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 Lake Suzy Vacant Land 

 
Dear Mr. Giardullo: 
 
As requested, I have appraised the referenced property(s) located along CR-769 (Kings 
Hwy) at Sheri Avenue in the Lake Suzy area of southwest DeSoto County, FL.   
 
The purpose of this appraisal report is to estimate the Market Value of the referenced 
property for purposes of voluntary advance acquisition by DeSoto County. 
 
The appraisal is presented as an Appraisal Report, with market analysis and value 
conclusions summarized herein.  Supporting documentation and additional data are 
contained in the addenda to this appraisal report and within the appraisal file, which are 
incorporated herein by reference.   
 
If you have any questions or need clarification on any point in this appraisal, please feel 
free to contact me at anytime.   
 
Sincerely,  
 
 
 
 
 
Kent Evans, MAI, CCIM 
Cert Gen RZ1596
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100 CERTIFICATE OF VALUE 

 
               Item/Segment   N/A        
               County Road #   769         
               FA No     N/A                 
 
I certify to the best of my knowledge and belief, that:      
 
1. The statements of fact contained in this report are true and correct.   

 
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, unbiased, 

professional analyses, opinion, and conclusions.   
 

3. I have no present or prospective interest in the property or bias with respect to the property that is the subject of this report, and I have no personal 
interest or bias with respect to the parties involved.  My engagement in this assignment was not contingent upon developing or reporting predetermined 
results.   

 
4. I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this appraisal assignment, within the 

three (3) year period immediately preceding the agreement to perform this assignment.   
 
5. My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value 

that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 
related to the intended use of this appraisal.   

  
6. This report is communicated in an Appraisal Report format.  My analyses, opinions, or conclusions were developed and this report has been prepared in 

conformity with the Uniform Standards of Professional Appraisal Practice, and the provisions of Chapter 475, Part II, Florida Statutes.   
 
7. I have made a personal inspection of the property that is the subject of this report.  I have also made a personal field inspection of the comparable sales 

relied upon in making this appraisal.  The subject and the comparable sales relied upon in making this appraisal were as represented by the photographs 
contained in this appraisal.   

 
8. No persons other than those named herein (see Addendum to Certificate of Value) provided significant real property appraisal assistance to the person 

signing this certification.   
 
9. This appraisal has been made in conformity with the appropriate State laws, regulations, policies and procedures applicable to appraisal of right-of-way 

for highway purposes; and, to the best of my knowledge, no portion of the property value entered on this certificate consists of items which are non-
compensable under the established law of the State of Florida.   

 
10. I have not revealed the findings or results of this appraisal to anyone other than the proper officials of DeSoto County and I will not do so until so 

authorized by DeSoto County officials or until I am required by due process of law, or until I am released from this obligation by having publicly 
testified as to such findings.   

 
11. Statements supplemental to this certification required by membership or candidacy in a professional appraisal organization, are described on an 

addendum to this certificate and, by reference, are made a part hereof.    
 
 
Based on my independent appraisal and the exercise of my professional judgment, my opinion of the market value for the part taken, including damages, if 
any, of the property appraised as of    April 18, 2025,      is:    $580,000    
 
Market value should be allocated as follows: 
 
 Land $      580,000  Land Area (Ac/SF)     154,141 SF (3.539 acres)   
 
 Improvements $ 0  Land Use (HABU as vacant)  Low-intensity Commercial       
 Severance Damages/ 
 Cost to Cure $                    0   
 
 Total  $      580,000  
 
 
 
    May 1, 2025                      
      DATE            Kent Evans, MAI, CCIM 

            Cert Gen RZ1596 
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ADDENDUM TO CERTIFICATE OF VALUE 
 
Item/Segment      N/A    
County Road       769   
Parcel No.    N/A  
 
I certify that, to the best of my knowledge and belief, the reported analyses, opinions and 
conclusions were developed, and this report has been prepared, in conformity with the 
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal Institute.   
 
I certify that the use of this report is subject to the requirements of the Appraisal Institute relating 
to review by its duly authorized representatives.   
 
I certify that I have the knowledge and/or experience to complete the assignment, as required 
under the Competency Provision of the Uniform Standards of Professional Appraisal Practice, as 
promulgated by the Appraisal Standards Board of The Appraisal Foundation.   
 
In accordance with USPAP Standard 2-2, the report is presented as an Appraisal Report.   
 
As of the date of this report, Kent Evans, MAI, CCIM, has completed the requirements of the 
continuing education program of the Appraisal Institute.  Mr. Evans is a State-certified General 
Real Estate Appraiser, RZ 1596, expiration November 2026.   
  
 
 
 
 
                   May 1, 2025   
Kent Evans, MAI, CCIM           Date 
Cert Gen RZ1596 
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ADDENDA 
 

Neighborhood Map   
 Comparable Vacant Land Sale Data Sheets  

• Land Comp #1 (Don Diego Taqueria)   
• Land Comp #2 (Brennon Osborne)    
• Land Comp #3 (HPG Kings Hwy)    
• Land Comp #4 (Sheds & More)  
• Land Comp #5 (Action 4 Investments)   

  Commercial Land Listings 
• SW Co Road 769, Lake Suzy 
• 12354 SW CR-769, Lake Suzy 
• Co Road 769, Arcadia 
• SW Co Road 769, Lake Suzy 

Deed of Conveyance (Most Recent for Subject Property) 
• DeSoto County OR Book 0432, Page 0106 
• DeSoto County Instrument No. 2016-140-05816    

 Demographic Ring Study (1-mile radius)   
 Key Performance Indicators (2020-2025), CoStar    
 Qualifications of Appraiser   

Kent Evans, MAI, CCIM    
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115 ASSUMPTIONS AND LIMITING CONDITIONS 
 
Extraordinary Assumptions (defined) – “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” 1  
 

1. Land Sizes – The appraiser was not provided a boundary survey.  The land areas 
contained in this appraisal is based on metes & bounds legal descriptions from the 
recorded plats for Lake Suzy Estates, Loreda Park, and information contained in the 
DeSoto County Property Appraiser records.  The sizes were calculated by using DeedPlot 
software and are assumed correct.  The appraiser reserves the right to amend the appraisal 
upon receiving more reliable information (such as a survey).   

 
 
Hypothetical Conditions (defined) – “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” 2 

 
1. None.   

 

 
1 USPAP, 2024 Edition, The Appraisal Foundation, page 4 
2 USPAP, 2024 Edition, The Appraisal Foundation, page 4 
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General Assumptions   
 

1. The appraiser assumes no responsibility for matters of a legal nature affecting the 
property appraised or the title thereto, nor does the appraiser render any opinion as to the 
title, which is assumed to be good and marketable.  The property is appraised as though 
under responsible ownership.   
 

2. The property has been appraised as free and clear, unencumbered by mortgages, liens, 
delinquent taxes, assessments, special or unusual deed conditions or restrictions, but 
subject to zoning regulations.   

 
3. Any sketch in the report may show approximate dimensions and is included to assist the 

reader in visualizing the property.  The appraiser has made no survey of the property.   
 

4. Information, estimates, and opinions furnished to the appraiser, and contained in the 
report, were obtained from sources considered reliable and believed to be true and 
correct.  Third party sources relied upon, such as Marshall Valuation Service, EarthPlat, 
CoStar, Multiple Listing Service (MLS), RealtyRates, Crexi, Moody’s, Florida Gulf 
Coast Area Realtors, etc, are assumed accurate.  Public records data such as the DeSoto 
County Property Appraiser records, various recorded Deeds, Plats, Mortgages, records 
retained by the County Clerk’s office, real estate listings, and other sources may have 
been relied on and are also assumed accurate.  However, the appraiser does not warrant 
the accuracy of all such information described within this report.   
 

5. It is assumed there are no hidden or unapparent conditions of the property, subsoil, or 
structures. The appraiser assumes no liability for any hidden or unapparent conditions of 
the property.  No responsibility is assumed for such conditions, or for arranging for 
engineering studies that may be required to discover them.   
 

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

 
7. It is assumed that the utilization of the land and improvements (if any) is within the 

boundaries or property lines of the property described and that there is no encroachment 
or trespass unless noted within the report.   
 

8. This report is limited with regard to any additional facts and/or data, which may become 
available between the date of report and any subsequent date (including the date of any 
subsequent legal proceeding).  The appraiser reserves the right to make appropriate 
adjustments and to update the market value estimate contained in this report, as 
applicable.   
 

9. Apportionment - The scope of this assignment does not include apportioning the value 
of the acquisition between parties that may have an interest.   
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General Limiting Conditions 
 

1. The appraiser will not be required to give testimony or appear in court because of having 
made this appraisal, with reference to the property in question, unless arrangements have 
been previously made thereof.   
 

2. Possession of the report, or copy thereof, does not carry with it the right of publication.  It 
may not be used for any purpose by any person other than the party to whom it is 
addressed without the written consent of the appraiser, and in any event only with proper 
written qualifications and only in its entirety.   
 

3. The distribution of the total valuation in this report between land and improvements 
applies only under the reported highest and best use of the property.  The allocations of 
value for land and improvements must not be used in conjunction with any other 
appraisal and are invalid if so used.   
 

4. No environmental impact studies were either requested or made in conjunction with this 
appraisal, and the appraiser hereby reserves the right to alter, amend, revise, or rescind 
any of the value opinions based upon any subsequent environmental impact studies, 
research or investigation.   
 

5. Neither all nor any part of the contents of this report, or copy thereof, shall be conveyed 
to the public through advertising, public relations, news, sales or any other media without 
written consent and approval of the appraiser.  Nor shall the appraiser, firm or any 
professional organization of which the appraiser is a member or candidate be identified 
without written consent of the appraiser.   
 

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

7. Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing 
General Assumptions and General Limiting Conditions.   
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120 SUMMARY OF SALIENT FACTS 
 
Item/Segment      N/A    
County Road       769   
Parcel No.    N/A  
 
Owner of Record Michael Sheran and Christine Sheran       
 12222 SW Austin Ave, Lake Suzy, FL  34269 
 (941) 721-8548 
 
Inspection Dates April 18, 2025   
 
Persons who attended 
Inspection Kent Evans    
 
Extent of Inspection The appraiser conducted a complete exterior inspection of the 

property.    
 
Land Sizes  

Sq. Ft. Acres %
Lake Suzy Estates

Lot 1, Block 4 21,158 0.486 13.73%
Lot 2, Block 4 23,389 0.537 15.17%
Lot 3, Block 4 15,416 0.354 10.00%
Lot 4, Block 4 14,004 0.321 9.09%
Lot 5, Block 4 16,385 0.376 10.63%
Lot 6, Block 4 14,358 0.330 9.31%
Lot 7, Block 4 22,956 0.527 14.89%

127,666 2.931 82.82%

Loreda Park
Lot 36, Block 84 9,496 0.218 6.16%
Lot 1, Block 67 9,104 0.209 5.91%
Lot 17, Block 67 7,875 0.181 5.11%

26,475 0.608 17.18%

Total 154,141 3.539 100.00%
 

 
Road Frontages CR-769 (Kings Hwy)  ±1,170’   
 SW Sheri Ave    ±1,385’ 
 SW Ben Drive    ±110’   
 
Access The property does not have any formal driveways.   
 
Occupancy Unoccupied     
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130 TYPE OF APPRAISAL AND REPORTING FORMAT 
 
In accordance with Uniform Standards of Professional Appraisal Practice (USPAP) Standard 2-
2, the report is presented as an Appraisal Report.   
 
The function of the appraisal is for voluntary acquisition purposes by DeSoto County for a 
proposed stormwater drainage facility.   
 
 
140 PURPOSE AND INTENDED USE OF THE APPRAISAL 
 
The purpose of the appraisal is to develop and report an opinion of market value.   
 
Intended Use (defined): “the use(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” 3 
 
The intended use of the appraisal report is for DeSoto County to use as a basis for establishing 
the market value of the property for purpose of advanced acquisition.   
 
Intended User (defined): “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.” 4 
 
The intended user of this appraisal report is DeSoto County.      
 
Client (defined): “the party or parties (ie. individual, group, or entity) who engage an appraiser 
by employment or contract in a specific assignment, whether directly or through an agent.” 5 
 
For this appraisal, DeSoto County is the client.  The use of this report by third parties is not 
intended.   
 
 

 
3 USPAP, 2024 Edition, The Appraisal Foundation, page 5   
4 USPAP, 2024 Edition, The Appraisal Foundation, page 5   
5 USPAP, 2024 Edition, The Appraisal Foundation, page 4   



 

 
12

150 DEFINITION OF MARKET VALUE 
 
Market Value (defined): “The most probable price, as of a specified date, in cash, or in terms 
equivalent to cash, or in other precisely revealed terms, for which the specified property rights 
should sell after reasonable exposure in a competitive market under all conditions requisite to a 
fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest, 
and assuming that neither is under undue duress.” 6   
 
 
160 PROPERTY RIGHTS APPRAISED 
 
The property rights or interest to be appraised is the undivided fee simple interest as if free and 
clear of all liens, mortgages, encumbrances, and/or encroachments unless otherwise provided for 
herein.   
 
Fee Simple Estate (defined) – “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.” 7 
 
 
 

 
6 The Appraisal of Real Estate, Appraisal Institute, 15th Edition, page 48 
7 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 73. 
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175 SCOPE OF THE APPRAISAL   
 
Scope of Work (defined) – “the type and extent of research and analyses in an appraisal or 
appraisal review assignment.” 8   
 
The scope of work performed in completing this appraisal includes the following:   
 
• Inspection of the subject property and surrounding neighborhood.   

 
• Research and analysis of DeSoto County and the Lake Suzy community, including general 

and immediate neighborhoods, familiarization with physical and economic factors in the 
market area as related to value.  Background research of the subject property and interviews 
with local market participants (including applicable realtors, brokers, property managers, 
etc.).   

 
• Data research including identification of comparable properties in southwest DeSoto County 

that have recently sold (or are under a pending contract), independent research of comparable 
sales including confirmation of sales data with persons knowledgeable of the details of each 
sale.    

 
• Analysis of the highest and best use of the property, considering the physical, legal, and 

economically feasible factors.  Estimating a maximally productive use for the subject 
property, as though vacant and as currently improved (as applicable).  Correlating DeSoto 
County market data research to the highest and best use of the subject property.   

 
• Comparison of sales of properties similar to the subject property, noting superior, similar, 

and inferior factors.  Reconciling market sales data to estimate a market value for the subject 
property, as of the date of value, considering the applicability of all traditional (Cost, Market, 
Income) approaches to value.   

 
• The market value of the property (land) will be estimated by using the Sales Comparison 

Approach.  The Cost and Income Approaches are not considered applicable and have not 
been developed.   

 
• The report has been prepared in compliance with the Uniform Standards of Professional 

Appraisal Practice (USPAP).  The report has also been prepared in conformance with Florida 
Supplemental Standards (FSS’s) of the Florida Department of Transportation and District 1 
appraisal guidelines (DAG’s).   

 
 

 
8 USPAP, 2024 Edition, Appraisal Foundation, page 6  



 

 
14

180 APPRAISAL PROBLEM 
 
The appraisal problem entails estimating the market value of the subject property, a tract of 
vacant/unimproved land located along the east side of County Road 769 (aka. Kings Hwy) and 
SW Sheri Street in the Lake Suzy community in southwest DeSoto County.   
 
The 3.539-acre subject land consists of ten (10) platted lots zoned for low-intensity commercial 
(office) uses.  The lots could be developed individually, several lots combined, or the entire 
3.539 acres developed with a single use.  Based on my review of the local Lake Suzy and 
southwest DeSoto County market, there does not appear to be a higher value trend for single 
smaller lots as compared with the larger acreage tracts.   
 
The reader is referred to Section 310, Land Value.  The two smallest land sales (that would 
compare similarly in size to the subject lots) sold for similar unit prices as the larger land tracts 
(that would compare to the subject total land area).  This tends to support my conclusion that the 
larger land tracts tended to have similar desirability and market utility as the smaller lots.  In 
other words, the total value of the property as 10 smaller lots does not exceed the total value as a 
single developable tract.   
 
In the vicinity of the subject property, County Road 769 (Kings Hwy) is a two (2) lane 
north/south arterial roadway.  In the immediate subject neighborhood, CR-769 has a rural design 
with open stormwater, no curbing or sidewalks on either side of the road.  The most recent traffic 
count for this section of CR-769 is 16,600 cars/day (2024 AADT, FDOT Site 044002).  
Historical traffic growth since 2010 was 7.41% annually.  This represents high traffic growth.   
 
Although the property doesn’t have any improved driveways, the property currently has direct 
open access to either direction or CR-769.  It also has open access to SW Sheri Ave and SW Ben 
Drive.  Both are local neighborhood roads.   
 
The Sales Comparison Approach (aka. the Market Approach) is considered the most relevant and 
applicable appraisal approach for estimating the land value.  The Cost and Income Approaches 
are not considered applicable and have not been developed.   
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200 IDENTIFICATION OF PROPERTY AND LEGAL DESCRIPTION 
 
 Street 
 Address  12450 SW County Road 769, Lake Suzy, FL  34221    
 
 Physical  
 Location The subject property is located at the northeast corner of County Road 769 

(Kings Hwy) and SW Sheri Avenue in the Lake Suzy community, DeSoto 
County, FL.    

 
 Legal 
 Description The property was acquired by Warranty Deed, recorded in DeSoto County 

OR Book 0432, Page 0106.  The property was subsequently transferred 
between related parties.   

 
  A copy of the above deed may be found within the addenda.   
 
  The property is located in Section 32, Township 39 South, Range 23 East.  

The legal description for the property is taken from the above deed of 
conveyance.  The legal description is lengthy; the reader is directed to the 
addenda.   
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220 DESCRIPTION OF AREA & NEIGHBORHOOD 
 
The subject property is located in the Lake Suzy area of DeSoto County, Florida.  This is at the 
northeast fringe of Punta Gorda, just east of Charlotte County.  This is within the overall general 
area known as south central Florida.  Demographic and statistical data on DeSoto County has 
been included in the addendum to this report.    
 
Neighborhood (defined) – “A group of complementary land uses; a congruous grouping of 
inhabitants, buildings, or business enterprises.” 9   
 
The general neighborhood is defined as the west coast of Florida and includes Charlotte County, 
Lee and Collier Counties to the south, and Sarasota County to the north.  The immediate area is 
considered the Lake Suzy community and the surrounding southwest DeSoto County.   
 
Charlotte County was established in 1921, named for Charlotte Harbor, famous for its sport 
fishing.  Charlotte Harbor Estuary is an important natural preserve and one of the most 
productive in Florida.  Lake Suzy is an unincorporated community in DeSoto County, Florida.  It 
is located at the extreme southwest corner of DeSoto County, ±8 miles northeast of Port 
Charlotte in Charlotte County.   
 
DeSoto County's local economy is heavily reliant upon agriculture.  Primary agriculture elements 
include citrus, cattle and watermelons.  During the winter months many retirees from the mid-west 
relocate to Arcadia, which contributes to the local economy.  Tourism plays an important role in the 
economy of DeSoto County.  As a Florida Main Street community, the downtown antique district of 
Arcadia draws visitors from all over the state.  Rodeo fans attend several rodeo events a year hosted 
by the Arcadia Rodeo Association.  The historic Peace River, a Florida State Paddling Trail, runs 
through DeSoto County.  The Peace River is a popular waterway for fishing, swimming, fossil 
hunting, canoeing, boating and kayaking.   
 
The Lake Suzy area is known mainly for golf and freshwater fishing.  There are three main 
sections of this area, including the estates near the airport on SW Austin Blvd, the condos around 
SW Egret Circle and SW Kingsway Circle, and the family sized homes located near Pembroke 
Circle, which is a deed restricted community within Lake Suzy. 
 
Although the demographics in the area indicate the population is growing slow & steadily, the 
eastward expansion of residential development from Charlottle County is expected to continue.  
A copy of the Demographic and Income Profile report by ESRI can be found in the addenda10.   
 
The neighborhood is considered within the Growth stage of its neighborhood life cycle.  The 
Growth stage represents a period “in which the neighborhood gains public favor and acceptance, 
and development takes place.”11  The growth is primarily coming from the southwest expansion 
of Punta Gorda and Charlotte County.   
 

 
9 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 130 
10 Source: US Census Bureau 
11 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 87 
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The traffic count along this section of CR-769 (Kings Hwy) was measured by portable traffic 
monitoring device.  The nearest monitor site is #044002.  It indicates two-way traffic counts of 
16,600 cars/day (2024) and traffic growth of 7.41% annually since 2010.  This indicates very 
strong traffic growth.   
 
The area immediately surrounding the subject property is a mix of commercial, light industrial 
and single-family residential.  Examples of recent property listings in the immediate area along 
County Road 769 include the following:   
 

LISTINGS - Lake Suzy Community

Asking Land Size Unit Price
Address Price (SF) Zoning ($/SF)

SUBJECT PROPERTY 154,141 ROI
SW Co Road 769, Lake Suzy $950,000 330,620 CG $2.87
12354 SW CR-769, Lake Suzy $1,200,000 209,959 CG $5.72
Co Road 769, Arcadia $989,000 349,787 CN $2.83
SW Co Road 769, Lake Suzy $699,000 217,800 CN $3.21

Mean (average) $3.66
 

 
It is noted that all of the preceding tracts are in the immediate Lake Suzy community and are 
zoned for commercial development.  They are useful for establishing Neighborhood Price 
Parameters.  These listings have not been used to value the subject property.  Real estate 
offerings typically represent upper limits of value since a seller typically establishes an asking 
price higher than the amount he/she is willing accept in negotiations with a potential buyer.  
Copies of the listing advertisements may be found within the addenda.   
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Summary - In conclusion, the future outlook for the Lake Suzy community appears steady with 
anticipated future strong growth along the CR-769 corridor.   
 

  
 
 
 
 
 
 

DeSoto County 
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230 DESCRIPTION OF PROPERTY, PHOTOGRAPHS AND SKETCHES 
 
This section of the appraisal report will provide a subject location map, property sketch, aerial 
photograph, subject photographs, and a general description of the property.   
 
 Property 
 Type & Use The subject property is unimproved.  The property is divided into ten 

(10) platted lots zoned ROI (Residential Office Institutional).  The 
various lot sizes are outlined in Section 120.   

 
Area, Shape, 

 & Dimensions The total property has an irregular shape and contains a total 154,141 
SF (3.539 acres).  The land has ±1,170’ of frontage along CR-769 
(Kings Hwy), ±1,385’ along SW Sheri Ave, and ±110’ along SW Ben 
Drive.  The overall configuration of the land is proportional for 
development with a single use or divided into separate uses.   

 
Ingress/egress  The property doesn’t have any improved driveways.  The property can 

be accessed from either direction or CR-769.  It also has open access 
to SW Sheri Ave and SW Ben Drive.  Both are local neighborhood 
roads.    

 
Topography  The subject property appears level and approximately at road grade for 

CR-769 (Kings Hwy).  There were no wetlands identified on the 
property.   

 
Flood Plain  The subject property is located in Zone X, outside an area of flooding.  

Flood Hazards Map No. 12027C-0266-C; effective date November 6, 
2013.   

 
Drainage  The property does not have a formal stormwater drainage system.   
 
Soils  The soils that comprise the subject land consist of Farmton fines sand.  

The Farmton series consists of very deep, poorly drained soils that 
formed in sandy and loamy marine sediments.  Farmton soils are on 
flatwoods and low broad flats on marine terraces.  Slopes are linear 
and range from 0 to 2 percent.  This soil is very common in the Lake 
Suzy area.  The subject soils are suitable for new building 
development.   

 
Utilities  Public water and sewer service is available to the subject property.  

Electric, phone/cable, and garbage services are also available.   
 
Site  
Improvements  The property is unimproved.  There were no site improvements 

observed at the time of inspection.   
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 Easements,  
Encroachments, 

 and Restrictions There were no unusual easements, restrictions, and other agreements 
impacting the functional utility of the subject property noted in the 
most recent deed of conveyance.  There are no known encroachments.   
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SUBJECT LOCATION MAP 
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AERIAL PHOTO 
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APPRAISER’S PROPERTY SKETCH 
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Photo #1 – View of Property – Looking South 

Photograph taken: April 18, 2025, by Kent Evans 
 

 
Photo #2 – View of Property – Looking Southwest 
Photograph taken: April 18, 2025, by Kent Evans 
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Photo #3 – View of Property – Looking Northeast 
Photograph taken: April 18, 2025, by Kent Evans 

 

 
Photo #4 – View of Property – Looking Southwest from across SW Ben Drive 

Photograph taken: April 18, 2025, by Kent Evans 
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Photo #5 – Street Scene – CR-769 (Kings Hwy) – Looking Southwest 

Photograph taken: April 18, 2025, by Kent Evans 
 

 
Photo #6 – Street Scene – CR-769 (Kings Hwy) – Looking Northeast 

Photograph taken: April 18, 2025, by Kent Evans 
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Photo #7 – Street Scene – SW Ben Drive – Looking West 

Photograph taken: April 18, 2025, by Kent Evans 
 

 
Photo #8 – Street Scene – SW Sheri Avenue – View looking Southwest 

Photograph taken: April 18, 2025, by Kent Evans 
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Photo #9 – Street Scene – SW Sheri Avenue – View looking Northeast 

Photograph taken: April 18, 2025, by Kent Evans 
 

 
Photo #10 – Street Scene –SW Sheri Avenue – View looking towards Kings Hwy 

Photograph taken: April 18, 2025, by Kent Evans
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235 EXISTING TRANSPORTATION FACILITY DESCRIPTION 
 
In the vicinity of the subject property, CR-769 (Kings Hwy) is a two (2) lane north/south arterial 
roadway.  In the immediate subject neighborhood, CR-769 has a rural design with open 
stormwater, no curbing or sidewalks on either side of the road.  The most recent traffic count for 
this section of CR-769 is 16,600 cars/day (2024 AADT, FDOT Site 044002).  Historical traffic 
growth since 2010 was 7.41% annually.  This represents high traffic growth.   
 
Although the property doesn’t have any improved driveways, the property currently has direct 
open access to either direction or CR-769.  It also has open access to SW Sheri Ave and SW Ben 
Drive.  Both are local neighborhood roads.    
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240 ZONING, LAND USE PLANNING, CONCURRENCY 
 
Zoning 
 
The subject property is zoned ROI, Residential-Office-Institutional, DeSoto County.  The intent 
of the ROI district is to “provide a transitional zone between residential districts and commercial 
or industrial uses and also to allow limited agricultural activities under specified conditions.”12 
 
Permitted uses in the ROI district include single-family residences, ACLFs, hotel/motels, nursing 
facilities, medical offices, professional offices, financial institutions, funeral homes, service 
clubs, and family care homes.  More intensive commercial uses are not permitted.   
 
Development standards shall be in conformance with the ROI (Residential-Office-Institutional) 
zoning district depicted below:   
     Required  Provided   
 Minimum Lot Area  8,000 SF 154,141 SF 
 Minimum Lot Width  100  FT ±1,170 FT 
 Minimum Front Yard  40 FT N/A  
 Minimum Side Setback  20 FT N/A  
 Minimum Rear Setback  40 FT N/A 
 Maximum Lot Coverage  70 % N/A 
 
The subject land complies with the preceding zoning requirements under the ROI zoning district.  
The ROI zoning is consistent within the LDR future land use district.  The likelihood of rezoning 
is unknown (speculative).   
 
Future Land Use 
 
Within the boundaries of DeSoto County, the subject land lies in a LDR (Low Density 
Residential) district on the DeSoto County Future Land Use Map.   
 
Concurrency 
        
In accordance with Florida Statutes Section 163.3180, public facilities are necessary in order to 
achieve and maintain the adopted level of service standard.  Sanitary sewer, solid waste, drainage 
and potable water public facilities and services are subject to concurrency requirements on a 
state-wide basis.  The statute provides local governments with the option to determine 
concurrency standards for other public facilities such as transportation (roads), mass transit, 
parks and recreation facilities, and schools.  Under a redevelopment scenario, there are no known 
factors relating to concurrency that would negatively affect the development potential of the 
subject property.   
 
 

 
12 Land Development Code, DeSoto County, Section 20-135, Supp. No. 13 
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250 ASSESSED VALUE, TAXES, AND SPECIAL ASSESSMENTS 
 
The property is identified on the DeSoto County tax records as follows:   
 

County Assessment (2024)
Sec-Twn-Rng 32-39-23 32-39-23 32-39-23
Subdivision Lake Suzy Lake Suzy Lake Suzy
Legal Lot 1 Lot 2 Lot 3

Land Value 70,000$     70,000$          45,000$       
Building Value -              -                  -                
Market (Just) Value 70,000$     70,000$          45,000$       
- 10% Cap 12,939       12,939            -                
Assessed Value 57,061$     57,061$          45,000$       
- Exemptions -              -                  -                
Taxable Value 57,061$     57,061$          45,000$       

Taxes Assessed (2024)
Ad Valorem Taxes 958.73$     958.73$          701.56$       
plus: Non-Ad Valorem Taxes
   Fire Services 38.00          38.00              38.00           
   Lake Suzy LT 44.00          44.00              44.00           
Taxes 1,040.73$  1,040.73$      783.56$       

 
 

County Assessment (2024)
Sec-Twn-Rng 32-39-23 32-39-23 32-39-23 32-39-23
Subdivision Lake Suzy Lake Suzy Lake Suzy Lake Suzy
Legal Lot 4 Lot 5 Lot 6 Lot 7

Land Value 45,000$     45,000$          45,000$       70,000$           
Building Value -              -                  -                -                    
Market (Just) Value 45,000$     45,000$          45,000$       70,000$           
- 10% Cap -              -                  -                12,939             
Assessed Value 45,000$     45,000$          45,000$       57,061$           
- Exemptions -              -                  -                -                    
Taxable Value 45,000$     45,000$          45,000$       57,061$           

Taxes Assessed (2024)
Ad Valorem Taxes 701.56$     701.56$          701.56$       958.73$           
plus: Non-Ad Valorem Taxes
   Fire Services 38.00          38.00              38.00           38.00               
   Lake Suzy LT 44.00          44.00              44.00           44.00               
Taxes 783.56$     783.56$          783.56$       1,040.73$        
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County Assessment (2024)
Sec-Twn-Rng 32-39-23 32-39-23 32-39-23
Subdivision Loreda Park Loreda Park Loreda Park
Legal Lot 1 Lot 17 Lot 36 TOTAL

Land Value 35,000$     35,000$          35,000$       495,000$         
Building Value -              -                  -                -                    
Market (Just) Value 35,000$     35,000$          35,000$       495,000$         
- 10% Cap -              -                  -                38,817             
Assessed Value 35,000$     35,000$          35,000$       456,183$         
- Exemptions -              -                  -                -                    
Taxable Value 35,000$     35,000$          35,000$       456,183$         

Taxes Assessed (2024)
Ad Valorem Taxes 545.66$     545.66$          545.66$       7,319.41$        
plus: Non-Ad Valorem Taxes
   Fire Services 38.00          38.00              38.00           380.00             
   Lake Suzy LT -              -                  -                308.00             
Taxes 583.66$     583.66$          583.66$       8,007.41$        

 
 

In this case, the DeSoto County PAO estimate of Just Value for the land ($495,000) is less than 
the estimated value of the property in Section 310.   
 
 



 

 33

260 HISTORY OF THE PROPERTY 
 
The most recent ownership transfer of the subject property is outlined, as follows:   
  

Most Recent Deeds of Conveyance
Date June 9, 1999
Recorded OR Book 432, Page 106
Document Warranty Deed
Grantor Loreda Land Development, Inc.
Grantee Eric Meyer & Christine Sheran, Co-Trustees

Sheri Ave Trust
Consideration 95,000$       

Date November 28, 2016
Recorded Instr #2016-140-05816
Document Warranty Deed
Grantor Eric Meyer & Christine Sheran, Co-Trustees

Sheri Ave Trust
Grantee Michael Sheran & Christine Sheran
Consideration 65,000$       

  
 
The property was originally acquired in 1999.  The subsequent transfer in 2016 appears to be 
between related parties.  A copy of the preceding deeds are included within the addenda.    
 
A ±1.9 acre area of the property (5 lots) was recently offered for sale, asking $800,000 or 
$9.67/SF.  There were reportedly no offers made and the listing expired in March 2025.  The 
property is presently not being offered for sale or lease.   
 
 
270 EXPOSURE TIME 
 
Exposure Time (defined) – “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.” 13   
 
In this case, the market value estimate presumes an exposure time of 6 to 12 months prior to the 
effective date of appraisal.  This is based on information gathered from interviews with market 
participants as part of the sales verification process.   
 
 
280 PUBLIC AND PRIVATE RESTRICTIONS 
 
There are no unusual or atypical easements or restrictions affecting the property.     

 
13 USPAP, 2024 Edition, The Appraisal Foundation, Page 4 
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300 HIGHEST AND BEST USE ANALYSIS 
 
Highest and Best Use (defined) – "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." 14  
 
Land as Vacant 
 
Physically Possible – The property land is a 3.539-acre low-intensity commercial tract located at 
the northeast corner of County Road 769 (Kings Hwy) and SW Sheri Ave in the Lake Suzy 
community, DeSoto County, FL.  The land has an irregular shape and contains a total 154,141 
SF (3.539 acres).  The land has ±1,170’ of frontage along Kings Hwy, ±1,385’ along SW Sheri 
Ave, and ±110’ along SW Ben Drive.  Despite its wide width (relative to depth), the overall 
configuration of the land is considered proportional for development.  The individual lots are 
considered equally proportional for development.   
 
The subject property appears level and approximately at road grade for CR-769 (Kings Hwy).  
There were no wetlands identified on the property.  The subject property is located in Zone X, 
outside an area of flooding.  The property does not have a formal stormwater drainage system.  
The soils that comprise the subject land consist of Farmton fines sand.  This soil is very common 
in the Lake Suzy area.  The subject soils are suitable for new building development.   
 
The property doesn’t have any improved driveways.  The property can be accessed from either 
direction or CR-769.  It also has open access to SW Sheri Ave and SW Ben Drive.  Both are 
local neighborhood roads.    
 
Public water and sewer service is available to the subject property.  Electric, phone/cable and 
garbage services are also available.   
 
Considering the size and shape, the subject land is physically suitable for a wide range of 
different development types.  The land is considered equally suitable for separate smaller 
developments or a larger single development.   
 
Legally Permissible – The subject property is zoned ROI, Residential-Office-Institutional, 
DeSoto County.  Permitted uses in the ROI district include a wide range of low-intensity 
commercial uses, mostly offices and neighborhood service uses.  More intensive commercial 
uses are not permitted.  The subject land complies with the zoning requirements outlined in 
Section 240.  Within the boundaries of DeSoto County, the subject land lies in a LDR (Low 
Density Residential) district on the DeSoto County Future Land Use Map.  The ROI zoning is 
consistent within the LDR future land use district.  The likelihood of rezoning is unknown 
(speculative).   
 
Financially Feasible –The subject property is located along an established commercial corridor 
within the Lake Suzy community.  However, the rear (east side) of the property along Sheri 
Avenue is improved with detached single-family homes.  The ROI zoning would only allow low-
intensity business uses such as medical/professional offices and neighborhood-oriented services 

 
14 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, Page 88 
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(ie. family care homes, service clubs, hotel/motels, nursing facilities).   
 
The 3.539-acre subject land consists of ten (10) platted lots zoned for low-intensity commercial 
(office) uses.  The lots could be developed individually, several lots combined, or the entire 
3.539 acres developed with a single use.  Based on my review of the local Lake Suzy and 
southwest DeSoto County market, there does not appear to be a higher value trend for single 
smaller lots as compared with the larger acreage tracts.   
 
The reader is referred to Section 310, Land Value.  The two smallest land sales (that would 
compare similarly in size to the subject lots) sold for similar unit prices as the larger land tracts 
(that would compare to the subject total land area).  This tends to support my conclusion that the 
larger land tracts tended to have similar desirability and market utility as the smaller lots.  In 
other words, the total value of the property as 10 smaller lots does not exceed the total value as a 
single developable tract.   
 
The Lake Suzy area is considered within the Growth stage of its neighborhood life cycle.  The 
Growth stage represents a period “in which the neighborhood gains public favor and acceptance, 
and development takes place.”15  The growth is primarily coming from the southwest expansion 
of Punta Gorda and Charlotte County.   
 
Although the demographics in the area indicate the population is growing slow & steadily, the 
eastward expansion of residential development from Charlottle County is expected to continue.   
 
The traffic count along this section of CR-769 (Kings Hwy) was measured by portable traffic 
monitoring device.  The nearest monitor site is #044002.  It indicates two-way traffic counts of 
16,600 cars/day (2024) and traffic growth of 7.41% annually since 2010.  This indicates very 
strong traffic growth.   
 
Considering its location along along CR-769 (Kings Hwy) combined with its ROI zoning, the 
subject land is considered most suitable for low-intensity commercial activities.   
 
Maximally Productive Use – Based on the above, the maximally productive use of the land 
would be for low-intensity commercial development.   
 
 
302 HIGHEST AND BEST USE CONCLUSION 
 
 As Vacant   Low-intensity commercial development    
 As Improved N/A   
 
 

 
15 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 87 
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305 APPROACHES TO VALUE USED AND EXCLUDED 
 
All three (3) traditional approaches to value (Cost, Sales Comparison, and Income) have been 
considered for estimating the market value of the subject property.   
 
For this property type, the Sales Comparison Approach is considered best applicable to 
estimating the market value of the subject land, as vacant.  Recent sales of comparable substitute 
properties (vacant) have been researched for comparison to the subject land.  The Cost and 
Income Approaches are not considered applicable and have not been developed.   
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310 LAND VALUE  
 
The 3.539-acre subject land consists of ten (10) platted lots zoned for low-intensity commercial 
(office) uses.  The lots could be developed individually, several lots combined, or the entire 
3.539 acres developed with a single use.   
 
The subject property is located along an established commercial corridor within the Lake Suzy 
community.  It is concluded that the Highest and Best Use of the land (as vacant) would involve 
low-intensity commercial development consistent with its ROI zoning.   
 
The sales data search focused on properties of similar utility in the same immediate area of Lake 
Suzy and the more general southwest DeSoto County market.  The following land sales are 
considered to give a reasonable bracketing of the value of the subject land.   
 
Land Comps  
 
The sales data search concentrated on generally similar tracts of commercial land that are 
considered most comparable to the subject property.  The comparable sales are of similar 
properties ranging in size between 23,322 SF and 283,096 SF (6.499 acres).  The following land 
sales are considered comparable and representative of market value for land similar to the subject 
land.   
 
The unit of comparison most common for this type of land is the price/square foot (usable land 
area).  Consideration was also given to the elements of comparison, including property rights 
conveyed, financing, conditions of sale, expenditures made immediately after purchase, and 
changes in market conditions over time.   
 
Sale Adjustments – In my opinion, there is insufficient market data available to produce 
market-extracted adjustments for all the various dissimilarities between the sales, mainly because 
of the scarcity of data available to support such adjustments.  However, in an effort to recognize 
superior and inferior influences inherent in the sales as compared to the subject land, I have 
applied 5%, 10%, and 15% adjustments to reflect minor, moderate, and major differences, 
respectively.   
 
It should be understood by the reader that these 5-10-15% physical adjustments have not been 
extracted from the market and are not intended to reflect to a paired adjustment for each 
described difference.  Rather, this is a bracketing method that has been used to recognize 
superior v. inferior influences and, therefore, should logically result in a more accurate range of 
value for the subject property.   
 
Discussions of superior & inferior factors are outlined in the Discussion of Physical 
Characteristics section.  These are identified as location, land size (usable area), shape/ 
configuration, zoning/future land use, topography, and utilities.  Other differences needing an 
adjustment are addressed and adjusted for individually.   
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Property Rights Conveyed – This adjustment accounts for differences in the legal estates 
between the comparable land sale and the subject property.  Each of the following land sales 
involved the normal transfer of fee simple rights and was not encumbered with unusual 
restrictions affecting land utility.  Therefore, an adjustment was not necessary for this factor.   
 
Financing – The financing (or cash equivalency) adjustment converts the transaction price of the 
comparable sale into its cash equivalent price or modifies it to match the financing terms of the 
subject property.  In this case, the market value estimate presumes all cash to the seller in U.S. 
dollars (or equivalent).  Each of the following land sales involved cash to seller transactions or 
conventional financing.  Therefore, an adjustment was not necessary for atypical (favorable 
and/or unfavorable) financing.   
 
Conditions of Sale – This adjustment reflects the difference between the actual sale price of the 
comparable and its probable sale price if it were currently sold in an arm’s length transaction.  
Based on my verifications with the parties involved, each of the following land sales is 
considered a good arm’s length market sale.  In this case, the verifications for the sales indicated 
the transactions were arm’s length and well exposed to the market.  Based on verifications, they 
were not reported as distressed or under duress.   
 
Expenditures made Immediately after Purchase – This adjustment applies to costs that will 
have to be paid upon purchase of a property because these costs affect the price the buyer agrees 
to pay. Such expenditures may include: costs-to-cure deferred maintenance, demolition/site 
clearing costs, costs to petition for a zoning change, and costs to remediate environmental 
contamination.  In this case, an adjustment for such expenditures was not necessary.   
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Market Conditions (Time) – The next adjustment is for Market Conditions, which reflects any 
changes in market prices being paid in relation to changes in market conditions and the 
purchasing power of money over time.  This is also referred to as a time adjustment, since it 
relates to a specific time period for a market.   
 
The comparable land sales all occurred since May 2021 and are considered sufficiently current 
for reasonable comparison.  In an effort to recognize the generally improving market during the 
past several years, a market conditions (or time) adjustment has been applied.   
 
As a basis for a reasonable time adjustment applicable to commercial properties, I have relied on 
data sourced from CoStar Group analytics.  CoStar Group provides commercial real estate 
information, analytics, and online marketplaces for real estate transactions.  It is a generally 
accepted source for real estate market data within the commercial real estate industry.   
 
For the Punta Gorda, Charlotte County submarket, average sale prices for retail-oriented 
commercial properties increased at a rate of 2.9% annually for the 5-year period between 2020 
and 2025.  During the same time period, average monthly rents for retail-oriented commercial 
properties increased at a rate of 2.88%.  Average sale prices for office-oriented commercial 
properties increased at a rate of 1.52% annually for the 5-year period between 2020 and 2025.  
During the same time period, average monthly rents for office-oriented commercial properties 
increased at a rate of 3.2%.  A copy of the CoStar Key Performance Indicators grid for the Punta 
Gorda retail and office sub-markets has been included in the addenda.   
 
In the final analysis, I have applied a market conditions (time) adjustment of ±3% annually, 
which equates to 0.25% monthly.  The sales have been adjusted, as follows:    
 

Market Conditions SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5

Date Apr-25 Oct-24 Apr-24 Aug-22 Jun-21 May-21
Difference (mos.) 6 12 32 46 47
Rate of Change 0.25% 0.25% 0.25% 0.25% 0.25% 0.25%
Total Change 1.5% 3.0% 8.0% 11.5% 11.8%
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Discussion of Land Comps 
 
Land Comp #1 (Don Diego Taqueria) – This is the sale of a 158,899 SF (3.648 acre) tract of 
commercial land located along the east side of CR-769, ±825’ north of SW Agnes St in the Lake 
Suzy community.  The property is zoned IL (Industrial Light) and lies in a COM (Commercial) 
future land use district.  The property has a highest and best use for commercial redevelopment.  
The number of households within a 1-mile radius is 426 and the growth rate is 1.34% annually.  
This is considered relatively slow/steady growth.   
 
The land is located along CR-769 (aka. Kings Hwy), a 2-lane arterial highway.  This section of 
CR-769 has traffic counts of 16,600 cars/day (Site 044002, DOT 2024).  The land has a slightly 
irregular (parallelogram) shape and is proportional for development.  It is mostly was cleared 
with a nominal amount of low wooded areas at the rear.  The soils are 100% usable uplands.  
Public water & sewer services are not directly available to this location.   
 
The property was originally listed for sale, asking $650,000.  The land sold in October 2024 after 
173 days on the market for $550,000 or $3.46/SF.  The buyer intends to operate a landscape 
materials & nursery business on the property (dba. Greenscape Innovations).  No duress was 
reported for either party.   
 
Land Comp #2 (Brennon Osborne) – This is the sale of a 40,719 SF (0.935-acre) tract of 
commercial land located at the northwest corner of US-17 and SW Ogden Rd in DeSoto County.  
The property is proximate to a regional distribution facility for Wal-Mart Stores.  The property is 
zoned CN (Commercial Neighborhood) and lies in an LDR (Low Density Residential) future 
land use district.  The property has a highest and best use for commercial redevelopment.  The 
number of households within a 1-mile radius is 666 and the growth rate is 3.59% annually.  This 
is considered strong growth.   
 
The land is located along US-17, a median-divided 4-lane arterial highway that extends north-
south through DeSoto County.  This section of US-17 has traffic counts of 16,100 cars/day (Site 
010023, DOT 2024) and traffic growth of 6.92%.  The land has a slightly irregular (L-Shaped) 
shape and is considered proportional for development.  It is mostly cleared, outside the flood 
zone, and contains no wetlands.  The soils are 100% usable uplands.  Public water & sewer 
services are not directly available to this location.  The property benefits from an existing 
well/pump and septic system.   
 
The property was originally listed for sale, asking $149,500.  The property sold in April 2024 
after 158 days on the market for $109,000 or $2.68/SF.  The land has an old concrete slab and 
perimeter BW fencing.  The improvements reportedly did not impact the purchase price.  No 
duress was reported for either party.   
 
Land Comp #3 (HPG Kings Hwy) – This is the sale of a 283,096 SF (6.499-acre) tract of 
commercial land located along the west side of CR-769, across from Preserve Hwy in the Lake 
Suzy community.  The property is zoned CG (Commercial General) and lies in a COM 
(Commercial) future land use district.  The property has a highest and best use for commercial 
development.  The number of households within a 1-mile radius is 1,598 and the growth rate is 
1.16% annually.  This is considered slow/steady growth.   
 
The land is located along CR-769 (Kings Hwy), a 2-lane arterial highway with traffic counts of 
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16,600 cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The land has a slightly 
irregular shape.  The configuration of developable land is considered somewhat disproportionate 
due to a ±4½ acre wetland on the property (see sketch).  The topography of the land is heavily 
wooded with areas within the AE flood zone.  The soils are a mix of usable uplands and 
frequently ponded soils.  Public water & sewer services are not directly available to this location.   
 
The property was originally listed for sale, asking $950,000.  The property sold in August 2024 
after 144 days on the market for $635,000 or $2.24/SF (usable).  There is an ODA billboard sign 
along the CR-769 frontage.  The sign is owned by others and reportedly did not affect the 
purchase price.  No duress was reported for either party.   
 
Land Comp #4 (Lake Suzy Holdings) – This is the sale of a 23,322 SF (0.535-acre) tract of 
commercial land located along the west side of CR-769 (Kings Hwy), ±350’ south of SW Sheri 
Ave in the Lake Suzy community.  The property is zoned CG (Commercial General) and lies in a 
COM (Commercial) future land use district.  The property has a highest and best use for 
commercial development.  The number of households within a 1-mile radius is 3,101 and the 
growth rate is 1.22% annually.  This is considered slow/steady growth.   
 
The land is located along a section of CR-769 (Kings Hwy) with traffic counts of 16,600 
cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The land has a slightly irregular 
shape.  The configuration of the property is considered proportional for development.  The land 
is cleared and it lies entirely within Flood Zone X (outside the flood plain).  The soils are 100% 
usable uplands.  Public water and sewer services are available to this location.   
 
The property sold in June 2021 for $75,000 or $3.22/SF.  The property was improved with 
asphalt pavement with 14 marked parking spaces and landscaping.  The site improvements did 
not affect the purchase price.  No duress was reported for either party.   
 
Land Comp #5 (Action 4 Investments) – This is the sale of a 139,392 SF (3.200-acre) tract of 
commercial land located along the west side of CR-769 (Kings Hwy), ±1,200’ north of SW 
Kingsway Circle in the Lake Suzy community.  The property is zoned CG (Commercial General) 
and lies in a COM (Commercial) future land use district.  The property has a highest and best use 
for commercial development.  The number of households within a 1-mile radius is 2,764 and the 
growth rate is 1.08% annually.  This is considered slow/steady growth.   
 
The land is located along a section of CR-769 (Kings Hwy) with traffic counts of 16,600 
cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The land has a slightly irregular 
shape.  The configuration of the property is considered proportional for development.  The land 
is cleared and it lies entirely within Flood Zone X (outside the flood plain).  Except for a small 
area at the southwest corner, the soils are 100% usable uplands.  Public water and sewer services 
are not directly available to this location.   
 
The property sold in May 2021 for $450,000 or $3.23/SF.  Except for BW fencing, the property 
was unimproved at the time of sale.  The fencing did not affect the purchase price.  No duress 
was reported for either party.   
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LAND SALES LOCATION MAP 
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LAND SALES GRID 
 

Land Land Land Land Land
SALE # SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5
County DeSoto DeSoto DeSoto DeSoto DeSoto
Document 2024 2024 2022 2021 2021

Number 140-07961 140-02490 140-06424 140-04742 140-04050
Grantee Don Diego Brennon HPG Lake Suzy Action 4

Taqueria Osborne Kings Hwy Holdings Investments

Sale Date May-25 Oct-24 Apr-24 Aug-22 Jun-21 May-21
Sale Price $550,000 $109,000 $635,000 $75,000 $450,000

Alt-Key Lot 1 2812 5338 24317 5056 5017

Physical 12450 SW 11480 SW 12193 SW SW 12687 SW 12327 SW
Address CR 769 CR 769 US-17 CR-769 CR-769 CR-769

Usable Land Area
Sq. Ft. 154,141 158,899 40,719 283,096 23,322 139,392
Acres 3.539 3.648 0.935 6.499 0.535 3.200

Unit Price (net)
Price/SF $3.46 $2.68 $2.24 $3.22 $3.23
Price/acre $150,768 $116,578 $97,707 $140,187 $140,625

Transaction Adjust
Ppty Rts Conv Fee Simple 0% 0% 0% 0% 0%
Financing Cash to Seller 0% 0% 0% 0% 0%
Cond of Sale Arm's Length 0% 0% 0% 0% 0%
Expend. Made 0% 0% 0% 0% 0%
Mkt Cond (Time) 1.5% 3.0% 8.0% 11.5% 11.8%

1.5% 3.0% 8.0% 11.5% 11.8%
Adj. Unit Price

Price/SF $3.51 $2.76 $2.42 $3.59 $3.61

Physical Comparison
Location 5% 5% 0% 0% 0%
Land Size 0% 0% 10% 0% 0%
Shape/Config 0% 5% 15% 0% 0%
Zoning/FLU -5% -5% -10% -10% -10%
Topography 0% 0% 15% 0% 0%
Utilities 10% 10% 10% 0% 10%
Other 0% 0% 0% 0% 0%

Total Adjustment 10% 15% 40% -10% 0%

Adjusted Unit Sale Price
Price/Acre $3.86 $3.17 $3.39 $3.23 $3.61
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Physical Adjustments 
 
Location – The subject property is located along the east side of County Road 769 (aka. Kings 
Hwy) and SW Sheri Street in the Lake Suzy community in southwest DeSoto County.   
This is an established commercial and residential area just east of Interstate 75.  The Lake Suzy 
area is considered to be in Growth stage of its neighborhood life cycle.  The immediate area is an 
established commercial section along CR-769 (Kings Hwy).   
 
The most recent traffic count for this section of CR-769 is 16,600 cars/day (2024 AADT, FDOT 
Site 044002).  Historical traffic growth since 2010 was 7.41% annually.  This represents high 
traffic growth.   
 
The 2020 census estimates a population of 2,715 within a 1-mile radius of the subject property.   
The annual population growth within this 1-mile area was 1.26% between 2010 and 2020.  This 
rate is generally considered relatively slow/steady growth.  The median household income within 
this area is $62,261.  The future outlook for the Lake Suzy area appears steady with anticipated 
stronger future growth as the Punta Gorda market continues to expand east of Interstate 75.   
 
Consideration is given to the roadway location, the population and growth rate, plus the overall 
traffic counts along this section of CR-769.  The appraiser personally inspected each comparable 
and the surrounding neighborhood.  The location adjustments are outlined, as follows:   
 

Location SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5

Community Lake Suzy Lake Suzy Arcadia Lake Suzy Lake Suzy Lake Suzy

Roadway CR 769 CR 769 US-17 CR-769 CR-769 CR-769
Type Arterial Arterial Arterial Arterial Arterial Arterial
Traffic Count 16,600 16,600 16,100 16,600 16,600 16,600
Traffic Growth 7.41% 7.41% 6.92% 7.41% 7.41% 7.41%
Lanes 2-Thru 2-Thru 4-Divided 2-Thru 2-Thru 2-Thru

Demographics
Population (1m) 2,715 426 666 1,598 3,101 2,764
Growth Rate 1.26% 1.34% 3.59% 1.16% 1.22% 1.08%

Comparison Inferior Inferior Similar Similar Similar
Adjustment 5% 5% 0% 0% 0%

 
 
Land Comp #1 is located along the existing northern edge of the Lake Suzy community.  It is 
less densely populated but growing slightly faster.  In my opinion, this emerging area is slightly 
inferior as compared with the subject location.  Therefore, I have applied an upward 5% 
adjustment.   
 
Land Comp #2 is located along US-17, a state-maintained highway that has 4-lanes in each 
direction, grass medians, and dedicated left-turn lanes.  There is a regional Walmart distribution 
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facility immediately across US-17 to the east.  It is less densely populated but growing slightly 
faster.  In my opinion, this emerging area is slightly inferior as compared with the subject 
location.  Therefore, I have applied an upward 5% adjustment.   
 
Land Comps #3, #4, and #5 are all located along Kings Hwy, in the immediate area of the 
subject.  No location adjustment is warranted to these sales.   
  
Land Size – The subject property contains 154,141 SF (3.539-acres).  The land is divided into 
ten (10) platted lots zoned for low-intensity commercial (office) uses.  The lots could be 
developed individually, several lots combined, or the entire 3.539 acres developed with a single 
use.  Based on my review of the local Lake Suzy and southwest DeSoto County market, there 
does not appear to be a higher value trend for single smaller lots as compared with the larger 
acreage tracts.   
 
The sales range between 0.535 acres and 6.499 acres (net usable).  Typically, a smaller tract of 
commercial acreage will sell for a higher unit sale price (price-per-SF) than a larger site of 
similar utility (and vice-versa) due to economies of scale.  Accordingly, they have been adjusted, 
as follows:   
 

Land Size SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5
Sq. Ft. (total) 154,141 158,899 40,719 283,096 23,322 139,392
Acres (total) 3.539 3.648 0.935 6.499 0.535 3.200

Comparison Similar Similar Inferior Similar Similar
Adjustment 0% 0% 10% 0% 0%

 
 
Comparing the land sale prices, the larger land tracts tended to have similar desirability and 
market utility as the smaller lots.  Therefore, I have not applied an adjustment for land size 
differences.  The exception is Land Comp #3, which is moderately larger (inferior).  I have 
applied a 10% upward adjustment to this sale.   
 
Shape/Configuration – The property has an irregular shape and contains a total 154,141 SF 
(3.539 acres).  The land has ±1,170’ of frontage along Kings Hwy, ±1,385’ along SW Sheri Ave, 
and ±110’ along SW Ben Drive.  Despite its wide width (relative to depth), the overall 
configuration of the land is considered proportional for development.  The individual lots are 
considered equally proportional for development.   
 
Consideration is also given to configuration (width versus depth).  A rectangular tract with a 
disproportionate configuration (such as very narrow width relative to its depth) will typically be 
worth less than a similar size rectangular tract that is proportional (with similar width/depth).   
 
Accordingly, the land comps have been adjusted, as follows:   
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Shape/Config SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5

Shape Slightly Irreg Slightly Irreg Slightly Irreg Slightly Irreg Slightly Irreg Slightly Irreg
Configuration Proportional Proportional ProportionalDisproportionat Proportional Proportional

Comparison Similar Inferior Inferior Similar Similar
Adjustment 0% 5% 15% 0% 0%

 
 
Land Comps #1, #4, and #5 are all slightly irregular and proportional.  An adjustment is not 
considered necessary.   
 
Land Comp #2 is an L-Shaped tract and considered slightly inferior.  It has been adjusted upward 
by 5%.   
 
Land Comp #3 includes a large wetland area toward the middle/rear of the property.  This results 
in the usable uplands to have an irregular shape, wrapping around the wetlands.  Therefore, this 
sale warrants a larger 15% adjustment.   
 
Zoning/Land Use – The subject property is zoned ROI, Residential-Office-Institutional, DeSoto 
County.  Permitted uses in the ROI district include a wide range of low-intensity commercial 
uses, mostly offices and neighborhood service uses.  More intensive commercial uses are not 
permitted.  The subject land complies with the zoning requirements outlined in Section 240.  
Within the boundaries of DeSoto County, the subject land lies in a LDR (Low Density 
Residential) district on the DeSoto County Future Land Use Map.  The ROI zoning is consistent 
within the LDR future land use district.  The likelihood of rezoning is unknown (speculative).   
 
Considering its location and the preponderance of commercial businesses in the immediate area 
along CR-769 (Kings Hwy), the subject land is considered most suitable for low-intensity 
commercial activities.   
 

Zoning/FLU SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5

Zoning ROI IL CN CG CG CG
Future Land Use LDR COM LDR COM COM COM

Comparison Superior Superior Superior Superior Superior
Adjustment -5% -5% -10% -10% -10%

 
 
Land Comp #1 is zoned IL, but lies in a COM future land use district.  It can be developed with a 
wide range of commercial business uses.  I have applied a 5% downward adjustment.  Land 
Comp #2 is zoned for neighborhood commercial and allows for a wider range of low-intensity 
commercial activities, as compared to the subject ROI zoning.  Therefore, it has also been 
adjusted downward by 5%.   
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Land Comps #3, #4, and #5 are zoned CG (Commercial General) and lie within a COM 
(Commercial) future land use district.  These tracts may be developed with a wide range of 
commercial businesses.  This are considered moderately superior and they have been adjusted 
downward by 10%.   
 
Topography – The subject property appears level and approximately at road grade for CR-769 
(Kings Hwy).  There were no wetlands identified on the property.  The subject property is 
located in Zone X, outside an area of flooding.  The property does not have a formal stormwater 
drainage system.  The soils that comprise the subject land consist of Farmton fines sand.  This 
soil is very common in the Lake Suzy area.  The subject soils are suitable for new building 
development.   
 
For commercial properties, level properties at road grade are generally superior to sloped 
properties located below or above road grade.  Properties that have been cleared of natural 
vegetation are also superior to heavily wooded tracts.  Generally, properties located outside a 
flood plain are superior to properties within the flood plain.   
 

Topography SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5
Elevation Road Grade Road Grade Road Grade Road Grade Road Grade Road Grade
Grade Level Level Level Level Level Level
Vegetation Cleared Mostly Cleared Mostly Cleared Heavily Wooded Mostly Cleared Cleared
Flood Zone X X X AE, X X X
Soils Upland Upland Upland Mix Upland Upland
Wetlands None Nominal None 4.5 acres None Nominal

Comparison Similar Similar Inferior Similar Similar
Adjustment 0% 0% 15% 0% 0%

 
 
Except for Land Comp #3, all of the land sales are almost entirely usable uplands.  They are 
similar to the subject topography and no adjustment has been applied.  Land Comp #3 has a 
significant wetland stand in the middle-rear of the site.  The wetland poses development 
constraints such as wetland setbacks, shape issues, etc.  In my opinion, this sale warrants a 15% 
upward adjustment due to its inferior topography, as compared to the subject.   
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Utilities – Public water and sewer service is directly available to the subject property.  Electric, 
phone/cable and garbage services are also available.  Generally, commercial properties located in 
areas of direct access to public water and sewer services are superior in comparison to areas not 
yet served.  Prices for land with utilities available typically are higher than similar commercial 
sites with no utilities.   
 

Utilities SUBJECT Comp #1 Comp #2 Comp #3 Comp #4 Comp #5

Public Water Yes No No No Yes No
Public Sewer Yes No No No Yes No
Electric Service Yes Yes Yes Yes Yes Yes

Comparison Inferior Inferior Inferior Similar Inferior
Adjustment 10% 10% 10% 0% 10%

 
 
All of the land sales, except Land Comp #4 are lacking direct access to public water & sewer 
services.  This is considered less of a critical factor for commercial properties, which commonly 
use well & septic systems.  However, I have applied a 10% upward adjustment to recognize this 
inferior aspect.   
 
Other – Not applicable.   
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Land Value Conclusion 
 
The quality and quantity of the sales data available and analyzed were considered sufficient to 
provide a good indication of value for the subject land.   
 
After applying adjustments, the preceding land sales indicated an adjusted price range of 
$3.17/SF to $3.86/square foot, with an average unit sale price of $3.45/SF.  The median sale 
price is $3.39/SF.   
 
In this case, less weight was given to Land Comp #2, which was located furthest from the 
subject.  Despite being an older sale, consideration was given to Land Comp #4 since it 
represents what the subject lots might sell for if marketed separately (rather than as a single 
tract).  The newest land sale (Land Comp #1) was also given weight.  The remaining land sales 
were given equal emphasis.   
 
In the final analysis, it is estimated the market value of the subject property is ±$3.75/SF.  This is 
for the fee simple (unencumbered) rights as of April 18, 2025.   
 
Therefore, the total value of the property can be calculated, as follows:   
 

 

Subject Property
154,141 SF @ 3.75$           /SF = 578,029$      

Rounded to 580,000$      
 

 
 
Indicated Value  
Land Valuation (Rounded)      $580,000 
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315 COST APPROACH  
 
Cost Approach (defined) – “A set of procedures through which a value indication is derived for 
the fee simple estate by estimating the cost new as of the effective date of the appraisal 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.  The contributory value of any site improvements that have not already been 
considered in the total cost can be added on a depreciated-cost basis.  Adjustments may then be 
made to the indicated value of the fee simple estate in the subject property to reflect the value of 
the property rights being appraised.”16    
  
The Cost Approach is not applicable and has not been applied.   
 
 
335 SALES COMPARISON APPROACH 
 
Sales Comparison Approach (defined) – “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 comparable 
sales is available.”17   
 
The Sales Comparison Approach (as improved) is not applicable and has not been applied.   
 
 
360 INCOME CAPITALIZATION APPROACH 
 
Income Capitalization Approach (defined) – “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.” 18   
 
The Income Approach is not applicable and has not been developed.   
 

 
16 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 43 
17 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 43 
18 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, page 94.   
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390 RECONCILIATION OF APPROACHES 
 
The indications of value for the property by the three approaches were as follows: 
 

Land Value (by Sales Comparison)      $580,000 
 

Cost Approach       $580,000 
Sales Comparison Approach      N/A 
Income Approach to Value       N/A 

 
The quality and quantity of the sales data available and analyzed were considered sufficient to 
provide a good indication of value for the subject land.   
 
For this property type, the Sales Comparison Approach is considered best applicable to 
estimating the market value of the subject land.  Recent sales of comparable substitute 
commercial acreage and smaller commercial sites have been researched for comparison to the 
subject land.   
 
The final estimate of market value of the subject property, as of April 18, 2025, is $580,000.   
 
The market value estimate presumes an exposure time of 6 to 12 months prior to the effective 
date of appraisal.   
 

 

Final Value (Parent Tract)
Land  580,000$      
Improvements -                 

580,000$      
 

 
 
Final Conclusion of Value     $580,000 
 
 
Sections 395 through 995 
 
Not applicable.   
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SALE DATA SHEET 
 Doc. 2024-410-07961 
 
(A) Recording Data    DeSoto County Doc. 2024-410-07961 
 
(B) Grantor   Cin-Mar Properties, LLC      
 
(C) Grantee   Don Diego Taqueria, LLC   
 
(D) Date of Transaction  October 25, 2024   
 
(E) Date Inspected  April 18, 2025   
 
(F) Size   158,899 SF (3.648-acres)   
    (Source: Metes & Bounds Legal Description contained in most recent 

deed of conveyance)   
 Shape   Slightly Irregular (Parallelogram)  
 Configuration  Proportional   
 Topography  Level, at road grade, upland soils, mostly cleared    
 Flood Plain  Flood Zone X (outside the 100-year flood plain)  
 Wetlands  Nominal.  The soils are 100% uplands.   
 
(G) Consideration  $550,000  
 
(H)  Unit Price  $3.46/SF     
 
(I) Type of Instrument  Warranty Deed 
 
(J) Alt-Key #   2812     
 
(K) Address/Location  12450 SW CR-769 (Kings Hwy), Arcadia, FL   
    East side of CR-769, ±825’ north of SW Agnes St    
 
(L) Zoning   IL, Industrial Light, DeSoto County     

Future Land Use  COM, Commercial, DeSoto County    
 
(M) Present Use  Vacant commercial land     
 
(N) Highest and Best Use Commercial development    
 
(O) Condition of transaction Arm’s length transaction    
 
(P) Type of Financing  Cash to seller   
 
(Q) Encumbrances  There were no unusual easements or encumbrances 

described in the most recent deed of conveyance.   
 



 
 

SALE DATA SHEET 
 Doc. 2024-410-07961 
 
(R) Type of Improvements The land is unimproved.   
 
(S) Various on-site utilities Public water & sewer services are not directly available to 

this location.   
 
(T) Confirmation  Lyn Bevis, listing broker, (941) 639-8500 
 
(U) Motivation of parties  Grantor: Sell real estate for profit   
    Grantee: Land investment   
 
(V) Analysis of pertinent 

sale information  No duress was reported for either party.   
 
(W) Exposure Time  Varies, typically 6 to 12 months   
 
(X) Days on the Market  173 days     
 
(Y) Remarks    
 

This is the sale of a 158,899 SF (3.648 acre) tract of commercial land located along the 
east side of CR-769, ±825’ north of SW Agnes St in the Lake Suzy community.  The 
property is zoned IL (Industrial Light) and lies in a COM (Commercial) future land use 
district.  The property has a highest and best use for commercial redevelopment.  The 
number of households within a 1-mile radius is 426 and the growth rate is 1.34% 
annually.  This is considered relatively slow/steady growth.   
 
The land is located along CR-769 (aka. Kings Hwy), a 2-lane arterial highway.  This 
section of CR-769 has traffic counts of 16,600 cars/day (Site 044002, DOT 2024).  The 
land has a slightly irregular (parallelogram) shape and is proportional for development.  It 
is mostly was cleared with a nominal amount of low wooded areas at the rear.  The soils 
are 100% usable uplands.  Public water & sewer services are not directly available to this 
location.   
 
The property was originally listed for sale, asking $650,000.  The land sold in October 
2024 after 173 days on the market for $550,000 or $3.46/SF.  The buyer intends to 
operate a landscape materials & nursery business on the property (dba. Greenscape 
Innovations).  No duress was reported for either party.   
 
 

 
 



SALE DATA SHEET 
 Doc. 2024-410-07961 
 

 
Sale 2024-410-07961:  Looking Northeast from CR-769 

Photo taken: April 18, 2025, by Kent Evans 
 

 
Sale 2024-410-07961: Aerial Photo 

 



 
 

SALE DATA SHEET 
 Doc. 2024-410-07961 
 

 

 
 
 

 
APPRAISER’S SKETCH 

 



 
 

SALE DATA SHEET 
 Doc. 2024-410-07961 
 

 

 
 
 

 
DEEDPLOT 



 
 

SALE DATA SHEET 
 Doc. 2024-410-07961 
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SALE DATA SHEET 
 Doc. 2024-410-07961 
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SALE DATA SHEET 
 Doc. 2024-410-02490 
 
(A) Recording Data    DeSoto County Doc. 2024-410-02490 
 
(B) Grantor   Jeffry S. Browne, as Trustee   
    Revocable Living Trust of Jeffry S. Brown     
 
(C) Grantee   Brennon Osborne     
 
(D) Date of Transaction  April 3, 2024   
 
(E) Date Inspected  April 18, 2025   
 
(F) Size   40,719 SF (0.935-acres)   
    (Source: Metes & Bounds Legal Description contained in most recent 

deed of conveyance)   
 Shape   Slightly Irregular (L-Shaped)  
 Configuration  Proportional   
 Topography  Level, at road grade, upland soils, mostly cleared    
 Flood Plain  Flood Zone X (outside the 100-year flood plain)  
 Wetlands  None.  The land contains 100% upland soils.   
 
(G) Consideration  $109,000   
 
(H)  Unit Price  $2.68/SF     
 
(I) Type of Instrument  Warranty Deed 
 
(J) Alt-Key #   5338      
 
(K) Address/Location  12193 SW US-17, Arcadia, FL   
    Northwest corner of US-17 and SW Ogden Rd    
 
(L) Zoning   CN, Neighborhood Commercial, DeSoto County     

Future Land Use  LDR, Low Density Residential, DeSoto County    
 
(M) Present Use  Vacant commercial land     
 
(N) Highest and Best Use Commercial development    
 
(O) Condition of transaction Arm’s length transaction    
 
(P) Type of Financing  Cash to seller   
 
(Q) Encumbrances  There were no unusual easements or encumbrances 

described in the most recent deed of conveyance.   
 



 
 

SALE DATA SHEET 
 Doc. 2024-410-02490 
 
(R) Type of Improvements The land has an old concrete slab and perimeter BW 

fencing.  The improvements reportedly did not impact the 
purchase price.   

 
(S) Various on-site utilities Public water & sewer services are not directly available to 

this location.  The property benefits from an existing 
well/pump and septic system.   

 
(T) Confirmation  Jeff Browne, grantor, (941) 916-0076 
 
(U) Motivation of parties  Grantor: Sell real estate for profit   
    Grantee: Land investment   
 
(V) Analysis of pertinent 

sale information  No duress was reported for either party.   
 
(W) Exposure Time  Varies, typically 6 to 12 months   
 
(X) Days on the Market  158 days     
 
(Y) Remarks    
 

This is the sale of a 40,719 SF (0.935-acre) tract of commercial land located at the 
northwest corner of US-17 and SW Ogden Rd in DeSoto County.  The property is 
proximate to a regional distribution facility for Wal-Mart Stores.  The property is zoned 
CN (Commercial Neighborhood) and lies in an LDR (Low Density Residential) future 
land use district.  The property has a highest and best use for commercial redevelopment.  
The number of households within a 1-mile radius is 666 and the growth rate is 3.59% 
annually.  This is considered strong growth.   
 
The land is located along US-17, a median-divided 4-lane arterial highway that extends 
north-south through DeSoto County.  This section of US-17 has traffic counts of 16,100 
cars/day (Site 010023, DOT 2024) and traffic growth of 6.92%.  The land has a slightly 
irregular (L-Shaped) shape and is considered proportional for development.  It is mostly 
cleared, outside the flood zone, and contains no wetlands.  The soils are 100% usable 
uplands.  Public water & sewer services are not directly available to this location.  The 
property benefits from an existing well/pump and septic system.   
 
The property was originally listed for sale, asking $149,500.  The property sold in April 
2024 after 158 days on the market for $109,000 or $2.68/SF.  The land has an old 
concrete slab and perimeter BW fencing.  The improvements reportedly did not impact 
the purchase price.  No duress was reported for either party.   
 
 

 
 



SALE DATA SHEET 
 Doc. 2024-410-02490 
 

 
Sale 2024-410-02490:  Looking Northwest from US-17 

Photo taken: April 18, 2025, by Kent Evans 
 

 
Sale 2024-410-02490: Aerial Photo 

 



 
 

SALE DATA SHEET 
 Doc. 2024-410-02490 
 

 

 
 
 

 
APPRAISER’S SKETCH 
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 Doc. 2024-410-02490 
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SALE DATA SHEET 
 Doc. 2022-140-06424 
 
(A) Recording Data    DeSoto County Doc. 2022-140-06424 
 
(B) Grantor   Robert M. Carlton, Trustee   
     Robert M. Carlton Trust   
 
(C) Grantee   HPG Kings Hwy, LLC    
 
(D) Date of Transaction  August 4, 2022   
 
(E) Date Inspected  April 18, 2025   
 
(F) Size   Gross – 479,116 SF (10.999-acres)   
    Net Usable – 283,096 SF (6.499-acres)   
    (Source: Metes & Bounds Legal Description contained in most recent 

deed of conveyance)   
 Shape   Slightly Irregular   
 Configuration  Proportional   
 Topography  Level, at road grade, upland and wetland soils, heavily 

wooded    
 Flood Plain  Flood Zone AE (Elevation 23.7’),  
    Flood Zone X (outside the 100-year flood plain)  
 Wetlands  The land contains ±4½ acres of jurisdictional wetlands.   
 
(G) Consideration  $635,000   
 
(H)  Unit Price  $1.33/SF (gross)    
    $2.24/SF (net usable)    
 
(I) Type of Instrument  Trustee’s Deed 
 
(J) Alt-Key #   24317    
 
(K) Address/Location  SW US-17, Lake Suzy, FL   
    West side of CR-769, across from Preserve Hwy    
 
(L) Zoning   CG, Commercial General, DeSoto County     

Future Land Use  COM, Commercial, DeSoto County    
 
(M) Present Use  Vacant commercial land     
 
(N) Highest and Best Use Commercial development    
 
(O) Condition of transaction Arm’s length transaction    
 
(P) Type of Financing  Cash to seller   
 
 



 
 

SALE DATA SHEET 
 Doc. 2022-140-06424 
 
(Q) Encumbrances  There were no unusual easements or encumbrances 

described in the most recent deed of conveyance.   
 
(R) Type of Improvements There is an ODA billboard sign along the CR-769 frontage.  

The sign is owned by others and reportedly did not affect the 
purchase price.  Otherwise, the land is unimproved.   

 
(S) Various on-site utilities Public water & sewer services are not directly available to 

this location.   
 
(T) Confirmation  Steve Gant, listing agent, (941) 639-8500 
 
(U) Motivation of parties  Grantor: Sell real estate for profit   
    Grantee: Land investment   
 
(V) Analysis of pertinent 

sale information  No duress was reported for either party.   
 
(W) Exposure Time  Varies, typically 6 to 12 months   
 
(X) Days on the Market  144 days     
 
(Y) Remarks    
 

This is the sale of a 283,096 SF (6.499-acre) tract of commercial land located along the 
west side of CR-769, across from Preserve Hwy in the Lake Suzy community.  The 
property is zoned CG (Commercial General) and lies in a COM (Commercial) future land 
use district.  The property has a highest and best use for commercial development.  The 
number of households within a 1-mile radius is 1,598 and the growth rate is 1.16% 
annually.  This is considered slow/steady growth.   
 
The land is located along CR-769 (Kings Hwy), a 2-lane arterial highway with traffic 
counts of 16,600 cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The 
land has a slightly irregular shape.  The configuration of developable land is considered 
somewhat disproportionate due to a ±4½ acre wetland on the property (see sketch).  The 
topography of the land is heavily wooded with areas within the AE flood zone.  The soils 
are a mix of usable uplands and frequently ponded soils.  Public water & sewer services 
are not directly available to this location.   
 
The property was originally listed for sale, asking $950,000.  The property sold in August 
2024 after 144 days on the market for $635,000 or $2.24/SF (usable).  There is an ODA 
billboard sign along the CR-769 frontage.  The sign is owned by others and reportedly 
did not affect the purchase price.  No duress was reported for either party.   
 
 

 
 



SALE DATA SHEET 
 Doc. 2022-140-06424 
 

 
Sale 2022-140-06424:  Looking West from CR-769 (Kings Hwy) 

Photo taken: April 18, 2025, by Kent Evans 
 

 
Sale 2022-140-06424: Aerial Photo 

 



 
 

SALE DATA SHEET 
 Doc. 2022-140-06424 
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FLOOD MAP



 
 

SALE DATA SHEET 
 Doc. 2022-140-06424 
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SALE DATA SHEET 
 Doc. 2021-140-04728 
 
(A) Recording Data    DeSoto County Doc. 2021-140-04728 
 
(B) Grantor   Robert M. Carlton, as Trustee 
    Robert M. Carlton Trust Agreement    
 
(C) Grantee   Lake Suzy Holdings, LLC    
 
(D) Date of Transaction  June 24, 2021   
 
(E) Date Inspected  April 18, 2025   
 
(F) Size   23,322 SF (0.535-acres)   
    (Source: DeSoto County Property Appraiser records)   
 Shape   Slightly Irregular   
 Configuration  Proportional   
 Topography  Level, at road grade, upland soils, cleared    
 Flood Plain  Flood X (outside the 100-year flood plain)  
 Wetlands  None.   
 
(G) Consideration  $75,000   
 
(H)  Unit Price  $3.22/SF (net usable)    
 
(I) Type of Instrument  Warranty Deed 
 
(J) Alt-Key #   5056    
 
(K) Address/Location  12687 SW CR-769 (Kings Hwy), Lake Suzy, FL   
    West side of CR-769 (Kings Hwy), ±350’ south of SW 

Sheri Ave   
 
(L) Zoning   CG, Commercial General, DeSoto County     

Future Land Use  COM, Commercial, DeSoto County    
 
(M) Present Use  Vacant commercial land     
 
(N) Highest and Best Use Commercial development    
 
(O) Condition of transaction Arm’s length transaction    
 
(P) Type of Financing  Cash to seller   
 
(Q) Encumbrances  There were no unusual easements or encumbrances 

described in the most recent deed of conveyance.   
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(R) Type of Improvements The property was improved with asphalt pavement with 14 

marked parking spaces and landscaping.  The site 
improvements did not affect the purchase price.   

 
(S) Various on-site utilities Public water and sewer services are available to this 

location.   
 
(T) Confirmation  Barbara Laishley, grantee, (941) 639-3949    
 
(U) Motivation of parties  Grantor: Sell real estate for profit   
    Grantee: Land investment   
 
(V) Analysis of pertinent 

sale information  No duress was reported for either party.   
 
(W) Exposure Time  Varies, typically 6 to 12 months   
 
(X) Days on the Market  Unknown     
 
(Y) Remarks    
 

This is the sale of a 23,322 SF (0.535-acre) tract of commercial land located along the 
west side of CR-769 (Kings Hwy), ±350’ south of SW Sheri Ave in the Lake Suzy 
community.  The property is zoned CG (Commercial General) and lies in a COM 
(Commercial) future land use district.  The property has a highest and best use for 
commercial development.  The number of households within a 1-mile radius is 3,101 and 
the growth rate is 1.22% annually.  This is considered slow/steady growth.   
 
The land is located along a section of CR-769 (Kings Hwy) with traffic counts of 16,600 
cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The land has a slightly 
irregular shape.  The configuration of the property is considered proportional for 
development.  The land is cleared and it lies entirely within Flood Zone X (outside the 
flood plain).  The soils are 100% usable uplands.  Public water and sewer services are 
available to this location.   
 
The property sold in June 2021 for $75,000 or $3.22/SF.  The property was improved 
with asphalt pavement with 14 marked parking spaces and landscaping.  The site 
improvements did not affect the purchase price.  No duress was reported for either party.   
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Sale 2021-140-04728:  Looking Northwest from CR-769 (Kings Hwy) 

Photo sourced from: Google Maps, December 2021 
 

 
Sale 2021-140-04728: Aerial Photo 
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(A) Recording Data    DeSoto County Doc. 2021-140-04050 
 
(B) Grantor   Michael Sheran and Christine C. Sheran  
 
(C) Grantee   Action 4 Investments, LLC    
 
(D) Date of Transaction  May 25, 2021   
 
(E) Date Inspected  April 18, 2025   
 
(F) Size   139,392 SF (3.200-acres)   
    (Source: DeSoto County Property Appraiser records)   
 Shape   Slightly Irregular   
 Configuration  Proportional   
 Topography  Level, at road grade, upland soils, cleared    
 Flood Plain  Flood X (outside the 100-year flood plain)  
 Wetlands  None.   
 
(G) Consideration  $450,000   
 
(H)  Unit Price  $3.23/SF (net usable)    
 
(I) Type of Instrument  Warranty Deed 
 
(J) Alt-Key #   5017    
 
(K) Address/Location  12327 SW CR-769 (Kings Hwy), Lake Suzy, FL   
    West side of CR-769 (Kings Hwy), ±1,200’ north of SW 

Kingsway Circle   
 
(L) Zoning   CG, Commercial General, DeSoto County     

Future Land Use  COM, Commercial, DeSoto County    
 
(M) Present Use  Vacant commercial land     
 
(N) Highest and Best Use Commercial development    
 
(O) Condition of transaction Arm’s length transaction    
 
(P) Type of Financing  Cash to seller   
 
(Q) Encumbrances  There were no unusual easements or encumbrances 

described in the most recent deed of conveyance.   
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(R) Type of Improvements Except for BW fencing, the property was unimproved at the 

time of sale.  The fencing did not affect the purchase price.   
 
(S) Various on-site utilities Public water and sewer services are not directly available to 

this location.   
 
(T) Confirmation  Walter Johnson, grantee, (239) 334-2039    
 
(U) Motivation of parties  Grantor: Sell real estate for profit   
    Grantee: Land investment   
 
(V) Analysis of pertinent 

sale information  No duress was reported for either party.   
 
(W) Exposure Time  Varies, typically 6 to 12 months   
 
(X) Days on the Market  Unknown     
 
(Y) Remarks    
 

This is the sale of a 139,392 SF (3.200-acre) tract of commercial land located along the 
west side of CR-769 (Kings Hwy), ±1,200’ north of SW Kingsway Circle in the Lake 
Suzy community.  The property is zoned CG (Commercial General) and lies in a COM 
(Commercial) future land use district.  The property has a highest and best use for 
commercial development.  The number of households within a 1-mile radius is 2,764 and 
the growth rate is 1.08% annually.  This is considered slow/steady growth.   
 
The land is located along a section of CR-769 (Kings Hwy) with traffic counts of 16,600 
cars/day (Site 044002, DOT 2024) and traffic growth of 7.41%.  The land has a slightly 
irregular shape.  The configuration of the property is considered proportional for 
development.  The land is cleared and it lies entirely within Flood Zone X (outside the 
flood plain).  Except for a small area at the southwest corner, the soils are 100% usable 
uplands.  Public water and sewer services are not directly available to this location.   
 
The property sold in May 2021 for $450,000 or $3.23/SF.  Except for BW fencing, the 
property was unimproved at the time of sale.  The fencing did not affect the purchase 
price.  No duress was reported for either party.   
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Sale 2021-140-04050:  Looking Southwest from across CR-769 (Kings Hwy) 

Photo taken: April 18, 2025, by Kent Evans 
 

 
Sale 2021-140-04050: Aerial Photo 
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� kll�mnop qrnstp�uvwp qrnstp�xsly qz{{pso�|{}~p� m������������� ������� �������� ���������� ������������� ������������������� ���������� ������������� ��������� ¡ ����� ����������¢£¤¥¦�§̈ ©ª«¬­ª ®̄ �§°�±°²³�̈ µ́�¶·̧ ¹�®º»¼�½ª©́ µ ¾¿ÀÁÂÃÁÄÅ���£ÆÇÈÉÊËÌÍÎÍÏ�ÐÑÈÇÒÓÔ ÂÕÖ�×ØÅ�����Ù������������������ ÚÛÅ��ÜÝÞß��àáß �à�ßâ����ß���ãß ß¡�ÚäÅ�åÜß  Ý �æß�çÝ��� kll�mnop qrnstp�uvwp qrnstp�xsly qz{{pso�|{}~p� m������������è �ß é�â�� �������� ���Ù�Ù�� �������è����� ��������� ¡ ����� ���Ù�Ù��
¢£¤¥¦�§̈ ¬­©¬ê¬ ¬�±³�̈ µ́�¶·̧ ¹�®º»¼�½ª©́ µ ¾¿ÀÁÂÃÁÄÅ���£ÆÇÈëìíîïðñòó�ôõóïìíìõóñö ÂÕÖ�×ØÅ�����Ù������������������ ÚÛÅ��Ýâ���ââ��ß ����å� ��ß��à�ßâ�áÚäÅ���ââ���áç��¡Ü� kll�mnop qrnstp�uvwp qrnstp�xsly qz{{pso�|{}~p� m������������� ���Ü��ß�  �������� ��ÙÙ���� �������è����� ��������� ¡ ����� ��ÙÙ����
¢£¤¥¦�§̈ ¬©«½¬µ �̧��	�
���·±§·
�·�½ª©́ µ ¾¿ÀÁÂÃÁÄÅ���£ÆÇÈëìíîïðñòó�ôõóïìíìõóñö ÂÕÖ�×ØÅ�����Ù������������������ ÚÛÅ�à��ã��������à����ã�à������à�ÚäÅ�æ�à��������å� kll�mnop qrnstp�uvwp qrnstp�xsly qz{{pso�|{}~p� m����è�������� ���Ü��ß�  �������� �������������������� ��������� ¡ ����� ����������
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Demographic and Income Profile
12426-12576 SW County Road 769 Prepared by Esri
12426-12576 SW County Road 769, Arcadia, Florida, 34269 Latitude: 27.03933
Ring: 1 mile radius Longitude: -82.03596

Summary Census 2010 Census 2020 2024 2029
Population 2,241 2,541 2,715 2,956
Households 1,145 1,311 1,398 1,521
Families 768 843 880 958
Average Household Size 1.96 1.94 1.94 1.94
Owner Occupied Housing Units 979 1,131 1,198 1,243
Renter Occupied Housing Units 167 180 200 279
Median Age 63.6 65.5 66.8 67.4

Trends: 2024-2029 Annual Rate Area State National
Population 1.72% 0.93% 0.38%
Households 1.70% 1.15% 0.64%
Families 1.71% 1.12% 0.56%
Owner HHs 0.74% 1.66% 0.97%
Median Household Income 2.57% 3.25% 2.95%

2024            2029        
Households by Income Number Percent Number Percent

<$15,000 66 4.7% 64 4.2%
$15,000 - $24,999 81 5.8% 67 4.4%
$25,000 - $34,999 125 8.9% 111 7.3%
$35,000 - $49,999 233 16.7% 207 13.6%
$50,000 - $74,999 326 23.3% 355 23.3%
$75,000 - $99,999 205 14.7% 235 15.5%
$100,000 - $149,999 236 16.9% 306 20.1%
$150,000 - $199,999 46 3.3% 64 4.2%
$200,000+ 81 5.8% 112 7.4%

Median Household Income $62,261 $70,676
Average Household Income $88,602 $102,747
Per Capita Income $44,926 $52,148

Census 2010            Census 2020            2024            2029         
Population by Age Number Percent Number Percent Number Percent Number Percent

0 - 4 52 2.3% 59 2.3% 56 2.1% 60 2.0%
5 - 9 64 2.9% 74 2.9% 72 2.7% 75 2.5%
10 - 14 84 3.7% 71 2.8% 69 2.5% 76 2.6%
15 - 19 74 3.3% 66 2.6% 70 2.6% 72 2.4%
20 - 24 47 2.1% 68 2.7% 67 2.5% 73 2.5%
25 - 34 109 4.9% 133 5.2% 128 4.7% 136 4.6%
35 - 44 144 6.4% 150 5.9% 166 6.1% 177 6.0%
45 - 54 230 10.3% 216 8.5% 204 7.5% 208 7.0%
55 - 64 380 17.0% 405 15.9% 412 15.2% 451 15.3%

65 - 74 562 25.1% 660 26.0% 675 24.9% 680 23.0%
75 - 84 394 17.6% 491 19.3% 612 22.5% 693 23.4%

85+ 101 4.5% 148 5.8% 184 6.8% 255 8.6%
Census 2010            Census 2020           2024            2029         

Race and Ethnicity Number Percent Number Percent Number Percent Number Percent
White Alone 2,032 90.7% 2,197 86.5% 2,319 85.4% 2,467 83.5%
Black Alone 142 6.3% 114 4.5% 129 4.7% 159 5.4%
American Indian Alone 2 0.1% 10 0.4% 11 0.4% 10 0.3%
Asian Alone 26 1.2% 36 1.4% 43 1.6% 54 1.8%
Pacific Islander Alone 0 0.0% 1 0.0% 1 0.0% 1 0.0%
Some Other Race Alone 21 0.9% 43 1.7% 51 1.9% 64 2.2%
Two or More Races 18 0.8% 141 5.5% 162 6.0% 200 6.8%

Hispanic Origin (Any Race) 117 5.2% 163 6.4% 187 6.9% 235 7.9%

Data Note: Income is expressed in current dollars.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census in 2020 geographies.
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Demographic and Income Profile
12426-12576 SW County Road 769 Prepared by Esri
12426-12576 SW County Road 769, Arcadia, Florida, 34269 Latitude: 27.03933
Ring: 1 mile radius Longitude: -82.03596

Trends 2024-2029

Population Households Families Owner HHs Median HH Income

Area

State

USA

Population by Age

0-4 5-9 10-14 15-19 20-24 25-34 35-44 45-54 55-64 65-74 75-84 85+

2024

2029

2024 Household Income

$35K - $49K
16.7%

$25K - $34K
8.9%

$15K - $24K
5.8%

<$15K
4.7%

$50K - $74K
23.3%

$200K+
5.8%

$150K - $199K
3.3%

$75K - $99K
14.7%

$100K - $149K
16.9%

2024 Population by Race

2024 Percent Hispanic Origin:6.9%

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census in 2020 geographies.
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Kent Evans, MAI, CCIM 

 
EXPERIENCE 
 Kenneth C. Evans, P.A. – Tampa, Florida 
  (2001 - Present) President - Real Estate Valuation & Consulting.   
  Emphasis: Eminent Domain Valuation, Ad Valorem Valuation/Consultation.   
 Omni Appraisal Group, P.A. – Tampa, Florida 
  (1991 to 2001) Real Estate Appraiser – Real Estate Valuation & Consulting   
 DeLaVergne & Ellis, P.A. – Tampa, Florida   
   (1988 to 1991) Real Estate Appraiser – General Commercial/Residential Valuation   
 First Florida Bank, N.A. – Tampa, Florida   
  (1985 to 1988) Officer, Properties Management Dept. – New Branch Bank Development   
 

Practice emphasis: i) preparing real estate appraisals for Eminent Domain purposes, ii) providing Special 
Magistrate services to FL County Value Adjustment Boards, and iii) advising clients regarding their real 
estate tax assessments (Ad Valorem).   
 
Sixth-generation Floridian.  Geographical expertise is primarily West Coast/Central Florida.   
 
Qualified as an Expert Witness in the following Courts: Citrus, DeSoto, Hillsborough, Lee, Manatee, 
Orange, Pasco, Pinellas, Polk, Sarasota, and Volusia Counties.   
 
Special Magistrate – Value Adjustment Board – Hillsborough County, 2002-2015, 2021, 2022; Pinellas 
County, 2003-2005, 2013; Pasco County, 2010-2019, 2021-2023; Polk County, 2016; Orange County, 
2021-2023.   
 
List of recent Eminent Domain Right-of-Way projects (last 10 years):   
 
 Hicks Rd & Hudson Av, Hudson  Pasco County   2015 
 US Hwy 41, Sarasota    FDOT District 1  2015-2016 
 Suncoast Parkway, Phase II   FL Turnpike Enterprise  2015-2016  
 Cypress Street, Tampa   City of Tampa   2016 
 SR 52 Realignment, San Antonio  Pasco Co., FDOT Dist. 7 2017-2019 
 34th Street LAP, Fee Review   City of Tampa   2018-2019 
 I-75 & Fruitville Rd. Interchange  FDOT, District 1  2019  
 I-75 & Clark Road Interchange  FDOT, District 1  2019   
 I-75 & Overpass Road Interchange  Pasco County   2019   
 Collier Blvd (SR 951), Naples    FDOT, District 1  2019-2021   
 US 41 (SR 45), Seg 3, Inverness  FDOT, District 7  2021-2022  
 US 92 & Gallagher Rd, Seffner  Hillsborough County  2021 
 Saffold Road, Wimauma   Hillsborough County  2021 
 Tellevast & Tuttle Road, Bradenton  Manatee County  2021 
 Reo Street, Tampa    City of Tampa   2022 
 US 98 Bypass, Dade City   FDOT, District 7  2022 
 75th St W, Bradenton    Manatee Co.   2023 
 60th Ave E, Ellenton    Manatee Co.   2023 
 Sunset Utilities, Lutz     Hillsborough Co.    2023 
 63rd Ave E, Bradenton    Manatee Co.   2023   
 Punta Gorda Round-a-bout   FDOT, District 1  2023 
 SR-37 & SR-60      FDOT, District 1  2024 
 Suncoast 2-3B Extension   FL Turnpike Enterprise  2024 
 US-41, Segment 4, Inverness   FDOT, District 7  2024 
 US-41, Segment 5, Inverness   FDOT, District 7  2025 
 Midblock Crossings, Palmetto   FDOT, District 1  2025 



 
 
Property Types appraised include: Single & Multi-family Residential, General Commercial, Professional 
and Medical Offices, Retail Shopping Centers, Light and Heavy Industrial/ Distribution, Restaurants, 
Residential Subdivisions, Apartments, Condominiums & Townhomes, Hotels/Motels, Mobile Home Parks, 
Gas Stations, Day Care, ODA Billboard Signs, Auto-Service, Churches, Convenience Stores, Mixed-Use, 
Special Purpose, Institutional, Agricultural, Utility Corridors, Contaminated Land, and Wetlands.   

 
EDUCATION 
 Academic 
  University of Alabama, Tuscaloosa, AL 
   College of Commerce & Business Administration 
   B.S. Degree - Accounting Major (Graduated 1984) 
  Jesuit High School, Tampa, Florida (Graduated 1978) 
 
 Professional   

  Appraisal Institute, Chicago, IL   
   Course 110 – Appraisal Principles (1988)   
   Course 120 – Appraisal Procedures (1989) 
   Course 310 – Basic Income Capitalization (1990)  
   Course 320 – General Applications (1996) 
   Course 400 – National USPAP Update & Florida State Law Update (1992 – 2014) 
   Course 410 – Standards of Professional Appraisal Practice, Parts A and B (1989 – 2014) 
   Course 510 – Advanced Income Capitalization (1992)  
   Course 540 – Report Writing and Valuation Analysis (1993)  
   Course 550 – Advanced Applications (1998) 
   Course 700 – The Appraiser as an Expert Witness: Preparation & Testimony (2002) 
   Course 705 – Litigation Valuation  (2002) 
   Course 720 – Advanced Condemnation Appraising (2000)  
   Course – Business Practices & Ethics (2005, 2009, 2019)   
   Course – National USPAP Update (2016, 2019)   
   Course – Trial Components (2016, 2020)   
   Course – Online Cool Tools (2016, 2018)   
   Course – Data Verification Methods (2018)   
   Course – Solving Highest & Best Use Puzzles (2020)   
   Course – Florida Law Update 2020 (2020) 
   Course – Desktop Appraising (2021) 
   Course – Legal Issues for Non-lending & Litigation Appraisal Assignments (2021) 
   Course – Technology for Real Estate Appraisers (2021) 
   Seminar – Litigation Valuation    
   Seminar – The Appraiser’s Legal Liabilities  
   Seminar – The Comprehensive Appraisal Workshop  
   Seminar – Appraisal Consulting 
   Seminar – Mark-to-Market: Valuation for Financial Reporting (2003) 
   Seminar – Inverse Condemnation (2006) 
   Seminar – Uniform Appraisal Standards for Federal Land Acquisitions (2008) 
   Seminar – Property Tax Assessments (2009)   
   Seminar – Artificial Intelligence, AVMs, and Blockchain (2020)   
   Webinar – Understanding Interagency Appraisal & Evaluation Guidelines (2011) 
   Webinar – Excel as an Appraisal Professional (2013) 
   Webinar – Property Taxation: Valuation and Consultation Services (2013) 
   Webinar – USPAP 2014-15 and the New Reporting Options (2014) 

   Virtual Class – Technology for RE Appraisers (2021) 
   Virtual Class – Legal Issues Non-Lending Assignments (2021)   
   Virtual Class – Desktop Appraisals & Evaluations (2021)   

  



    
 
  CCIM Institute, Chicago, IL   
   Course 101 – Financial Analysis for Commercial Real Estate (2004) 
   Course 102 – Market Analysis for Commercial Investment in Real Estate (2005) 
   Course 103 – User Decision Analysis for Commercial Real Estate (2006) 
   Course 104 – Investment Analysis for Commercial Investment Real Estate (2004) 
   CCR – Core Concepts Review (2006)    
  McKissock, Warren, PA (Online Continuing Education) 
   Course – Appraisal of Assisted Living Facilities (2014)   
   Course – Essential Elements of Disclosures and Disclaimers (2014)   
   Course – Florida Appraisal Laws & Regulations (2014)   
   Course – Appraisal of Self-Storage Facilities (2014)   
   Course – National USPAP Update (2014)   
   Course – Expert Witness for Commercial Appraisers (2016)   
  Florida Department of Transportation, Tallahassee, FL   
   Course – Advanced Appraisal Review (2008, 2010, 2023) 
   Course – USPAP & Florida Law Update (2008, 2010, 2012, 2016, 2018, 2022, 2023) 
   Course – Supervisor & Trainee Appraiser (2008, 2010) 
   Course – Common Error & Issues in Appraising (2012) 
   Course – Appraisal Project Management (2012)   
  Association of Eminent Domain Professionals, Ocala, FL   
   Seminar – Spring Educational Seminar (2016)   

  CLE International 
   Seminar – Eminent Domain Conference (2019)   

 
PROFESSIONAL AFFILIATIONS, LICENSES, & ORGANIZATIONS 
 Appraisal Institute (MAI Designated - No. 11642, Oct-2000) 
 CCIM Institute (CCIM Designated - No. 13211, Oct-2006)   

Florida State-certified General R.E. Appraiser, RZ-1596 
 Member – National Association of Realtors 
 Economic Club of Tampa – 2019 President   
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