the appraisal; used in the 
economic age-life method of estimating depreciation. 1 

Replacement Cost: The estimated cost to construct, at current prices as of the 
effective appraisal date, a substitute for the building being appraised, using 
modern materials and current standards, design, and layout. 1 

Report:  any communication, written or oral, of an appraisal or appraisal 
review that is transmitted to the client or a party authorized by the client upon 
completion of an assignment.7 

Retrospective Value Opinion: A value opinion effective as of a specified 
historical date. The term retrospective does not define a type of value. Instead, 
it identifies a value opinion as being effective at some specific prior date. Value 
as of a historical date is frequently sought in connection with property tax 
appeals, damage models, lease renegotiation, deficiency judgments, estate 
tax, and condemnation. Inclusion of the type of value with this term is 
appropriate, e.g., “retrospective market value opinion.” 1 

Sales Comparison Approach: The process of deriving a value indication for the 
subject property by comparing sales of similar properties to the property being 
appraised, identifying appropriate units of comparison, and making 
adjustments to the sale prices (or unit prices, as appropriate) of the comparable 
properties based on relevant, market-derived elements of comparison. The 
sales comparison approach may be used to value improved properties, vacant 
land, or land being considered as though vacant when an adequate supply of 



Glossary Page 4  

th 

comparable sales is available. 1 

Scope of Work: the type and extent of research and analyses in an appraisal 
or appraisal review assignment.7 

Signature: personalized evidence indicating authentication of the work 
performed by the appraiser and the acceptance of the responsibility for 
content, analyses and the conclusions in the report.7 

Stabilized value: A value opinion that excludes from consideration any 
abnormal relationship between supply and demand such as is experienced in 
boom periods when cost and sale price may exceed the long-term value, or 
during periods of depression,  when  cost  and  sale price may fall short  of 
long-term value. It is also a value opinion that excludes from consideration any 
transitory condition that may cause excessive construction costs, e.g., a 
premium paid due to a temporary shortage of supply. 

Substitution: The principle of substitution states that when several similar or 
commensurate commodities, goods, services are available, the one with the 
lowest price will attract the greatest demand and widest distribution. This is the 
primary principle upon which the cost and sales comparison approaches are 
based. 3

 

Total Assets of a Business:  Total assets of a business is defined by the 
Appraisal Institute as “the tangible property (real property and personal 
property, including inventory and furniture, fixtures and equipment) and 
intangible property (cash, workforce, contracts, name, patents, copyrights, and 
other residual intangible assets, to include capitalized economic profit).” 

Use Value: 

The value of a property assuming a specific use, which may or may not be the 
property’s highest and best use on the effective date of the appraisal. Use value 
may or may not be equal to market value but is different conceptually. 1 

Valuation Service:  a service pertaining to an aspect of property value, 
regardless of the type of service and whether it is performed by appraisers or 
by others.7 

Value:  the monetary relationship between properties and those who buy and 
sell, or use those properties, expressed as an opinion of the worth of a property 
at a given time.7 

Workfile:  data, information and documentation necessary to support the 
appraiser’s opinions and conclusions and to show compliance with USPAP.7 

 
1
Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: 

Appraisal Institute 2010). 2Appraisal Institute, International Financial Reporting    
Standards    for    Real    Property    Appraiser,    IFRS    Website, www.ifrs-
ebooks.com/index.html. 3Appraisal Institute, The Appraisal of Real Estate, 13th 
ed. (Chicago: Appraisal Institute 2008). 4 This definition is taken from 
“Allocation of Business Assets Into Tangible and Intangible Components: A New 
Lexicon,” Journal of Real Estate Appraisal, January 2002, Volume LXX, Number 
1.   This terminology is to replace former phrases such as: value of the going 
concern.   5Financial Publishing Company, The Real Estate Dictionary, 7 ed.   6 

U.S. Treasury Regulations. 7USPAP 2020-2021 

http://www.ifrs-ebooks.com/index.html
http://www.ifrs-ebooks.com/index.html
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LEGAL DESCRIPTION 

No boundary survey of the property was made available.  The following legal description comes from a 
document entitled Additional Collateral Second Mortgage, recorded in OR Book 3390, pages 2032-2036, in the 
public records of Charlotte County, Florida.  It is assumed that this legal description accurately represents the 
subject property otherwise described in this appraisal report.  

Parcel A: 

From the Southwest comer of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, at Pages 
46A, 46B an 46C, Charlotte County, Records, ran South 30 degrees 02'30" East along the Easterly line of US 41, 
(SR45) a distance of 1233.32 feet; thence South 30 degrees 02'30" East 150 feet; thence South 59 degrees 57'30" 
West 348.90 feet; thence North 30 degrees 09'10" West 150 feet to the Point of Beginning. Being Lots 32, 33 and 
34, Block 10, of an unrecorded portion of ORANGE GROVE PARK, Charlotte County, Florida. 

Parcel B: 

From the Southwest corner of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, Pages 46A, 
46B and 46C, Charlotte County Records, ran South 30 degrees 02'30" East along the Easterly line of U.S. 41 (S.R. 
45) a distance of 1233.32 feet; thence South 30 degrees 02'30" East 250 feet; thence South 59 degrees 57'30" West 
348.42 feet; thence North 30 degrees 09'10" West 250 feet to the Point of Beginning. Being Lots 35 through 39, 
inclusive, Block 10, of an unrecorded portion of ORANGE GROVE PARK. 

Parcel C: 

From the Southwest comer of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, Pages 46-
A, 46-B & 46-C, Charlotte County Records, ran South 30 degrees 02'30" East along the Easterly line of U.S. 41 (S.R. 
45) a distance of 1233.32 feet; thence South 30 degrees 09'10" East 566.68 feet; thence North 59 degrees 57'30" 
East 348.90 feet to the Point of Beginning; thence North 30 degrees 02'30" West 10.33 feet; thence East 1867.50 
feet; thence North 2471.63 feet; thence East 6537.20 feet; thence South 45 degrees 46'50" East 5427.36 feet; 
thence South 89 degrees 19' West 1213.70 feet; thence South 89 degrees 19'50" West 5311.57 feet; thence West 
1353.26 feet; thence North 1140 feet; thence West 4271.66 feet; thence North 30 degrees 02'30" West 278.46 feet 
to the Point of Beginning. Lying in Sections 27 through 30, Township 42 South, Range 24 East, Charlotte County, 
Florida. 

Parcel D: 

From the Southwesterly corner of Lot 16, Block 4, ORANGE GROVE PARK, Part 1, as recorded i n  the Plat Book 6, 
Pages 46 A/C, Charlotte County Records, ran South 50 feet; thence East 140 feet; thence South 600 feet to the 
P.OB. Thence East 500 feet; South 500 feet; West 500 feet; North 600 feet to the P.O.B. containing 6.887 acres and 
lying in Section 29-42-24, Charlotte County, Florida. 

Parcel E: 

From the Southwesterly corner of Lot 16, Block 4, ORANGE GROVE PARK, Part 1, as recorded in Plat Book 6, Pages 
46 A/C, Charlotte County Records, ran South 50 feet; thence East 140 feet; thence South 1200 feet to P.O.B. thence 
East 500 feet; South 500 feet; West 500 feet; North 600 feet to the P.O.B. containing 6.887 acres and lying in 
Section 29-42-24, Charlotte County, Florida. 

Parcel F: 

From the Southwesterly corner of Lot 16, Block 4, ORANGE GROVE PARK, Part 1, as recorded in Plat Book 6, Pages 
46 A/C, Charlotte County Records, ran South 50 feet; thence East 140 feet; thence South 1800 feet to the P.O.B. 
thence East 500 feet; South 671.63 feet, West 500 feet, North 671.63 feet to the P.O.B. containing 7.709 acres and 
lying in Section 29-42-24, Charlotte County, Florida. 

Parcel G: 

From the Southwesterly comer of Lot 16, Block 4, ORANGE GROVE PARK, Part 1 as recorded in Plat Book 6, Pages 
46 A/C, Charlotte County Records, run South 50 feet; thence East 140 feet to the P.O.B. thence East 500 feet, South 
600 feet, West 500 feet, North 600 feet to the P.O.B. containing 6.887 acres and lying in section 29-42-24, Charlotte 
County, Florida. 

  



Parcel H: 

A parcel of land in Sections 29 and 30, Township 42 South, Range 24 East, of Charlotte County, Florida, more 
particularly described as follows: 

From the Southwest Corner of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, Pages 46A 
thru 46C, of the Public Records of Charlotte County, Florida, run South 30°02'03" East along the Easterly Right-of-
Way line of U.S. 41 (S.R. 45) a distance of 1,233.32 feet; thence South 30°09'10" East 1822.73 feet; thence North 
59°50'50" East 346.47 feet to the Point of Beginning; Thence North 30°02'30" West, 976.91 feet; thence East 
4271.66 feet; thence South 1140 feet; thence West 3249.02 feet; thence North 30o09'10" West, 522.52 feet; thence 
South 59°50'50" West, 313.53 feet to the Point of Beginning. 

Parcel I: 

Being a part of the Southeast One-Quarter of Section 30 and a part of the South One-Half of Section 29, Township 
42 South, Range 24 East, Charlotte County, Florida, more particularly described as follows: 

Commencing at the Southwest Corner of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, 
Pages 46A thru 46C, of the Public Records of Charlotte County, Florida run South 30°02'30" East along the 
Northeasterly Right-of-Way line of U.S. 41 (S.R. 45) a distance of 1,233.32 feet; thence South 30°09' 10" East, along 
the said Northeasterly Right-of-Way line, a distance of 1822.73 feet to the Point of Beginning; said point being 
North 30°09'10" West, a distance of 171.93 feet from the Intersection of said Northeasterly Right-of-Way Line with 
the South Line of said Section 30; Thence North 59°50'50" East, a distance of 660.00 feet; thence South 30°09'10" 
East, a distance of 522.52 feet to a point on a line 30 feet North and parallel with the South line of said Section 29; 
thence due West a distance of 648.29 feet to a point on the West line of said Section 29, lying 30 feet North of the 
Southwest Comer of said Section 29; thence North 89°33'51" West along a line parallel with and 30 feet North of 
the South line of said Section 30, a distance of 117.52 feet to a point on the Northeasterly Right-of-Way Line of 
said U.S. 41; thence North 30°09'10" West, along said Northeasterly Right-of-Way Line a distance of 138.08 feet to 
the Point of Beginning. 

Parcel J: 

All those parts of the South Half of Section 20, the South Half of Section 21, Section 28, Section 27 and Section 34, 
lying Northeasterly of the North right-of-way line of the Seminole Gulf Railroad (formerly Atlantic Coastline 
Railroad) and Southwesterly of the Southwesterly right-of-way of Interstate Highway 75, Township 42 South, Range 
24 East, Charlotte County, Florida. 

Parcel K: 

From the Southwest corner of Lot 57, Block 1, Unit 1, ORANGE GROVE PARK, as recorded in Plat Book 6, Pages 46A, 
46B and 46C of the Public Records of Charlotte County, Florida, run South 30°02'30" East along the easterly line of 
U.S. 41 (SR 45) a distance of 1233.32 feet; thence South 30°09'10" East 566.68 feet; thence North 59°57'30" East 
348.90 feet; thence North 30° 02'30" West 10.33 feet to the POINT OF BEGINNING; thence North 30°02'30" West 
1389.67 feet; North 69°57'30" East 435 feet; North 30°02'30" West 300 feet; North 59°57'30" East 50 feet; North 
30°02'30" West 33.47 feet; North 55°46'30" East 436.16 feet; South 73°42'20" East 289.30 feet; East 380 feet; 
North 573.02 feet; East 792 feet; South 2471.63 feet; West 1367.50 feet to the POINT OF BEGINNING. Lying in 
Sections 29 and 30, Township 42 South, Range 24 East, Charlotte County, Florida. 

Parcel L; 

Tract A, ORANGE GROVE PARK, Part One, according to the map or plat thereof as recorded in Plat Book 6, Page(s) 
46A, Public Records of Charlotte County, Florida. 

Parcel M: 

That portion of the following described property lying Southwesterly of the right-of-way of Interstate 75. 

The South one-half of the following described property: That portion of the following described property lying 
North and East of the A.C.L. Railroad Right-of-Way to wit: Begin at a point 104 ft. East of the North-South Quarter 
Section line of Section 35, Township 42 South, Range 24 East on the North line of said Section as a Point-of-
Beginning: Thence run Westerly to the Northwest corner of said Section; Thence ran South along the West line of 
said Section 35 to its intersection with the Northeasterly Right-of-Way of the A.C.L. Railroad; Thence ran 
Southeasterly along said railroad right-of-way to its intersection with the South line of Section 35; Thence run East 
along the South line of said Section 35 to a point on said South line 104 ft. East of the North-South Quarter Section 
line; Thence run North to the Point-of-Beginning, in Section 35, Township 42 South, Range 24 East, being in 
Charlotte County, Florida. 
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Sale Comparable #1
Vulcan Bellwood Quarry

900 Lois Street Northwest
Atlanta, GA  30318

 Fulton County 
BBG Property #727630

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 33.784061 / -84.4340 

Parcel ID # 017 0190 LL053 and others Census Tract 0087.02 

Opportunity Zone No Access Via Lois Street NW 

Gross Land Area 5,978,174 SF 
137.24 Acres 

Net Land Area 2,178,000 SF 
50.00 Acres 

Flood Designation Zone X (Shaded) Reservoir Capacity 
 

5,830 acre-feet 

Utilities All available to site.  Terrain / Topography Rolling with 400-foot deep reservoir  

Easements / Encroachments None detrimental known  Zoning I-L 
Industrial 

Comments This property is located about a mile west of Midtown in Atlanta, Georgia proximate to the Chattahoochee River.   
  

 

 Sale Transaction Data for BBG Event #847258 on 6/30/2006 Gross Area

Transaction Date 6/30/2006 Consideration $40,000,000 Price PSF $6.69

Sale Status Closed Less Park Land ($5psf) $-20,000,000 Price Per Acre $291,460

  Cash Equivalent Price $20,000,000 Price Per Acre-foot $3,431

Property Rights Fee Simple      

Grantor Vulcan Materials Company 

Grantee City of Atlanta 

Record Info 42930/564   

Comments The City of Atlanta purchased the Bellwood Quarry property from Vulcan Materials Company for approximately $40 
million.  Approximately $25 million was paid for Vulcan’s interest in a long-term lease agreement.  The underlying 
fee simple land was acquired for $15.2 million.  This property had been operating as a granite quarry for the past 100 
years.  The City of Atlanta purchased the property for use as a 50-acre drinking water reservoir with a capacity of 1.9 
billion gallons.  Vulcan Materials had been mining the site since 1998.  The agreement allows for continued mining 
operations for a period of two additional years under a lease from the City.  In 2016, testing began for a $280 million 
project linking the quarry with the Chattahoochee River via a five-mile tunnel.  Surrounding properties have been 
assembled totaling a 280-acre “green space” park for the benefit of the Atlanta residents.   

Verification 8/1/2017  
Mathew Arbuckle, Vulcan Materials 
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Sale Comparable #2

East Cooley Pit
 E. 104th Avenue

Thornton, CO  80640
 Adams County 

BBG Property #727636

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 39.888116 / -104.8981 

Parcel ID # 0172109300001 Census Tract 0085.35 

Opportunity Zone No Access Via E. 104th Avenue 

Gross Land Area 7,143,840 SF 
164.00 Acres 

Net Land Area 6,316,200 SF 
145.00 Acres 

Flood Designation Zone X (Unshaded) Reservoir Capacity 
 

4,000 acre-feet 

Utilities Available in area (Within 200 yards)  Terrain / Topography Generally level to rolling.  

Easements / Encroachments Subject to utility easements, ditch 
easements, and right-of-way 
easements  

Zoning Mining Conservation 

Comments This reservoir site is along the S. Platte River.  The area is comprised of both agricultural, as well as industrial uses 
with some scatter subdivisions.  No contributing improvements. 

  

 

 Sale Transaction Data for BBG Event #847268 on 12/14/2000 Gross Area

Purchase Agreement Signed 12/14/2000 Consideration $13,020,000 Price PSF $1.82

Sale Status Closed Adjustments $0 Price Per Acre $79,390

  Cash Equivalent Price $13,020,000 Price Per Acre-foot $3,255

Property Rights Fee Simple      

Grantor Aggregate Industries-West Central Region, Inc. (Formerly CAMAS Colorado, Inc. & Cooley Gravel Company) 

Grantee City of Thornton 

Record Info C0747425   

Comments According to the Option and Purchase Agreement, there are two stated prices.  Those being $1,000,000 as the option 
price and the other being a price of $3,005 acre-foot for the water storage capacity.  This pit includes a soil-bentonite 
liner in the cost of construction.  Also includes a dam.  The seller performed all remedial, removal, and mitigation 
measures at its expense provided the cost does not exceed $3,255,000.  The sale price was agreed upon and the 
result of a Settlement Agreement.  The reservoir was delivered in 2016.  All permits were paid by seller.  This 
property has been annexed into the City of Thornton. 

Verification 8/16/2017  
Scott Twombly, City of Thornton Real Estate Manager 
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Sale Comparable #3

Rogers Pit
 Tuscon Resource Mine M-1991-140

Todd Creek, CO  80603
 Adams County 

BBG Property #727652

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 39.997744 / -104.8326 

Parcel ID # 0157101002001 Census Tract 0085.60 

Opportunity Zone No Access Via Tuscon Street 

Gross Land Area 4,704,480 SF 
108.00 Acres 

Net Land Area 4,268,880 SF 
98.00 Acres 

Flood Designation Zone X (Unshaded) Reservoir Capacity 
 

3,000 acre-feet 

Utilities All available in area (within 1 mile)  Terrain / Topography Generally, level with a rise to east  

Easements / Encroachments Subject to utility easements, rights-
of-way, ditch easements  

Zoning Mining Conservation 

Comments The area is a mixture of agricultural uses but also a number of mining operations (sand and gravel).  There are 
industrial uses along U.S. 85.  Some scattered rural residential on acreage tracts to the west and southwest.  It is 
near the S. Platte River.  No contributing improvements. 

  

 

 Sale Transaction Data for BBG Event #847301 on 12/14/2000 Gross Area

Purchase Agreement Signed 12/14/2000 Consideration $7,200,000 Price PSF $1.53

Sale Status Closed Adjustments $0 Price Per Acre $66,667

  Cash Equivalent Price $7,200,000 Price Per Acre-foot $2,400

Property Rights Fee Simple      

Grantor Aggregate Industries-West Central Region, Inc. (Formerly CAMAS Colorado, Inc. & Cooley Gravel Company) 

Grantee City of Thornton 

Record Info C0747426   

Comments According to the Option and Purchase Agreement reviewed, the seller had expected to be complete with mining 
operations and have the water storage reservoir ready for delivery to the City of Thornton by December 31, 2002.  It 
was not delivered until 2010.  The sale price was the result of a Settlement Agreement.  An allocation of the 
purchase price between amounts received for the Reservoir and amounts received in exchange for services 
performed to prepare the Reservoir for sale to the City of Thornton (Service Fee) was made by the seller.  This 
reservoir has a soil-bentonite liner that was installed by the seller.  All permits were paid by seller for approval of 
reservoir for water storage.  The site is adjacent to an abandoned railroad right-of-way (Boulder Branch of Union 
Pacific Railroad Company). 

Verification 8/16/2017  
Scott Twombly, City of Thornton Real Estate Manager  
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Sale Comparable #4

Hammer Pit
14790 Riverdale Road

Brighton, CO  80602
 Adams County 

BBG Property #727666

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 39.956286 / -104.8588 

Parcel ID # 0157123201003 Census Tract 0085.61 

Opportunity Zone No Access Via Riverdale Road 

Gross Land Area 6,098,400 SF 
140.00 Acres 

Net Land Area 5,227,200 SF 
120.00 Acres 

Flood Designation Zone X (Unshaded) Reservoir Capacity 
 

2,600 acre-feet 

Utilities Available in area (Within ½-1 mile 
near golf course)  

Terrain / Topography Generally level in center.  Slopes from east 
to west.  

Easements / Encroachments Subject to utility rights-of-way, ditch 
and utility easements, tributary rights

Zoning Mining Conservation 

Comments This property is located in an area predominantly characterized as agricultural, yet is in transition to residential 
with large homes on acreage tracts along the bluffs and hills in the area.  It is near the S. Platte River. 

  

 

 Sale Transaction Data for BBG Event #847320 on 12/14/2000 Gross Area

Purchase Agreement Signed 12/14/2000 Consideration $7,800,000 Price PSF $1.28

Sale Status Closed Adjustments $0 Price Per Acre $55,714

  Cash Equivalent Price $7,800,000 Price Per Acre-foot $3,000

Property Rights Fee Simple      

Grantor Aggregate Industries-West Central Region, Inc. (Formerly CAMAS Colorado, Inc. & Cooley Gravel Company) 

Grantee City of Thornton 

Record Info C0747423   

Comments According to the Option and Purchase Agreement reviewed, the seller originally anticipated delivery of the reservoir 
with a water storage capacity of 2,600 acre-foot by December 31, 2006 when all mining operations were to be 
complete and the soil-bentonite liner installed and paid for by the seller.  The sale price of $3,000 acre-foot was the 
result of a Settlement Agreement.  The option date, or date of delivery was in 2010.  Seller determined allocation of 
the sale price between amounts received in exchange for the reservoir and amounts received in exchange for 
services preformed to prepare the reservoir for the City of Thornton.  All permits were paid by seller.  Seller agreed 
to perform all remedial, removal, and mitigation actions identified in Phase I not to exceed $1,950,000.  Closing costs 
were split 50%/50%. 

Verification 8/16/2017  
Scott Twombly, City of Thornton Real Estate Manager  
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Sale Comparable #5

West Cooley Pit
10100 McKay Road

Henderson, CO  80229
 Adams County 

BBG Property #727671

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 39.879531 / -104.9104 

Parcel ID # 0172117101001, 0172117102030, 
0172117401014, 0172117401002 

Census Tract 0091.03 

Opportunity Zone No Access Via McKay Road 

Gross Land Area 7,190,014 SF 
165.06 Acres 

Net Land Area 6,098,400 SF 
140.00 Acres 

Flood Designation Zone X (Unshaded) Reservoir Capacity 4,500 acre-feet 

Utilities Available in area (Within ¼ mile)  Terrain / Topography Generally level to slightly sloping.  

Easements / Encroachments Subject to ditch, utility, right-of-way 
easements, oil & gas leases  

Zoning Mining Conservation 

Comments This reservoir site is along the S. Platte River.  The area is comprised of both agricultural, as well as industrial uses 
with some scatter subdivisions. 

  

 

 Sale Transaction Data for BBG Event #847326 on 12/14/2000 Gross Area

Purchase Agreement Signed 12/14/2000 Consideration $13,103,000 Price PSF $1.82

Sale Status Closed Adjustments $0 Price Per Acre $79,383

  Cash Equivalent Price $13,103,000 Price Per Acre-foot $2,912

Property Rights Fee Simple      

Grantor Aggregate Industries-West Central Region, Inc. (Formerly CAMAS Colorado, Inc. & Cooley Gravel Company) 

Grantee City of Thornton 

Record Info C0747424   

Comments Based upon review of the Option & Purchase Agreement, the seller anticipated delivery of 4,500 acre-foot reservoir 
to the City of Thornton by December 31, 2006 when all mining will be complete and the reservoir with soil-bentonite 
liner installed.  The transfers were made in phases in 2004 and 2006.  The cost of the liner was borne by the seller.  
The sale price was established by a Settlement Agreement.  The payment for the option was $1,250,000.  The 
balance was based upon having 4,500 acre-foot of water storage capacity at a price of $2,912 per acre-foot.  All 
permits were paid by seller.  The seller performed all remedial, removal, and mitigation actions identified in the 
Phase I at its expense not to exceed $3,275,750.  Upon completion of reservoir, property was annexed to the City of 
Thornton. 

Verification 8/16/2017  
Scott Twombly, City of Thornton Real Estate Manager  
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Sale Comparable #6

North Dahlia Pit
 Dahlia Street

Henderson, CO  80640
 Adams County 

BBG Property #727682

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 39.860087 / -104.9235 

Parcel ID # 0172120301002 Census Tract 0088.02 

Opportunity Zone No Access Via E 88th Avenue 

Gross Land Area 7,027,970 SF 
161.34 Acres 

Net Land Area 6,316,200 SF 
145.00 Acres 

Flood Designation Zone X (Unshaded) Reservoir Capacity 
 

2,700 acre-feet 

Utilities All available in area (within ½ mile)  Terrain / Topography Generally, level with rise to east  

Easements / Encroachments Subject to utility easements, rights-
of-way, ditch easements, oil & gas 
leases  

Zoning A-1 
Agricultural 

Comments This reservoir is one of the closest to the City of Thornton.  Residential neighborhoods can be found ½-mile to one-
mile west of this reservoir.  The area is more industrial in character to the east.  The subject is near the S. Platte 
River and is completely mined out. 

  

 

 Sale Transaction Data for BBG Event #847335 on 12/31/2000 Gross Area

Transaction Date 12/31/2000 Consideration $7,695,000 Price PSF $1.09

Sale Status Closed Adjustments $0 Price Per Acre $47,694

  Cash Equivalent Price $7,695,000 Price Per Acre-foot $2,850

Property Rights Fee Simple      

Grantor Aggregate Industries-West Central Region, Inc. (Formerly CAMAS Colorado, Inc. & Cooley Gravel Company) 

Grantee City of Thornton 

Record Info C0742224   

Comments Mining was complete on this property at the time the purchase agreement was signed and available for use as a 
reservoir.  Sale price was the result of a Settlement Agreement.  Purchase price was based upon an agreed upon 
price of $2,850 per acre-foot for water storage rights.  All permits to be paid by the seller for approval of reservoir for 
water storage.  Seller to fence entire property and provide access road at their cost. 

Verification 8/16/2017  
Scott Twombly, City of Thornton Real Estate Manager  
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Sale Comparable #1
Bell Boulevard Mine

21260 Florida 82
Fort Myers, FL  33913

 Lee County 
BBG Property #725991

Property Data 

Property Type/Use Land 
Specialty 

Lat/Long 26.527951 / -81.6056 

Parcel ID # 27-45-27-00-00001.0000 
34-45-27-00-00001.0040 

Census Tract 0401.38 

Opportunity Zone No Frontage 4,400 feet along SR 82 

Gross Land Area 21,886,722 SF 
502.45 Acres 

Net Land Area 21,886,722 SF 
502.45 Acres 

Flood Designation Zone X (Unshaded) Flood Panel 
 

12051C 0325 D 
Dated July 6, 2015 

Utilities The subject utilizes a well and septic 
system.  

Terrain / Topography Varying  

Easements / Encroachments None detrimental known  Zoning IPD 
Industrial Planned Development 

Comments The Bell Boulevard Mine is made up of 6 million tons of import fill and 21 million tons of base rock. 
  

 

 Sale Transaction Data for BBG Event #845155 on 5/4/2022 Gross Area

Transaction Date 5/4/2022 Consideration $15,300,000 Price PSF $0.70

Sale Status Closed Adjustments $0 Price Per Acre $30,451

  Cash Equivalent Price $15,300,000

Property Rights Fee Simple      

Grantor MCIN BELL, LLC 

Grantee Seagate Mine, LLC 

Record Info 2022000159329   

Comments Earth Tech Enterprises, a Seagate company, began mining the site starting in June 2022. 

Verification 4/18/2023  
James Nulf, buyer 
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Sale Comparable #2

Greenpointe Developers Site
11710 Tamiami Trail

Punta Gorda, FL  33955
 Charlotte County 

BBG Property #725945

Property Data 

Property Type/Use Land 
Residential 

Lat/Long 26.866345 / -81.9824 

Parcel ID # 412335300007 and portions of 
412335300001 and 412335400001 

Census Tract 0105.04 

Opportunity Zone No Frontage 1,450 feet on Tamiami Trail 

Gross Land Area 24,393,600 SF 
560.00 Acres 

Net Land Area 24,393,600 SF 
560.00 Acres 

Flood Designation Zone D Flood Panel 
 

12015C 0430 F 
Dated May 5, 2003 

Utilities Typical utilities and municipal 
services available to in area  

Terrain / Topography Generally level  

Easements / Encroachments None detrimental known  Zoning PD 
Planned Development 

Comments Irregular shaped tract located between US Highway 41 and Interstate 75 north of Tucker Grade Road interchange. 
  

 

 Sale Transaction Data for BBG Event #845095 on 12/15/2021 Gross Area

Transaction Date 12/15/2021 Consideration $16,675,000 Price PSF $0.68

Sale Status Closed Adjustments $0 Price Per Acre $29,777

  Cash Equivalent Price $16,675,000

Property Rights Fee Simple      

Grantor Tuckers Point I Limited Partnership 

Grantee Tuckers Development, LLC 

Record Info 3039279   

Comments The community will consist of 1,389 total units.  Development plans for Phase 1 include 344 home sites and 
community amenities. Construction was anticipated to begin in 2022 with pricing from the high $200,000s. 

Verification 4/18/2023  
Ashley Barrett Bloom, broker 
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Sale Comparable #3

MHC Pine Lakes II
17001 Tamiami Trail

Punta Gorda, FL  33955
 Charlotte County 

BBG Property #725899

Property Data 

Property Type/Use Land 
Agriculture 

Lat/Long 26.763756 / -81.9296 

Parcel ID # 05-43-24-C1-00001.0000 
05-43-24-00-00001.0000 
07-43-24-C1-00001.0000 

Census Tract 0105.06 

Opportunity Zone No Frontage 1 mile along Tamiami Trail 

Gross Land Area 47,974,370 SF 
1,101.34 Acres 

Net Land Area 47,974,370 SF 
1,101.34 Acres 

Flood Designation Zone X (Unshaded) & D Flood Panel 
 

12071C 0090 F 
Dated August 28, 2008 

Utilities Typical utilities and municipal 
services available in the area  

Terrain / Topography Generally level  

Easements / Encroachments None detrimental known  Zoning AG-2 
Agricultural 

Comments Irregularly shaped tract of undeveloped land comprised of three tax parcels.  A portion of this property is located in 
an undetermined flood plain, Zone D. 

  

 

 Sale Transaction Data for BBG Event #845054 on 10/8/2021 Gross Area

Transaction Date 10/8/2021 Consideration $16,000,000 Price PSF $0.33

Sale Status Closed Adjustments $0 Price Per Acre $14,528

  Cash Equivalent Price $16,000,000

Property Rights Fee Simple      

Grantor ZREV Farm, LLC 

Grantee MHC Pine Lakes II, LLC 

Record Info 2021000403161   

Comments  Zemel family sold hundreds of acres of agricultural land to MHC Pine Lakes for the expansion of an established 362-
acre mobile home park.  The zoning of the property was subsequently changed from Agricultural to Mobile Home 
Planned Development for 300+ new homes. 

Verification 4/18/2023  
Deed, public records 
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Sale Comparable #4

Former South Florida Motorsports Park
39450 Bermont Road

Punta Gorda, FL  33982
 Charlotte County 

BBG Property #726057

Property Data 

Property Type/Use Land 
Agriculture 

Lat/Long 26.946218 / -81.8034 

Parcel ID # 402525233003, 402525233004, 
402525426004, 402525426006, 
402526101001, 402526102001, 
402526102002, 402526103001, 
402526104001, 402526126002 

Census Tract 0101.00 

Opportunity Zone No Frontage 4,100 feet on Bermont Road 

Gross Land Area 43,472,880 SF 
998.00 Acres 

Net Land Area 43,472,880 SF 
998.00 Acres 

Flood Designation Zone X (Unshaded) Flood Panel 
 

12051C 0300 F 
Dated May 5, 2003 

Utilities The subject utilizes a well and septic 
system.  

Terrain / Topography Varying  

Easements / Encroachments None detrimental known  Zoning AG 
Agriculture 

Comments Irregular shaped site comprised of 10 tax parcels.  Shell Creek crosses rear of the tract otherwise mostly uplands. 
  

 

 Sale Transaction Data for BBG Event #845266 on  Gross Area

Transaction Date  Consideration $0 Price PSF $0.35

Sale Status Listing Adjustments $14,995,000 Price Per Acre $15,025

  Cash Equivalent Price $14,995,000

Property Rights Fee Simple      

Grantor Hall Family Ranch 

Grantee N/A 

Comments 998± acres of recreation land, a former multi-themed outdoor adventure park with agricultural zoning.  Opportunity 
for material extraction, an RV park, farming, hunting or other agricultural use in addition to the recreation 
component Charlotte County special exception in place for a recreation facility with a multitude of uses. 

Verification 4/18/2023  
Christi Pritchett, listing agent 
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Sale Comparable #1
Conservation Easement

3820 Northwest 128th Avenue
Okeechobee, FL  34972

 Okeechobee County 
BBG Property #630718

Property Data 

Property Type/Use Land Lat/Long 27.275099 / -80.9615 

Parcel ID # 1-06-37-34-0A00-00001-A000 Census Tract 9101.01 

Opportunity Zone No Frontage NW 128th Avenue 

Gross Land Area 14,087,740 SF 
323.41 Acres 

Net Land Area 9,579,715 SF 
219.92 Acres 

Flood Designation Zone A Flood Panel 
 

12093C 0400C 
Dated July 16, 2015 

Utilities Well and septic  Terrain / Topography Generally level  

Easements / Encroachments Perpetual Conservation Easement  Zoning AC 

Comments Conservation Easement 
  

 

 Sale Transaction Data for BBG Event #775103 on 6/14/2022 Gross Area

Transaction Date 6/14/2022 Consideration $800,000 Price PSF $0.06

Sale Status Closed Adjustments $0 Price Per Acre $2,474

  Cash Equivalent Price $800,000

Property Rights Fee Simple      

Grantor Kissimmee Oaks, LLC 

Grantee Robert J. Underbrink 

Comments This property and an adjacent property are part of a larger encumbered tract totaling 2,604-acres that is 
encumbered by a “WRP” (Wetlands Reserve Program) conservation easement dated June 17, 2008 and recorded in 
O.R. Book 655, Page 1752 Public Records of Okeechobee County, Florida. The only permitted use is passive 
recreation uses, along with cattle grazing based upon a 5-year term as approved by the easement owner.   
The ranch has approximately one-half (0.50) miles of paved road frontage on the west side of NW 128th Avenue, a 
two-lane public road. The access to the western portion of the ranch is via a 70-foot wide non-exclusive 
ingress/egress easement through adjacent land. The land is rectangular in shape, measuring approximately 1.00-mile 
wide by 2.00-miles deep containing 323.41-acres according to the Okeechobee County Property Appraiser. 
Approximately 68% is probable uplands and 32% is potential jurisdictional wetlands. The uplands are a mix of 
improved pasture, oak & cabbage palm hammocks, and native pastures. The wetlands represents seasonally wet 
depressions and freshwater marsh. Within the 0.75-acre fee vested envelope is a 2,000 square foot frame pole barn. 

Verification 9/23/2022  
Warren Prescott of Kissimmee Oaks, LLC 
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Sale Comparable #2

Conservation Easement
 Florida 78

Moore Haven, FL  
 Glades County 

BBG Property #554318

Property Data 

Property Type/Use Land 
Agriculture 

Lat/Long 26.812594 / -81.3453 

Parcel ID # A-20-42-30-A00-0010-0000, A-21-42-
30-A00-0010-0000, A-29-42-30-A00-
0010-0000 

Frontage 5,253' SR 78, 2,738' Caloosahatchee Canal 

Gross Land Area 19,664,726 SF 
451.44 Acres 

Net Land Area 9,846,302 SF 
226.04 Acres 

Flood Designation Zone A Flood Panel 
 

12043C 0486, 0487 C 
Dated September 26, 2014 

Utilities The subject utilizes a well and septic 
system.  

Terrain / Topography Generally level, natural grasses, mixed 
shrubs, former citrus grove  

Easements / Encroachments Perpetual Conservation Easement  Zoning OUA Open Use Agricultural (FLU -
Agricultural/Open, Conservation) 

 Sale Transaction Data for BBG Event #713662 on 4/9/2020 Gross Area

Transaction Date 4/9/2020 Consideration $1,167,250 Price PSF $0.06

Sale Status Closed Adjustments $0 Price Per Acre $2,586

  Cash Equivalent Price $1,167,250

Property Rights Fee Simple      

Grantor Falcon Eyrie Farms, LC 

Grantee Cypress Grove - OFC, LLC 

Record Info 202022000906   

Comments This sale was an arm's length, cash to seller transaction.  This represents a current sale along the north side of the 
Caloosahatchee Canal near Moore Haven and being just south of Lake Okeechobee.  Lake Okeechobee connects the 
Gulf of Mexico in Ft. Myers via this canal and its locks.  This sale represents a mixture of agricultural lands, native 
lands, and forested areas.  Soil types are predominantly Eaugallie, Basinger, Immokalee and Floridana components.  
Approximately 225.4 acres are reported being hydric soils.  There are 24.63 acres as relates to dikes and levees.  
Approximately 153 acres are in citrus in poor condition due to greening.  In reviewing the PCE in favor of The Nature 
Conservancy, the property was purchased to assist in order to preserve natural and ecological resources of the 
Caloosahatchee River watershed and Everglades.  The property could not be subdivided.  Landowner could 
repair/maintain existing improvements.  Landowner must employ BMPs and continue production of existing citrus 
operation.  Can eventually convert citrus lands to pasturelands.  No mining allowed.  Allowed to maintain game food 
plots.  No planting of exotics.  No dumping.  No new residential entitlements. 

Verification 4/13/2022  
Jennifer Peregrin, Managing Partner, PRC, Deed 
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Sale Comparable #3

Conservation Easement
9809 Florida 70

Arcadia, FL  34266-4584
 DeSoto County 

BBG Property #581388

Property Data 

Property Type/Use Land 
Agriculture 

Lat/Long 27.201556 / -81.7185 

Parcel ID # Numerous Parcel IDs Census Tract 0101.02 

Opportunity Zone No Frontage 2,891' - Highway 70 

Gross Land Area 498,369,960 SF 
11,441.00 Acres 

Net Land Area 348,872,040 SF 
8,009.00 Acres 

Flood Designation Zone A Flood Panel 
 

12027C 0205, 0215, 0220, 0330 C 
Dated November 6, 2013 

Utilities The subject utilizes a well and septic 
system.  

Terrain / Topography Generally level with elevations of 60-65' 
AMSL. Surface drainage south to southeast 

Easements / Encroachments Perpetual Conservation Easement  Zoning A-10 
Agriculture (FLU - Rural/Agriculture and 
Preservation) 

Comments The site is irregular yet mostly rectangular with northern and eastern appendages.  Vegetation includes upland 
pines, natural pine stands, xeric oak hammocks, palmetto flatwoods, wet prairie, bottomland hardwoods and 
several man-made lakes/ponds.  There are several water features that include Tiger Bay Slough and Sheep Pen 
Marsh. 
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 Sale Transaction Data for BBG Event #728584 on 2/14/2020 Gross Area

Transaction Date 2/14/2020 Consideration $18,273,800 Price PSF $0.04

Sale Status Closed Adjustments $-3,577,695 Price Per Acre $1,597

  Cash Equivalent Price $14,696,105

Property Rights Fee Simple      

Grantor Land South Arcadia, LLC 

Grantee J & L Triple B Ranch, LLLP 

Record Info 20201400941   

Comments We are very familiar with this property having appraised it subsequent to its purchase.  There have been substantial 
improvements made to the property after its purchase to include roller-chopping much of the property, improving 
existing roads and trails as well as drainage swales with the addition of the whole property being fenced and cross 
fenced with high fencing.  There are two older wood frame residences near the road frontage and within the 
unencumbered 661 acres that have no contributory value and were in poor shape and not habitable.  These were 
built in 1950 and 1963.  There is a large 6,137 square foot main lodge with 5 bedrooms and 4 baths constructed in 
1963 and in good condition.  There is also an enclosed and air conditioned swimming pool and deck.  There are also 
several barns and game cleaning sheds in average condition. 
 
While the property is 11,441 gross acres in size with 70% representing uplands, 10,780 acres are encumbered by a 
Perpetual Conservation Easement with 661 acres being unencumbered.  The property has ample road frontage along 
the south side of Highway 70 several miles east of Arcadia and near the State prison.  The soils map included 26 
different soil types being represented by mostly fine sands although 900 acres are deemed to be represented by 
muck soils.  There are several 2” and 6” wells running in depths from 30' to 400'. 
 
Originally Land South Arcadia purchased 18,565 acres for $22,500,000 in November 2018 ($1,212/ac).  
Approximately 16,319 gross acres were encumbered by a PCE.  They later sold 11,441 acres to the current owner for 
$18,273,800 or $1,597 per gross acre in February 2020.  A breakdown of the most recent sale price based upon our 
personal inspection of the improvements along with allocation made by the buyer and recorded within DeSoto 
County Property Appraiser various property record cards. 
 
Sale Price - $18,273,800                                                                                                            
Less: Contributory Value of Unencumbered 661 ac @ $4,500/ac - ($2,974,500) 
Less: Contributory Value of Main Lodge (6,137 sq. ft @ $75/SF) - ($460,275) 
Less: Contributory Value of Several Residences (2,132 sq. ft. @ $60/SF) - ($127,920) 
Less: Contributory Value of Sheds/Barns - ($15,000) 
Residual to Land - $14,696,105 
Price $ Gross Ac (10,780 ac) - $1,363 
 
The Conservation Easement is an older one from May 1998 and covers the subject as well as additional acreage not 
conveyed.  There shall be no new construction but can maintain existing structures, trails, ditches, and fencing.  No 
provision for dumping, no provision for planting of exotics, no exploration for or extraction of oil, gas mining or 
removal of sand, peat, rock, and soil.  Permitted activities include livestock/farm animals, native ranges must stay 
the same.  Select harvesting of timber in uplands but not in wetlands, existing improvements represent acceptable 
uses.  Hunting and fishing and other recreational uses are permitted.   On the original larger parent tract of 18,565 
acres there were 4 subdivisions of acreage.  Three have been exercised leaving only one more division of acreage.  
The subject and one other owner can claim this entitlement, dependent upon who exercises the division first.  

Verification 5/31/2022  
Keenan Baldwin, Owner's Representative, PRC, Deed 



 

5 

 
Sale Comparable #4

Conservation Easement
 Southeast Highlands County Line Road

Arcadia, FL  
 DeSoto County 

BBG Property #554372

Property Data 

Property Type/Use Land 
Agriculture 

Lat/Long 27.091393 / -81.5644 

Parcel ID # 12-39-27-0000-0020-0000, 10-39-27-0000-0015-0000, 02-39-27-0000-0010-0000, 11-39-27-0000-0050-0000, 11-39-
27-0000-0060-0000, 10-39-27-0000-0010-0000, 11-39-27-0000-0030-0000, 11-39-27-0000-0040-0000, 03-39-27-
0000-0010-0000, 01-39-27-0000-0010-0000 

Census Tract 0101.02 Frontage 10,032' Highlands County Line Road 

Gross Land Area 161,879,850 SF 
3,716.25 Acres 

Net Land Area 93,890,531 SF 
2,155.43 Acres 

Flood Designation Zone A Flood Panel 
 

12043C 0125 C 
Dated September 26, 2014 

Utilities The subject utilizes a well and septic 
system.  

Terrain / Topography Generally level to sloping  

Easements / Encroachments Perpetual Conservation Easement  Zoning A-10, Agriculture (FLU - Preservation) 
  

 Sale Transaction Data for BBG Event #713729 on 9/10/2019 Gross Area

Transaction Date 9/10/2019 Consideration $5,388,600 Price PSF $0.03

Sale Status Closed Adjustments $0 Price Per Acre $1,450

  Cash Equivalent Price $5,388,600

Property Rights Fee Simple      

Grantor Spanish Trail Land and Cattle Company, LLC 

Grantee Betsy G. Abell as Trustee of the Betsy G. Abell 1984 Grantor Trust 

Record Info 201914005877   

Comments This sale was an arm's length, cash to seller transaction.  This sale represents a working cattle ranch.  Topography 
included pasturelands, shrub, bush lands, hardwoods, pines, reservoir, creek, swamp area, freshwater marshes, wet 
prairies and cypress.  Ingress/egress easement in Sections 11-14.  Utility easement.  Soils include: Delray mucky fine 
sand, depressional; Eaugallie fine sand; Farmton fine sand; Felda fine sand; Floridana mucky fine sand, depressional; 
Gator muck, depressional; Anclote mucky fine sand, depressional; Immokalee fine sand; Malabar fine sands; 
Basinger fine sand; Samsula muck, depressional; Smyrna fine sand; Terra Ceia muck, depressional; Valkaria fine sand; 
and Basinger fine sand, depressional.  Approximately 1,184 acres represents freshwater marshes and another 509 
acres represents wet prairies.  Includes one (1) residential entitlement.  Subdivision no less than 1,000 acres.  
Selective upland timber harvesting, cattle grazing but no pigs, poultry, or dairy farming.  Hunting and fishing 
permitted.  SWFWMD has Right of First Refusal. 

Verification 4/13/2022  
Greg Betterton, Manager, PRC, Deed 
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  Robert C. Hicks, MAI 
Senior Appraiser 

Work: 813-212-1283 
rhicks@bbgres.com 

 
 

Profile 

Rob Hicks is a Senior Appraiser with more than 30 years of real estate experience, currently working out of the Tampa 

office.  He began his career in real estate by appraising commercial property in the Tampa Bay market area 

specializing in industrial valuations.  Following six years of appraisal experience and continued specialized education, 

a broader level of real estate experience was achieved through various other employment opportunities, including 

commercial real estate sales, leasing, construction management, property management, condemnation, public 

relations, and governmental affairs.  Many of these experiences came during a 10-year stretch as Vice President of 

Real Estate for Clear Channel Outdoor, where he maintained real estate leases and easements for more than 2,000 

billboard locations in the surrounding eight county market area.  Rob Hicks returned to appraising in 2011 bringing 

this diverse knowledge of real estate practices and an enhanced level of experience necessary to take on the most 

challenging of appraisal assignments including rock mines, transportation corridors, ALF’s, island/coastal properties, 

parking lots, marinas, billboards, schools/churches, RV/MHP, hotel/motel, self-storage, residential subdivisions and 

CDD’s, wet and submerged lands and vehicle dealerships to name a few.  His appraisal competency incorporates 

various ownership interests including Fee Simple, Leased Fee, Leaseholds, Condominiums, Going-Concerns, Ground 

Leases, Utility/Access Easements, Conservation Easements, Timeshare Estates, Fractional/Partial Interest, and 

Transfer Development Rights.  He also possesses significant tax experience serving many years as special magistrate 

in every west Florida county between Citrus and Sarasota, hearing real estate tax appeal cases and making 

recommendations to the various Value Adjustment Boards and has been certified by the Florida Supreme Court as 

a Certified County Court Mediator.   

 

 

Professional Affiliations  

Appraisal Institute  

MAI Designation 

State of Florida 
State-Certified General Real Estate Appraiser RZ1059 
Licensed Real Estate Broker BK534411 
 

 

Education 

Florida State University 
Bachelor of Science 1989 
Major in Finance, Major in Real Estate 

Since college graduation Rob Hicks has received many specialized educational offerings by the Florida Department 
of Revenue, The Florida Association of Realtors, Dispute Resolution Center of the Florida Courts, as well as the 
Appraisal Institute, where he has completed more than 700 hours of specialized appraisal education including 
hotel/motel valuation, parking lot valuation, qualitative analysis, regression analysis, evaluating commercial leases 
and analyzing operating expenses, as well as advanced highest and best use analysis and market studies. 
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  Kyle A. Catlett, MAI 
Director 

Work: 813-254-5700 
Cell: 813-833-1986 

kcatlett@bbgres.com 
 

Profile 

Kyle Catlett, MAI has joined BBG Valuation & Advisory Services as a Director as of November 2021. Prior to joining 

BBG, Kyle was President of Trigg, Catlett & Associates a local firm that can trace its beginnings in Tampa back to 

1950. Mr. Catlett has over 10 years of commercial appraisal experience. Since beginning his appraisal career, he has 

since completed diverse appraisal reports covering all major commercial property classes, including hotel, 

multifamily, retail, industrial, office, subdivisions, eminent domain and a variety of special purpose properties 

including over 60± Conservation Easements, agricultural/silviculture lands in excess of 58,000± acres, mines (lime 

rock, sand & gravel, coquina, granite et. al), air rights, submerged lands, ground leases, marinas, automobile 

dealerships, cell towers, ALF’s and mitigation banks. These valuation and consulting activities have been conducted 

on behalf of major financial institutions, community banks, pension funds, government agencies, major 

corporations, individual investors, as well as legal and accounting firms.   

Kyle is a Tampa, Florida native having graduated from Jesuit High School and The University of Alabama, where he 

received a Bachelor of Science in Business and a minor in Spanish Language.  Kyle is licensed as a Certified General 

Real Estate Appraiser in Florida, Louisiana, North Carolina, South Carolina, Tennessee and Alabama and is a 

designated member (MAI) of the Appraisal Institute, a global membership association of professional real estate 

appraisers. 

 

 

Professional Affiliations  

Appraisal Institute  
MAI – Designation 

Certified Real Estate Appraiser  

Florida- RZ 3875 

Alabama- G01451 

North Carolina- A8353 

South Carolina- 8250 

Tennessee- 5689 

Louisiana- G4413 

Licensed Florida Real Estate Sales Associate  

SL3293620 
 

 

Education       

University of Alabama, 2012      
Bachelor of Science in Commerce & Business Administration 
Minor: Spanish Language     
  



 

Specialized Education  

• Courses completed under the direction of 
the Appraisal Institute 

• Basic Appraisal Principles (2013)  

• Basic Appraisal Procedures (2013)  

• 15 Hour National USPAP Course (2013)  

• Residential Report Writing & Case Studies 
(2013) 

• General Appraiser Sales Comparison 
Approach (2013) 

• General Appraiser Income Approach/Part I 
(2013) 

• General Appraiser Income Approach/Part II 
(2014) 

• 15 Hour Florida Rules & Law (2013)  

• Real Estate Finance, Statistics & Valuation 
Modeling (2013) 

• General Appraiser Market Analysis and 
Highest& Best Use (2014)  

• General Appraiser Report Writing & Case 
Studies (2015) 

• General Appraiser Site Valuation & Cost 
Approach (2015) 

• Business Practices and Ethics (2015)  

• Quantitative Analysis (2016)  
 

• Advanced Market Analysis and Highest and 
Best Use (2017) 

• Advanced Income Capitalization (2017) 

• Valuation of Conservation Easements (2017)  

• Uniform Appraisal Standards for Federal 
Land Acquisitions (Yellow Book) (2017)  

• Advanced Concepts and Case Studies (2018)  

• Evaluating Commercial Leases: The Tenant 
and the Terms Both Matter (2019)  

• Raise Your Appraiser IQ (2019) 

• Appraising Convenience Stores (2020)  

• Cool Tools: New Technology for Real Estate 
Appraisers (2020) 

• Review Theory General (2020) 

• Artificial Intelligence, AVMs, and Blockchain: 
Implications for Valuation (2020) 

• Eminent Domain and Condemnation (2021) 

• The Valuation of Water and Wastewater 
Utility Systems (2021) 

• Appraiser's Guide to Expert Witnessing 
(2022) 

• Southwest Florida Energy Efficiency & Green 
Features Explored (2022) 

• Analyzing Operating Expenses (2022)  

• Forecasting Revenues (2022) 

      

Expert Witness Experience 

• Manatee County, Florida VAB Hearings 

• Hillsborough County, Florida VAB Hearings  

• Pasco County, Florida VAB Hearings 

• US Bankruptcy Court, Middle District Florida  

• Tenth Judicial Circuit Florida   
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