Lee County Board of County Commissioners
Agenda Item Summary Blue Sheet No. 20040681

1. REQUESTED MOTION:

ACTION REQUESTED: Approve Purchase Agreement for acquisition of Parcel 309, Three Oaks Parkway South Extension
Project No. 4043, in the amount of $201,000; authorize payment of costs to close and the Division of County Lands to handle all
documentation necessary to complete transaction.

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

‘ WHAT ACTION ACCOMPLISHES: The Board avoids Eminent Domain.

2. DEPARTMENTAL CATEGORY: 06 3. MEETING DATE.:
COMMISSION DISTRICT #: 3 (0 Ob-232-2004
4. AGENDA: 5. REQUIREMENT/PURPOSE: 6. REQUESTOR OF INFORMATION
x  CONSENT (Specify)
ADMINISTRATIVE X STATUTE 125 A
APPEALS ORDINANCE B. DEPARTMENT Independent
PUBLIC ADMIN. C. DIVISION Countv Lands -+~ _ )
WALK ON OTHER BY _Karenl. W. Forsvth. Director r.{/‘{"ﬁf
TIME REQUIRED: Ve

7.BACKGROUND:

Negotiated for: Lee County Department of Transportation
Interest to Acquire: Fee simple, improved with a single-family residence
Property Details:

Owner: Gerald F. Masen and Kelli J. Mason

Address: 24032 Roger Dodger Sreet, Bonita Springs

STRAP No.: 14-47-25-B2-00200.0360
Purchase Details:

Purchase Price: $201,000

Costs to Close: Approximately $2,500 (The seller is responsible for attorney fees and real estate broker fees, if any. The County is

responsible for future district assessments for road and drainage improvements, which are estimated at $9,500.)

Appraisal Information:

Company: Carlson, Norris & Associates, Inc.

Appraised Value: $197,000
Staff Recommendation: Staff is of the opinion that the purchase price increase of $4,000 above the appraised value can be justified,
considering the costs associated with condemnation proceedings are estimated to be $3,000 - $5,000, excluding value increases and
attorney fees and costs. Staff recommends the Board approve the Requested Motion.
Account: 20404330700.506110

20 - CIP; 4043 - Three Oaks Parkway South Extension; 30700 — Transportation Capital Improvements; 506110 - Land
Attachments: Purchase Agreement; Appraisal (Location Map Included); City of Bonita Springs Recommendation; Title Data,
5-Year Sales History

8. MANAGEMENT RECOMMENDATIONS:

9. RECOMMENDED APPROVAL.
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This document prepared by:

Lee County

County Lands Division

Project: Three Oaks Parkway South Extension, No. 4043
Parcel: 309/Mason

STRAP No.: 14-47-25-B2-00200.0360

BOARD OF COUNTY COMMISSICNERS

LEE COUNTY

AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE

THIS AGREEMENT for purchase and sale of real property is made
this _ day of , 20 by and between GERALD F. MASON
and KELLI J. MASON, husband and wife, hereinafter collectively
referred to as SELLER, whose address is Post Office Box 533, Estero,
Florida 33928, and LEE COUNTY, a political subdivision of the State

of Florida, hereinafter referred to as BUYER.
WITNESSETH:

1. AGREEMENT TC PURCHASE AND TO SELL: SELLER agrees to sell and
BUYER agrees to purchase, subject to the terms and conditions set
forth below, a parcel of land consisting of 1.26 acres more or less,
and located at 24032 Roger Dodger Street, Bonita Springs, Florida
34135 and more particularly described as Tract 36, SAN CARLOS
ESTATES, according to the plat thereof recorded in Official Record
Book 557, at pages 354-355, of the Public Records of Lee County,
Florida, hereinafter called "the Property." This property will be
acquired for the Three Oaks Parkway Extension Project, hereinafter

called "the Project."”
2. PURCHASE PRICE AND TIME OF PAYMENT: The total purchase price

("Purchase Price") will be Two Hundred One Thousand and No/100

($201,000.00), payable at clesing by County Warrant.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 2 of 7

3. EVIDENCE OF TITLE: BUYER will obtain at BUYER'S expense an
American Land Title Association Form B Title Commitment and provide
title insurance Owner's Policy in the amount of the Purchase Price,
from a title company acceptable to BUYER. The commitment will be
accompanied by one copy of all documents that constitute exceptions
to the title commitment. The commitment will also show title to be
good and marketable with legal access, subject only to real estate
taxes for the current year, zoning and use restrictions imposed by
governmental authority, and restrictions and easements common to the

area.

4. CONDITION OF PROPERTY; RISK OF LOSS: BUYER has inspected the
Property and, except as 1is otherwise provided herein, accepts the
Property in the condition inspected. Any loss and/or damage to the
Property occurring between the date of this offer and the date of
closing or date of possession by BUYER, whichever occurs first, will
be at SELLER's sole risk and expense. However, BUYER may accept the
damaged property and deduct from the purchase price any expenses
required to repair the damage, or BUYER may cancel this Agreement

without obligation.

5. SELLER'S INSTRUMENTS AND EXPENSES: SELLER will pay for and
provide:

(a) A statutory warranty deed, and an affidavit
regarding liens, possession, and withholding under
FIRPTA in a form sufficient to allow "gap" coverage
by title insurance;

{b) documentary stamps on deed;

(¢) utility services up to, but not including the date
of closing;

(d) taxes or assessments for which a bill has been
rendered on or before the date of closing;

(e) payment of partial release of mortgage fees,
if any;

(f) SELLER's attorney fees, if any.

SAPOOL\3-Oaks 40431309 310 MASON309 AGREEMENT 04 16 04.wpd



AGREEMENT FOR PURCHASE AND SALE OF REAIL ESTATE
Page 3 of 7

6. BUYER'S INSTRUMENTS AND EXPENSES: BUYER will pay for:
{a) Recording fee for deed;
(b} survey, (if desired by BUYER).

7. TAXES: SELLER will be charged for Real Estate taxes and
personal property taxes (if applicable) up to, but not including

the date of closing.

8. DEFECTS IN TITLE AND LEGAL ACCESS: Prior to closing, BUYER will
have a reascnable time to examine the title and documents
establishing legal access to the property. If title or legal access
ig found to be defective, BUYER will notify SELLER in writing of the
defects and SELLER will make a prompt and diligent effort to correct
such defectg. If SELLER fails to make corrections within 60 days
after notice, BUYER may elect to accept the Property in its existing
condition with an appropriate reduction to the purchase price, or

may terminate this Agreement without obligation.

9. SURVEY: BUYER may order the Property surveyed at BUYER's
expense. SELLER agrees to provide access to the Property for the
survey to be performed. If the survey shows a discrepancy in the
size or dimensions of the Property, or shows encroachments onto the
Property or that improvements located on the Property encroach onto
adjacent lands, or if the survey identifies violations of recorded
covenants or covenants of this Agreement, upon notice to the SELLER,
the BUYER may elect to treat those discrepancies, violations or

encroachments as a title defect.

10. ENVIRONMENTAL AUDIT: BUYER may perform or have performed, at
BUYER'g expense, an environmental audit of the Property. If the
audit identifies environmental problems unacceptable to the BUYER,
BUYER may elect to accept the Property in its existing condition
with an appropriate abatement to the purchase price or BUYER may

terminate this Agreement without obligation.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 4 of 7

1l1. ABSENCE OF ENVIRONMENTAL LIABILITIES: The SELLER hereby
warrants and represents that the Property 1is free from hazardous
materials and does not constitute an environmental hazard under any
federal, state or local law or regulation. No hazardous, toxic or
polluting substances have been released or disposed of on the
Property in violation of any applicable law or regulation. The
SELLER further warrants that there is no evidence that hazardous,
toxic or polluting substances are contained on or emitting from the
property in viclation of applicable law or regulation. There are no
surface impoundments, waste piles, land fills, injecticon wells,
underground storage areas, or other man-made facilities that have or
may have accommodated hazardous materials. There is no proceeding
or inquiry by any governmental agency with respect to production,
disposal or storage on the property of any hazardous materials, or
of any activity that could have produced hazardous materials or
toxic effectg on humans, flora or fauna. There are no buried,
partially buried, or above-ground tanks, storage vessels, drums or
containers located on the Property. There is no evidence of release

of hazardous materials onto or into the Property.

The SELLER also warrants that there have been no requests from
any governmental authority or other party for information, notices
of claim, demand letters or other notification that there is any
potential for responsibility with respect to any investigation or
clean-up of hazardous substance releases on the property. All
warranties described herein will survive the closing of this

transaction.

In the event the SELLER breaches the warranties as to
environmental liability, SELLER agrees to indemnify and hold the
BUYER harmless from all fines, penalties, assessments, costs and
reasonable attorneys' fees resulting from contamination and

remediation of the property.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 5 of 7

12. TIME AND BINDING AGREEMENT: Time is of the essence for closing
this transaction. The BUYER's written acceptance of this offer will
constitute an Agreement for the purchase and sale of the Property
and will bind the parties, their successors and assigns. In the
event the BUYER abandons this project after execution of this
Agreement, but before closing, BUYER may terminate this Agreement

without obligation.

13. DATE AND LOCATION OF CLOSING: The closing of this transaction
will be held at the office of the insuring title company on or
before one hundred twenty (120) days from the date this Agreement is
made. The time and location of closing may be changed by mutual

agreement of the parties.

14. ATTORNEYS' FEES: The prevailing party in any litigation
concerning this Agreement will be entitled to recover reasonable

attorneys' fees and costs.

15. REAL ESTATE BROKERS: SELLER hereby agreesgs to indemnify and hold
the BUYER harmless from and against any claims by a real estate

broker claiming by or through SELLER.

16. POSSESSION: SELLER warrants that there are no parties in
possession other than SELLER unless otherwise stated herein. SELLER
agreesg to deliver possession of Property to BUYER at time of closing

unless otherwise stated herein.

17. TYPEWRITTEN/HANDWRITTEN PROVISIONS: Typewritten and handwritten
provisions inserted herein or attached hereto as addenda, and

initialed by all parties, will contreol all printed provisions in

conflict therewith.

18. SPECIAL CONDITIONS: Any and all special conditions will be
attached to this Agreement and signed by all parties to this

Agreement.
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 6 of 7

SELLER:
Lol [ S i~ op
GERALD F. MASON (DATE)
SELLER:

A 1L /LWM{»\— 5[4 ey
KEELI Jﬂ MASON 7 (DATE)
BUYER:

CHARLIE GREEN, CLERK LEE COUNTY, FLORIDA, BY ITS

BOARD OF COUNTY COMMISSIONERS

BY: BY:

DEPUTY CLERK (DATE) CHATRMAN OR VICE CHATRMAN

APPROVED AS TO LEGAL FORM
AND SUFFICIENCY

COUNTY ATTORNEY (DATE)
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AGREEMENT FOR PURCHASE AND SALE OF REAL ESTATE
Page 7 of 7

SPECIAL CONDITIONS

BUYER: Lee County
SELLER: Mason
PARCEL NO.: 309

BUYER and SELLER hereby covenant that the Purchase Price recited herein,
except as noted below, includes payment for moving expenses and for all fixtures,
including but not limited to, built-in appliances, electrical upgrades, security
system, air conditioning units, hot water heaters, plumbing fittings and fixtures,
ceiling fans, screen enclosures, windows, window treatments, doors, floor covering,
well/sprinkler system and associated appurtenances and landscaping, as of the date of
the BUYER'’S appraisal.

BUYER'S authorized agent will inspect the house and all other real
property and improvements prior to closing. Removal of any fixture(s) by SELLER,
except as noted below, may cause a delay in closing and a reduction in the Purchase
Price. All additional costs associated with any breach of this covenant will be paid
by the SELLER. This covenant shall survive closing.

SELLER hereby agrees to deliver possession of the Property, absent
of any resident(s) or tenant{g), to BUYER at the time of closing and further agrees
that the purchase of the Property is NOT subject to any written or verbal lease
agreement {(s) of the SELLER

Upon the BUYER'’S written acceptance of this Agreement, SELLER hereby gives
permission allowing entry to the premises by County Representatives, upon first
receiving 48 hours prior notice, in order for the premises to be inspected to
determine 1if asbestos ig present, and if relocating any or all real estate
improvements is feasible subsequent to closing and the County taking possession of the
Property.

WITNESSES:

A " DS Mo S og
'// ; % GERALD F. MASON (DATE)

WITNESSES:q L//é ’ﬁ us ZZ (L///hc S,q 04

d 1Y
,.

S KEDLI J. SON {DaTE)
{ “ﬁ-) «
BUYER :
CHARLIE GREEN, CLERK LEE COUNTY, FLORIDA, BY ITS

BOARD OF COUNTY COMMISSIONERS

BY: BY:
DEPUTY CLERK {(DATE) CHATRMAN OR VICE CHAIRMAN

APPROVED AS TO LEGAL FORM
AND SUFFICIENCY

COUNTY ATTORNEY (DATE)
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S

—SON, NORRIS AND ASSOCIATES, INC. (239) 936-1891

Project No. 4043
UNIFORM RESIDENTIAL APPRAISAL REPORT

Summary Appraisal Report
Dersy 'tgg P 04-07-04

Prope File No,

erty Address 24032 Rager Dodger Street City Bonita Springs State FL Zip Code 34135-6758
Legal Descriplion _ Tract 36, San Carlos Estates UNREC, OR 557/354 Parcel# 309 County Lee

Assessor's Parcel No. 14-47-25-B2-00200.0360 Tax Year 2003 R.E. Taxes § 3,0898.29

Special Assessments § $604/Y

Borrower MASON, Gerald F.+ Kelli J. Gurrent Owner Gerald F.+ Kelli J. Mason Qccupant _ * Owner < Tenant - Vacant

Property rights appralsed [ Fee Simple | | Leasehald Praject Type [ [ PUD L1 Condominium {HUD/A only) HOA § NZA Mo.
ighbarhead or Project Name __San Carlos Estates Unrecorded Map Reference 14-47-25 Census Tract 0503.03

SalePrice 3 Not a Sale Date of Sale N/A Description and § amount of loan charges/concessions 1o be paid by seller  N/A ]

Lender/Client  Lee County - County Lands Address P.0. Box 398, Forl Myers, FL 33902-0393

Appraiser Phil Benning, Associate Address 1918 Courtney Drive. Suite 14, Fort Myers, FL 33801

Lecation _ " Urban < suburban | Rural Predominant _gianEle family housing | present fand ase % Land use change

Buitt up COver7s% D 2575% T Under 25% oceupancy g(Rg‘gg) @?SE} IOne family 55 > Not likely  Likely

Growthrate  ~ | Rapid 2 stabie T Slow ;X Oowner | 110 Low_New  2-4family _ T in process

Property vatues <. Increasing - Stable _ | Declining I"" Tenant 260  Hgh 25 |Mulifamiy T )

Demandisuppiy — Shortage D balance | Oversupply | DX Vacan (0-5%) F2 e Pregominant [T | Commercial **Three Oaks Parkway |

Marketing time _; ; Uncer3mes. 53 3-6mos. . | Overfmos. | | Vac(over 5%, 130-200+  10-20 | Vacant 45 | Extension Project

Nota: Race and the racial composition of the neighborhood are not appiraisal factors,
Meighborhaad boundaries and characteristics: Bordered by Benita Bill St (N), -75 (E), US Businass 41 (SW), Bonita Springs Golf & Country Club
SE). Predominately single family on small acreage tracts.

Factors that affect the marketability of the properties in the neighborhoad (proximity to empioyment and amenities, emplayment stabifty, appeal to markst, ete.);

There were no unfaverable marketing conditions observed in this single family residential neighborhogd, The area consists of average-good
quality homes that are adeguatety maintained and that have averge-good appeal in the market. _Service fagilities (schools, parks, shopping,
and employment centers) are located nearby. Stable to increasing employment and praperty values are prevalent. The area is in its growth
stage of development. *See attached comments on tha Road Maintenance.

NEIGHBORHOOD

Market conditions in the subject neighborood (including support for the abiove conclusions related to the rand of propenty values, demand/supply, and marketing time

- slich as data on compstitive praperties for sale in the neighborhood, description of the prevalence of saies and financing concessions, ete.);

No unusual marketing concessions are necessary for this market area,_Resales are sold with conventional finanging and cash, Fixed,
adjustable rate and purchase money mortgages are avaliable. Rates are currently in the 4,5% to 8.5% range. Supply & demand are in
balance, with typical marketing time 4-6 manths, with some sales taking more or less time depending on seller mativation (pricing). Sales
concessions are not prevalent.

Project iformation for PUDs ({f applicable) - - Is the developer/buider in control of the Home Owners' Assoclalion (HOA]? Yes . No N/A
Approximate total number of units in the subject project N/A . Approximate total number of units for sale in the subjact project NA
Describe comman elements and recreational facilities: N/A

Dimensions 165' x 330" | Topography Llevel ]
Sitearsa 54,450 S.F or 1.25 acres Comerlot | " Yes o< Mo | 8ize Typical i

Specific zoning classification and description AG-2 Agricuitural/Residential o __ | Shape Primarily Rectangutar |
Zoping compliance <] Legel __: Legal noncontarming Grandtathered use) . | llsgal | No zaning Drainags _Appears Adequate g
Highest & best use as impraved: <! Presentuse  Otheruse {sxplain) View Residential

Utllitles Publig Other | Off-site Improvements Type Puplic  Private . Landscaping Typical o]
Electricity Pl - 7 Street Crushed Rock/Sand e .. | Drlveway Surface  Gravet )
Gas L Curbigutter  None || Apparent sasements_Standard Utility/Drainage ]
Water P *lrrig. Well Sidewalk  None _ 771 |FEMA Special Flood Hazard Area " Yes X Mo
Sanitary sewsr | Septic __| Streetlights _None 7 FEMAZme C _ MapDate 7/20/1998 |
Storm sewer i - Mey None L |FEMAMapNe. 12512404758

Comments (apparent adverse eagements, encroachments, speclal assessments, sfide areas, illegal or legal nonconforming 10ning use, etc.}; No adverse site ]
conditions abserved; no sile survey provided. The site is a typical building lot. Site impravements: Fill'prep/landscap/ing/sod $4,000, drive

$400, impact fee $3,200, water/septic $4.500, well, $1,000.
GENERAL DESCRIPTION EXTERIOR DESCRIPTION | FOUNDATION {BASEMENT INSULATION
No. of Units Ore | Foundation Concrete Piling _|Skb None Area 80. FL. Nane __{Reof __ 7%
Na. of Stories Two Exterior Walls Frame/Wood Crawl Space None _|% Finished  MN/A Ceiling _*Adeq. X<
Type (Det /Att) Detached . Roof Surface Comp.Shingte 'Basement  None . Ceiling N/A _. walls _*Adeq. X<
Design (Style} Elevated  |Gufters & Dwnspts, Aluminum  iSump Pump None iWals N/A  eer -
Existing/Proposed  Existing |Window Type Aflumunim Dampness  N/A Fioor N _, None
bl Age (Vrs.) 12/1992 Storm/Screens  No/Yes Setfement  N/A _|Outside Entry NJA | Uniknown o
E_: Effective Age (Yrs., 11 years Ianulactured House  No Infestation  N/A *Assumed Adeq.
& R Foyer | Lhing | Oining | Kitehen | Den _Family Am. | _Res Rm. Bedrooms| # Bahs | Laundy ! Other | AmaSqrr |
] Basement B ' i , _Nens
= SRR Area 1 Area 1 T 1 5 1 240
§ Levet 2 . o . 3 = 2 840 |
% Finished area above grade contains: 7 Rooms: 4 Bedroom(s): 2.5 Bath{s): 1,680 Souars Feat of Gross Living Area
=3 INTERIOR Materials/Condition ~ [HEATING ~ Adeq. KITCHEN EQUIP iATTIC AMENITIES ICAR STORAGE. 3 Carpart
bl Floors Carpet/Tile JType Cent, Refrigerator | Nong |Fireplace(’s)# 0 " None
Walis Drywall _Fuel Elec.  Range/Oven < Stairs ; |Pa‘rm ; .. - Garage # of cars
Trim/Finish ~ Colanial Condion Avg.  Disposal __ Dopstar T Deck Balc/t40sf ¢ | Attached
BathFloor  Ceramic Tile. _ |COOLING Adeq. Dishwasher < | Scuttle X Porch Balc/280st X | Detached o
Bath Wainscot Tile __ Centra  Yes FantHoed 3 |Floor I |Fence i Buitn “*3 Cars |
Dears _Raised Panel EOther Fans _ iMicrowave .  Heated .1 |Podl_ » - Carport o
All in avarage candition | Gandition Avg. -Washer/Dryer Finished | Cov.Entry/24sf .| Driveway 3 Cars

Additional features (spacial energy sfficient tems, etc.): Ceramic tile entry, kitchen, laundry & bath floors, ceramic kitchen counters, mica cabinets,
vaulted ceiling on 2rd level with clerestory windows in master bedrcom, french doors to balconies, colonial trim+raised panel doars. o
Concition of the improvemens, dapreciation {physical, functional, and external), Tepairs needed, quality of censtryction, remodeling/additions, etc.; _Mo physical,
functional or external obsolescence was noted, The improvements are maintained in average condition relative to actual age. =

COMMENTS

Adve}sé environmental conditions (such as, but not limited ig, hazérdous wastes, toxic sﬁbstances. etc.j present in the improvements, on the site, of in the
immediate vicinity of the subject praperty.:

Freddie Mac Form 70 6/93 PAGE 1 OF 2

Form UA2 — TOTAL for Windows" appraisal software by a la mode, ing. — 1-800-ALAKIODE

Fannie Mae Form 1004 £/93



Project Mo. 4043

Yaluation Section UNIFORM RESIDENTIAL APPRAISAL REPORT File No. _04-07-04
ESTIMATED SITE VALUE Unimproved site o= 88,000 | Gomments on Cost Approach (such as, source of cost estimate, site vaue,
ESTIMATED REPRODUGTION COST-NEW-OF IMPROVEMENTS: squere oot calculation and for HUD, YA and FmHA, the estimated remaining
Dwelfing __ 1680 Sq L @$ 6300 =3 165,840 economic life of the property). See attached for fioor plan ang area
z Shed, 80 Sq.Ft @$% _ 16.00 = 960 calculations. Subject site is developed to its highest and best
] Balconies+cov.entry, 444sf @ $18.00/sf = 7,992 | use, No apparent functional or locationhal obsolescence noted.
g Garage/Carport 402 Se.F @3 _ 1000 = 4.020 See attached for camments on land value. Costs are supported
gl Total Estmated Cost New . =3 118,812 | by locat known builder's costs & compisted appraisals
§ Less Physical Functional External retained in the appraiser's office files. _
Depreciaion ___ 201031 | =% 204103
Depreciated Vaiue of Improvemants . L. =5 98,709 | Depreciation - Economig Age/Life Method
“As-is" Value of Site Improvements L =3 _ 14,100 | Estimated remaining economic life = 54 years
INDICATED VALUE BY COSTAPPROACH ... =3 200,809
ITER ] SUBJECT COMPARABLE NO. 1 COMPARABLE NQ. 2 COMPARABLE NO. 3
24032 Roger Dodger Street 24298 Sunny Lane 25294 Catskill Drive 24344 Galden Eagle Lane
Address  14-47-25-B2-00200.0360 14-47-25-81-00200,2890 22-47-25-81-00200.6490 | 14-47-25-B1-00200.3520
Proximity to Subject e s 2+ 0.35 mile southwest 1.61 miles southwest 0.65 mile southwest
Sales Price R Not a Sale [4+57 75 s % s 217,000 | & 3 @88 By 205,000 s 70 0§ 180,000
Price/Gross Living Area_|$ s 151s4 T L oat Ty 13648 s - s 139.43 7 F =0 0 ¢
Data and/or Inspection ORB 4154 PG 2307 ORB 4173 PG 1866 ORB 4107 PG 0433
Verification Source. Pub.Records MLS/FARES/Lee County MLS/FARES/Lee County . FARES/ ee County o
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION r +( =138 Adijust. DESCRIPTION Ty [~1% Adiust, | DESCRIPTION +(—}§ Adjust.
Sales or Financing & i | Conventional Conv.$161,000 Canventional
Caoncassions o $206,200 + $41,000 1 171,000
Date of Sale/Time 12/22/03 01/15/04 10/29/03
San Carlos Ests | San Carlos Ests San Carjos Ests  : San Carios Ests
Fee Fes : Fes : Fee ]
1.25acres | 1.25acras : ) 1.25 acres 1.25 acres B
Residential Residential = Residential : Residential
Desion and Appeal Elevated | Ranch L Ranch : |Ranch a
Quality of Censtruction | Frame/Average CBS/Avg, CBS/Avg. CBS/Avg.
Eff=11, A=12 Eff=8, A=14 _-2.800 | Eff=3, A=4 B -7,500 | Eff=7, A=7 -3,700 |
_ | Average .} Superior -2,800 | Superior -7,500 | Superior . =3700
Above Grade Total _Bdrms  Baths | Total ‘Bdrms - Baths | | Total :Bdms _Baths | Tetal Bdrms  Baths
E<) Room Gount L7 4 25| 7 3 2 . +1,5000 7 - 3 2 +1,500 7 3 2 +1,500
bl Giross Living Area. 1,68035g Ft. 1,432 Sq.Ft. +8,700 1,502 $q_Ft. +6,200 1291831 +13,600
EF Basement & Finished | None None None Nana
§ Rogms Below Grade N/A _ I None N Nane N None
z | Average Average : Average . Average 1
=4 Heating/Cooling Central Central : ) Central | Central ]
§ Energy Efficient ltems | Typicai Typical : Typical . Typical N
[=f Garage/Carport 3 Carport 2 Garage .-3,000 | 2 Garage ) -3000(2Garage . -3.000]
& Porch, Patio, Deck, 420sf Balconies | 208sf Scr.Porch 178sf Scr.Porch 166sf Scr.Porch
Firapface (s}, etc. None 24057 Det Utility  © -1,9G0 | None i None
Fence, Poot, ete, Norna Fenced o -2,000 | None . None . i
Gther Feratures .__| B0stf Shed 160sf Shed -80G | None . +500 | None +500
Net Ad). (totaf) T R -3 3,100~ + -3 9,800 + - § 5.200
Adiusted Sales Price £ : q;%ﬁﬁ;;%‘} Nt 2 %
of Comparable NS $ 213,900 |- Grdss 128% |3 195,200 [ - Grogs..14.4i% 15 185,200
Comments on Sales Comparison (inclu tibility to the neighbothead, etc.): _See attached comments. Sale #4 recorded aver 6
months prior to the appraisal date is ameng the most recent noted in Sar: Carios Estates and is beligved to offer an indication of valua for thed
subject.
TEM SUBJECT - COMPARABLE NO. 1  CONPARMBLERG Z COMPARABLE NT. 3
Date, Price and Data No salain the No prior sate noted No prior sale noted No prior sale noted
Source, for prior sales last 12 months other than above in other than above in other than above in
within vear of appraisal | per Lee County pasi twelve months past twelve months past twelve months

Analysis of any current agresment of sale, option, ar listing of subject praperty and ana!ysiésf any prior saies of subject and comparables within one year of the date of appraisal:
The subject property is not listed in the regional MLS.

INDICATED VALUE BY SALES COMPARISON APPROACH . $_ ... 197.000
INDICATED VALUE B\!INCE'ME APPROACI'_I_(ifAQEIiDabIEF Estimated Market Rent 3§ N/A _Mo. x Gross Rent Multifier =%

This appraisal s made "asfs" . subject to the repairs, alterations, inspections or conditions listed below ___ subject to completion par fans & specifications.
Conditions of Appraisal. _Nao spegial comments or conditions affect this appraisal. THIS 15 A SUMMARY APPRAISAL REPORT. See attached

Special Limiting Conditions. o . . .
Final Reconciliation: The Sales Comparison Anaysis typically best reflacts the actions and attitudes of participants in the marketplace. The Cost |
Approach Is supportive. [nsufficient market data |s available for a reliable GRM._

The purpose of this appraisal is to estimate the market value of the real property that is the subject of this report, based oa-the-above conditiens and the certifieation, contingent
and limiting conditions. and market value definition that are stated in the attached Freddie Mac Form 438/FNMA tarp{004B (Revised _ . B3 i

| (WE} ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE REAL PROPERTY THAT I5 THE SUBJECT OF THLb‘ REPQRT, AS OF February 23, 2004
(WHICH |5 THE DATE OF INSPECTION AND THE EFFECTIVE DATE OF THIS REPCQRT) TO BE 3 L 187,000 T

APPRAISER: Phil Benning, Associate SUPERVISORY APPM!SER {ONLY IF REQUIRED): J. Lea Norris, MAI, SRA

RECQNCILIATION

Signature o Signatwe S . bid < Didhot
Name Phil Benning, Associate . . __ Name J.Lee Norris MAI, SRA . Inspect Property
Date Report Signed ~ March 12, 2004 R : . Date Report Signed  March 12, 2004 ) .
State Certification # 0001220 St.Cert.Res. REA State FL_ State Cerfificaion # 0000843 St. Cert. Ger. REA . Stale FL
Or State License # State Oy State License # Slale
Freddie Mac Form 70 6/33 PAGE 2 OF 2 Farnie Mag Form 1004 6-93

Form UAZ — "TOTAL for Windows" appralsal software hy a la mode, ng, — 1-800-ALAMOOE



UNIFORM RESIDENTIAL APPRAISAL REPORT

MARKET DATA ANALYSIS

These recent sales of properfies are mgst similar and
market reacticn to thase items of signficant variation
favorable than, the subject
favorable than, the subje

b

property, a minus (-) adjustment is made, thus. f
Ct property, a plus (+) adjustment is made, thus increasing the indicated value of the su

roximate fo subject and have been considered in e Market analysis. 116 Gescrpion MCIUGES # dollar ad
etween the suh#ecr and comparable properties. f a significant item in the comparable tﬁruperty is suparior 1o, ar more
e comparable is inferior to, or less

us reducing the indicated value of the subgs_rct.r if a significant ftem in
ject.

fustment, reflecting

[TEM | SUBJECT COMPARABLE NO. 4 COMPARABLE NG, 5 COMPARABLE NO. 6
24032 Roger Dudger Street 25357 Busy Bee Drive
Address _14-47-25-B2-00200.0360 22-47-25-82-00200.6840 ~
Proximity to Subjsct SR 436 miles southwest ~
Szles Prica $ NotaSalel . s @ F "5y 220000 Lam T ]y ] s
Prica/Gross Living Aea | § s sera T E T g DI 13 ! 5]
Data and/or Inspection ORB 4014 PG 0388
Verification Saurces Pub,Records MLS/FARES/Lee County . . . o]
WALUE ADJUSTMENTS DESCRIFTION DESCRIPTION +(=)§ Adjust, DESCRIPTION _+(=1$ Adiust _ DESCRIPTION +(~)9 Adjust.
Sales ar Financing ‘| Cenventional
Concessions '} $198,000 i
Date of Sale/Time g seas @70 o] 08/04/03 -
Location San Carlos Ests | San Carlos Ests
Leasehold/Fee Simpla Fee Fee _
Sie 1.25 acres 1.25 acres . __
2 | Residential | Residential
el Design and Appeal Elevated | Ranch
Bl Quality of Construction FramefAvarage CBS/Avg
a8 Eff=11, A=12 | Eff=5, A=6 _ -5,600
5":; ; Average Superior -5,600 . . .
Sl Above Grade Total Bdmms: Baths ; Total Bdrms Baths Total ‘Bdrms. Baths Total Bdrms® Baths
58 Room Count | 7 ' 4 ‘25 | 7 4 2 +1,500] o
il Gross Living Area 1,680 8g, Ft. 2,078 Sq Ft -13,900 L S0.R 0 Sa R 4]
Y Basement & Fristed | None Nane ' :
Rooms Below Grada MfA MN/A N
Functionat Utility Average Average
Central Ceniral ]
Enerqy Shicient ttems | Typical Typical ,
3 Carport 2 Garage -3,000Q _
Porch, Patio, Deck, 42031 Balconies | 2528f Scr.Porch
Fireplace(s}, etc, Nane None - _
Fence, Pool, etc. None Fenced : -2,000
Gther Feratures 60sf Shed _| None - +500 _ I ]
Net Adi. (total) i AR 28100 + .- % ) + - %
Adjusted Seles Price [ Net 12F % TNt Y Lo Nt %
of Comparable AT L Ghose e s 191,900 | " Grass < ™ % § CGross. C %|3 ]
Date, Price and Data Na sale in the Na prior sale noted
Source for prior sales last 12 months other than above in
within year of appraisal | per Lee County past twelve months

Commsnts:

COMMENTS

Market Data Analysis 6-93

Form UA2.1ACH

— "TOTAL for Windows" appraisal software by a fa made, inc. — 1-800-ALAMODE



Supplemental Addendum FiaNo. 04-07-04

| Borrgwer/Client MASQN, Gerald F.+ Kelli J.

Address 24032 Roger Dodger Street

Bonita Springs County Lee State_FL Zip Code 34135-8758

Lender _Lee County - County Lands

PURPOSE, FUNCTION AND SCOPE OF THE APPRAISAL

The purpose of the appraisal is to estimate market value of the subject as of the effective date of the appraisal. The function
(use) of the appraisal is for providing the Lee County Commissioners with sufficient data to make an informed decision
regarding the possible purchase of the property.

The scope of this appraisal encompasses the necessary reseatch and analysis to prepare a report in accordance with the
USPAP of the Appraisal Foundation. Data sources typically include observation, public records, First American Reaj Estate
Sarvices, RE/Xplorer Internet System, ML3, Realtors, other professionals, appraiser’s files, builder's contracts, and cost
estimating services {Marshall and Swit).

A thorough search is conducted for comparable properties within an appropriate market area and time frames. The most
comparable properties are compared to the subject with appropriate adjustments made for significant differences. The data
provided in the report is representafive of the market and is presented in a manner that will bring the reader to & similar
conclusion of the value estimats. Limiting conditions are described in the attached addenda.

USPAP CERTIFICATION
The appraisal assignment was not based on a requested minimum valuation, a specific valuaticn, or the approval of a loan.
SUMMARY APPRAISAL REPORT

This is a Summary Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule
2-2(b) of the Uniform Standards of Professional Appraisal Practice for a Summary Appraisal Report. As such, it presents only
summary discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's
opinian of value. Supporting documentation that is not provided with the report concemning the data, reasoning, and analyses is
retained in the appralser's files. The dapth of the discussion contained in this report is specific to the needs of the client and for
intended use stated in tha report. The appraiser is not responsible for unauthorized use of this repost.

COMMENTS ON THE MARKET AREA

The subject is located in San Carlos Estates, a development of mostly 1.25 acre parcels in Benita Springs. Larger, wooded
tracts and packed sand roads give this development somewhat of a "country” flavor which appeals to many buyers. San Carlos
Estates has gocd proximity to area facilities in Benita Springs. Improvements in San Carlos Estates exhibit a wide range of
home size, style, age and quality. Newer homes seem to be trending teward larger, good quality ranch or piling homes.
"COMMENTS ON THE ROAD MAINTENANCE

The streets are reportedly maintained by the San Carlos Estates Crainage District, an independent special district (similar to a
special fire, or mosquite contro! district), which was created in 1982 per OR 1615, PG 0477, for drainage management (which
includes the roads & swales), Each owner is reportedly assessed a nominal maintenance fee ($404.25} included as special
annual assessment & collected in conjunction with the real estate taxes. In addition, there is a solid waste (sewer) assessment
of $196.99 per year.

Septic systems and packed sand roads are typical for the area and are not considered detrimental to marketability. The dirt
reads are periodically graded by above mentioned San Carlos Estates Drainage district rendering them "all weather” roads and
passible year round. San Carlos Estates is experiencing new development with new housing starts observed throughout the
market area,

COMMENTS ON THE LAND VALUE ESTIMATE

Land sales in support of the site value estimate in San Carlos Estates, 1.25 acres include:

01/13/04 £86,000 OR 4170/0862, 15-47-25-83-00200.4860, 1.25 acres, 24575 Claire Street

09/17/03 $85,000 OR 4061/4874, 15-47-25-81-00200.2510, 1.25 acres, 24266 Rodas Drive

09/17/03 $88,000 OR 4062/0313, 15-47-25-81-00200.3080C, 4.25 acres, 24300 Rodas Drive

COMMENTS ON THE SALES

Quaiity & age/condition adjustments are based on observable data, and on comments provided by Realtors famifiar with the
sales utilized. The adjustments are believed to reflect market reaction to the differences,

All sales were in San Carlos Estates on similar size lots on unpaved roads. Afl were in superior condition.

All lacked the subject's 1/2 bath; all had more appealing garage parking. No adjusiments were made for the size differsnces of
{he sales’ screened porches relative to the subject's balconies as the screening is believed to offset the size differences.

Sales #2, #3 and #4 tacked the subject's shed.

Sale #1 was a smaller home which includad a detached 2 car garage attached to a 240sf utility rocm, and a feneed perimeter.
Sale #2 was a smaller, newer home,

Sale #3 was a substantially smaller, newer home.

Sale #4 was a larger, newsr home with a fenced perimeter.

Form TADD — 'TOTAL for Windows” appraisal software by 4 {a mode, inc. — 1-800-ALANODE



Supplemental Addendum

File Mo, 04-07-04
Borrower/Client MASON, Gerald F.+ Kelli J.
Property Address 24032 Rogar Dodgar Street
| City Bonita Springs County_ Lee State FL Zip Code 34135-6758
LLender Lee County - County Lands

After adjustments, sales indicate a range of value for the subject of $185,200 to $213,900. Mest emphasis is placed on Sales
#1 and #2 which are the most recent. Sales #3 and #4 support the fower limits of the vatue range.

Form TADD — "TOTAL for Windows" appraisal softwars by a la mode, in¢. — 1-800-ALAMODE




Location Map

Borrower/Clieni_ MASON, Gerald F.+ Kalli J. L
Property Address 24032 Roger Dodger Street L .
City Bonita Springs . County Lee
Lender Lee County - County Lands

St FL _ IinCode 34135-5758
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City of
Bonita Springs

9220 Bonita BEacH Roap
Surre 111

Bonrra Springs, FIL. 34135
TeL: (239) 390-1000
Fax: (239) 390-1004
www.cityofbonitasprings.org

Paul D. Pass
Mayor

Wayne P. Edsall
Councilman
District One

Jay Arend
Councilman
District Two

R. Robert Wagner
Councilman
District Three

John C. Warfield
Councilman
District Four

David T. Piper, Jr.
Councilman
District Five

Ben L. Nelson, Jr.
Councilman
District Six

foy N

Gary A. Price
City Manager

Audrey E. Vance
City Attorney

) pGBEY

MAY 2§ 2004
COUNTY LANDS

May 18, 2004

Mr. J. Keith Gomez
Property Acquisition Agent
Lee County

PO Box 398

Fort Myers, FL. 33902

RE: Purchase Agreement — Three Oaks Parkway Extension
Project No. 4043
Parcel 309, Gerald and Kelli Mason

Dear Mr. Gomez:

The agreed upon purchase conditions for the aforementioned parcel
are reasonable and purchase is recommended by my office.

If you need further authorization, feel free to contact me.

Respectfully,
ooty

UAdmin Assistant\Gary A. Price. City ManageriLetters\). Keith Gomez-Parcel 309, Gerald & Kalli Mason Purchase Agreement.doc



Page 1 of 2

Division of County Lands Ownership and Easement Search
Search No. 14-47-25-B2-00200.0360
Date: October 28, 2003
Parcel: 309
Project: Three Oaks Parkway South Extension,

Project 4043
To: J. Keith Gomez From: Shelia A. Bedwell, CLS/W

Property Acquisition Agent Property Acquisition Assistgit -

STRAP: 14-47-25-B2-00200.0360
Effective Date: September 30, 2003, at 5:00 p.m.

Subject Property: Tract 36, of that certain subdivision known as San Carlos Estates, according to
the map or plat thereof on file and recorded in the Office of the Clerk of the Circuit County of Lee
County, Florida, in Plat Book 557, Pages 354 and 355.

Title to the subject property is vested in the following:
Gerald F. Mason and Kelli J. Mason, husband and wife

By that certain instrument dated January 3, 1992, recorded January 9, 1992, in Official Record Book
2269, Page 4022, Public Records of Lee County, Florida.

Easements:

1. Dedication of Easements for drainage, roads and streets, recorded in Official Record Book
935, Page 826, Public Records of Lee County, Florida.

2. Non-exclusive utility and roadway easement over and across or below all roadways shown on
plat of San Carlos Estates, recorded in Official Record Book 1307, Page 36, Public Records of
Lee County, Florida.

3. Ten foot easement reservation on all sides for utility maintenance, as described in instrument
' recorded in Official Record Book 1416, Page 434, Public Records of Lee County, Florida.

4. Easement to Florida Power & Light Company along the north 10 feet of subject property, as
recorded in Official Record Book 2413, Page 676, Public Records of Lee County, Florida.

NOTE (1) Judgment creating and incorporating San Carlos Estates Drainage District, recorded in
Official Record Book 521, Page 120, Public Records of Lee County, Florida.

NOTE (2): Mortgage executed by Gerald F. Mason and Kelli J. Mason, husband and wife in favor of
Barnett Bank of Lee County, N.A. dated January 8, 1992, recorded January 9, 1992, in Official
Record Book 2269, Page 4023, as modified by instrument recorded in Official Record Book 2609,
Page 708, Public Records of Lee County, Florida.

L:\3-Oaks 4043\TITLE\14-47-25-82-00200,03600&e.doc/le 10/28/03



Page 2 of 2

Division of County Lands Ownership and Easement Search
Search No. 14-47-25-B2-00200.0360
Date: October 28, 2003
Parcel: 309
Project: Three Oaks Parkway South Extension,
Project 4043

NOTE (3): Mortgage executed by Gerald F. Mason and Kelli J. Mason, husband and wife in favor of
Barnett Bank of Lee County, N.A. dated June 12, 1995 recorded June 16, 1995, in Official Record
Book 2609, Page 704, Public Records of Lee County, Florida.

NOTE (4): Solid Waste fees are delinquent in the current approximate balance of $2,793.24:
Customer Number 00103876.

Tax Status: Taxes paid 2002; 2003 taxes are now due and payable.
(The end user of this report is responsible for verifying tax and/or assessment information.)

The Division of County Lands has made a diligent search of the Public Record. However, this
report contains no guarantees nor warranty as to its accuracy.

£\3-Oaks 404 1\TITLE\14-47-25-B2-00200.036008e.doclle 10/28/03



5-Year Sales History

Parcel No. 309

Three Oaks Parkway South Extension
Project No. 4043

NO SALES in PAST 5 YEARS

SAPOOLA3-Oaks 40431309 310 MASON'S Year Sales History 309.doc



