RESOLUTION NO. 23-180

A RESOLUTION OF THE CITY OF PANAMA CITY BEACH,
FLORIDA, CONFIRMING CONVERSION OF LAND FOR PUBLIC
USE FROM FRONT BEACH ROAD COMMUNITY
REDEVELOPMENT AREA TO GENERAL MUNICIPAL SERVICES;
AND AUTHORIZING A BUDGET AMENDMENT TO TRANSFER
$845,000 FOR THAT PORTION OF THE LAND TO BE USED FOR
GENERAL MUNICIPAL SERVICES.

BE IT RESOLVED that:

1. The City Council hereby confirms its actions taken on January 12,
2023, to approve the additional use of certain land acquired for the
benefit of the Front Beach Road Community Redevelopment Area for
a new fire station and the provision of other municipal services.

2. The City shall transfer $845,000 to the CRA Trust Fund in exchange
for its use of a 1.7-acre portion of the property intended to be used for
the provision of general municipal services, and the following budget
amendment #42 is adopted for the City of Panama City Beach,
Florida, for the fiscal year beginning October 1, 2022 and ending
September 30, 2023, as shown in and in accordance with the
attached and incorporated Exhibit B, for this purpose.

THIS RESOLUTION shall be effective immediately upon passage.

. et
PASSED in regular session this{9_day of May, 2023.

CITY OF PANAMA CITY BEACH

o YL

Mark Sheldon, Mayor

ATTEST:

Yipne. Preore—

Lyrfhe Fasone, City Clerk
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EAST FIRE STATION SITE
A 2.0-ACRE PARCEL ON
HUTCHISON BOULEVARD
PANAMA CITY BEACH, FLORIDA

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
528
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APPRAISAL REPORT
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PROPERTY DESCRIPTION

A 2.0-Acre Commercial Parcel
East End Fire Station Site

LOCATION
South Right-of-Way of Hutchison Boulevard

Between Alf Coleman Road and Grand Panama Boulevard in
Panama City Beach

VALUATION DATE

December 13, 2022

PREPARED FOR

Mrs. Amy E. Myers
City Attorney
c/o City of Panama City Beach
17007 Panama City Beach Parkway
Panama City Beach, Florida 32413
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CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
11 WEST 23RP STREET - SUITE D
PANAMA CITY, FLORIDA 32405
PHONE (850) 769-9455
EMAIL: rccmai@bellsouth.net

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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CHANDLER AND ASSOCIATES RANDALL C. CHANDLER, MAI

OF PANAMA CITY, INC. PRESIDENT
REAL ESTATE APPRAISERS
11 West 23" Street, Building D
Panama City, Florida 32405
(850) 769-9455 office

December 16, 2022

Mrs. Amy E. Myers

City Attorney

c/o City of Panama City Beach
17007 Panama City Beach Parkway
Panama City Beach, Florida 32413

Re: East Fire Station Site

Dear Mrs. Meyers:

In accordance with your request for an appraisal of the above referenced property, I hereby
submit my report. I certify that [ have made a personal inspection of the property, and, to the best
of my knowledge, the data contained in the following report is true and correct. This appraisal was
prepared, and the conclusions set forth herein were developed in accordance with the Uniform
Standards of Professional Appraisal Practice, as well as, the Code of Professional Ethics and
Standards of Valuation Practice of the Appraisal Institute. The opinions and conclusions expressed
herein are applicable to market conditions existing on December 13, 2022, the date of the
appraiser’s inspection of the property.

The property considered herein consists of a 2.0-acre commercial site located along the
south right-of-way of Hutchison Boulevard between Alf Coleman Road and Grand Panama
Boulevard in the City of Panama City Beach. It involves an irregular shaped parcel of land which
fronts 489.29 feet on Hutchison Boulevard. According to Bay County GIS maps, the depth of the
site ranges from roughly 123 feet along the east boundary to 358 feet along the west boundary.
The aerial maps also indicate the subject property does not contain any jurisdictional wetlands.
The appraiser’s inspection revealed that the elevation of the majority of the site is substantially
below the grade of Hutchison Boulevard suggesting the site will require substantial fill prior to
development. A detailed description of the site may be found in the following pages.

RANDALL C. CHANDLER, MAI
STATE CERTIFIED GENERAL REAL ESTATE APPRAISER
NO. RZ0000156
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Subject to the assumptions and limiting conditions set forth in the following report, it is my
opinion the market value of the property rights appraised is as follows:

ESTIMATED MARKET VALUE: $1,300,000

ESTIMATED EXPOSURE TIME: 6 to 12 months

Thank you for favoring our firm with this appraisal request. Should you have any questions
concerning the attached report, please do not hesitate to advise.

Respectfully Submitted,
CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.

Landall (handlos

Randall C. Chandler, MAI
State-Certified General Real Estate Appraiser RZ156

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROJECT NAME:

PROPERTY TYPE:

LOCATION:

OWNER OF RECORD:

LAND AREA:

ROAD ACCESS:

ZONING:

FUTURE LAND USE
CLASSIFICATION:

HIGHEST AND BEST USE:

VALUATION DATE:

ESTIMATED MARKET VALUE:

MARKET EXPOSURE TIME:

EXTRAORDINARY ASSUMPTIONS:

APPRAISER:

East End Fire Station Site
Commercial land

South right-of-way of Hutchison Boulevard between
Alf Coleman Road and Grand Panama Boulevard in
Panama City Beach, Florida

The City of Panama City Beach

2.0 acres as per Bay County Property Appraiser’s tax
records (see extraordinary assumption)

489.29 feet on Hutchison Boulevard

Commercial High Intensity

Tourist District

Medium intensity commercial development
December 13, 2022

$1,300,000

6 to 12 months

See page 7 of this report

Randall C. Chandler, MAI
State-Certified General Real Estate Appraiser RZ156

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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CERTIFICATION

I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.

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

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

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

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

- My compensation for completing this 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.

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

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

- No one provided significant real property appraisal assistance to the person signing
this certification.

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

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

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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- As of the date of this report, Randall C. Chandler, MAI, has completed the continuing
education program for Designated Members of the Appraisal Institute.

- I have performed no services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment, except as otherwise noted. ' No prior

services provided.
ESTIMATED MARKET VALUE: $1,300,000
ESTIMATED EXPOSURE TIME: 6 to 12 months

December 16, 2022 ’ Z “!: 62 C:é‘ "‘22'“

Date RANDALL C. CHANDLER, MAI
Physically Inspected Property
State-Certified General Real Estate Appraiser RZ156

1 USPAP 2020-2021 Edition (extended through 2023)

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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ASSUMPTIONS AND LIMITING CONDITIONS

The Certification appearing in the appraisal report is subject to the following conditions and
to such other specific assumptions and limiting conditions as are set forth by the appraiser.

Title Issues: No opinion as to title is rendered. Data relative to ownership and legal
description were obtained from sources generally considered reliable. Title is assumed to be
marketable and free and clear of all liens and encumbrances, easements, and restrictions except those
specifically discussed in the report. The property is appraised assuming responsible ownership and
competent management and assuming the property is available for its highest and best use. The
appraiser reserves the right to revise the market value estimate if it is determined that encumbrances,
easements, restrictions, liens or other legal matters, unknown to the appraiser at the time of the report,
effect the use or marketability of the property. The client did not provide the appraiser with a title
insurance policy or an abstract of title. We have assumed that there are no limitations of title which
would adversely impact value or marketability.

Legal Matters: No opinion is intended to be expressed for legal matters or matters that would
require specialized investigation or knowledge beyond that ordinarily employed by real estate apprais-
ers, although such matters may be discussed in general terms in the report.

Surveys and Land Area Calculation: Ifa survey or engineering study is not made available
to the appraiser, the appraiser may estimate the size and area of the property from sources generally
considered reliable. No encroachment of real property improvements is assumed to exist. Should a
survey reflect dimensions or land area other than those estimated by the appraiser, the appraiser
reserves the right to revise the market value estimate accordingly. At times, it is necessary for
appraisers to prepare value estimates without the aid of surveys and engineering studies. The
appraiser assumes no responsibility for estimates required to prepare an appraisal in lieu of surveys
and engineering studies.

Maps and Exhibits: Maps, plats and exhibits included herein are for illustration only, as an
aid in visualizing matters discussed within the report. They should not be considered as surveys or
relied upon for any other purpose.

Mineral Reservations: No opinion is expressed as to the value of sub-surface oil, gas or
mineral rights and it is assumed that the property is not subject to surface entry for the exploration or
removal of such materials except as is expressly stated.

Geological Conditions: The appraiser assumes that there are no hidden or unapparent
conditions of the property or subsoil, which would render it more or less valuable. The appraiser
assumes no responsibility for such conditions, or for engineering which might be required to discover
such factors.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Expert Witness Testimony: The appraiser is not required to give testimony or appear in
court because of having made the appraisal with reference to the property in question, unless
arrangements have been previously made therefore. It is understood that any future agreements
concerning court testimony will acknowledge that the appraiser is an expert in the field of real
property valuation and is entitled to a fee of not less than $250 per hour and/or a minimum expert
witness fee of $400.00.

Sources Deemed Reliable: Information, estimates, and opinions furnished to the appraiser,
and contained in this report, were obtained from sources considered reliable and believed to be true
and correct. However, no responsibility for accuracy of such items furnished the appraiser, and
contained in this report, can be assumed by the appraiser.

Disclosure: Disclosure of the contents of the appraisal report is governed by the bylaws and
regulations of the professional appraisal organizations, with which the appraiser is affiliated.

Appraisal Institute Requirements: Neither all nor any part of the contents of this appraisal
or copy thereof, shall be conveyed to the public through advertising, public relations, news, sales, or
other media without written consent and approval of the author, particularly as to valuation
conclusions, the identity of the appraiser or firm with which is connected, or any reference to the
Appraisal Institute or to the MAI and/or SRA designation. Further, the appraiser or firm assumes no
obligation, liability, or accountability to any third party. Ifthis report is placed in the hands of anyone
but the client, client shall make such party aware of all the assumptions and limiting conditions of the
assignment.

Environmental Influences: Unless otherwise stated in this report, the existence of hazardous
substances, including without limitation, asbestos, polychlorinated biphenyl, petroleum leakage, or
agricultural chemicals, which may or may not be present on the property, or other environmental
conditions, were not called to the attention of nor did the appraiser become aware of such during the
appraiser’s inspection. The appraiser has no knowledge of the existence of such materials on or in
the property unless otherwise stated. The appraiser, however, is not qualified to test such substances
or conditions. If the presence of such substances, such as asbestos, urea formaldehyde, foam
insulation, or other hazardous substances or environmental conditions, which may effect the value of
the property, the value estimated is predicated on the assumption that there is no such condition on or
in the property or in such proximity thereto that it would cause a loss in value. No responsibility is
assumed for any such conditions, nor for any expertise or engineering knowledge required to discover
them. The client is urged to retain an expert in the field of environmental impacts upon real estate if
so desired.

ADA Compliance: The Americans with Disabilities Act (ADA) became effective January
26, 1992. The appraisers have not made a specific compliance survey and analysis of this property
to determine whether or not it is in conformity with the various detailed requirements of the ADA. 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.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Since the appraisers have no direct evidence relating to this issue, possible noncompliance with the
requirements of ADA was not considered in estimating the value of the property.

Client Requirements: The acceptance of this report by the client is acknowledgment that
the client has personally read the report and specifically agrees that the data set forth herein is accurate
to the best of the client’s knowledge. As part of the appraiser/client employment agreement, the client
agrees to notify the appraiser of the existence of any error, omission or invalid data within 15 days of
receipt and return the report along with all copies to the appraiser for correction prior to any use
whatsoever.

Use of Report: Neither all, nor any part of the contents of the report, or copy thereof shall be
used for any purposes by anyone but the client specified in the report, the mortgagee or its successors
or assigns, without the previous written consent of the appraiser.

Structural Inspection: This appraisal/inspection is not a building inspection, structural
inspection, or pest inspection. By preparing this report, the appraiser is not acting as a home/building
inspector, structural engineer, or pest inspector. In performing the limited inspection of this property,
areas that were readily accessible were visually observed and the review is superficial only. This
inspection is not technically exhaustive and does not offer warranties or guarantees of any kind. It is
advised to have the structure inspected by an inspector that offers such warranted or guaranteed
inspection if there is any concern regarding adverse or negative conditions.

Zoning Compliance: It is assumed that the property conforms to all applicable zoning and
future land use regulations and restrictions, and that any uses of the property considered in the highest
and best use analysis found herein would be permitted.

Occupational and Other Licenses: It is assumed that all required licenses, certificates of
occupancy, permits, consents, and other legislative or administrative authority from any local, state,
or national government have been or can be obtained or renewed for any use on which the value
opinion contained in this report is based.

Compliance with Federal, State, and Local Laws: It is assumed that the property is in full
compliance with all applicable federal, state, and local environmental regulations.

Encroachment onto Adjacent Lands: It is assumed that the use of the land is within the
boundaries of the property.

Market Condition Effects on Value: The opinions of value used in reaching the final
opinions of value are as of the effective date of the appraisal. Because the markets upon which this
estimate and conclusion are based are dynamic in nature, they are subject to change over time.
Further, the appraisal report and value opinions are subject to change if future physical, legal,
financial, and other conditions differ from conditions on the appraisal date.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Changes and Modifications: The appraiser reserves the right to alter statements, analyses,
conclusions, or value opinions in the appraisal if facts become known that are pertinent to the
appraisal process that were unknown to the appraiser at the time of report preparation.

Fee: The fee for this appraisal or study is for the service rendered and not for the physical
report or time spent preparing the physical report itself. The fee for provision of this report is for
analytical services provided by the appraiser and has no relation to the final value reported.

Confidentiality: This appraisal is to be used only in its entirety; no part is to be used
without the entire report. All conclusions and opinions concerning the analysis set forth in the
report were prepared by the specific appraiser whose signature appears on the appraisal report. No
change in the report shall be made by anyone other than the appraiser. The appraiser shall not
divulge the material contents of this report, analytical findings or conclusions, or give a copy of
the report to anyone other than the client or the client’s designee as specified in writing, except as
may be required by appraisal organizations to which the appraiser belongs, as they may request in
confidence for ethics enforcement, or by court of law or other body with power of subpoena.

Acceptance of Condition: Acceptance of, and/or use of, the appraisal report by the client
or any third party constitutes acceptance of the previous conditions.

EXTRAORDINARY ASSUMPTIONS

The 2020-2021 edition (extended through 2023) of the Uniform Standards of Professional
Appraisal Practice defines an extraordinary assumption as “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.” The comments set forth in USPAP regarding
an extraordinary assumption are as follows: “Uncertain information might include physical, legal,
or economic characteristics of the subject property; or conditions external to the property, such as
market conditions or trends; or the integrity of data used in an analysis.”

1. The client provided the appraiser with a copy of the deed which conveyed
ownership to the City of Panama City Beach. That deed is dated April 18,
2006 and recorded in Official Record Book 2776 Page 2344 of the public
records of Bay County, Florida. The appraiser’s review of the legal description
affixed to the aforementioned deed suggests the legal description is missing a
call and it will not close. We have therefore assumed that the Bay County
Property Appraiser’s tax records accurately reflect the gross land area.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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HYPOTHETICAL CONDITIONS

The 2020-2021 edition (extended through 2023) of the Uniform Standards of Professional
Appraisal Practice define a hypothetical condition as “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.”

This appraisal was not predicated on any hypothetical conditions.

SCOPE OF WORK

INTRODUCTION

Scope of work is defined in the 2020-2021 edition (extended through 2023) of the Uniform
Standards of Professional Appraisal Practice as “the type and extent of research and analysis in an
assignment.” The scope of work can vary depending upon the needs of the client; however, the
minimum scope of work must produce credible assignment results in the context of the intended
use. The scope of work is acceptable when it meets or exceeds the expectations of parties who are
regularly intended users for similar assignments and it is consistent with what an appraiser’s peers’
actions would be in preforming the same or a similar assignment. The scope of work is determined
by the problem to be solved. The appraisal problem is typically determined by the following
factors: The client and other intended users; the intended use of the appraiser’s opinions and
conclusions; the type and the definition of value; the effective date of the appraiser’s opinions and
conclusions; the subject of the assignment and the property’s characteristics; and the conditions of

the assignment. The appraiser is solely responsible for determining the ultimate scope of work.

APPRAISAL PROBLEM

The appraisal will address the as-is market value of the property appraised.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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REPORT FORMAT / APPLICABLE STANDARDS
The analysis, opinions and conclusions set forth herein were developed and this report was
prepared in conformity with the Code of Professional Ethics and Standards of Valuation Practice

of the Appraisal Institute, as well as, the Uniform Standards of Professional Appraisal Practice.

CLIENT AND OTHER INTENDED USERS OF THE APPRAISER’S
OPINIONS AND CONCLUSIONS

This appraisal was prepared for the sole use of representatives of the City of Panama City
Beach. The appraiser is not responsible for the unauthorized use of this report. The appraiser

acknowledges that this report may be subject to the Freedom of Information Act.

INTENDED USE OF THE APPRAISER’S
OPINIONS AND CONCLUSIONS

This appraisal was made to assist the client in establishing a value estimate for accounting

and/or internal purposes.

PROPERTY INTEREST APPRAISED
The client did not provide the appraiser with a title insurance policy or an abstract of title.

The property rights appraised consist of a fee simple estate.

EFFECTIVE DATE OF THE APPRAISER’S
OPINIONS AND CONCLUSIONS

The opinions and conclusions set forth herein are based on market conditions existing on
December 13, 2022.

DATE OF THE REPORT

This report was completed and conveyed to the client on December 16, 2022.

INFORMATION RELIED ON TO DEVELOP THE APPRAISER’S
OPINIONS AND CONCLUSIONS

The opinions regarding market value, highest and best use, and other appraisal matters are
solely those of the appraiser. Nevertheless, in the course of performing an appraisal, it is reasonable

and appropriate for the appraiser to rely on factual information provided by the client, the property

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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owner, or other professionals. The sales data reported herein has been verified with sourced
deemed to be reliable. Detailed soil borings and engineering studies were not available to the
appraiser. Without the aid of such studies, it is difficult to accurately assess the cost of pre-

development site work and fill.

EXTENT OF THE PROPERTY INSPECTION
Randall C. Chandler, MAI performed a physical inspection of the property on December
13, 2022. The extent of the property inspection was adequate to comply with the scope of work.

EXTENT OF DATA RESEARCHED

The appraiser’s research was limited to the Panama City Beach market area. A variety of
data services were used to complete this research. Primary emphasis was placed on relatively

recent sales given the rapid rate of appreciation in the marketplace.

PROPERTY TAX DATA

The subject property is identified on the Bay County Property Appraiser’s tax roll as
parcel number 34031-020-010. Whereas it is owned by a municipal government it is not

assessed.

HISTORY OF OWNERSHIP

The Uniform Standards of Professional Appraisal Practice require an appraiser report and
analyze any sales of the subject property which occurred three years immediately prior to the
valuation date, as well as, any current listing agreements or pending contracts. The subject property
was purchased by the City of Panama City Beach on April 18, 2006. The warranty deed evidencing
this transaction is recorded in Official Record Book 2766 Page 2344 of the public records of Bay
County, Florida. To the best of the appraiser’s knowledge, the property is not listed for sale or

subject to a pending contract for sale.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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DEFINITION OF MARKET VALUE

The appraiser has estimated the market value of the subject property. The definition of market
value follows: “The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently,
knowledgeably and assuming the price is not affected by undue stimulus.” Implicit in this definition
is the consummation of a sale as of a specified date and the passing of title from seller to buyer under

conditions whereby:

a. buyer and seller are typically motivated,;

b. both parties are well informed or well advised, and each acting in what he considers his own
best interest;

C. a reasonable time is allowed for exposure in the open market;

d. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto;

€. the price represents the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale. 2

2 Source: Advisory Opinion AO-22; USPAP 2020-2021 (extended through 2023): This example definition is from
regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions Reform, Recovery,
and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of
Thrift Supervision (OTS), and the Office of Comptroller of the Currency (OCC). This definition is also referenced in
regulations jointly published by the OCC, OTS, FRS, and FDIC on July 7, 1994, and in the Interagency Appraisal and
Evaluation Guidelines, dated October 27, 1994.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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MARKET AREA - NEIGHBORHOOD ANALYSIS

In appraisal literature, a neighborhood (also referred to as a market area) is generally
defined as a group of complementary land uses. A neighborhood exhibits a greater degree of
uniformity than the surrounding community and typically includes similar building types,
population characteristics, demographics and zoning / land use regulations. Neighborhoods often
feature similar rents and occupancy levels, building designs, building ages and land uses. Similar
social, economic, governmental and environmental forces influence property values within the
area. The boundaries of the neighborhood are identified by determining the area in which market
forces effect surrounding properties in the same manner which market influences effect the
property appraised. A neighborhood may contain a mixture of uses which support and coexist
with each other including residential, commercial, governmental and industrial uses. In contrast,
a district is defined as a portion of a neighborhood which is characterized by homogeneous land

uses.

The boundaries of a neighborhood or market area may be established by physical factors
such as lakes, rivers or may be established by land uses, demographics and other identifiable
characteristics. The subject neighborhood consists of a strip of land which is bounded on the west
by the Bay/Walton County boundary line, on the east by St. Andrews Bay, on the south by the
Gulf of Mexico, and on the north by the Wild Heron development and those properties fronting
the north right of way of U.S. Highway 98. The subject neighborhood includes properties located
within the city of Panama City Beach, as well as, properties located in unincorporated areas of Bay
County. The property considered herein is located along the south right-of-way of Hutchison
Boulevard between Alf Coleman Road and Grand Panama Boulevard in the City of Panama City
Beach.

The primary traffic arteries serving the subject neighborhood are Panama City Beach
Parkway (U.S. Highway 98/State Road 30), Front Beach Road (Alternate or Scenic Highway
98/State Road 30-A), and Thomas Drive. Panama City Beach Parkway (U.S. Highway 98) is a
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four-lane divided highway which serves as a bypass road for the intensely developed sections of
Panama City Beach. Front Beach Road (Alternate or Scenic Highway 98) provides access to
homes and businesses located in the coastal portion of the neighborhood. Thomas Drive forms a
loop and extends in a southerly direction to the beach where it runs parallel with the Gulf of
Mexico. Middle Beach Road, also known as Hutchison Boulevard, runs in an east-west direction
between Front Beach Road (Scenic Highway 98) and Panama City Beach Parkway (U.S. Highway
98).

The most intensive development is found in the southern portion of the neighborhood along
Front Beach Road and Thomas Drive. Between 2002 and 2006, most of the older gulf front motels
in the neighborhood were demolished and replaced with high rise condominium buildings. The
typical new high rise condominium building features a building height of 22 + floors. Commercial
development within the subject neighborhood is concentrated along the primary traffic arteries and
the secondary roads which link the primary traffic arteries. The density and intensity of

development generally decreases as one moves north from the beach.

Several major developments have had a significant positive impact on the subject
neighborhood. A regional airport was built north of County Road 388, east of State Road 79, and
west of State Road 77. This places the regional airport within approximately six to eight miles of
the northern boundary of the subject neighborhood. The regional airport was completed in mid-
2010. The St. Joe Company donated 8,000 acres of land for the development of the airport. This
regional airport serves the northwest Florida and south Alabama market area. Bay County
approved a sector plan (a major land planning task) which addressed future land uses over 78,000
acres including the regional airport. The sector plan is similar to a development of regional impact
study, however, it addresses multiple ownerships. A new large scale adult retirement community
known as Latitude Margaritaville is currently being developed near the community of West Bay
north of Panama City Beach. In the first two weeks, the developer presold 250 preconstruction
homes. To date they have reportedly sold just under 500 preconstruction homes. In addition, the
St. Joe Company announced a new 1,600 lot residential development which will be situated near

the Latitude Margaritaville Project.
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The Simon Group, which owns numerous other major retail projects, completed
construction in 2008 on the first phase of a large shopping center known as Pier Park. The Pier
Park project is located between Front Beach Road and Panama City Beach Parkway in the central
portion of the neighborhood just east of State Road 79. The first phase of the development
involved approximately 900,000 square feet of retail, restaurant, and entertainment space. A new
Walmart Superstore was built adjacent to Pier Park in 2013, and a new 390,000 square foot

shopping center was built across from Pier Park in 2013/2014.

The subject site is located along Hutchison Boulevard, often referred to as Middle Beach
Road. Hutchison Boulevard is an east-west traffic artery which is situated between Front Beach
Road and Panama City Beach Parkway. Shipwreck Island Waterpark is located at the southwest
corner of Alf Coleman Road and Hutchison Boulevard just west of the property appraised. Other
major developments in the immediate vicinity of the subject property include Grand Panama Beach
Resort and numerous beach front condominium projects and hotels. The land located directly
across Hutchison Boulevard is developed with a relatively new convenience store — service station
and a DR Horton single-family residential development. Properties located along Alf Coleman
Road to the north of the subject property include apartment projects, mini storage facilities, a
Lowes Home Improvement Center, and a CVS drug store. The subject site is located within
roughly %2 mile of the beach and it’s location would be suitable for the development of a wide

variety of medium intensity commercial uses.

The Panama City Beach market area has experienced significant growth and development
over the past three to four years. This new growth and development include numerous new
apartment projects, and numerous new hotels. The residential housing market continues to
expand with the increasing population in the Panama City Beach market area. All of these factors
have fueled increases in real estate values. It has also resulted in plans to construct two new
hospitals in the area. Ongoing improvements are being made to the road system and
transportation system to support this new development. Our forecast for the Panama City Beach
market area is for continued growth and development with above average increases in property

values.
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View of the subject site looking south from Hutchison Boulevard
Photo taken by Randall Chandler on December 13, 2022

e oy
View east along Hutchison Boulevard
Photo taken by Randall Chandler on December 13, 2022
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S

View north across Hutchison Boulevard
Photo taken by Randall Chandler on December 13, 2022
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SITE DATA

LOCATION
The subject site is located along the south right-of-way of Hutchison Boulevard between
Alf Coleman Road and Grand Panama Boulevard in the City of Panama City Beach.

DIMENSIONS AND AREA

According to the Bay County Property Appraiser’s tax records, the subject site contains
2.0 acres. (See extraordinary assumption in the preceding pages). The site features 489.29 feet of
road frontage on Hutchison Boulevard. It is irregular in shape with the greatest depth along the

west boundary line.

TOPOGRAPHY / ELEVATION

In the following pages, the appraiser included a topographical contour map. The
appraiser’s inspection suggests that the contour map does not accurately depict the elevation of the
property. The elevation of the site appears to be in the range of three to four feet below the grade
of Hutchison Boulevard. Thus, it appears the site will require considerable fill and pre-

development site work.

SUBSOIL CONDITIONS
A geotechnical study was not available to the appraiser. We have assumed the site will not
require any unusually expensive pre-development site work other than the three to four feet of

compacted fill previously referenced herein.

VEHICULAR ACCESS
Vehicular access is provided by Hutchison Boulevard, a four-lane public road. Additional

curb cuts will likely be required in order to provide proper access to the site.
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JURISDICTIONAL WETLANDS

The GIS overlay map set forth in the following pages indicates the subject site does not

contain any jurisdictional wetlands.

FLOOD DESIGNATION
According to the GIS flood overlap map set forth in the following pages, the subject site is
entirely located in flood zone X. This places the property outside of the 100-year floodplain.

ENVIRONMENTAL CONSIDERATIONS

An environmental audit was not available to the appraiser. We have assumed the property

is free and clear of any environmental contamination.

UTILITIES

All municipal utilities are available along Hutchison Boulevard.

EASEMENTS AND ENCROACHMENTS

The appraiser was not provided with a current boundary survey. We have assumed the site
is free and clear of any easements or encroachments, other than the Florida Department of

Transportation drainage easement referenced in the legal description.

COVENANTS AND RESTRICTIONS

The client did not provide the appraiser with a title insurance policy or an abstract of title.
We have assumed the property is free and clear of any deed restrictions or private land use

covenants.

ZONING AND FUTURE LAND USE CLASSIFICATION

The subject site is located within the zoning jurisdiction of the City of Panama City Beach.
It is zoned Commercial High Intensity and the future land use classification is Tourist District. A
wide variety of low to high intensity commercial uses are allowed within the aforementioned

zoning district.
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HIGHEST AND BEST USE

The 15% Edition of the Appraisal of Real Estate published by the Appraisal Institute states,
“the essential components of the analysis of highest and best use are contained in the following
definition of the term: the reasonably probable use of property that results in the highest value.”
The Uniform Appraisal Standards for Federal Land Acquisitions defines highest and best use as
the, “highest and most profitable use for which the property is adaptable and needed or likely to
be needed in the reasonably near future.” Highest and best use must be reasonably probable,

physically possible, legally permissible, and financially feasible.

One of the more significant terms in the definition of highest and best use is the term,
“reasonably probable use”. A highly speculative use that involves a high degree of risk may be
financially feasible under ideal market conditions, however, it may not be the highest and best use
of the property. An opinion of highest and best use must be developed within the context of a well
informed typical buyer. A highly speculative risky use may not be reasonably probable if it is

considered to be an inappropriate or unlikely use by a typical well-informed purchaser.

The determination of highest and best use is a critical step in the appraisal process. A
reliable market analysis serves as the basis for establishing a reasonable opinion of highest and
best use. In the market analysis, the appraiser narrows the focus of the study from a broad
macroeconomic view to a study of the data which is pertinent to the subject property. That data is
then utilized to identify the most profitable, competitive use to which the subject property can be
put. An appraiser’s conclusion regarding highest and best use is the basis upon which comparable
sales are selected. In most cases, the comparable sales should have the same general highest and

best use as the property appraised.

When appraising an improved property, the appraiser is required to formulate an opinion
regarding the highest and best use of the vacant land and the highest and best use of the property

as improved. This allows the appraiser to compare and contrast the existing use with the ideal
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improvement. An ideal improvement would have no physical deterioration or obsolescence and it
would not be an under-improvement or an over-improvement of the land. In analyzing the highest
and best use of an improved property, an appraiser should consider alternative uses including: 1)
Demolishing the existing improvements and redeveloping the land. 2) Convert, renovate or alter
the existing improvements to improve productivity. 3) Retain the improvements and continue the
current use. In a market value appraisal, land is always valued as if vacant and available for its
highest and best use. Improvements must be valued based on their contribution to the value of the

underlying vacant land.

Improved properties which represent an underutilization of the vacant land may contain
excess land or surplus land. A site with excess land may have multiple highest and best uses.
Surplus land can be utilized for expansion of an existing use or a compatible use. Improvements
may also represent an interim use. Whereas highest and best use changes over time, an existing
improvement may be demolished or altered significantly in the foreseeable future. In this case,
the existing improvements are typically used to offset the cost of ownership. Although there is no
specific standard, interim uses do not typically have a remaining economic life of more than five

to seven years.

The Uniform Standards of Professional Appraisal Practice require the appraiser to consider
any reasonably probable changes in zoning or legal constraints. The 15" Edition of the Appraisal
of Real Estate states, “In investigating the reasonable probability of a zoning change, appraisers
consider zoning trends and the history of rezoning requests in the market area as well as documents
such as the community’s comprehensive plan (or master plan). Appraisers can usually eliminate

the following from consideration as potential highest and best uses:

> Uses that are not compatible with existing land uses in the area, such as a
gas station in the middle of an exclusive single-unit residential subdivision

» Uses for which zoning changes have been requested but denied in the past,
such as industrial use in an area where several industrial zoning changes
have been turned down in the past two years
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“On the other hand, a zoning change from residential use to commercial use may be
reasonable if other properties in the market area have received a similar zoning change recently or
if a community’s comprehensive plan designates the property for a use other than its current use.
For example, consider a site zoned for single-unit residential use in a transitional neighborhood
where zoning on several similar sites has been changed recently to commercial. Also, the city’s
comprehensive plan designates the property as lying within a future commercial corridor. Both of
these factors may support an appraiser’s conclusion that there is a reasonable probability of

rezoning the subject site for commercial use.

“Market evidence supporting the possibility of new zoning can include rezoning
applications, zoning hearings, actions by municipalities, and interviews with planning and zoning
officials. Even if there is no current market evidence of a zoning change, documented interviews
with officials and discussions of zoning practices and histories can be helpful in evaluating the
possibility of a zoning change. These interviews, like any other market evidence, may, however,
not be “proof” of a likely change or the denial of a change in zoning but rather only support the
estimate of the probability of a change or the denial of a change in zoning. Decisions on zoning
ordinances are made by elected officials, and the processes are often heavily contested, costly, and

time-consuming. The outcomes are not known for certain until official actions are taken.

“The probability of a zoning change is never 100%, which presents appraisers with two

challenges in highest and best use analysis:

» To determine if the economic demand for an alternative use of the property
being appraised under a potential zoning change is greater than the
economic demand for the real estate under the current zoning

» To provide market support for that conclusion

“To manage their risk, most developers contract to buy property “subject to” rezoning
approval rather than “as is.” Many pending sales never close because they are subject to rezoning
that could not be obtained within the developer’s desired time frame or could not be obtained at
all.
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“If appropriate for the intended use of the appraisal, a current opinion of market value may
be based on the hypothetical condition that the property has already been rezoned as of the current
date of value. (However, as stated earlier, some clients will not accept appraisals subject to that
sort of hypothetical condition, instead requiring that the property be valued “as is” with the existing
zoning and, if appropriate, reflecting any additional value due to the likelihood of a zoning change.)
If the date of value is prospective, the opinion of value could be based on the extraordinary
assumption that the rezoning will have occurred by the prospective date of value. A current opinion
of market value that reflects the existing zoning but also reflects any premium that market
participants would pay because of the likelihood of a future zoning change would be the “as is”
value. This value would not be based on a hypothetical condition or extraordinary assumption

relating to the zoning status.”

Existing uses which do not conform with zoning ordinances, land development codes or
other legal constraints may be legally nonconforming uses or illegal uses. It is important that an
appraiser carefully analyze available public and private land use constraints in order to make an
appropriate determination concerning legally permissible uses. In complex situations, an appraiser
may require a legal opinion or the appraiser may utilize extraordinary assumptions regarding legal

constraints which are vague or uncertain.

In the final analysis, the determination of highest and best use results from the appraiser’s
analytical skill, and the opinion of highest and best use typically represents an opinion which is
difficult to prove empirically with market data. An appraiser’s opinion regarding highest and best
use should be well supported by a thorough analysis of the property’s physical characteristics, land

use constraints, land use trends, and economic considerations.
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HIGHEST AND BEST USE AS IF VACANT

PHYSICALLY POSSIBLE USES

The physical characteristics of the subject site were described in detail in the preceding
pages. The primary physical characteristics which influence highest and best use are location, land
area, road frontage / access and traffic count. The subject site has an abundant amount of primary
road frontage in relationship to the gross land area. It features an average daily traffic count of
25,000 vehicles per day and it is located within 2 mile of the beach in close proximity to Shipwreck
Island Waterpark, a large amusement facility. It is located near the intersection of two principal

traffic arteries on a primary four-lane road.

LEGALLY PERMISSIBLE USES

As previously noted, the subject site is located within the zoning jurisdiction of the City of
Panama City Beach. It is zoned Commercial High Intensity and the underlying future land use
classification is Tourist District. Allowable uses include low to high intensity commercial uses and

medium to high intensity residential uses.

ECONOMICALLY FEASIBLE AND MAXIMALLY PRODUCTIVE USE
In the appraiser’s opinion, the maximally productive use of the land would involve a
medium intensity commercial use such as a mid-range franchise economy hotel. Alternative uses

would include a table service restaurant, or a retail store.

LAND VALUATION
(Approaches to Value Used and Excluded)

A variety of appraisal techniques are available to establish the market value of vacant land or

an improved site. These appraisal techniques are summarized as follows:

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.

565



Page |33

SALES COMPARISON APPROACH

The sales comparison approach is the most common appraisal technique used to establish the
value of vacant land. The sales comparison approach is the approved method when comparable sales
are available in the marketplace. In the sales comparison approach, the appraiser compares the subject
property with other parcels of vacant land which have sold on the open market. Whereas two
properties are seldom exactly alike, adjustments are usually necessary to compensate for differences
between properties before any meaningful conclusion can be drawn. Elements of comparison include
property rights conveyed, legal encumbrances, financing or terms of sale, conditions of sale including
the motivation of the seller, market conditions or appreciation/depreciation since the date of sale, as
well as physical and locational characteristics. Through a series of comparisons, a range of value can

be established for the subject site with the final value estimate based on the most reliable transactions.

ALLOCATION

Sales of vacant land in densely developed areas may be so scarce that value cannot be
established via a direct sales comparison approach. In addition, sales of vacant land in remote rural
areas may occur infrequently and comparable data may not be sufficient to support a sales comparison
approach. In this case, land value can be estimated by allocation or extraction. In the allocation
method, a typical ratio of land value to total value is established for various categories of real estate
in specific locations. The percent of land value to total value can be applied to improved sales to
abstract a land value estimate. This particular method is primarily utilized in support of other more

reliable appraisal techniques.

EXTRACTION

In this analysis, an appraiser deducts the contributory value of the improvements from the
total price of an improved property to derive the price paid for the vacant land. The price paid for the

vacant land is then compared to the subject site utilizing a sales comparison approach.

SUBDIVISION DEVELOPMENT

The subdivision development approach is used to value land which would be subdivided by

a typical purchaser. The subdivision development approach can be applied to the appraisal of a wide
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variety of land types including commercial, industrial and residential property. A discounted cash
flow analysis is utilized to derive a value via the subdivision development approach. A subdivision
development approach is often difficult to apply with a great deal of accuracy without the aid of a
land planner and engineer. Land planning services are often necessary in order to properly analyze
complex legal constrains and engineering services are often required to accurately assess
environmental issues such as the impact of wetlands and the cost of development. Even without the
aid of the aforementioned services, a subdivision development approach will occasionally be

employed to provide support for the value derived from a sales comparison approach.

LAND RESIDUAL ANALYSIS

In land residual technique, the appraiser deducts the rent attributable to the building from total
market rent to derive the rent attributable to the vacant land. Rent attributable to the vacant land is
capitalized at an appropriate rate to derive a market value estimate. This technique is primarily
applicable when the value of the building can be accurately estimated, net operating income can be

reasonably supported, and land capitalization rates can be accurately estimated.

DIRECT CAPITALIZATION VIA GROUND RENTS

Land leases are utilized in this appraisal technique to establish a reasonable net rental rate for
the vacant land. An appropriate land capitalization technique is applied to the net rental rate for the
vacant land to derive a market value estimate. This technique is primarily applicable to the appraisal

of vacant land which is typically leased or rented.

SUMMATION

A sales comparison approach will be used to value the subject site. The use of other less
reliable approaches to value would not add to the credibility or reliability of this report or the value

estimate set forth herein.
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Land Sales Data

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
568



69S

ONI ‘ALID VIAVNVd 40 SALVIDOOSSY ANV YA'TANVHD

0 watvsanva

SOPZE 13 M) ewl

Bl 1q rewouy zzos

NOCIV1 1¥0d

“wodpeD

A pueio Tt

NOILIGY
MIIA AvE @

#Aa...a_: »
[

]
P,

4 U Teg 70ubTR

IIYINIIYD

yeag uoSHRIIIR

yaeag A1) eweued 16 ,-ne._we

IR

S 3

uossy
\peeg buol
1o L@ = THATVS ANV'T
Swa sk F
wsresm § ot
7 (=) 3 10¥2€ 14 WIweg .
(of] d £ R surueg, peag jino 1emIbg,
6 Aemybn I Avig oea A eweuey ¥ 'PAG UOTDINH 67041 b i
s 4 1wonusit | .
£#ATVS ANV'T Auadosg 1afgng )
5 g
<& z
=g G é

Auadoid 19s(gng

9¢| 28 ed




Page |37

TRANSACTION DATA

GRANTOR:
GRANTEE:
DEED DATE:

RECORDING DATA:

SALES PRICE:
TERMS OF SALE:

VERIFICATION:

TAX PARCEL ID NUMBER:

MLS NUMBER:

PROPERTY DESCRIPTION

LOCATION:

LAND AREA:

ROAD FRONTAGE:

ELEVATION:
UTILITIES:

IMPROVEMENTS:

LAND SALE NUMBER ONE

Ahi Esta, LLC
Sea Screamer PCB, Inc.
July 5, 2022

OR 4586 Page 303
Bay County, Florida

$1,000,000

Cash to seller

Laird Hitchcock, listing and selling realtor
via Multiple Listing Service, warranty deed
and property tax records by Randall Chandler
31426-010-000

723174

3622 Thomas Drive
Panama City Beach, Florida 32408

1.18 acres

208.81 feet on Thomas Drive;
185.51 feet on Treasure Circle;
154.90 feet on Trelawney Avenue
Good

All municipal services

Vacant
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LAND SALE NUMBER ONE (Continued)

ZONING: C-3 (Commercial)
AVERAGE DAILY TRAFFIC COUNT: 17,000 vehicles per day
PRIOR SALES DATA: Sold for $850,000 on April 16, 2021 yielding

an average appreciation rate of 1.23% per
month or 14.75% per annum

SALE ANALYSIS

PRICE PER SQUARE FOOT: $19.45

COMMENTS: This sale involved a high and dry site which was previously utilized for boat
storage. It is located across the street from a large marina within one block of Captain Anderson’s
restaurant.
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Elsmentary Pationls
Schoot:
Migdla Bchook  Surhide
Amotd
Pasesl ID: 1120 L 0O

Subdivision: No Harmed.

N
nmg%m!—‘ 48 go 8o _Fm—mmﬁ Grand Logoon bridge.
w'uusw-nm‘mse 1 BLK 1 TREASURE SSLAND SEC 1 TH SELYALG N RWL) TREASURE GIR411.58" TO POB TH £ 247 TO WLY AW THOMAS DR 8 208.81° WLY ALG TRELAWNEY AVE 222.11"

mum% o Thomss Diva mmmmummwmmmmmmmmmdnmWmmmmﬂm
Providss d fora g of uses. 3. C Btore,

Lagoon looking out toaards St, “This comer propesty
more uses ara allowsd.
wwn-m
m
nmeam:cwm Sale Type:
LMWMMMW Showing: Contact List Agont: Go Show
Near Pybikc Boot Ramp 2 B - 0f Morp Lengs; Centar Tum Lans; County Raad: Paved
MM«. M.G«-lw:-wwu l.llh:cammlmym Water, Blectic
Watsrvisw: Lagoon
‘M——_—
a ¥0222022 I-M'{ Exalyaive Right of Solo
. Bonus o
Status Change Date: 01/07/2022 ‘-IMM 5%
Undler Dato: Buyor Narow: Saa Screamar PCB
ouc: 23 days
Oftice Exchesive: No
Originel List Prigs: 1,500,000
Ngme Office. Primary Oftioe E-mafl
Listing Mesnber: mmmw MEMLLDSCS- 850-856-2168 mm D e RG] et
Sall d Lalrd Hichoock B0S94. M Estate LLC: 850-888-2158 'ml;!*-.my’w.w am
Wuwn‘muhmm‘omun m m‘l’m"’mm'mﬁmm wade evalabi by the MLE and may nolbe e lssg of 0w

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.

572



Page |40

12/14/22, 10:44 AM

q E‘M}; m%, P‘{ge‘erty Appramer Dan So:ell, CFA
Beach, FL $2407 | 650-298-8470

qPublic.net - Bay County, FL - Report: 31426-010-000

Parcel Summary
PereliD 31424-010-000
Location Address 2621 THOMAS OR
PANAMA CITY SEACH 22403
Briaf N 18551
P39
The = -t
Peopesty Lse Cods. 'VACANTCOM (001000
Sac/Twp/Rrg 164515W
Tan Detrict Fire Beach Mosuieo Dietrict 18]
22FRal MR 11388
Rt
Acrege
Homnectead L]
Unotie
Owner Information
Owner
1mina et
7211 Lagoon Dr
Ponaa City Bech, FLI2US
Valuation
Buuliding Yok 0 % 2
EtraFastures Vaha 2ms $2075 2025
LndWoke 71400 77400 So02n
Lard Agricasitund Vakis 0 ® u
Agrinturat Markct) Vake » 0 0
et IMariat) Valve sTATS TNeS 26
AResesmnd Vaioe $TRALS 3779425 SS7ZRA
Enrpt Vaha n s 0
Tucable Vs $779A2S $79428 $572884
‘Sava Our Homes of AGL Asunt: 0 0 AR
Extra Features
Code Desertption Hemer of tams Length x Widtha Halght Dets UnkType ffectiun Year B
268 ASPHIPVMT INPUT 1 05080 1 ur w05
Land Information
Code Lndum Musberof Yt UaType Fromage Depth
00 COMMERCIAL 120 ac 8 247
Sates
MultiPprod  Salelate SalPrice lmtnment  Bock R Quailcatien Vacwt/tmproved Orantor [
" oS $1000000 WO i E) QueletiQ) (o] NapTAUC SEASCREAMER PCO INC
“ w1202 $850000 WD s T Quaked( latproved CHARLES A MOORE & TAMMY COEENHEW AHIESTALE
» szl $450000 WD a7 d Quikedt) Impeoved SOUAR ENERGY INVESTMENTSLLC CHARLES A MOORE & TAMMY CDEEN HEW
¥ 120042017 90 wo A A Unuafedtu) Improved RANSGHOLDDNG INVESTMENTS LLC SOUAR ERERGY INVESTMENTS LIC.
N 0302014 $300000 WO Ire) Improved THE SHORESOF EMERALDLLLE RAMIGHOLDING INVESTMENTS, LLC
N 1002042005 30 wo zh Imorovey APDCUSTCMHOMES INC THE SHORES OF EMERALDLLC
~ 02472004 $1.350000 WO sean Improved SN APDCUSTOMHOMESING
N 119N $420,000 wo \E Improvd BAYBANKE TRUSTCO SYOINC
N Nz $351.500 = Imoroved MARGLD RAZZEL BAY BANK & TRUST CO
N oznanvss $330.000 ‘WD e Vacat AOSPFERFER GREG CQ. OF BAY OO
N ovou1es 22000 WD Vaare
Permits
tsued ParmitNanbe Troe Omaription o=
20170818 130808 DEM DEMO 0
20060728 o oMM COMMERTIAL 0
mosrte B04-1384 ADO DECK, HANDICAP RAMP 2000
790115 B AR ALTERATION $18500

hiips//gpubli P PF

aspx?AppID=834&LayeriD=15170&PageTypelD=48PageiD=6825&0=640038333&KeyValue=31426-01... 12

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.

573



Page |41

' Main Office | 860 W. 11th St, Panama City, FL 32401 | 850-248-8401
Beach Office | 301 Rlcha.rd Jackson Blvd, Panama City Beach, FL 32407 | 850-248-8470

@ Bay County Property Appraiser - Dan Sowell, CFA

Overview )
’_
=23
Legend '
D Parcels
2022improvedSal

[7 2022vacant Sales

P'll

f(: bl &' !

?
Parcel ID 31426-010-000 Owner SEASCREAMER PCB, INC Last2Sales
ClassCode  VACANT COMMERCIAL 7211LAGOONDR Date Price Reason Qual
Taxing 56 PANAMA CITY BEACH, FL 7/5/2022 $1000000 QUAL/DEED Q
District PANAMA CITY BEACH 32408 EXAMINATION
Acres 1196 Physical 3622 THOMAS DR 4/16/2021 $850000 QUAL/DEED Q

Address EXAMINATION

JustValue Value $779425 MLS

{Note: Not to be used on legal
documents)

Date qreated: 12/14/2022
Last Data Uploaded: 12/14/2022 &17:53AM

mww"oEOSPA\'IAL

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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File # 2022051277, OR BK: 4586 PG: 303, Pages: 1 of 1, Recorded 7/8/2022 at 3:04 PM,
Bill Kinsaul, Clerk Bay County, Florida D DOCTAX PD $7,000.00 Deputy Clerk GB Trans # 1799188

Warranty Deed

This Indenture, mads, July 5, 2022 A.D.

Between

Ab} Estn, LLC, a Florida lrmited Hability company, whose post office address
fs: 1215 Bast Beach Drive, Pass Christian, Mississippi 39571, Grantar and Sea
Sereamer PCB, Inc., » Florkia carperation whose post office address fs: 721 |
Lagoon Drive, Parama City Beach, Florids 32408, Grantes,

Witnesseth, tut the said Grantor, hthMom.murTa“mwonnn(smm ), to it in hend
pald by the said Grantre, the receipt whereof is horeby d, has granied, bargained mnd s0id © the said Grantee forever, the
blmqwmmmgmdm;hmecmqnf&y. State of Flarida, to wi}:

Commenco st the Southeast comer of Lot 1, Block 1, Treasure Island Section Ons, sccording  the plat recorded
in Flat Book 8, Page 63, of the Public Records of Bay Comnty, Florida; thence South 89 degroes 59 minutes 23
secands East along the North right of way line of Treasure Ciscle far 7.70 %t to the Point of Curvature of a curve
in said cight of way linc concave to the Southwest and having s mdins of 100.00 feet; thenoe Southeasterdy along
wdmhungmcfwuylm:iwmucdlmof'll.ﬂMﬁwmuamﬁ%“ﬁabwqﬁm
67 degrees 29 minutes 23 seconds Emsi; Uxnoe South 44 degrees 59 minutes 23 seconds Bast along the
Northeastesly right of wray tine of said Treasure Circle for 201.39 fect to the Point of Curvature of & curve in said
night of way linc concave to the Soulhwest and having & radius of 75.00 feet; thence Southeasterly along said
carving yight of way for an arc distance of 58.93 foet, mid arc heving & chord of 57.43 fost bearing South 22
degrees 28 minules 50 seooods East thence South 00 degrees 01 mimates 43 ssconds West for 65.00 feet to the
Point of Beginning. Thence South B9 degrees 58 minutes 17 seconds East for 247.00 fect to the Westerly right of
woy lias of Thomas Dnve which I8 e carve concave to the East and having & redius of 1687.28 foet thence

along said eurving cight of way line for an arc distence of 208.81 fiet, said arc having & chord of 208.68
foct bearing South 13 degrees 57 minutes 49 sccomls West 1o the Polt of Cunvature of & curve conceve to the
Northwest and having a radins of 25.00 feet; thence Southwesterly along said curve for an arc distmce of 33,53
foet, said arc having 8 chord of 34.83 foet bearing South 54 degrees 34 minutes 03 seconds West: thence Narth 81
degrees 17 mimatos 00 seconds West along the North right of way line of Trelawney Avenue for 81.01 feet to an
angle point in said Nosth right of way line; thence North 89 degrees S8 minutes 17 scconds West sloog said North
right of way ling for 6330 feet to the Polnt of Qurvature of a curve concave to the Northeast and having e radius of
25.00 feet; thenee Northwesterly along said carve for 2 arc distaocs of 39.27 feet, sald arc having a chord of 3536
fect beuring Nosth 44 degrees S8 mimutes 17 seconds West; thence North 00 degrees 03 minntes 43 seconds East
along the East right of way line of Treasure Circle for 185.51 feet to the Point of Beginning.

Subject 1o taxes for the cusrent year, i ] of record, if any.
Parcel Mentification Numbes: 31426-010-000

And the szid Grantor does herchy fully warrant the title to said Jand, and will defond the same aggingt the lawful claims of all
whormsoever.

In Witness Whereof, the said Grantor has caused this instrament to be executed in its nams by its duly quthorized officer
and caused its scal to be affixed the day and ycor first above wilten,

An Esta, LLC
Signed and Sealed in Our Prevence: By: / /
George Rimmer Covfagton, Jr,

é z‘ g ﬁ & Tts: Manager
z?f_galﬁ_lé-gékm /{/% (
.,

The knowledged hefore me by means of { ) physical py
2022, by George Rinumer Covington, Jr., the Manager of Ahi Esta, LLC, a Florid
Heumlyhmwmwmudm&ﬂ_‘—_—uwﬁuﬁm

’&Q‘{hﬁ PUQ’:&.%' ]
,-'. iDes7e72 | 2% W""’""""““’""“Mizg‘zﬁ

Prepared by: L

Pat Diamond, foyecaf ¢

Diamond ‘l‘lll::::y nc., IIM M&mﬂo v:
Panama City Beach, Florida 32401 k-

of ( ) anlise natarization this sﬁynﬂnly,
tc}d linbility company, on behalf of the company.

&
"eeassss”

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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TRANSACTION DATA
GRANTOR:

GRANTEE:

DEED DATE:

RECORDING DATA:

SALES PRICE:
TERMS OF SALE:

VERIFICATION:

TAX PARCEL ID NUMBER:

MLS NUMBER:

PROPERTY DESCRIPTION

LOCATION:

LAND AREA:
ROAD FRONTAGE:
ELEVATION:
UTILITIES:

IMPROVEMENTS:

LAND SALE NUMBER TWO

Summerville / Trio Bancshares, Inc.
Argentis, LLC
December 20, 2021

OR 4501 Page 1687
Bay County, Florida

$370,000

Cash to seller

Warranty deed and property tax records by
Randall Chandler; unable to contact buyer or
seller

34779-011-030

None

11049 Hutchison Boulevard
Panama City Beach, Florida 32407

0.639 acres

137.84 feet on Hutchison Boulevard
Good

All municipal services

Vacant

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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LAND SALE NUMBER TWO (Continued)

ZONING: Commercial High Intensity
AVERAGE DAILY TRAFFIC COUNT: 24,500 vehicles per day

PRIOR SALES DATA: Sold for $399,000 in July of 2004
SALE ANALYSIS

PRICE PER SQUARE FOOT: $13.29

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Main Office | 860 W. 11th St, Panama City, FL 32401 | 850-248-8401
Beach Office | 301 Richard Jackson Blvd, Panama City Beach, FL 32407 | 850-248-8470

@ Bay County Property Appraiser - Dan Sowell, CFA

4
|

-
-
-
-
-
-
-
=
-

ey

&
= 2
—
£
o X
?
Parcel ID 34779-011-030 Owner ARGENTISLLC Last2Sales
ClassCode  VACANT COMMERCIAL 7343HARLIEST Date Price  Reason Qual
Taxing District 13 ORLANDO, FL 32819 12/20/2021 $370000 QUAL/DEED EXAMINATION Q
PANAMA CITY BEACH Physlcal Address 11049 HUTCHISONBLVD 7/1/2004  $399000 N/A Q
Aces 0639 JustValue Value $320160 MLS

{Note: Not to be used on legal documents)

Date created: 12/14/2022
Last Data Uploaded: 12/14/2022 1:07:36 PM

Develoved XY Sehosider

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Bay County Property Appraiser - Dan Sowell, CFA

Office ) B60 W. 111h & FL 32401 | 850-248-8401

N Mein
", Beach Office ) 301 Richard Juhnn Blvd, an-m City Beach, FL 32407 | 850-248-8470

Parcel Summary

3535 16W-8.22D- 47C1 COM AT NW COR OF EL/2 OF SEV/4 N 470.86'E 112' € ALONG C/L CINDY LANE 574.06' N 20.15' SELY 14.70' E 102.64' N 33521 SELY 360' FOR

Parce ID 34779011030
Location Address 11049 HUTCHISON BLVD
PANAMACITY BEACH 32407
Brie?
Tax Description” POBTH CONT SELY 137.04' S 240,34 NWLY 137.84' N 240.34' TOPOBAKA LOT A4 ORB 4501 P 1687
Property UseCode  VACANT COM (001000)
Sec/Twi/Rrg 36-35-16W
Clty [{ 13
2022Final Milllage 10,1843
Rate
Acreage 0,639
Homestead N

i Mar

Owner information

Primary Owaer
Acpenlip LC
7343 Harlle St
Orlando, FL 32619
Valuation
2023 Worldng Values 2022 Certified Values 2021 Certifed Vatues
Bultding Value £ $0 0
€xtra Features Value 0 $0 30
Land Value $320,160 $320,160 $320,160
Land Agricultural Value $0 $0 ]
Agriculturs) (Market} Value % $0 $0
st (Markat) Value $320,160 $320,160 $320,160
Assessed Value $320.160 $320,160 $306,240
Exempt Value $0 30 $0
Txable Value $320,160 $320,150 5306240
Save Our Homes of AGL Amount $0 $0 $13520
*Just (Market) Vakue™ description - This i operty Appralser for ad T o P
Land Information
Code LandUse Number of Units Unit Type Frontage Depth
001000 COMMERCIAL 27.840.00 SF 137 240
Sales
Mt te Vacant/improved Grantor Grantes
N 12/20/2021 $S70000 WD Vacant SUMMERVILLE/YRIO BANKCHARES INC ARGENTISLLC
N 07/01/2004  $399,000 wD Vacant LERANIINC
N 0104/2002 $225000 WD Vacant WALLIAMEF SMITH LERANI, INC
N 01/04/2002 $100 WO Vacant ALFORD RESORTS, INC WILLIAM FSMITH
N 12/27/1999 $150000 WD L Vacant ALFORD RESORTS, INC WILLIAM FSMITH
N 02/08/1994  $974,000 wD 1487 1542 Ungualified (U) Vacant TOWERS CONSTRUCTION CO ALFORD RESORTS, INC
Assessment Notice
Adobe Acrohat Reader iew, open o print

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Nodits. " Cond Extra Permits, Sketches.
Tre Bav County Assessor's Otfice makes every effart to produce the most accurate i U ible. No pre d }mnﬁed areprovided far
he Jata hereln itsuse or ™ ion The Seruar i Does Nat Apuly to Al Taxing & ities. Just {Market) Value by the Property
not represcnt anticipated selling price. Working vatues are subiecs to chang
Version 2.J.234

Oec cloocd

' .’ QEOSPATIAL
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ill Kinsaul, Clerk Bay County, Florida D DOCTAX PD $2,590.00 Deputy Clerk KB Trans # 1734188

THIS INSTRUMENT PREPARED BY:
Advantage Title Group, LLC

1415 E. Piedmont Drive, Suite 1
Tallahassee, Florida 32308

Parcel ID #34779-011-030

{Spacc ehove line reserved for recording information)
LIMITED WARRANTY DEED

THIS LIMITED WARRANTY DEED made this S {lay of December, 2021, by Summerville/Trio
Bankchares, Inc., a Georgia corporation, hereinafter called Grantor, to Argentis, LLC, a Florida limited liability
company, hereinafter called Grantee and whose address is 7343 Harlie Street, Orlando, Florida 32819.

(Wherever used herein the term “grantor” end “grantee” include all partles to this instrument and the heirs, legal
representatives and assigns of individuals, and the successors and assigns of corporations.)

WITNESSETH:
THAT the Grantor, for and in consideration of the sum of Ten and NO/100 Dollars and other valuable
considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises, releases,
conveys and confirms unto the Grantee, all that certain land situate, lying and being in Bay County, Florida, viz:

Commence at a concrete monument marking the Northwest comer of the East Half of the Southeast Quarter
of Section 35, Township 3 South, Range 16 West, Bay County, Florida; thence run North 00 degrees 00
minutes 35 seconds West along the Westerly boundary line of said East Half for a distance of 470.86 feet;
thence leaving said Westerly boundary line run North 89 degrees 59 minutes 25 seconds East fora distance of
112,00 feet; thence run North 89 degrees 27 minutes 45 seconds East along the centertine of Cindy Lane (a
30.00 foot wide Private Road right of way) for a distance of 574,06 feat; thence leaving said centerline run
North 00 degrees 00 minutes 35 seconds West for a distance of 20.15 feet to a Paint of Non-Tangency ofa
curve concave to the Northeast and having a radius of 25.00 feet; thence run Southeasterly along said curve,
through a central angle of 33 degrees 40 minutes 47 seconds for an arc distance of 14.70 feet, said arc having
a chord distance of 14.48 feet and bearing South 73 degrees 10 minutes 12 seconds East to the Point of
Tangency of said curve; thence run North 89 degrees 59 minutes 25 seconds East for a distance of 102.64
feet; thence nm North 00 degrees 00 minutes 35 seconds West for a distance of 335.21 feet to the Southerly
right of way line of State Road No. 392-A (having a 100.00 foot wide right of way); thence run South 56
degrees 19 minutes 48 seconds Bast along said Southerly right of way line for a distance of 380.00 feet for
the Point of Beginning; from said Point of Beginning, thence continue South 56 degrees 18 minutes 48
seconds East along said Southerly right of way line for a distance of 137.84 feet; thence leaving said
Southerly right of way line run South 00 degrees 00 minutes 35 seconds East for a distance of 240.34 feet,
thence run North 56 degrees 19 minutes 48 seconds West parallel with said Southecly right of way line of
State Road No. 392-A for a distance of 137.84 feet; thence run North 00 degrees 00 minutes 35 seconds West
for a distance of 240.34 feet to the Point of Beginning. Said Parcel "A(B)", lying in and being a portion of
said Section 35, Township 3 South, Range 16 West, Bay County, Florida.

SUBJECT TO covenants, restrictions and easements of record, if any; however, this reference thereto shall
not operate to reimpose same.

TOGETHER with all the tenements, hereditaments and appurtenances thereunto belonging or in anywise
appertaining.

TO HAVE AND TO HOLD the same in fee simple forever.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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AND the Grantor hercby covenants with said Grantee that the Grantor is lawfully scized of said land fee
simple; that the Grantor has good right and Jawful authority to sell and convey said land; that the Grantor hercby
fully warrants the title (o said land and will dofend the same against the lawful claims of all persons whomsoever;
and that said land ins frec of all encumbrances,

IN WITNESS WHEREOF, the said Grantor has signed and scaled these prescats the day and year first
ubovo writien.

Signed, sealed and delivered in our presence: GRANTOR:

I,

TR St Ayers.

Witness Printbd Signature

s Pl S
)

Witness Printed Sgoature

STATE OF GEORGIA
countvor_Una

The foregoing instrument was acknowledged before me by meansof 3/ physical presence or anline notarization, this
by Williom B. Hurley. a3 CEO and Edward F. Hurley, as President of Surnmerville/Trion Bancshares, Inc., a Georgia corporation,
‘who is pomscnally knoon to me or who has prodiced a6 identification.

M_‘

Title/Rank:
Serdal Nurvber, Tany:

NOTARY PUBLIC, CHATTOOGA COUNTY, GEORGIA
MY COMMISSION EXPIRES JUNE 23, 2025

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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TRANSACTION DATA
GRANTOR:

GRANTEE:

DEED DATE:

RECORDING DATA:

SALES PRICE:
TERMS OF SALE:

VERIFICATION:

TAX PARCEL ID NUMBERS:

MLS NUMBER:

PROPERTY DESCRIPTION

LOCATION:

LAND AREA:

ROAD FRONTAGE:

ELEVATION:

UTILITIES:

IMPROVEMENTS:

LAND SALE NUMBER THREE

Hombre Development, LLC
Glades Hospitality, LLC
August 15, 2022

OR 4600 Page 169
Bay County, Florida

$1,500,000

Cash to seller

Warranty deed and property tax records by
Randall Chandler; unable to contact buyer or

seller

34030-050-050 &
34030-050-040

None

Southwest corner of Panama City Beach
Parkway and Hombre Commercial East
Subdivision in Bay County, Florida

1.86 acres

504.62 feet on PCB Parkway;
608.12 feet on service road

Good
All municipal services

Vacant

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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LAND SALE NUMBER THREE (Continued)

ZONING: Commercial High Intensity

AVERAGE DAILY TRAFFIC COUNT: 46,500 vehicles per day

PRIOR SALES DATA: None — last sale included a larger tract of land
SALE ANALYSIS

PRICE PER SQUARE FOOT: $18.51

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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!
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US. 98 ~ STATE ROAD NO. 30-A ~ BACK GEACH ROAD '..
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Bay County Property Appraiser - Dan Sowell, CFA
B " Main Office | 860 W. 11th St, Panama City, FL 32401 | 850-248-8401
%" Beach Office | 301 Richard Jackson Blvd, Panama City Beach, FL 32407 | 850-248-8470

ParcetiD 34030-050-050 Owner GLADESHOSPITALTYLLC  Last2Sales

ClassCode  VACANT 314 BASINBAYOU DR Date Price Reason Qual
COMMERCIAL PANAMACITY BEACH, FL 6/16/2022 $1500000 QUAL/MULT-PROP W/MULT- Q

Taxing 13 32407 TAXIDS

District PANAMACITY BEACH Physical PANAMA CITY BEACH n/a [ na n/a

Acres 0995 Address PKWY MLS

JustValue Value $666315
(Note: Not to be used on legal
documents)

Date created: 12/14/2022
Last Data Upioaded: 12/14/2022 1.07:36 PM

Developed by €9 Schnsicler

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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Panama City, Fl. 32401 | 550-248-8401

1'}' Bay County Progerty Appraiser - Dan Sowell, CFA
S0 ° Main Office | 860 W. 11th St,
M7 Beach Office | 301 Richard Jockson Blvd, Punama City Beach, FL 32407 | B850-248-8470

Parcel Summary

Parcel 1D 34030-050-050

Location Address PANAMA CITY BEACH PKWY
PANAMACITY BEACH 32407

Brief Tax Destription®  HOMBRE COMMERCIAL EAST SUBD LOT S ORB 4600 P 169

Desei
Property Use Code VACANT COM (001000}
Sec/Twp/Rng 36-25-16W

Chy y Beach (D! 13)
2022 Finsi Mitlage Rato  10.1863

Acreage Q995
Homestead N

View Map
Owner Information

Primary Owner

Glages Hosoitatipy 1LG.
314 Basin BayouDr
Panama City Beach, FL 32407

Valuation

2023 Working Values 2022 Certited Values
Bullding Value $0 $0
Extra Features Value s $0
Land Valve $662,983 $666315
Land Agricultural Value $0 $0
Agricultural (Market) Value $0 $0
Just (Market) Vadue $662,983 $666,315
Assessed Value $662.983 $666.315
Exempt Value %0 $0
Taxable Value $662.983 $666315
Save Our Homes of AGL Amount 0 %0

“Just (Market) Vatue' This is the vah by the Property for ad

Land Information
Code LandUss Number of Units Unit Type Frontage Depth
001000 COMMERCIAL 100 A 255 170

Sales

Multi Parcel  SaleDate SatePrice Instrument Book Page  Qualification Vacant/improved Grantor Grantee
Y 08/16/2022 $1.500000 wD 2600 149 Quafified (Q Vacant HOMBRE DEVELOPMENT LLC GLADES HOSPITALITY LLC

Assessment Notice
340J0-050-050 (PDF)
Adobe Reader

Map

Nod e foe th < Permits, Sketches.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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* Bay Coun%Progerty Ag?raiser - Dan Sowell. CFA
Main Office | 860 W. 11th 5t, Panama City. FL 32401 | 850-248-840_
T3 Beach Office | 301 Richard Jackson Bivd, Panema City Beach, FL 32407 1 B50-248-847"

Parcel Summary

ParcediD 34030-050-040

Location Address 9601 PANAMA CITY BEACH PKWY
PANAMA CITY BEACH 32407

Brief Tax Description” HOMBRE COMMERCIAL EAST SUBD LOT 4 ORB 4610 P 1714 SUB TO £SMT
“The Dexcrljrtian abave ks not e b u ar

VACANT COM (001000)

36-35-16W

Tax District City of Pansma City Baach [District 13)

2022 Finat Millaga Rate  10.1863

Acresge 1,000

Homestead N

100 hegal Gocume

Property Use Code
Sec/Twp/Rng

View Map
Owner Information

Bullding Value s0
€xra Features Value $0
Land Vaiue $646.315
Land Agricultural Value $0
Agricuttural (Market) Value $0
Just (Market) Value $66615
Assexsed Value $666315
Exempt Value $0
Taxable Value $666315
Save Our Homes or AGL Amount $0

. Value" This s the vak the Property forsd

Land Information
Code Land Use
001000 COMMERCIAL

Sales

N 09142022 $750000 WD 4510 12 Quaifed(Q) Vacant

Assessment Notice
21030-050-D40(PDE]
Adobe Acrobst

Reader

2022 Certified Values

$666315

176

FZY HOMBRE LLC
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THIS INSTRUMENT PREPARED BY:

J.Robert Hughes, Esq.
Barron & Redding, P.A.
226 McKenzie Avenue
Panama City, FL 32401
(850) 785-7454

RE# 34030-050-050, 34030-050-060
WARRANTY DEED

THIS WARRANTY DEED is made this E} day of August, 2022, between HOMBRE
DEVELOPMENT, LLC, a Florida limited liability company, whose mailing address is 3233
Magnolia Islands Blvd, Panama City Beach, FL 32408, ("Grantor"), and Glades Hospitality
LLC, a Florida limited liability company, whose mailing address is 314 Basin Bayou Drive,
Panama City Beach, FL. 32407, ("Grantee"),

WITNESSETH, that Grantor, for and in consideration of the sum of TEN AND NO/100
DOLLARS ($10.00), and other good and valuable consideration, paid by Grantee to Grantor, the
receipt and sufficiency of which Grantor bereby acknowledges, does hereby grant, bargain, and
sell to the Grantee, and Grantee's heirs forever, the following described real property, situate,
lying, and being in the County of Bay, State of Florida, to-wit:

Lot 5 and 6 of HOMBRE COMMERCIAL EAST SUBDIVISION, according to the Plat
thereof as recorded in Plat Book 29, Page(s) 45, of the Public Records of BAY County,

Florida,
("Property”).

TOGETHER with all the tenements, hereditaments and appurtenances thereto belonging
or in anywise appertaining.

TO HAVE AND TO HOLD, the same in fee simple forever.
SUBJECT TO easements and restrictions of record, if any, and taxes for the current year.

AND GRANTOR does hereby fully warrant the title to the Property and will defend the
same against the lawful cleims of all persons whomsoever.

E38311
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IN WITNESS WHEREOF, Grantor has executed this Warranty Deed on the day and year
first above written.

Signed, sealed & delivered in the
presence of:

HOMBRE DEVELOPMENT, LLC, a Florida

lmited b companyy.—
A ; /
n'u (1 u&fz“uuu‘ Vg 2

Witness 1 By: Gkorge Roberts
Print Name:___CarolL. Reaves ks:  Manager

STATE OF FLORIDA
COUNTY OF BAY

The foregoing instrument was acknowledged before me by means of € physical
presence or (__) online notarization, this day of August, 2022, by George Roberts as
Manager of HOMBRE DEVELOPMENT, LLC, who: (notary must check applicable box) (<)~
is personally known to me; (_) produced a current driver's license issued in the State of
as identification; or (__) produced A tdentification.

Wy,
(SEWE DON””,’ ”/

\\ N (Print Name) /
@‘“’ Z Commission #

5 3 * ] My Commission Expires:

%*‘- i oisS

Z "8S

\\~“‘

&

E38311
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MLS RECORD NUMBER:

LISTING REALTOR:

LISTING AGENT:

LISTING DATE:

DAYS ON THE MARKET:

ORIGINAL LIST PRICE:

CURRENT LIST PRICE:

LAND AREA:

ROAD FRONTAGE:

PRICE PER SQUARE FOOT:

LOCATION:

ZONING:

ELEVATION:

UTILITIES:

LAND LISTING NUMBER ONE

715717

Hitchcock Real Estate, LLC
Camille C. Perkins

August 13,2021

787

$750,000

$550,000

1.1 acres as per listing realtor

200 feet on Hutchison Boulevard as per MLS

listing

$11.48

South right-of-way of Hutchison Boulevard
near the Saltwater Grill in Panama City

Beach, Florida
Commercial High Intensity
Good

All municipal services

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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12/13/22, 1117 PM flexmis Web
Iw(:vp/ TIST47 000 Hutchison Bosdovard, Panama City Beach, FL 32407 Commercia] Land-Active uu.m|
List Price: §550,000 Sub-Typs: Vaoant Lend il P ¥
List Price/Acre: 600,000 11
List Type: Exclusive s Sul l.unu. No
Rightof  Site Dimensions: 200x240
8als HOA Feo; No
Aron: 03.Bay Lot/Block: ;—J‘M
County - SectionRenga:
Beach  Township: s
Sub Arsa: 0320-  Frontage Feet: W00
Beach -
Middia
Central
County: Bey
Community/Resort: None
Hutchison
Setool: Beach
Middle Schook  Surfside
High Bchaal:
Parcel ID: K77~
9n09
834779
o220
Subdivision;
Subdv)
Named Exception; N
&MMWmnr:stdhmoonmmnmwmmmmmt munmmﬁhnummmmﬁ ). Propery just down on Lhe RIGHT betwsan Gulf Highlands Beach
301t and Diamond
I..g:kmmé?'gss;m-&ﬂ&QW‘WATNWCDR&EVIW"SE‘II‘NWWE"Z‘EA’.WC&GWLANES7&OB‘NZD1GSELV14705|WM'NG“7FNPOBN2WYOS.YRMOFSR
SELY
Remarks: 2- 12 Acre Lois Right in the Hear of Fanama City Beach! Located on Hutohison Bivd, mwmRdlmnu-mrmm&nwuweﬁumnumm-mmm
Highlands Beach Resort. Zomed co:mmudnphlmw.mmanmuw-mmummmmmusmuNaSuweyAvmm Al \pp Verify If
mwummwmsommnmmwmpmmw ing Agend-Camillo Perkins 850-348-0847.
MMI\'C&#LMI Sale Type:
Lot/Parcel Access: Pavod Showing: Go Show
Lot Peatures: man&l: Fronl Foolage; Near Beach Access: Within 1/2 Mile to Water TranspartationAccaess: 4 - Lane; Clty Road
Zon| Utitiies: All Uiiliflas.
Nemen Excegtion: N Ts Subject Leesed No Nen (Lot Froty: Mgtk
List Date: 081372021 Cumulstive DOM: 482 List Type: Exciuzive Right of Sale
Days On Merket: 487 Agency Relaionship: Transaction Bioker
Status Chenge Date: ommn Bonus: No
Mﬁllu:l‘l;:‘l :lﬂﬂrnl cCcmp: %
O ce: 750900 ingte Agent Comp: 3%
nﬁmm: 50,000 Trans Broker Comp: 3%
Reme Primary E-mail

Listing Member: Camila C Porking B2484 Hitchcock Real Estate U.C SCSL 860-348-0847 850-481-0095 parkinscamilla@comeast rat
ﬁm“mm dum gt |s not guaranteed. © 2022 MLS arxt FES. ‘Prepared by Rendy Chandier on Tuesday, Denembar 13, 2022 1:17 PM. mwmwnaﬁsmnummmwmuwnmm
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310 — LAND VALUE — TABLE OF ADJUSTMENTS

Sale Number Subject One Two Three Listing #1
Sales Price $1,000,000 $370,000 $1,500,000 $550,000
Deed Date 12/14/22 715/22 12/20/21 8/15/22 Current
Land Area in Acres 2 1.18 0.639 1.86 1.1
Land Area in SF 87,120 51,401 27,835 81,022 47,916
Primary Road Frontage 489.29' 298.81' 137.84' 504.62' 200
Secondary Road Frontage None 340.41' None 608.12' None
Access 1 Road 3 Roads 1 Road 2 Roads 1 Road
Corner Lot No Yes No Yes No
Traffic Light Access No No No No No
Traffic Count 25,000 17,000 24,500 46,500 24,500
Price Per Square Foot $19.45 $13.29 $18.51 $11.48
ADJUSTMENTS

Property Rights 0% 0% 0% 0%
Adjusted Price/SF $19.45 $13.29 $18.51 $11.48
Financing/Terms 0% 0% 0% 0%
Adjusted Price/SF $19.45 $13.29 $18.51 $11.48
Conditions of Sale 0% 0% 0% 0%
Adjusted Price/SF $19.45 $13.29 $18.51 $11.48
Buyer Expenditures 0.00% 0.00% 0.0% 0.0%
Adjusted Price/SF $19.45 $13.29 $18.51 $11.48
Market Conditions 6.75% 8.21% 5.04% 0.00%
Adjusted Price/SF $20.77 $14.38 $19.45 $11.48
OTHER ADJUSTMENTS

Location--Traffic Count Equal Inferior Superior Inferior
Elevation/Topography Superior Superior Superior Superior
Road Frontage/Access Superior Equal Superior Equal
Zoning/Land Use Equal Equal Equal Equal
Sgﬁge A=l Equal Equal Equal Equal
Overall Rating Superior Equal Superior Equal

A superior rating suggests the comparable sale's feature is superior to the subject property and

an inferior rating suggests the opposite.

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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ANALYSIS OF LAND SALES DATA

SELECTION OF COMPARABLE SALES

The selection of comparable sales can be the most crucial step in the sales comparison
approach. The 15 edition of the Appraisal of Real Estate published by the Appraisal Institute
states, “The valuation of land draws directly from the conclusions of highest and best use analysis.
Even if a site is already improved, the site is valued as though vacant and available for development
to its highest and best use. Consideration of the site as though vacant facilitates the orderly analysis
and solution of appraisal problems that require land to be valued separately. The highest and best
use of a competitive site on the date of sale is the basis of the comparability of that site to the
property being appraised. Regardless of how physically similar a potentially comparable site is to
the subject site; the most comparable sales would have the same or similar highest and best use.
Markets without recent sales of comparable sites are problematic and may require analysis of
competing sites where sufficient data are available or alternative land valuation methods may be

considered.”

The 15™ edition of the Appraisal of Real Estate goes on to state, “The goal is to find a set
of comparable sales or other evidence such as property listings or contracts as similar as possible
to the subject property to ensure they reflect the actions of similar buyers. Market analysis and
highest and best use analysis set the stage for the selection of appropriate comparable sales. If a
transaction does not reflect the actions or the motivations of a buyer who would purchase the
subject property, the appraiser should be extremely wary about the comparability of such data.
Sales comparison may be used to value land that is actually vacant or land that is being considered
as though vacant for valuation purposes. Sales comparison is the most common technique for
valuing land, and it is the preferred method when comparable sales are available. To apply this
method, data on sales of similar parcels of land is collected, analyzed, compared, and adjusted to
provide a value indication for the site being appraised. In the comparison process, the similarity or

dissimilarity of the parcels is considered.”

CHANDLER AND ASSOCIATES OF PANAMA CITY, INC.
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“Appraisers perform several tasks in developing an opinion of site value:

A\

Identify the highest and best use and other characteristics of each potential
comparable sale and then choose the appropriate properties for analysis.
Gather data on actual sales as well as listings, offers, and options.

Identify the similarities and differences in the data.

Identify the units of comparison that explain market behavior.

YV V V V

Adjust the appropriate unit prices of the comparable sales to account for the
dissimilar characteristics of the land being appraised.
Form a conclusion as to the value of the subject site.

Y

“The objective of sales comparison is to select the most comparable sales and then adjust
the comparable sales for differences that cannot be eliminated within the selection process.
Elements of comparison may include property rights, financing terms, conditions of sale
(motivation), expenditures immediately after purchase, market conditions (changes over time),
location, physical characteristics, economic characteristics, available utilities, and zoning.” The
three comparable sales and the current listing documented in the preceding pages are consistent
with the subject property in terms of highest and best use. With the exception of sale number
three, all of the aforementioned transactions had similar average daily traffic counts. In addition,

all four transactions involve properties located in the same market area as the property appraised.

UNIT OF COMPARISON

The unit of comparison will be the price per square foot of gross land area.

QUANTITATIVE VS. QUALITATIVE ANALYSIS

The adjustments for property rights conveyed, financing or terms of sale, conditions of
sale, buyer expenditures and market conditions were all based on quantitative adjustments. This is
primarily due to the fact that the only quantitative adjustment required was for market conditions.
Qualitative adjustments were applied for differences in location, physical characteristics and

zoning or land use constraints.
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