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SUMMARY OF SALIENT FACTS 
 

PROPERTY A vacant commercial lot 

 

LOCATION North side of East 13th Street, west of Orange Avenue and east of 

Grape Avenue, St. Cloud, Osceola County, Florida   

 

SITE Tax Parcel ID # 01-26-30-0725-0001-4855, consisting of 0.63 

acres/27,399 square feet (gross and net upland), rectangular in 

shape, cleared with a small number of oak trees.  There is incidental 

fencing on the north, east and west boundaries.  All public utilities 

are available to the site. Site size was based on the public record of 

the Osceola County Property Appraiser. 

 

ZONING/FLU LAND USE HB (Highway Business)/Commercial; City of St. Cloud 

 

PRESENT USE Vacant, commercial lot 

 

HIGHEST & BEST USE As vacant: commercial development 

 

OWNER OF RECORD The Holster Store, Inc. 

 

PROPERTY RIGHTS  Fee simple 

 

DATE OF VALUATION December 15, 2021 

 

DATE OF REPORT December 23, 2021 

 

MARKETING AND 

EXPOSURE TIME  12 months or less 

 

MARKET VALUE 

ESTIMATE “AS IS” $235,000 (Sales Comparison Approach) 

 

No Extraordinary Assumptions or Hypothetical Conditions have been employed in this report. 
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204 S. Dillard Street, Winter Garden, Florida 34787 

Phone (407) 877-0200   Fax (407) 877-8222 

 

 

  

 

 

 

 

 

December 23, 2021 

 

Bank Florida  

Attn: Credit Department 

12612 US-301 

Dade City, Florida 33525 

File ID: 211118049 

Loan Number: 900589 

 

RE:   A 27,399 Square Foot/0.63 Acre (Gross and Net Upland) 

Vacant Commercial Lot 

Located along the North side of East 13th Street, west of Orange Avenue and east of 

Grape Avenue  

St. Cloud, Osceola County, Florida 34769 

 

In accordance with the client's request, we have completed an appraisal of the above-captioned 

property.  The information contained in this report is based on more complete data, analyses and 

conclusions retained in our office files. 

 

Nature of the Assignment 

We have been requested by MountainSeed Appraisal Management, LLC (MC194) on behalf of Bank 

Florida to estimate the as is market value of the fee simple estate in the appraised property.  The 

marketing time and exposure period for the subject is estimated to be 12 months or less.   

 

Purpose and Intended Use of the Report 

In accordance with the client's request, the intended use of the appraisal report is as an aid in 

underwriting a loan, for a potential sale/purchase of the subject property.  This report is for the use 

and benefit of and may be relied upon by Bank Florida, who is the client and intended user of this 

report. It is entirely inappropriate to use this report for any purpose other than the one stated.    

John A. Robinson, MAI, AI-GRS, ASA, CCIM 
State-Certified General Real Estate Appraiser #RZ417 

Blair Beasley 
State-Certified General Real Estate Appraiser #RZ3871 

Aubree Petit 
State-Registered Trainee Real Estate Appraiser #RI24567 

David Fuller 
State-Registered Trainee Real Estate Appraiser #RI25303 

www.PropertyValue.com 
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Furthermore, our appraisal services and related appraisal report have been prepared in accordance with 

Interagency Appraisal and Evaluation Guidelines as adopted by Title XI of the Federal Financial 

Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA); which is addressed in 

USPAP Advisory Opinion 30 and USPAP with respect to real estate related financial transactions, as 

we understand these requirements, as well as the requirements of the Uniform Standards of 

Professional Appraisal Practice (USPAP), as adopted by the Appraisal Standards Board under the 

direction of the Appraisal Foundation and the Code of Professional Ethics of the Appraisal Institute.  

 

Appraiser Independence Comment 

The appraiser, Blair Beasley, certifies that she has completed all aspects of this valuation, including 

reconciling our opinion of value, free of influence from the client, client’s representatives, borrower, 

or any other party to the transaction.   

 

Effective Date of the Appraisal 

The effective valuation date of the appraisal is December 15, 2021. 

 

Effective Date of the Report 

The effective date of this report is December 23, 2021. 

 

Inspection Date 

The property was inspected on December 15, 2021. 

 

Scope of Work 

This appraisal report (summary format) complies with the reporting requirements as set forth under 

Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (“USPAP”) for an 

appraisal report with adherence to the Competency Provision for the property being appraised.  As 

such, it presents summary discussions of the data, reasoning and analyses that were used in the 

appraisal process to develop the appraisers’ opinion of value. Supporting documentation concerning 

the data, reasoning and analyses is retained in the appraisers’ file.  The depth of discussion contained 

in this report is specific to the client's needs and for the intended use as stated. The appraisers are not 

responsible for any unauthorized use of this report. 

 

In the appraisal of the subject property, one of the three commonly accepted approaches to value was 

considered and applied: the sales comparison approach, with the result indicating the most credible 

value estimate for the subject.  Since the subject consists of vacant land with no development costs 

expended to date, the cost approach was eliminated as a valid approach to value for this assignment.  

Since undeveloped commercial lot leases in the subject’s market area were not available, we did not 

apply the income capitalization approach.  
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The sales comparison approach is considered an appropriate method in the valuation of the subject if 

available for sale on the open market. The sales comparison approach analyzes recent sales and/or 

current listings and contracts of similar properties as a basis for comparison with the subject in order 

to determine an appropriate unit of comparison for estimating the subject’s market value. 

 

The research tasks performed to estimate the value, as defined herein, involved researching 

comparable commercial land sales/contract/listing data located in Osceola County of similar size and 

with similar traffic counts when compared to the subject. The highest and best use of the subject site 

was identified through the research tasks performed.  Comparable data were researched by 

investigations of public records and discussions with local brokers and real estate professionals in the 

subject’s market area of Osceola County.  The data were verified, in most cases, with other real estate 

professionals and/or the grantor/grantee and/or their representatives. 

 

The research tasks performed to estimate the value, as defined herein, involved the following: 

1- Personally inspecting the subject site on December 15, 2021  and taking photos of the site, 

reviewing the available aerial map, tax map, legal description, zoning, tax and flood 

information of Osceola County, and information provided by the borrower. 

2- Researching comparable sales/listing/contract data of commercial land similar in size with 

similar traffic counts to the subject.  We researched comparables through various data sources 

such as:  county records, data service providers such as CoStar Comps, Loopnet, Stellar MLS 

and MLS Advantage, as well as data gathered in the field and calling and confirming pertinent 

details with the property owners, managers or brokers/real estate professionals in the subject’s 

market area of the Orlando/Kissimmee MSA.   

3- Analyzing the market data in relation to the subject property to derive the indication of value 

presented in the report, which is then reconciled, if necessary, to the indicated as is market 

value of the fee simple estate in the subject property. 

 

This appraisal report (summary format) is a recapitulation of the appraisers’ data, analyses and 

conclusions.  Supporting documentation is retained in the office file. 

 

Definition of Value and Property Interest Appraised 

The value result reported herein reflects the as is market value of the fee simple estate in the subject 

property. 

 

Market Value can be defined as the most probable price a property should bring in a competitive and 

open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
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knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this definition 

is the consummation of a sale as of a specified date and the passing of title from seller to buyer under 

conditions whereby: 

 

(1) Buyer and seller are typically motivated; 

 

(2) Both parties are well informed or well advised, and acting in what they 

consider their best interests; 

 

(3) A reasonable time is allowed for exposure in the open market; 

 

(4) Payment is made in terms of cash in United States dollars or in terms of 

financial arrangements comparable thereto; and 

 

(5) 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.* 

*12 CFR 34 42 (a) Financial Institutions Reform, Recovery, and Enforcement Act of 1989 ("FIRREA") 

 

The land and any improvements were valued as if offered in the open market for a reasonable period 

of time in which to find a buyer.  The fee simple estate in the property has been appraised.  It is 

assumed the property is available for development to its highest and best use, free and clear of all liens 

and encumbrances. 

 

Fee simple estate is defined as the 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. 

 

Marketing and Exposure Period 

The marketing and exposure period for the subject commercial lot is estimated at 12 months or less 

based on market supply/demand for vacant commercial lots in the area, sales of similar properties, and 

discussions with local brokers.   

 

Sale History 

The subject property is currently under the ownership of The Holster Store, Inc., who acquired the 

property via a warranty deed for a consideration of $57,000 in April 2016 (O. R. Book 4946, Page 

142, Osceola County).  There have been no other known sales/transactions of the subject property 

within the last five years.  The property is under contract for purchase by Tompoon, LLC at a contract 
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price of $234,000, the contract was signed on November 16, 2021. The buyer representative reported 

that the property was not listed on the open market, the contract was reported to be at arm’s length 

with no unusual motivations on behalf of either party. The subject contract was included and analyzed 

in our Land Sales Adjustment Grid to indicate our opinion of value for the subject property via the 

Sales Comparison Approach. 

 

Location Description  

The subject property is located specifically on the north side of East 13th Street, west of Orange 

Avenue and east of Grape Avenue.   

 

East 13th Street/US Highway 192 is a six-lane divided asphalt paved road. East 13th Street has raised 

concrete medians with a median cut and turn lanes at Orange Avenue; eastbound traffic must U-turn 

in order to access the subject property.  Street improvements include sidewalks, street lighting and 

retention areas along the roadside. 

 

The neighborhood boundaries are S. Narcoossee Road/Hickory Tree Road to the east, Nolte Road to 

the south, Old Canoe Creek Road to the west and Lakeshore Boulevard connecting with Rummell 

Road to the north. 

 

The neighborhood is characterized by commercial development including retail, smaller industrial 

uses and newer commercial retail uses.  The uses in the immediate area of the neighborhood include: 

Ace Hardware, Aldi Grocery Store, Mister Car Wash, Starling Chevrolet/Buick/GMC, Dollar Tree, 

Winn Dixie, Publix, Wawa Convenience Store, Sherwin Williams paint store, several retail strip plazas 

and public storage facilities. Moderate, older single family residential development extends east and 

west of the site on the north side of East 13th Street.   

 

Note regarding COVID-19: Due to the ongoing COVID-19 virus, designated as a pandemic as of 

March 11, 2020 by the World Health Organization, there has been much speculation and discussion 

within the appraisal community regarding impacts to real estate values and marketing/exposure 

time. The general consensus within the real estate community is that it is too soon to know what 

impacts will ultimately be realized and what property types will be most impacted. The impacts may 

be short-term for some properties and long-term for others. Due to many states having implemented 

stay-at-home orders, the property types immediately impacted include hotel/motels (limited leisure 

and business travel), retail including sales of non-essential items and restaurants (being limited to 

pick-up or delivery), office and possibly distribution warehouses (due to a lower demand for non-

essential products). Based on discussions with real estate professionals in the market area, as well 

as a review of recent national survey projections, at this point, any impact on financing and buyer 

and seller actions in general, are varied and may depend on the specific market as well as property 
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types, but caution should be used on a case-by-case basis. However, enough evidence is available 

to definitively project marketing and exposure times to be extended with modifications/reductions 

to recent (prior to the announcement of this pandemic) trends of improving market conditions 

accordingly, based on information obtained from reliable sources. It was noted that from March 

2020 through today there was a significant decrease in the volume of sales of commercial properties, 

this can be attributed in part to the uncertainty of the timing of the market returning to a more 

stable state. As vaccines have become available and state restrictions are easing many of the 

impacted property types have begun to rebound, it is anticipated that this normalizing trend will 

continue over the next few years as the market continues to recover.  

 

Neighborhood 

The following data was gathered from Site-to-do-Business Online based on a 1-mile, 3-mile and 5-

mile radius from the subject, as shown on the map below.   

 

 

  

Teri Robinson
Rectangle



7 

 

Property Valuation & Consulting, Inc. 

 

 

 

 

 

Census 2010 Summary Profile 

We obtained a Census 2010 Summary Profile showing the population, households and housing units 

within 1 mile, 3 miles and 5 miles of the subject property.   

 

1 Mile Radius 

 

 

3 Mile Radius 

 

 

5 Mile Radius 
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Business Summary 

We obtained a Business Summary of the different types of businesses within 1 mile, 3 miles and 5 

miles of the subject property. 
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Retail Market Place Profile 

The results of this profile, which facilitate the use of Site-to-do-Business Online, identify oversupply 

or in-demand industries within a one-mile radius of the subject site. Those industries identified by red 

(Retail Gap & Leakage/Surplus Factor) indicate an oversupply, while green indicates a need, demand, 

or demand potential of a particular industry.   
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The following graphs are another representation of the preceding information.  Those industries 

identified to the left of zero (0.0) indicate an oversupply, while those to the right of zero (0) indicate a 

need, demand, or demand potential of a particular industry.   
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Zoning 

The property is zoned HB (Highway Business) by the City of St. Cloud and has a Commercial Future 

Land Use.  The Highway Business district is composed of certain land and structures used to provide 

for a wide variety of commercial uses.  The following uses are permitted: 
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Property Description 

Land Size 0.63 acres/27,399 square feet (gross and net upland), 

which is based on the GIS figures of the Osceola County 

Property Appraiser records. 

 

Shape Rectangular 

 

Frontage Approximately 100’ along the north side of East 13th 

Street. 

 

Topography The site is mostly cleared, level and at/above road grade. 

It should be noted that there is no developed 

ingress/egress from East 13th Street.  Such a driveway 

will likely require a drainage culvert and driveway 

construction engineered to accommodate the existing 

roadside drainage/retention improvements. 

 

Drainage Appeared adequate on the day of inspection; on-site 

retention will be required upon development.   

 

Utilities The City of St. Cloud provide public water and sewer 

service 

 OUC provides electricity 

 AT&T provides telephone service 

 

Apparent Easements, 

  Encroachments or Restrictions The appraisers have not been made aware of any adverse 

easements, encroachments or restrictions that would 

impact the subject property or its eventual development.  

 

Soil and Subsoil Conditions Suitable for normal building loads as evidenced by 

surrounding improvements in the subject neighborhood. 

 

Site Improvements None  

 

Flood Map Information 

According to the Federal Emergency Management Agency's Flood Insurance Rate Map Panel No. 

12097C0257G, dated June 18, 2013, the subject site is situated in Zone X, which is an area of minimal 

flood hazard.   
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Assessment/Tax Data 

According to the Osceola County Property Appraiser, the subject property is identified as tax parcel 

ID # 01-26-30-0725-0001-4855.  The certified market value for 2021 is $212,300 ($7.75 per square 

foot based on 27,399 square feet) with an assessed/taxable value of $138,557. The Certified taxes for 

2021 total $2,988.41 based on a millage rate of 0.0184296 with no non-ad valorem assessments. The 

2021 taxes have been paid with no prior delinquent taxes. Pertinent tax information follows: 
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Highest and Best Use as Vacant 

The highest and best use of the subject property as vacant considers uses that are physically possible, 

legally permissible, financially feasible, and maximally productive. 

 

The subject commercial lot is physically capable of supporting development as evidenced by the 

surrounding improvements.  It has good access from major thoroughfares. 

 

The use of the subject parcel as a commercial site is legally permissible under the current zoning and 

Future Land Use. 

 

The use that would be feasible and result in the highest return to the land would be for commercial 

development.  Therefore, the highest and best use of the subject site as vacant is for commercial use. 

 

Valuation Process 

In the appraisal of the subject property, one of the three commonly accepted approaches to value was 

considered and applied for the subject property: the sales comparison approach.  As stated previously 

in the Scope of Work section of this appraisal, the cost and income approaches were not applicable.  

Ultimately, the sales comparison approach gives a good indication of the subject’s value in the open 

market (market value) as it best reflects the actions of market participants for vacant commercial land 

in the subject’s neighborhood. 

 

Sales Comparison Approach 

Three comparable sales of vacant commercial land and the subject’s pending contract were analyzed 

to indicate a value for the subject.  The comparable land sales used are summarized on the ensuing 

adjustment grid (comparing the sales on a per square foot unit basis), and a location map, aerial 

photographs/maps and summary descriptions are found in Exhibit D. 
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These comparables are among the best value indicators available. The sale dates range from December 

2020 through June 2021 and the subject contract is current as of the date of value. The comparables 

ranged in size from 21,344 to 48,308 net upland SF (0.49 to 1.11 net upland acres).  Unadjusted sale 

Subject/Pending Contract 1 Land Sale 2 Land Sale 3 Land Sale 4

Address: North side of East 13th Street, west of 

Orange Avenue and East of Grape 

City/County: St. Cloud, Osceola Co.

Parcel ID # and/or Alt. Key #:
01-26-30-0725-0001-4855

-0050

21 Appraisal Date

Sale Date: Pending Contract Dec-20 Mar-21 Jun-21

Unadjusted Sale/Listing Price: $234,000 $210,000 $575,000 $300,000

Adjusted Sale/Listing Price: $234,000 $210,000 $575,000 $300,000 

Size (Gross Acres): .63 Acres .49 Acres 1.11 Acres 1.05 Acres

Size (Gross SF): 27,399 SF 21,344 SF 48,308 SF 45,564 SF

Net Upland/Usable Acres: .63 Acres .49 Acres 1.11 Acres 1.05 Acres

Net Upland/Usable SF: 27,399 SF 21,344 SF 48,308 SF 45,564 SF

Unadjusted Sale Price/ Net Upland/Usable Acre: $372,019 $428,571 $518,485 $286,807

Unadjusted Sale Price/Net Upland/Usable SF: $8.54 $9.84 $11.90 $6.58

Transactional Adjustments for Property Rights Conveyed, financing Terms, Conditions of Sale, Expenditures Immediately After Purchase and Market Conditions:

Real Property Rights: Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment for Real Property Rights: 0% 0% 0% 0%

   Adjusted Price/SF of Net Upland Area for Real Property Rights: $8.54 $9.84 $11.90 $6.58

Financing terms: Cash or equivalent to seller Cash to seller Cash to seller Cash or equivalent to seller

Adjustment for Financing terms: 0% 0% 0% 0%

   Adjusted Price/SF of Net Upland Area for Financing Terms: $8.54 $9.84 $11.90 $6.58

Conditions of sale: Arms Length; Normal Arms Length; Normal Arms Length; Normal Arms Length; Normal

Adjustment for Conditions of sale: 0% 0% 0% 0%

   Adjusted Price/SF of Net Upland Area for Conditions of Sale: $8.54 $9.84 $11.90 $6.58

 Market Conditions Adjustment @ .% 0.00% 0.00% 0.00% 0.00%

   Months since closing: 0 months ago 12 months ago 9 months ago 6 months ago

   Adjusted Price/SF of Net Upland Area for Market Conditions: $8.54 $9.84 $11.90 $6.58

Gross Transactional Adjustment 0.00% 0.00% 0.00% 0.00%

   Adjusted Price/SF of Net Upland Area: $8.54 $9.84 $11.90 $6.58

Property Adjustments:

Municipality/Location: St. Cloud, Osceola Co.

Adjustment for Location: 0% 0% -5% 0%

Size (Upland/Usable Acres): .63 Acres .49 Acres 1.11 Acres 1.05 Acres

Size (Upland/Usable SF): 27,399 SF 21,344 SF 48,308 SF 45,564 SF

     Adjustment for Size (Usable/Upland SF): 0% 0% 5% 5%

Traffic Counts (2020 FDOT): 29,500 Cars per Day 29,500 Cars per Day 44,500 Cars per Day 35,500 Cars per Day

    Adjustment for Traffic Counts: 0% 0% -5% 0%

Frontage: 100' on 13th Street

Frontage to Depth Ratio: .36 :1 1.91 :1 .75 :1 1.90 :1

    Adjustment for Frontage to Depth: 0% -10% -5% -10%

Utilities (S = Sewer; W = Water; E = Electric; T = Telephone): S-W-E-T S-W-E-T S-W-E-T S-W-E-T

     Adjustment for Utilities: 0% 0% 0% 0%

Access/Shape/Utility: 1  Street with Median Barrier, 

Rectangular, Interior Lot

2 Streets with Median Cut and No 

Barrier, Rectangular, Corner Lot

2 Streets with Median Barrier (Vine 

St.) and No Barrier, Rectangular, 

Interior Lot

4 Streets with Median Barrier (John 

Young Pkwy.) and No Barriers, 

Rectangular, Corner Lot

     Adjustment for Access/Shape/Utility: 0% -5% 0% 0%

Zoning/FLU : HB (Highway Business)/Commercial;  

City of St. Cloud

HB (Highway 

Business)/Commercial; City of St. 

Cloud

T5-U (Mixed-Use Urban Core)/MU-V 

(Mixed Use - Vine Street) ; City of 

Kissimmee

T4-O (Neighborhood Open)/MU-D (Mixed 

Use - Downtown);  City of Kissimmee

      Adjustment for Zoning/FLU: 0% 0% 0% 5%

Water Retention: On-Site On-Site On-Site On-Site

     Adjustment for Water Retention: 0% 0% 0% 0%

Topography: Level and at Road Grade Level and at Road Grade Level and at Road Grade Level and at Road Grade

     Adjustment for Topography: 0% 0% 0% 0%

State of Approvals (Proposed Use) : Zoning and FLU in place Proposed for Dental Office (No 

specific approvals in place at sale) 

Proposed for Restaurant (No specific 

approvals in place at sale) 

Office Use (No specific approvals in place 

at sale) 

     Adjustment for State of Approvals 0% 0% 0% 0%

State of Development : Mostly Cleared Cleared Cleared Mostly Cleared

     Adjustment for State of Development: 0% 0% 0% 0%

Net Property Adjustments: 0% -15% -10% 0%

Gross Property Adjustments: 0% 15% 20% 20%

Total Gross Adjustments (Transactional & Property): 0.0% 15.0% 20.0% 20.0%

Indicated Value/SF of Net Upland/Usable Area (Based on Net Adj.): $8.54 $8.36 $10.71 $6.58

Weighting 20% 35% 25% 20%

Weighted Value/SF of Net Upland/Usable Area: $1.71 $2.93 $2.68 $1.32

Concluded Value: 27,399 SF @ $8.63 /SF $236,456

 Rounded to: $235,000

Vacant Land Sales Adjustment Grid 

Avenue

1245 Orange Avenue (Northeast 

corner of Orange Avenue and East 

13th Street)

512 West Vine Street 415 North John Young Parkway 

(Northeast corner of John Young Parkway 

and King Street)

St. Cloud, Osceola Co. Kissimmee, Osceola Co. Kissimmee, Osceola Co.

01-26-30-4950-0001-5090 21-25-29-1996-0001-0010 21-25-29-1690-000G-0040, -0010, -0020, 

-0030, 

Dec-

St. Cloud, Osceola Co. Kissimmee, Osceola Co. Kissimmee, Osceola Co.

     

202.5' on 13th Street and 106' on 

Orange Avenue

191.33' on W. Vine Street and 

191.33' on W. Cherry Street

Approx. 295' on N. John Young Pkwy. 

and 155' on June St. and King St.
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prices ranged from $6.58 to $11.90 per net upland square foot with the subject pending contract at 

$8.54 per net upland square foot.   

 

None of the sales required any adjustments for property rights.  None of the comparables required 

adjustments for financing, as each of the transactions involved cash or cash equivalent to the seller.  

There were no adjustments for condition of sale as transactions were all arm’s length. No adjustment 

was made for market conditions due to the relatively recent sale dates of the comparable sales 

analyzed. 

 

After making adjustments for all meaningful items of comparison, the comparables reflect a range of 

value from $6.58 to $10.71 per net upland square foot, averaging $8.55 per square foot.  Primary 

weight of 35% was placed on Land Sale 2 due to its proximity to the subject  with secondary weight 

of 25% given to Land Sale 3 and supporting weight of 20% each given to Subject/Pending Contract 1 

and Land Sale 4.  The weighting results in a value indication via the Sales Comparison Approach of 

$8.63 per net upland square foot.  Multiplying the subject’s 27,399 net upland square feet of land area 

by the unit value of $8.63 per net upland square foot results in a value for the subject site of $236,456, 

rounded to $235,000 via the Sales Comparison Approach.   
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Reconciliation 

In the final determination of market value, all weight was placed on the sales comparison approach.   

 

Based upon the investigation summarized and the premise defined herein, the as is market value of 

the fee simple estate in the subject property appraised as of December 15, 2021, is estimated to be: 

 

TWO HUNDRED AND THIRTY-FIVE THOUSAND DOLLARS 

($235,000). 

 

Our appraisal services and related appraisal report have been prepared in accordance with the 

requirements of Title XI of the Financial Institution's Reform, Recovery and Enforcement Act of 1989 

(“FIRREA”) with respect to real estate related financial transactions, as we understand these 

requirements.  Our appraisal services and related appraisal report have been designed to conform to 

USPAP.  This report was prepared in accordance with, and is subject to, our Assumptions and Limiting 

Conditions and General Service Conditions, which are attached to and form an integral part of this 

report. 

 

No investigation was made of the title to or any liabilities against the property appraised. 

 

      Respectfully submitted, 

      PROPERTY VALUATION & CONSULTING, INC. 

 

 

Blair Beasley 

State-Certified General Real Estate Appraiser 

License No. RZ3871 

 

 

December 23, 2021 

Job #A21-44.VL     
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SUBJECT PHOTOGRAPHS 

 
VIEW LOOKING EAST ON EAST 13TH STREET FROM NEAR THE 

SOUTHWEST CORNER OF THE SITE (SUBJECT ON LEFT) 

 

 
VIEW LOOKING WEST ON EAST 13TH STREET FROM NEAR THE 

SOUTHEAST CORNER OF THE SITE (SUBJECT ON RIGHT) 

Teri Robinson
Rectangle



Property Valuation & Consulting, Inc. Exhibit A 
  

 

 

 

 SUBJECT PHOTOGRAPHS 

 
VIEW FROM THE SOUTHEAST CORNER LOOKING NORTH INTO THE INTERIOR OF THE SITE 

 

 
VIEW FROM THE NORTHEAST CORNER LOOKING SOUTH INTO THE INTERIOR OF THE SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW FROM THE NORTHWEST CORNER LOOKING SOUTH INTO THE INTERIOR OF THE SITE 

 

 
VIEW FROM THE SOUTHWEST CORNER LOOKING NORTH INTO THE INTERIOR OF THE SITE 
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SUBJECT PHOTOGRAPHS 

 

 
VIEW FROM SOUTHERN BOUNDARY LOOKING NORTH INTO THE INTERIOR OF THE SITE 

 

 
VIEW LOOKING WEST ACROSS THE SOUTHERN BOUNDARY OF THE SITE 
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SUBJECT PHOTOGRAPHS 

 

 
VIEW FROM THE INTERIOR OF THE SITE LOOKING SOUTH 

 

 
VIEW LOOKING NORTHWEST FROM INTERIOR OF THE SITE 
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Tax Map 
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Aerial Photograph 
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PUBLIC RECORDS OF OSCEOLA COUNTY, FL 
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SUBJECT/Pending Contract 1 

 

(See Exhibit A – Subject Photographs) 

 

Address/Location North side of East 13th Street, west of Orange Avenue and East of Grape 

Avenue, St. Cloud, Osceola County 

Parcel ID#: 01-26-30-0725-0001-4855 

Grantor Will be: The Holster Store, Inc. 

Grantee Will be: Tompoon, LLC 

Transfer Data: 

  Recording Date N/A; Pending Contract 

  Exchange N/A; Pending Contract 

  Conditions N/A; Pending Contract 

  Recorded N/A; Pending Contract 

Sale Data: 

  Contract Price $234,000 

  Financing Cash or equivalent 

  Price/SF   $8.54/SF (Gross/Net Upland) 

Site Data: 

  Configuration Rectangular; Interior Lot 

  Frontage Approx. 100 frontage feet on the north side of East 13th Street 

  Ratio: 0.36:1 

  Size 27,399 SF/0.63 Acres (Gross and Net Upland) 

  Zoning/FLU HB (Highway Business)/Commercial, City of St. Cloud 

  Traffic Counts 29,500 cars daily (2020 AADT – FDOT) 

  Utilities  All utilities are available to the site with on-site retention required.  

  Comments The site is cleared and no environmental studies were provided to the appraisers 

regarding any adverse soil and/or subsoil conditions. There is a curb cut/private 

road to the east of the site that serves a residential community to the north of 

the site. The site does not have developed ingress/egress off of East 13th Street 

and a future development plan will need to take this into account. 
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Land Sale 2 

 
 

Address/Location: 1245 Orange Avenue (Northeast corner of Orange Avenue and East 13th 

Street), St. Cloud, Osceola County 

Traffic Counts: 29,500 cars daily (2020 AADT – FDOT) 

Tax Parcel ID #: 01-26-30-4950-0001-5090 

Grantor: Amy Lyn Newman, individually and as Trustee of the Applicable Credit 

(Credit Exemption) Trust – Trust A established under Article XI of the 

William J. Newman III Family Trust dated August 29, 2012 

Grantee: The Art of Dentistry and Associates, Inc. 

Sale Date: December 2020 

Conditions: Arm’s Length, Normal (203 days on market) 

Recorded: O. R. Book 5856, Page 1905, Osceola County 

Sale Price:   $210,000 (verified with Ray Craig, Listing Broker – 321-543-6633) 

Financing: Cash equivalent to seller 

Price per Sq. Ft.: $9.84/SF 

Site Size/ Shape: 0.49 acres/21,344 square feet (gross and net upland) –rectangular corner lot 

Access: 2 Streets with median cut at side street 

Zoning/FLU: HB (Highway Business)/Commercial, City of St. Cloud 

Frontage: 202.5’ of frontage along the north side of E. 13th Street and 106’ of frontage 

on the east side of Orange Avenue 

Frontage to Depth 

Ratio:  1.91:1 

Utilities: All utilities are available to the site.  On-site retention will be required. 

Comments:   The site is cleared and level.  The Grantee plans to build a dental office. 
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Land Sale 3 

 
 

Address/Location: 512 West Vine Street, Kissimmee, Osceola County 

Traffic Counts: 44,500 cars daily (2020 AADT – FDOT) 

Tax Parcel ID #: 21-25-29-1996-0001-0010 

Grantor: Radheshyam, LLC 

Grantee: ANF Gyros, LLC 

Sale Date: March 2021 

Conditions: Arm’s Length, Normal (1,021 days on market) 

Recorded: O. R. Book 5908, Page 1589, Osceola County 

Sale Price:   $575,000 (verified with Linda Goodwin-Nichols, Listing Broker – 407-908-

0320) 

Financing: Cash equivalent to seller 

Price per Sq. Ft.: $11.90/SF 

Site Size/ Shape: 1.11 acres/48,308 square feet (gross and net upland) –rectangular interior lot 

Access: 2 Streets with median barrier along Vine Street and no barriers from Cherry 

Street 

Zoning/FLU: T5-U (Mixed-Use Urban Core)/MU-V (Mixed Use - Vine Street); City of 

Kissimmee 

Frontage: 191.33’ of frontage along the south side of West Vine Street and 191.33’ of 

frontage on the north side of West Cherry Street 

Frontage to Depth 

Ratio:  0.75:1 

Utilities: All utilities are available to the site.  On-site retention will be required. 

Comments:   The site is cleared and level.  The Grantee plans to develop the site with a 

restaurant. 
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Land Sale 4 

 
 

Address/Location: 415 North John Young Parkway (Northeast corner of John Young Parkway 

and King Street), Kissimmee, Osceola County 

Traffic Counts: 35,500 cars daily (2020 AADT – FDOT) 

Tax Parcel ID #: 21-25-29-1690-000G-0040, -0010, -0020, -0030, -0050 

Grantor: Earl Gorman Foundation, Inc. 

Grantee: Gabriel Londono 

Sale Date: June 2021 

Conditions: Arm’s Length; Normal  

Recorded: O.R. Book 5991, Page 329, Osceola County 

Sale Price: $300,000 (verified with Sharon Lapointe, Listing Broker, 321-689-0751) 

Financing: Cash or equivalent to seller 

Price per Sq. Ft.: $6.58/SF 

Site Size/ Shape: 1.05 acres/45,564 square feet (gross and net upland) –rectangular corner lot 

Access: 4 Streets with median barrier along N. John Young Parkway and no barriers 

along King Street, June Street or Randolph Avenue 

Zoning/FLU: T4- O (Neighborhood Open)/MU-D (Mixed Use - Downtown), City of 

Kissimmee 

Frontage: 295' on N. John Young Pkwy. and 155’ June St. and King St. 

Frontage to Depth 

Ratio:  1.90:1 

Utilities: All utilities are available to the site.  On-site retention will be required. 

Comments:   The site is mostly cleared and level. The listing agent reported that the city 

will not allow retail on this site due to adjacent residential areas. The median 

along John Young Parkway requires southbound traffic to U-turn to access 

the property. 
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Assumptions and Limiting Conditions 

 

No responsibility is assumed for matters legal in nature.  No investigation has been made of the title 

to or any liabilities against the property appraised.  In this appraisal, it is presumed that, unless 

otherwise noted, the owner's claim is valid, the property rights are good and marketable, and there are 

no encumbrances that cannot be cleared through normal processes. 

 

We have provided a Summary Appraisal Report, intended to comply with the reporting requirements 

set forth by the Uniform Standards of Professional Appraisal Practice (USPAP) for a Summary 

Appraisal Report.  As such, the report presents only summary discussions of the data, reasoning, and 

analyses used in the appraisal process to develop Property Valuation & Consulting's opinion of value. 

Supporting documentation concerning the data, reasoning, and analyses has been retained as a part of 

our work papers.  The depth of discussion contained in the report is specific to your needs as the client 

and for the intended use as stated.  Property Valuation & Consulting, Inc., is not responsible for the 

unauthorized use of this report. 

 

Furthermore, our appraisal services and related appraisal report have been prepared in accordance with 

the requirements of Title XI of the Financial Institution’s Reform, Recovery and Enforcement Act of 

1989 (FIRREA) with respect to real estate related financial transactions, as we understand these 

requirements. 

 

To the best of our knowledge, all data set forth in this report are true and accurate.  Although gathered 

from reliable sources, no guarantee is made nor liability assumed for the accuracy of any data, 

opinions, or estimates identified as being furnished by others that have been used in formulating this 

analysis. 

 

The market value estimate contained within this report specifically excludes the impact of structural 

damage or environmental contamination resulting from earthquakes or other causes.  It is 

recommended that the reader of this report consult a qualified structural engineer and/or industrial 

hygienist for the evaluation of possible structural/environmental defects, the existence of which could 

have a material impact on market value. 

 

Land areas and descriptions used in this appraisal were provided by the owner and/or obtained from 

surveys or public records and have not been verified by legal counsel or a licensed surveyor.  (The 

land description is included for identification purposes only and should not be used in a conveyance 

or other legal document without proper verification by an attorney.) 

 

No soil analysis or geological studies were ordered or made in conjunction with this report, nor were 

any water, oil, gas, or other subsurface mineral and use rights or conditions investigated. 

 

Substances such as asbestos, urea-formaldehyde foam insulation, other chemicals, toxic wastes, or 

other potentially hazardous materials could, if present, adversely affect the value of the property.  

Unless otherwise stated in this report, the existence of hazardous substance, which may or may not be 

present on or in the property, was not considered by the appraisers in the development of the 

conclusion of value. The stated value estimate is predicated on the assumption that there is no material 

on or in the property that would cause such a loss in value.  No responsibility is assumed for any such 
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conditions, and the client has been advised that the appraiser is not qualified to detect such substances, 

quantify the impact on values, or develop the remedial cost. 

 

No environmental impact study has been ordered or made.  Full compliance with applicable federal, 

state, and local environmental regulations and laws is assumed unless otherwise stated, defined, and 

considered in the report.  It is also assumed that all required licenses, consents, or other legislative or 

administrative authority from any local, state, or national government or private entity organization 

either have been or can be obtained or renewed for any use that the report covers. 

 

Plats are presented only as aids in visualizing the property and its environment.  Although the material 

was prepared using the best available data, it should not be considered as a survey or scaled for size. 

 

It is assumed that all applicable zoning and use regulations and restrictions have been complied with 

unless a non-conformity has been stated, defined, and considered in the appraisal report.  Further, it is 

assumed that the utilization of the land and improvements is within the boundaries of the property 

described and that no encroachment or trespass exists unless noted in the report. 

 

The Americans with Disabilities Act (ADA) became effective January 26, 1992.  We 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 of more of the requirements of the act.  If so, this fact could 

have a negative effect on the value of the property.  Since we have no direct evidence relating to this 

issue, we did not consider the possible noncompliance with the requirements of ADA in estimating 

the value of the property. 

 

Blair Beasley and David Fuller made a physical inspection of the property and noted visible physical 

defects, if any, in this report.  This inspection was made by individuals generally familiar with real 

estate and building construction.  However, these individuals are not architectural or structural 

engineers who would have detailed knowledge of building design and structural integrity.  

Accordingly, we do not opine on, nor are we responsible for, the structural integrity of the property 

including its conformity to specific governmental code requirements, such as fire, building and safety, 

earthquake, and occupancy, or any physical defects that were not readily apparent to the appraisers 

during their inspection. 

 

The value or values presented in this report are based upon the premises outlined herein and are valid 

only for the purpose or purposes stated. 

 

The date of value to which the conclusions and opinions expressed apply is set forth in this report.  

Unless otherwise noted, this date represents the last date of our physical inspection of the property.  

The value opinion herein rendered is based on the status of the national business economy and the 

purchasing power of the U.S. dollar as of that date.  Testimony or attendance in court or at any other 

hearing is not required by reason of this appraisal unless arrangements are previously made within a 

reasonable time in advance therefore. 
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One or more of the signatories of this appraisal report is a member or associate/affiliate member of 

the Appraisal Institute.  The Bylaws and Regulations of the Institute require each member and 

associate/affiliate member to control the use and distribution of each appraisal report signed by them. 

 

Possession of this report or any copy thereof does not carry with it the right of publication.  No portion 

of this report (especially any conclusion to use, the identity of the appraiser or the firm with which the 

appraiser is connected, or any reference to the Appraisal Institute or the designation awarded by this 

organization) shall be disseminated to the public through prospectus, advertising, public relations, 

news, or any other means of communication without the written consent and approval of Property 

Valuation & Consulting, Inc. 

 

Extraordinary Assumptions 

None 

 

Hypothetical Conditions 

None 
 

 

 

 



Property Valuation & Consulting, Inc. Exhibit F 
  

 

 

 

Exhibit F 

Certification 

(1 Page) 



Property Valuation & Consulting, Inc. Exhibit F 
  

 

 

 

Certification 
 

We certify that, to the best of our knowledge and belief: 

 

The statements of fact contained in this appraisal report are true and correct. 

 

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions, and are our personal, impartial, and unbiased professional analyses, opinions and 

conclusions. 

 

We have no present or prospective interest in the property that is the subject of this report, and we have 

no personal interest or bias with respect to the parties involved. 

 

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

with this assignment. 

 

Our engagement in this assignment was not contingent upon developing or reporting predetermined 

results 

 

Our compensation for completing this assignment is not contingent upon the development or reporting 

of a predetermined value or direction of 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 the appraisal. 

 

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 & Standards of Professional 

Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of Professional 

Appraisal Practice and the regulating agencies governed under FIRREA. 

 

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

duly authorized representatives. 

 

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

 

David Fuller provided significant real property appraisal assistance to the person(s) signing this 

certification. 
 
The appraisal assignment is not based on a requested minimum valuation, a specific valuation, or the 
approval of a loan. 
 
As of the date of this report, Blair Beasley has completed the Standards and Ethics Education 

Requirements and the requirements of the continuing education program for Practicing Affiliates of the 

Appraisal Institute. 

 

We 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. 

  

 
Blair Beasley, State-Certified General Real Estate Appraiser, License #RZ3871  December 23, 2021 
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Appraiser Licenses 
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General Service Conditions 

 

The service(s) provided by Property Valuation & Consulting, Inc. have been performed in accordance 

with professional appraisal standards.  Our compensation was not contingent in any way upon our 

conclusions of value.  We assumed, without independent verification, the accuracy of all data provided 

to us.  We have acted as an independent contractor and reserved the right to use subcontractors.  All 

files, work papers or documents developed by us during the course of the engagement are our property.  

We will retain this data for at least five years. 

 

Our report is to be used only for the specific purposes stated herein and any other use is invalid. No 

reliance may be made by any third party without our prior written consent.  You may show our report 

in its entirety to those third parties who need to review the information contained herein. No one should 

rely on our report as a substitute for their own due diligence. No reference to our name or our report, 

in whole or in part, in any document you prepare and/or distribute to third parties may be made without 

our prior written consent. 

 

You agree to indemnify and hold us harmless against and from any and all losses, claims, actions, 

damages, expenses, or liabilities, including reasonable attorneys' fees, to which we may become 

subject in connection with this engagement.  You will not be liable for our negligence.  Your obligation 

for indemnification and reimbursement shall extend to any controlling person of Property Valuation 

& Consulting, Inc., including any director, officer, employee, subcontractors, subsidiary, affiliate, or 

agent. 

 

We reserve the right to include your company/firm name in our client list, but we will maintain the 

confidentiality of all conversations, documents provided to us, and the contents of our reports, subject 

to legal or administrative process or proceedings.  These conditions can only be modified by written 

documents executed by both parties. 

 

Property Valuation & Consulting, Inc., is an equal opportunity employer. 

 

 


