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3. Consider Approval of FDOT Offer Letter (Parcels 121 & 702)…………………………………...Page 12 
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3. Financial Update…………………………………………………………………………………...Page 274 

4. Engineer Update 
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Publication Date

2026-08-06

Subcategory

Miscellaneous Notices

?Notice of Public Hearing

and Regular Board Meeting of the

Sebastian River

Improvement District

The Board of Supervisors (the Board) of the Sebastian River Improvement District (the District) will hold a

Public Hearing and Regular Board Meeting on August 19, 2026, at 10:00 a.m., or as soon thereafter as can be

heard, in the Offices of the Indian River County Administration Complex, 1801 27th Street, Bldg. A, Room A1-

102, Vero Beach, Florida 32960.

The purpose of the Public Hearing is to receive public comment on the Fiscal Year 2026/2027 Proposed Final

Budget of the District. The purpose of the Regular Board Meeting is for the Board to consider any other

business which may properly come before it. A copy of the Budget and/or the Agenda may be obtained from

the Districts website (www.sridfl.org) or at the offices of the District Manager, Special District Services, Inc.,

10521 SW Village Center Drive, Suite 203,

Port St. Lucie, Florida 34987 during normal business hours. The meetings are open to the public and will be

conducted in accordance with the provisions of Florida law. Meetings may be continued as found necessary

to a time and place specified on the record.

There may be occasions when one or more Supervisors will participate by telephone; therefore, a speaker

telephone may be present at the meeting location so that Supervisors may be fully informed of the

discussions taking place.

In accordance with the provisions of the Americans with Disabilities Act, any person requiring special

accommodations or an interpreter to participate at these meetings should contact the District Manager at

(772) 345-5119 and/or toll free at 1-877-737-4922, at least seven (7) days prior to the date of the meetings.

If any person decides to appeal any decision made with respect to any matter considered at this Public

Hearing and Regular Board Meeting, such person will need a record of the proceedings and such person may

need to ensure that a verbatim record of the proceedings is made at their own expense and which record

includes the testimony and evidence on which the appeal is based.

Meetings may be cancelled from time to time without advertised notice.

Sebastian River Improvement District

www.sridfl.org

PUBLISH: Indian River Press Journal 07/30/26 & 08/06/26

TSN#12510205
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SEBASTIAN RIVER IMPROVEMENT DISTRICT 
REGULAR BOARD MEETING 

JUNE 17, 2026 
 
 

A. Call to Order  

The June 17, 2026, Regular Board Meeting of the Sebastian River Improvement District (the 
“District”) was called to order at 9:23 a.m. in the Indian River County Administration Complex, 
Building A, Room A1-102, 1801 27th Street, Vero Beach, Florida 32960. 
 
B. Proof of Publication  

Proof of publication was presented showing that notice of the Regular Board Meeting had been 
published in the Indian River Press Journal on May 21, 2026, and May 28, 2026, as legally 
required. 
 
C. Seat New Board Members 

Jeff Bass was in attendance and recognized as seated on the Board. 
 

D. Administer Oath of Office and Review Board Member Responsibilities and Duties 

Mr. Bass continues to serve in his seat on the Board and is aware of his responsibilities and duties.  
 
E. Establish Quorum 

A quorum was established with the following Supervisors present: 
 
Board of Supervisors  

Supervisor Tom Hammond Present 

Supervisor Jeff Bass Present 

Supervisor Chad Kelly Present 

 
Staff members in attendance were: 

District Manager Frank Sakuma Special District Services, Inc. 

District Manager Stephanie Brown Special District Services, Inc. 

District Counsel Elizabeth Lenihan Torcivia, Donlon, Goddeau 
& Rubin, PA 

District Engineer David Luethje Carter Associates, Inc. 

 
F. Election of Officers 

 
1. Mr. Sakuma offered the following slate of officers for consideration: 

 
Chairman – Jeff Bass 
Vice Chairman – Chad Kelly 
Assistant Secretary – Tom Hammond  
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Secretary/Treasurer – B. Frank Sakuma, Jr. 
 

A motion was made by Mr. Kelly, seconded by Mr. Hammond approving the slate of officers as 
offered. The motion approving the officers of the District passed unanimously. 
 
G. Additions or Deletions to Agenda 

- ROW Maintenance 
- Hammond Surplus Land Application 

 
H. Approval of Minutes 

1. February 18, 2026, Regular Board Meeting 
 
A motion was made by Mr. Bass, seconded by Mr. Hammond approving the minutes of the 
February 18, 2026, Regular Board Meeting, as presented. The motion passed unanimously. 
 
I. OLD BUSINESS 

No Old Business items were considered.    
 
J. NEW BUSINESS 

1. Update on Open Projects 

The Open Projects agenda item was covered during the Annual Engineer’s Report. 
 

2. Consider Resolution No. 2026-03 – Adopting a Fiscal Year 2026/2027 Proposed 
Budget 

 
Resolution 2026-03 was presented, entitled: 
 

RESOLUTION NO. 2026-03 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE 
SEBASTIAN RIVER IMPROVEMENT DISTRICT APPROVING A 
PROPOSED BUDGET FOR FISCAL YEAR 2026/2027; AND PROVIDING 
AN EFFECTIVE DATE. 

 
A motion was made by Mr. Bass, seconded by Mr. Kelly, adopting Resolution 2026-03 Approving 
a Proposed Budget for 2026/2027, as presented and Setting a Public Hearing for August 19, 2026, 
at 10:00 a.m. The motion passed unanimously. 
 

4. ROW Maintenance 
 
A motion was made by Mr. Hammond, seconded by Mr. Kelly approving moving forward with 
Cates for ROW maintenance. The motion passed unanimously. 
 

5. Hammond Surplus Lands Application 
 

Mr. Sakuma informed the Board that the appraisal had been received for the C-9W Canal and 
District Counsel would be drafting a closing package to bring back to the Board for consideration. 
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K. Administrative Matters 

1. Sand Mine Update 

Mr. Sakuma advised that Blue Goose did not require a permit, and the Davis and Wild Turkey 
permits were renewed.  
 
Chris Hampton (Wild Turkey) notified the Board that ROW C-12 had been restored to its existing 
conditions, as required per the Special Conditions Wild Turkey Sand Mine Permit Extension-
Permit No. 2008-002.  Mr. Hampton stated that he would also coordinate with the District Engineer 
regarding creating a ditch for the next phase of this project. 
 

2. Water Quality Report 

Mr. Luethje noted that no concerns were raised by the Water Quality Report. 

3. Financial Update 

Mr. Sakuma briefly addressed the financials included in the Board package, and noted the District 
was in sound financial condition.  
 

4. Engineer Update 

Mr. Luethje had nothing further for the Board.  
 

5. Manager Update 

Mr. Sakuma reminded the Board to file their 2025 Form 1 – Statement of Financial Interests no 
later than July 1, 2026. 
 
L. Board Member Comments 
 
Mr. Bass notified the Board that he would be putting a gate on the District ROW located to the 
East of Canal L. 
 
M. Comments from the Public for Items Not on the Agenda  

There were no further comments from the public.  
 
K. Adjournment 

 
There being no further business to come before the Board, the Regular Board Meeting of the 
District was adjourned at 9:58 a.m.  There were no objections. 
 
 
 
 
    
Secretary/Assistant Secretary  Chair/Vice-Chairman 
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2026-08-06

Subcategory

Miscellaneous Notices

?Notice of Public Hearing

and Regular Board Meeting of the

Sebastian River

Improvement District

The Board of Supervisors (the Board) of the Sebastian River Improvement District (the District) will hold a

Public Hearing and Regular Board Meeting on August 19, 2026, at 10:00 a.m., or as soon thereafter as can be

heard, in the Offices of the Indian River County Administration Complex, 1801 27th Street, Bldg. A, Room A1-

102, Vero Beach, Florida 32960.

The purpose of the Public Hearing is to receive public comment on the Fiscal Year 2026/2027 Proposed Final

Budget of the District. The purpose of the Regular Board Meeting is for the Board to consider any other

business which may properly come before it. A copy of the Budget and/or the Agenda may be obtained from

the Districts website (www.sridfl.org) or at the offices of the District Manager, Special District Services, Inc.,

10521 SW Village Center Drive, Suite 203,

Port St. Lucie, Florida 34987 during normal business hours. The meetings are open to the public and will be

conducted in accordance with the provisions of Florida law. Meetings may be continued as found necessary

to a time and place specified on the record.

There may be occasions when one or more Supervisors will participate by telephone; therefore, a speaker

telephone may be present at the meeting location so that Supervisors may be fully informed of the

discussions taking place.

In accordance with the provisions of the Americans with Disabilities Act, any person requiring special

accommodations or an interpreter to participate at these meetings should contact the District Manager at

(772) 345-5119 and/or toll free at 1-877-737-4922, at least seven (7) days prior to the date of the meetings.

If any person decides to appeal any decision made with respect to any matter considered at this Public

Hearing and Regular Board Meeting, such person will need a record of the proceedings and such person may

need to ensure that a verbatim record of the proceedings is made at their own expense and which record

includes the testimony and evidence on which the appeal is based.

Meetings may be cancelled from time to time without advertised notice.

Sebastian River Improvement District

www.sridfl.org

PUBLISH: Indian River Press Journal 07/30/26 & 08/06/26

TSN#12510205
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RESOLUTION NO. 2026-04 
 

A RESOLUTION OF THE SEBASTIAN RIVER IMPROVEMENT 
DISTRICT ADOPTING A FISCAL YEAR 2026/2027 BUDGET.  

 
 WHEREAS, the Sebastian River Improvement District (“District”) has prepared a 
Proposed Budget and Final Special Assessment Roll for Fiscal Year 2026/2027 and has held a 
duly advertised Public Hearing to receive public comments on the Proposed Budget and Final 
Special Assessment Roll; and, 
 
 WHEREAS, following the Public Hearing and the adoption of the Proposed Budget and 
Final Assessment Roll, the District is now authorized to levy non-ad valorem assessments upon 
the properties within the District. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS 
OF THE SEBASTIAN RIVER IMPROVEMENT DISTRICT THAT:  
 
 Section 1. The Final Budget and Final Special Assessment Roll for Fiscal Year 
2026/2027 attached hereto as Exhibit “A” is approved and adopted, and the assessments 
set forth therein shall be levied. 
 
 Section 2. The Secretary of the District is authorized to execute any and all necessary 
transmittals, certifications or other acknowledgements or writings, as necessary, to comply with 
the intent of this Resolution. 
  

PASSED, ADOPTED and EFFECTIVE this 19th day of August, 2026. 
 

 
ATTEST: SEBASTIAN RIVER  
 IMPROVEMENT DISTRICT 
 
 
 
 
 
 
By:  By:  
 Secretary/Assistant Secretary Chairperson/Vice Chairperson 
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   Sebastian River
  Improvement District
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    Fiscal Year 2026/2027
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FINAL BUDGET 
SEBASTIAN RIVER IMPROVEMENT DISTRICT

FISCAL YEAR 2026/2027
OCTOBER 1, 2026 - SEPTEMBER 30, 2027

FISCAL YEAR FISCAL YEAR FISCAL YEAR 

2024/2025 2025/2026 2026/2027

REVENUES ACTUAL BUDGET BUDGET COMMENTS

NAV ASSESSMENTS 319,594 307,394 307,394 10,014.43 Acres @ $30.70

R-O-W USE FEES 69,265 25,515 16,765

PERMIT FEES 5,000 5,000 5,000

OTHER REVENUES 2,500 0 2,500

INTEREST INCOME 63,171 9,000 15,000 Interest Projected At $1,250 Per Month

TOTAL REVENUES 459,530$             346,909$                 346,659$                 

EXPENDITURES

LEGAL 32,167 25,000 25,000 No Change From 2025/2026 Budget

DISTRICT ADMINISTRATIVE 30,000 30,000 30,000 $2,500 Per Month

OPERATIONS MANAGER 21,000 21,000 21,000 No Change From 2025/2026 Budget

OPERATIONS MANAGER - PAYROLL TAXES 1,607 1,607 1,607 Operations Manager *7.65%

ENGINEERING /GENERAL 79,791 80,000 80,000 No Change From 2025/2026 Budget

ENGINEERING /PERMIT 0 5,000 5,000 No Change From 2025/2026 Budget

ENGINEERING /OTHER 0 10,000 10,000 No Change From 2025/2026 Budget

ACCOUNTING / AUDIT 5,400 5,500 4,500 Accepted Amount For 2025/2026 Audit

INSURANCE 10,163 14,000 13,000 FY 2025/2026 Expenditure Was $10,773

WEBSITE MANAGEMENT 2,000 2,000 2,000 No Change From 2025/2026 Budget

DUES & SUBSCRIPTIONS 1,175 3,000 3,000 $175 For Dept Of Economic Opportunity - $2,825 For FL Assoc Special Districts

LEGAL ADVERTISEMENTS 602 1,400 1,400 No Change From 2025/2026 Budget

MISCELLANEOUS 9,643 3,896 5,000 Includes Travel, Postage & Office Supplies

WATER QUALITY ANALYTICAL SERVICE 3,825 5,000 5,000 No Change From 2025/2026 Budget

MAINTENANCE CONTRACT (ROW) 183,866 130,000 140,000 Includes Bank Mowing, Canal Maintenance & ROW Maintenance Evaluation

MISCELLANEOUS MAINTENANCE 2,876 2,500 2,500 No Change From 2025/2026 Budget

TOTAL EXPENDITURES 384,115$             339,903$                 349,007$                 

REVENUES LESS EXPENDITURES 75,415$               7,006$                     (2,348)$                    

COUNTY APPRAISER & TAX COLLECTOR FEE (1,836) (6,169)                      (6,169)                      Two Percent Of Total Assessment Roll

DISCOUNTS FOR EARLY PAYMENTS (10,559) (12,337)                    (12,337)                    Four Percent Of Total Assessment Roll

EXCESS/ (SHORTFALL) 63,020$               (11,500)$                  (20,854)$                  

PREVIOUS YEAR CARRYOVER -                           11,500                     20,854                     Comes from Current Fund Balance

NET EXCESS/ (SHORTFALL) 63,020$               -$                         -$                         

Notes

Assessable Acres = 10,014.43 (Per Updated Numbers From County)

FY 2024 Assessment per Acre = $30.70
FY 2024 Budgeted Carryover Funding Assessment per Acre = $0.00

FY 2025 Assessment per Acre = $30.70
FY 2025 Budgeted Carryover Funding Assessment per Acre = $0.00

FY 2026 Assessment per Acre = $30.70
FY 2026 Budgeted Carryover Funding Assessment per Acre = $1.45

FY 2027 Assessment per Acre = $30.70
FY 2027 Budgeted Carryover Funding Assessment per Acre = $2.08

FUND BALANCE AS OF 9/30/25 1,721,573.00$ 
PROJECTED FY 2025/2026 BUDGET ACTIVITY -$                 
PROJECTED FUND BALANCE AS OF 9/30/26 1,721,573.00$ 

FUND BALANCE AS OF 9/30/26 1,721,573.00$ 
PROJECTED FY 2026/2027 BUDGET ACTIVITY -$                 
PROJECTED FUND BALANCE AS OF 9/30/27 1,721,573.00$ 

IPage 9



RESOLUTION NO. 2026-05 
 
A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE 
SEBASTIAN RIVER IMPROVEMENT DISTRICT, ESTABLISHING A 
REGULAR MEETING SCHEDULE FOR FISCAL YEAR 2026/2027 
AND SETTING THE TIME AND LOCATION OF SAID DISTRICT 
MEETINGS; AND PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS, it is necessary for the Sebastian River Improvement District ("District") to 

establish a regular meeting schedule for fiscal year 2026/2027; and 

 
WHEREAS, the Board of Supervisors of the District has set a regular meeting schedule, 

location and time for District meetings for fiscal year 2026/2027 which is attached hereto and 

made a part hereof as Exhibit “A”. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS 

OF THE SEBASTIAN RIVER IMPROVEMENT DISTRICT, INDIAN RIVER COUNTY, 
FLORIDA, AS FOLLOWS: 
 

Section 1. The above recitals are hereby adopted. 

 
Section 2. The regular meeting schedule, time and location for meetings for fiscal 

year 2026/2027 which is attached hereto as Exhibit “A” is hereby adopted and authorized to be 

published. 

 
PASSED, ADOPTED and EFFECTIVE this 19th day of August, 2026. 

 

 
ATTEST: SEBASTIAN RIVER  
 IMPROVEMENT DISTRICT 
 
 
 
 
By:                                                                       By:                
 Secretary/Assistant Secretary Chairperson/Vice Chairperson 
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SEBASTIAN RIVER IMPROVEMENT DISTRICT 
FISCAL YEAR 2026/2027 REGULAR BOARD MEETING SCHEDULE 

 
NOTICE IS HEREBY GIVEN that the Sebastian River Improvement District (“SRID”) will hold 
Regular Board Meetings of the Board of Supervisors at the Indian River County Administration Complex, 
1801 27th Street, Building A, Room A1-102, Vero Beach, Florida 32960 at 10:00 a.m. (**unless 
otherwise noted**) on the following dates: 

 
October 21, 2026 

December 16, 2026 
February 17, 2027 

April 21, 2027 
**June 16, 2027** 
August 18, 2027 

 
**On June 16, 2027, the Sebastian River Improvement District Annual Landowners’ Meeting will be held 
at the Indian River County Administration Complex, 1801 27th Street, Building A, Room A1-102, Vero 
Beach, Florida 32960 and will commence at 9:00 a.m. The Regular Board Meeting will immediately follow 
the Annual Landowners’ Meeting at the same location.** 

 
The purpose of the meetings is to conduct any business which may properly come before the Board. The 
meetings are open to the public and will be conducted in accordance with the provisions of Florida law. 
Copies of the Agenda for any of the meetings may be obtained from the District’s website or by contacting 
the District Manager at (561) 630-4922 and/or toll free at 1-877-737-4922. 

 
From time to time a Supervisor may participate by telephone; therefore, a speaker telephone may be present 
as required, at the meeting location so that Supervisors may be fully informed of the discussions taking 
place. Said meeting(s) may be continued as found necessary to a time and place specified on the record. 

 
If any person decides to appeal any decision made with respect to any matter considered at these meetings, 
such person will need a record of the proceedings and such person may need to ensure that a verbatim record 
of the proceedings is made at his or her own expense and which record includes the testimony and evidence 
on which the appeal is based. 

 
In accordance with the provisions of the Americans with Disabilities Act, any person requiring special 
accommodations at this meeting because of a disability or physical impairment should contact the District 
Office at (772) 345-5119 at least forty-eight (48) hours prior to the meeting.  If you are hearing or speech 
impaired, please contact the Florida Relay Service by dialing 7-1-1, or 1-800-955-8771 (TTY) / 1-800-955-
8770 (Voice), for aid in contacting the District Office. 

 
Meetings may be cancelled from time to time without advertised notice. 

 
SEBASTIAN RIVER IMPROVEMENT DISTRICT 

 
www.sridfl.org 

 
PUBLISH:  INDIAN RIVER PRESS JOURNAL     
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AN APPRAISAL OF 
 
 
 

PARCEL 121/702 
THE SEBASTIAN RIVER IMPROVEMENT DISTRICT (SRID) 

CANAL RIGHT-OF-WAY 
LOCATED AT 
82nd AVENUE, 

VERO BEACH, FLORIDA 32966 
 

230879-3-121/702CLP 
 
 
 

C.R. 609 (82ND AVENUE/RANCH ROAD) 
STATE PROJECT NO. 88503-2610 

ITEM/SEGMENT NO. 230879-3 
INDIAN RIVER COUNTY 

CONTRACT # DOC78 
 

C&P FILE # 86517 
 
 
 

PREPARED FOR 
 

MR. VICTOR RAMOS 
DEPUTY RIGHT-OF-WAY MANAGER – VALUATION 

FDOT DISTRICT FOUR 
 
 
 

AS OF 
OCTOBER 2, 2025 

 
 
 

BY 
CURTIS L. PHILLIPS, MAI 

CALLAWAY & PRICE, INC. 
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Callaway & Price, Inc. 
Real Estate Appraisers And Consultants 

Licensed Real Estate Brokers 
 

 
 
SOUTH FLORIDA 
825 South US Highway 1 
Suite 110 
Jupiter, FL  33477 
Phone (561) 686-0333 
Fax (561) 686-3705 
 
Stephen D. Shaw, MAI, AI-GRS 
Cert Gen RZ1192 
s.shaw@callawayandprice.com 
 
Robert A. Callaway, MRICS 
Cert Gen RZ2461 
r.callaway@callawayandprice.com 
 
 
TREASURE COAST 
603 North Indian River Drive 
Suite 104 
Fort Pierce, FL  34950 
Phone (772) 464-8607 
Fax (772) 461-0809 
 

Stuart 
Phone (772) 287-3330 
Fax (772) 461-0809 
 
Stephen G. Neill, Jr., MAI 
Cert Gen RZ2480 
s.neill@callawayandprice.com 
 
 
SPACE COAST 
1120 Palmetto Avenue 
Melbourne, FL  32901 
Phone (321) 726-0970 
Fax (561) 686-3705 
 
Curtis L. Phillips, MAI 
Cert Gen RZ2085 
c.phillips@callawayandprice.com 
 
 
CENTRAL FLORIDA 
111 North Orange Avenue 
Suite 800 
Orlando, FL 32801 
Phone (321) 726-0970 
Fax (561) 686-3705 
 
Curtis L. Phillips, MAI 
Cert Gen RZ2085 
c.phillips@callawayandprice.com 
 
 
 

Please respond to Space Coast office 
E-Mail: c.phillips@callawayandprice.com 

 
October 7, 2025 
 
Mr. Victor Ramos 
Deputy District Right-of-Way Manager – Valuation 
Florida Department of Transportation, District Four 
3400 West Commercial Boulevard, 
Fort Lauderdale, FL 33309 
 
RE: County Road 609 (82nd Ave/Ranch Rd)  Managing District Four 
 State Project No. 88503-2610                      Indian River County 
 Item/Segment No. 230879-3                        Parcels 121/702 

Contract # DOC78       
 
Dear Mr. Victor Ramos: 
 
I have completed an analysis of the fee simple acquisition known as Parcel 
121 and the temporary construction easement known as Parcel 702. The 
actual parent tract is currently the Sebastian River Improvement District 
canal right-of-way (SRID Lateral Canal “C”).  The actual parent tract 
comprises the drainage canals on the east and west side of 82nd Avenue and 
the roadway area of 82nd Avenue from 26th Street to 69th Street.  The parent 
tract is providing access and drainage services to all properties along 82nd 
Avenue.  The actual parent tract does not have a parcel ID or street address. 
 
The actual parent tract is not suitable for development as a standalone 
property, due to its narrow/irregular shape. For reasonable analysis, I have 
analyzed this parcel with the “across the fence” (ATF) method.  The across 
the fence parent tract is the contiguous parcel to the east.  The ATF parent 
tract does not have an assigned street address.  It is located on the east side of 
82nd Avenue about 1,400 feet north of 37th Street in Vero Beach, FL 32966. 
It is within an unincorporated area of Indian River County.  It is Property ID 
41658 (Parcel ID 32382500000100000001.1).  The ATF parent tract is 
known as Parcel 108, and it contains 71.451 acres, according to the FDOT 
right-of-way maps.  Several parcels are contiguous to the actual parent tract.  
These parcels have a wide range of sizes that range from 20 acres +/- to 900 
acres +/-.  The size of the ATF parent tract is bracketed by nearby properties, 
and it is a good representation of the average size of parcels along 82nd 
Avenue.  
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Mr. Victor Ramos 
Deputy District Right-of-Way Manager – Valuation 
Florida Department of Transportation, District Four 
October 7, 2025 
Page 2 
 
Per FDOT, the roadway contractor will be replacing any affected drainage improvements during 
construction.  As such, no site improvements are considered in the part acquired, and no cost to 
cure is warranted. 
 
Per the scope of assignment, this is only a land and affected site improvements appraisal.  Parcel 
121 is a fee simple partial acquisition along the eastern boundary of the parent tract.  Parcel 702 
is a temporary construction easement that is located around a severed building improvement on 
the remainder tract and will be used for demolition.  The parent tract and parts acquired will be 
further described within the following appraisal report. The purpose of this investigation and 
analysis was to provide an opinion of the Market Value of the Fee Simple Estate of the part 
acquired, plus cost to cure (if applicable), damages, and special benefits to the remainder, if any. 
 
This report has been prepared for our client, FDOT District Four. The scope of work performed 
is specific to the needs of the intended user and the intended use. No other use is intended, and 
the scope of work may not be appropriate for other uses.  The scope of work performed in this 
appraisal included a complete analysis of the parent tract.  A detailed scope of work description 
can be found in the body of this report.  Based upon the scope of the assignment, my 
investigation and analysis of the information contained within this report, as well as my general 
knowledge of real estate valuation procedures and market conditions, it is our opinion that: 
 
The Market Value of the Fee Simple Estate  
of the part acquired known as Parcel 121, plus 
damages to the remainder, if any,  
as of October 2, 2025, is: $1,561,100 
 
The Market Value of the  
Temporary Construction Easement (TCE) 
known as Parcel 702 
as of October 2, 2025, is: $300 
 
This letter must remain attached to the report, which contains 76 pages, plus related exhibits, in 
order for the value opinion set forth herein to be considered valid and relied upon.   
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Mr. Victor Ramos 
Deputy District Right-of-Way Manager – Valuation 
Florida Department of Transportation, District Four 
October 7, 2025 
Page 3 
 
I certify that the appraisal services herein have been reviewed for compliance by Curtis L. 
Phillips, MAI and conform to USPAP, FDOT Supplemental Standards, and other contract 
requirements. A description of the property appraised, together with an explanation of the 
valuation procedures utilized, is contained in the body of the attached report. For your 
convenience, an Executive Summary follows this letter.  Your attention is directed to the 
Limiting Conditions and underlying assumptions upon which the value conclusions are 
contingent. 
 
Respectfully submitted, 
 
CALLAWAY & PRICE, INC. 
 
 
 
 
Curtis L. Phillips, MAI 
Cert Gen RZ2085 
 
CLP/W:/FDOT-Files/FDOT District 4/230879-3 SR 609 (82nd Ave)/Subject Folders/86517 Parcel 121/702 
Attachments  
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100-CERTIFICATE OF VALUE 
Attachment 1 

 
FLORIDA DEPARTMENT OF TRANSPORTATION 
CERTIFICATE OF VALUE 

County Road 609 (82nd Ave) 
State Project No. 88503-2610 

Item/Segment No. 230879-3 
County Indian River 

Managing District Four 
Parcel No. 121 

I certify to the best of my knowledge and belief, that: 
 

1. The statements of fact contained in this report are true and correct.  
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, unbiased, professional analyses, opinions, and conclusions.  
3. I have no present or prospective interest in the property or bias with respect to the property that is the subject of this report, and I 

have no personal interest or bias with respect to the parties involved. My engagement in this assignment was not contingent upon 
developing or reporting predetermined results.  

4. I have not performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report 
within the three-year period immediately preceding the agreement to perform this assignment.  

5. My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal.  

6. My analyses, opinions, or conclusions were developed, and this report has been prepared in conformity with the Uniform 
Standards of Professional Appraisal Practice, and the provisions of Chapter 475, Part II, Florida Statutes.  

7. I have made a personal inspection of the property that is the subject of this report, and I have afforded the property owner the 
opportunity to accompany me at the time of the inspection. I have also made a personal field inspection of the comparable sales 
relied upon in making this appraisal. The subject and the comparable sales relied upon in making this appraisal are represented by 
the photographs contained in this appraisal.  

8. No persons other than those named herein provided significant real property appraisal assistance to the person signing this 
certification. (The name of each individual providing significant assistance must be stated on an addendum to this certificate, 
together with a statement of whether such individual is a state registered, licensed or certified appraiser and, if so, his or her 
registration, license or certification number.)  

9. I understand that this appraisal is to be used in connection with the acquisition of right-of-way for a transportation facility to be 
constructed by the State of Florida with the assistance of Federal-aid highway funds, or other Federal or State funds.  

10. This appraisal has been made in conformity with the appropriate State laws, regulations, policies and procedures applicable to 
appraisal of right-of-way for transportation purposes; and, to the best of my knowledge, no portion of the property value entered 
on this certificate consists of items which are non-compensable under the established law of the State of Florida.  

11. I have not revealed the findings or results of this appraisal to anyone other than the proper officials of the Florida Department of 
Transportation or officials of the Federal Highway Administration, and I will not do so until so authorized by State officials, or 
until I am required by due process of law, or until I am released from this obligation by having publicly testified as to such 
findings. 

12. Regardless of any stated limiting condition or assumption, I acknowledge that this appraisal report and all maps, data, summaries, 
charts and other exhibits collected or prepared under this agreement shall become the property of the Department without 
restriction or limitation on their use.  

13. Statements supplemental to this certification, required by membership or candidacy in a professional appraisal organization, are 
described on an addendum to this certificate and, by reference, are made a part hereof.  
 

Based upon my independent appraisal and the exercise of my professional judgment, my opinion of the Market Value of the Fee Simple 
Estate of the part acquired, including net severance damages after special benefits, if any, of the property appraised as of the 2nd day of 
October 2025 is: $1,561,100. 
 
Market Value should be allocated as follows: 
Land $   1,555,700 Land Area 25.928 Acres 
Improvements $                 0 Land Use (HABU as vacant) Agricultural 
Net Damage &/Or Cost to Cure $          5,400        
Total $   1,561,100 

  
  

 
October 7, 2025 

 
 
 

Date  Curtis Phillips, MAI 
Cert Gen RZ2085 
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100-CERTIFICATE OF VALUE 
Attachment 1 

 
FLORIDA DEPARTMENT OF TRANSPORTATION 
CERTIFICATE OF VALUE 

County Road 609 (82nd Ave) 
State Project No. 88503-2610 

Item/Segment No. 230879-3 
County Indian River 

Managing District Four 
Parcel No. 702 

I certify to the best of my knowledge and belief, that: 
 

1. The statements of fact contained in this report are true and correct.  
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, unbiased, professional analyses, opinions, and conclusions.  
3. I have no present or prospective interest in the property or bias with respect to the property that is the subject of this report, and I 

have no personal interest or bias with respect to the parties involved. My engagement in this assignment was not contingent upon 
developing or reporting predetermined results.  

4. I have not performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report 
within the three-year period immediately preceding the agreement to perform this assignment.  

5. My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal.  

6. My analyses, opinions, or conclusions were developed, and this report has been prepared in conformity with the Uniform 
Standards of Professional Appraisal Practice, and the provisions of Chapter 475, Part II, Florida Statutes.  

7. I have made a personal inspection of the property that is the subject of this report, and I have afforded the property owner the 
opportunity to accompany me at the time of the inspection. I have also made a personal field inspection of the comparable sales 
relied upon in making this appraisal. The subject and the comparable sales relied upon in making this appraisal are represented by 
the photographs contained in this appraisal.  

8. No persons other than those named herein provided significant real property appraisal assistance to the person signing this 
certification. (The name of each individual providing significant assistance must be stated on an addendum to this certificate, 
together with a statement of whether such individual is a state registered, licensed or certified appraiser and, if so, his or her 
registration, license or certification number.)  

9. I understand that this appraisal is to be used in connection with the acquisition of right-of-way for a transportation facility to be 
constructed by the State of Florida with the assistance of Federal-aid highway funds, or other Federal or State funds.  

10. This appraisal has been made in conformity with the appropriate State laws, regulations, policies and procedures applicable to 
appraisal of right-of-way for transportation purposes; and, to the best of my knowledge, no portion of the property value entered 
on this certificate consists of items which are non-compensable under the established law of the State of Florida.  

11. I have not revealed the findings or results of this appraisal to anyone other than the proper officials of the Florida Department of 
Transportation or officials of the Federal Highway Administration, and I will not do so until so authorized by State officials, or 
until I am required by due process of law, or until I am released from this obligation by having publicly testified as to such 
findings. 

12. Regardless of any stated limiting condition or assumption, I acknowledge that this appraisal report and all maps, data, summaries, 
charts and other exhibits collected or prepared under this agreement shall become the property of the Department without 
restriction or limitation on their use.  

13. Statements supplemental to this certification, required by membership or candidacy in a professional appraisal organization, are 
described on an addendum to this certificate and, by reference, are made a part hereof.  
 

Based upon my independent appraisal and the exercise of my professional judgment, my opinion of the Market Value of the Fee Simple 
Estate of the part acquired, including net severance damages after special benefits, if any, of the property appraised as of the 2nd day of 
October 2025 is: $300. 
 
Market Value should be allocated as follows: 
Land $             300 Land Area 1,875 square feet 
Improvements $                 0 Land Use (HABU as vacant) Agricultural 
Net Damage &/Or Cost to Cure $                 0        
Total $             300 

  
  

 
October 7, 2025 

 
 
 

Date  Curtis Phillips, MAI 
Cert Gen RZ2085 
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ADDENDUM TO THE CERTIFICATE OF VALUE 
 
I certify that, to the best of my knowledge and belief, the reported analyses, opinions, and conclusions 
were developed, and this report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics and the Uniform Standards of Professional Appraisal 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.   
 
As of the date of this report, Curtis Phillips, MAI has completed the continuing education program of the 
Appraisal Institute. Curtis Phillips, MAI, Cert Gen RZ2085, has met the requirements of continuing 
education for the state certification.  The expiration date of my license is November 30, 2026.  The reader 
is referred to the appraiser’s qualifications in the addenda of this report. 

 
I certify that, to the best of my knowledge and belief, the reported analyses, opinions, or conclusions 
were developed, and this report has been prepared in conformity with the requirements of the State of 
Florida for state-certified appraisers (Florida Statutes, Chapter 475, Part II). The use of this report is 
subject to the requirements of the State of Florida relating to review by the Florida Appraisal Board. 
 
I have made a personal inspection of the property that is the subject of this report and I have afforded the 
property owner the opportunity to accompany me at the time of the inspection. I have also made a 
personal field inspection of the comparable sales relied upon in making this appraisal. The property that 
is the subject of this report along with comparable properties relied upon in making this appraisal are as 
represented by the photographs contained in this appraisal. 
 
Ryan M. Powell, Cert Gen RZ3684, and David J. Boggs, Cert Gen RZ3691, provided significant 
professional appraisal assistance which included inspection of the parent tract, researching the overall 
market, compiling data, assembling research and entering data. The expiration date of their licenses is 
November 30, 2026.   
 
I am fully competent to complete this assignment based upon knowledge and past experience involving a 
wide variety of property types and appraisal problems including multi-parcel assignments for eminent 
domain purposes.  The reader is referred to the appraisers’ qualifications in the Addenda of this report.  
 
I have retained sub-consultants to assist in various specialties when applicable. Michael F. Sexton, PE, 
PSM, of Sexton Engineering Associates, Inc. provided parcel sketches, engineering report and quantities.  
Eddie Herrin, GC, Gen Con, provided cost expertise. Where sub-consultants have been utilized in the 
appraisal process, they are referenced within the appraisal report along with supporting documentation. 
The reader is referred to the qualifications of the sub-consultant in the Addenda of this report.   
 
 
 
_______________________         October 7, 2025  
Curtis L. Phillips, MAI       Date 
Cert Gen RZ2085  
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115A-GENERAL ASSUMPTIONS 
 
1. Unless otherwise stated, the value appearing in this appraisal represents the opinion of the 

Market Value or the Value Defined AS OF THE DATE SPECIFIED. Market Value of 
real estate is affected by national and local economic conditions and consequently will 
vary with future changes in such conditions. 

 
2. The value opinion in this appraisal report is gross, without consideration given to any 

encumbrance, restriction, or question of title, unless specifically defined. 
 

3. This appraisal report covers only the property described and any values or rates utilized 
are not to be construed as applicable to any other property, however similar the properties 
might be. 

 
4. It is assumed that the title to the premises is good; that the legal description is correct; 

that the improvements are entirely and correctly located on the property described and 
that there are no encroachments on this property, but no investigation or survey has been 
made. 

 
5. This appraisal expresses our opinion, and employment to make this appraisal was in no 

way contingent upon the reporting of predetermined value or conclusion. 
 

6. No responsibility is assumed for matters legal in nature, nor is any opinion of title 
rendered.  In the performance of our investigation and analysis leading to the conclusions 
reached herein, the statements of others were relied on.  No liability is assumed for the 
correctness of these statements. 

 
7. Neither all nor any part of the contents of this report (especially any conclusions, the 

identity of the appraiser or the firm with which he is connected, or any reference to the 
Appraisal Institute or any of its designations) shall be disseminated to the public through 
advertising media, public relations media, news media, sales media or any other public 
means of communication without our prior written consent and approval. 

 
8. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures which would render it more or less valuable. I assume no responsibility for 
such conditions or the engineering which might be required to discover these factors.  
 

9. My opinion of value was based on the assumption of competent marketing and 
management regarding the parent tract. If there is no competent marketing and 
management, then the value contained herein may not apply. 
 

10. This report has been prepared for our client, FDOT. The purpose of this investigation and 
analysis was to provide an opinion of the Market Value of the Fee Simple Estate of the 
part acquired for acquisition purposes. I have utilized client provided plans and exhibits 
along with the data gathered from public records sources, my physical inspection, and 
information provided by the sub-consultants, if any, to describe and analyze the parent 
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tract and the part acquired herein. If any information utilized herein varies significantly 
from the actual information, this appraisal may be subject to revision. 

  
11. Any map, sketch, or exhibit in this report may show approximate dimensions and is 

included to assist the reader in visualizing the property. Maps, sketches, and exhibits 
found in this report are provided for reference purpose only. No guarantee of any 
exhibit’s accuracy is expressed or implied unless otherwise stated in this report. In 
making such exhibits, I have relied upon client provided plans and exhibits along with the 
data gathered from public records sources, my physical inspection, and information 
provided by the sub-consultants, if any. I have relied upon the client provided right-of-
way map for site size and dimensions of the part acquired and the parent tract herein. If 
any information utilized herein varies significantly from the actual information, this 
appraisal may be subject to revision. 
 

12. The FDOT right-of-way maps do not provide a size for Parcel 702.  No legal description 
was provided by Parcel 702 either.  The size of Parcel 702 was estimated by Sexton 
Engineering and is subject to change, once a legal description by FDOT is provided for 
this area.  The compensation for Parcel 702 is subject to revision, if the final FDOT legal 
description differs from the size used in this appraisal. 
 

115B-LIMITING CONDITIONS 
 
1. Three hypothetical conditions are a part of this appraisal.  These hypothetical conditions 

might have an effect on the assignment results.   
 
I have provided an opinion of the value of the remainder under the hypothetical condition 
that the proposed transportation facility has been completed according to the contract 
plans and said facility is open for public use. 
 
I have also excluded the project influence from the property valuation.  This also 
establishes a hypothetical condition.  
 
Finally, the parent tract has physical constraints that would limit independent 
development.  As such, the parent tract is appraised using “across the fence” 
methodology, and this appraisal uses a hypothetical condition that the parent tract has the 
same characteristics as the adjacent developable ATF parcel referenced within this 
appraisal. 
 
These hypothetical conditions might have an effect on the assignment results. 

 
2. No extraordinary assumptions are part of this appraisal assignment. 

 
3. No special assumptions are part of this appraisal assignment. 

 
4. Unless otherwise stated in this report, the existence of hazardous substances, including 

without limitation stachybotrys chartarum (mold), asbestos, polychlorinated biphenyls, 
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petroleum leakage, or agricultural chemicals, which may or may not be present on the 
property, or other environmental conditions, was not called to my attention, nor did I 
become aware of such during the inspection. I have no knowledge of the existence of 
such materials on or in the property unless otherwise stated; however, I am not qualified 
to test for such substances or conditions. If the presence of such substances, such as 
asbestos, urea formaldehyde foam insulation, or other hazardous substances or 
environmental conditions, may affect the value of the property, the value conclusion is 
predicated on the assumption that there is no such proximity thereto that would cause a 
loss in value.  I am unaware of very wet conditions that may have existed for days or 
weeks which are required to grow mold. No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them. 
 

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

 
6. USPAP Standards Rule 1-4F states, “When analyzing anticipated public or private 

improvements, located on or off the site, an appraiser must analyze the effect on value, if 
any, of such anticipated improvements to the extent they are reflected in the market 
actions.” Florida Statue 73.071, Paragraph 5 and CFR Title 49, Section 24.103, Paragraph 
2b, state that the project influence will be excluded from the property valuation. This 
statement establishes a hypothetical condition within this appraisal. The hypothetical 
condition might have an effect on the assignment results. 
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120-SUMMARY OF SALIENT FACTS 
 
PROPERTY TYPE : SRID canal right-of-way 
 
OWNER/ADDRESS : Sebastian River Improvement District f/k/a Sebastian 

River Water Control District f/k/a Sebastian River 
Drainage District, a water control district 

 
   2501 A Burns Road, Palm Beach Gardens, FL 33410    

 
Attorney Representative: 

   None 
 
LOCATION : The actual parent tract is currently the Sebastian River 

Improvement District canal right-of-way.  The actual 
parent tract comprises the drainage canals on the east and 
west side of 82nd Avenue and the roadway area of 82nd 
Avenue from 26th Street to 69th Street.  The actual parent 
tract does not have a parcel ID or street address. 

 
   The across the fence parent tract is the contiguous parcel 

to the east.  The ATF parent tract does not have an 
assigned street address.  It is located on the east side of 
82nd Avenue about 1,400 feet north of 37th Street in Vero 
Beach, FL 32966. It is within an unincorporated area of 
Indian River County.  It is Property ID 41658 (Parcel ID 
32382500000100000001.1).  The ATF parent tract is 
known as Parcel 108. 

 
DATE OF REPORT : October 7, 2025 
DATE OF VALUATION : October 2, 2025 
DATES OF INSPECTION : May 15, 2025, July 1, 2025, July 24, 2025, September 12, 

2025 & October 2, 2025 
 
PERSONS ATTENDING 
INSPECTION : Persons attending the July 24, 2025 formal inspection are 

as follows: Curtis L. Phillips, MAI (Callaway and Price) 
Ryan M. Powell (Callaway and Price), David J. Boggs 
(Callaway and Price), Michael F. Sexton, P.E., P.S.M. 
(Sexton Engineering), Jose S. Rodriquez (Sexton 
Engineering), Eddie Herrin (Gen-Con, Inc.), Rossanna 
Asencio (American Acquisition Group, LLC) and Jaaron 
Barrett (American Acquisition Group, LLC).  Curtis L. 
Phillips, MAI completed a final inspection from the right-
of-way on October 2, 2025 which serves as the date of 
value of this appraisal.  This inspection consisted of 
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inspecting the part acquired and parent tract boundaries 
that were legally and physically available to the appraiser. 

 
PROPERTY DESCRIPTION 
 
LAND : The following land sizes are taken from the FDOT right-

of-way map. The parent tract size was calculated by 
adding the part acquired size to the remainder size which 
are both provided in acres. Due to insignificant rounding, 
the sizes may or may not convert exactly.   

 
   The FDOT right-of-way maps do not provide a size for 

Parcel 702.  No legal description was provided by Parcel 
702 either.  The size of Parcel 702 was estimated by 
Sexton Engineering and is subject to change, once a legal 
description by FDOT is provided for this area.   

 
PARENT TRACT : 145.439 acres (6,335,323 square feet) 
PARCEL 121 : 25.928 acres (1,129,424 square feet) 
PARCEL 702 : 0.043 acres (1,875 square feet) 
TOTAL REMAINDER : 119.511 acres (5,205,899 square feet) 
 
ATF PARENT TRACT : 71.451 (3,112,405 square feet) 
 
BUILDING : No building improvements contribute value, and this is 

only a land and affected site improvement appraisal.  As 
such, a detailed analysis of any building improvements on 
the parent tract is not applicable.  It appears that a 
misplaced building improvement from the owner of 
Parcel 109 is located on a portion of the actual parent 
tract.  This building contains 629 square feet.  It is a one-
story CBS structure that was built in 1960.  It is being 
severed by the acquisition, and Parcel 702 will be used to 
demolish the remaining 186 square feet of the severed 
structure on the remainder tract. 

 
ZONING : A-1, Agricultural-1 District, by Indian River County 
LAND USE PLAN : AG-1, Agricultural, by Indian River County 
 
HIGHEST AND BEST USE 
 
  AS IF VACANT : Canal right-of-way (Agricultural) 
 
  AS IF IMPROVED : Not applicable 
 
ROAD FRONTAGE : See parcel sketch 
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ACCESS : The actual parent tract is the existing right-of-way area of 
82nd Avenue which is an agricultural/residential roadway 
that provides access to several agricultural and residential 
properties in the area.  It is both paved and unpaved/dirt. 

 
    The ATF parent tract has one access point from 82nd 

Avenue at the southwest corner of the site via a grass 
driveway over the SRID Canal right of way dirt service 
road (off-site).  This driveway has an agricultural gate for 
privacy/security.  This driveway is located near STA 
96+90.00. Onsite circulation is provided by grass 
perimeter paths.  Access to the parent tract is typical of 
the area and adequate for an agricultural use.  There is no 
median along the frontage of the parent tract.  

 
EXISTING MEDIAN OPENINGS : No raised median is located along the frontage of the 

parent tract.   
 
OCCUPANCY : None  
ON PREMISE SIGNS : None 
ODA SIGNS : None 
 
OTHER SIGNIFICANT FACTS : The actual parent tract is not suitable for development as 

a standalone property, due to its narrow/irregular shape. 
For reasonable analysis, I have analyzed this parcel with 
the “across the fence” (ATF) method.   

 
   Per FDOT, the roadway contractor will be replacing any 

affected drainage improvements during construction.  As 
such, no site improvements are considered in the part 
acquired, and no cost to cure is warranted 
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130-TYPE OF APPRAISAL AND REPORT FORMAT 
 
The parent tract will be further described within the following appraisal report. This appraisal 
report is intended to comply with the reporting requirements as set forth under Standards Rule 2-
2(a) of the Uniform Standards of Professional Appraisal Practice for appraisals. As such it only 
presents discussions of the data, reasoning and analyses that were used in the appraisal process to 
develop my opinion of value. Supporting documentation concerning the data, reasoning, and 
analyses is retained in the file.   
 
The depth of the discussion contained in this report is specific to the needs of the client and for 
the intended use stated in this report.  This is confirmed by prior agreed upon Scope of Appraisal 
and Project Contract #DOC78, between Florida Department of Transportation (FDOT) District 
Four and Callaway and Price, Inc. and by Letter of Authorization #35 dated April 28, 2025 
which served as the original Notice to Proceed.  Per the scope of the assignment, this is only a 
land and affected site improvements appraisal. 
 
Hypothetical Conditions 
 
The Dictionary of Real Estate Appraisal, Seventh Edition 2022, by the Appraisal Institute, 
defines Hypothetical Conditions on page 92 as follows: 
 

1. “A condition that is presumed to be true when it is known to be false.” 
 

2. “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.” 

 
“Hypothetical conditions are contrary to known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions external to the property, such as 
market conditions or trends; or about the integrity of data used in an analysis.” 

 
Three hypothetical conditions are a part of this appraisal.  These hypothetical conditions might 
have an effect on the assignment results.   
 
I have provided an opinion of the value of the remainder under the hypothetical condition that 
the proposed transportation facility has been completed according to the contract plans and said 
facility is open for public use. 
 
I have also excluded the project influence from the property valuation.  This also establishes a 
hypothetical condition.  
 
Finally, the parent tract has physical constraints that would limit independent development.  As 
such, the parent tract is appraised using “across the fence” methodology, and this appraisal uses a 
hypothetical condition that the parent tract has the same characteristics as the adjacent 
developable ATF parcel referenced within this appraisal.  
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140-PURPOSE, INTENDED USE, AND INTENDED USER OF THE APPRAISAL 
 
The purpose of the appraisal is to develop and report an opinion of market value. The intended 
use of the acquisition appraisal is for the Department’s staff review appraiser to use as a basis for 
establishing Recommended Compensation, as applicable, of the whole property, the property to 
be acquired, the remainder property, the damages and special benefits, if any, for acquisition by 
the Department for use in connection with a transportation facility. The intended user of the 
appraisal is the Florida Department of Transportation. 
 
Purpose of Appraisal:    Develop and report an opinion of Market Value 
Intended Use of Appraisal:   Acquisition of right of way 
Intended User:    Florida Department of Transportation 
 
150-MARKET VALUE DEFINITION 
 
Florida State Road Dept. v. Stack, 231 So.2d859 Fla., 1st DCA 1969 
 
“Value as used in eminent domain statute, ordinarily means amount which would be paid for 
property on assessing date to willing seller not compelled to sell, by willing purchaser, not 
compelled to purchase, taking into consideration all uses to which property is adapted and might 
reasonably be applied.” 
 
160-PROPERTY RIGHTS OR INTEREST APPRAISED  
 
The property rights appraised are the fee simple interest in the parent tract along with a 
temporary construction easement interest. 
 
Fee Simple Estate 
 
The Dictionary of Real Estate Appraisal, Seventh Edition 2022, by the Appraisal Institute, 
defines Fee Simple Estate on page 73 as follows: 
 

"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." 
 

Easement 
 
The Appraisal of Real Estate, 15th Edition, by the Appraisal Institute, defines Easement on page 
64 as follows: 
 

"An easement is an interest in real property that transfers use, but not ownership, of a 
portion of an owner's property." 
 

No non-realty items have been included in my valuation. No adverse easements or encumbrances 
impact the fee simple estate as discussed in Section 280, Public and Private Restrictions. 
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Across-the-Fence (ATF) Method 
 
The Dictionary of Real Estate Appraisal, Seventh Edition 2022, by the Appraisal Institute, 
defines Fee Simple Estate on page 3 as follows: 
 

"A land valuation method used in the appraisal of corridors.  The across-the-fence method 
is used to develop a value opinion based on comparison to abutting land." 

Page 61



175-SCOPE OF WORK EXTENT OF PROCESS OF COLLECTING, CONFIRMING 
AND REPORTING DATA 
 
According to the 15th Edition of The Appraisal of Real Estate, page 75, “In the valuation 
process, the identification of the assignment elements leads directly into the determination of the 
scope of work of an assignment, i.e., the type and extent of research needed to solve an appraisal 
problem. Professional valuation standards place the responsibility for determining the 
appropriate scope of work in an appraisal assignment squarely on the shoulders of the appraiser.  
The scope of work for an assignment is acceptable if it leads to credible assignment results, is 
consistent with the expectations of parties who are regularly intended users for similar 
assignments and is consistent with what the actions of an appraiser’s peers would be in the same 
or a similar assignment.” 
 
The first step in the appraisal process involved defining the appraisal problem which included the 
purpose and date of value, determining the interest being appraised, intended use and user of the 
appraisal, and identifying the real estate (legal description). This step also determined if the 
appraisal were subject to any extraordinary assumptions or hypothetical conditions. The 
appraisal is subject to hypothetical conditions.  No extraordinary assumptions are part of this 
appraisal.  General assumptions and limiting conditions are discussed in Section 115AB. 
 
The next step involved the inspections of the parent tract. The inspections allowed me to 
understand the physical components of the property. In addition to the inspections of the parent 
tract, I also began the data-collection process and, subsequently, an analysis of the factors that 
affect the market value of the parent tract, including a market area analysis, neighborhood 
analysis, and property data analysis. I gathered and reviewed information from the client, sub-
consultants (if any), Indian River County Property Appraiser’s Office, and appropriate local 
zoning and building departments. I relied upon my database, public records, and subscribed to 
data sources for property and sales information. 
 
Sources used in obtaining sale and rental information included public records, MLS, Costar, 
Crexi, MapWise, LoopNet, other appraisers, local real estate agents, developers, local property 
managers, and local market participants. Market data gathered included agricultural land sales. 
All the sales data used in this appraisal was verified by personal or phone interviews with the 
property owners, principals to transactions, brokers, persons knowledgeable of the sale, or public 
officials.  I have inspected the parent tract as well as inspected and verified all sales used in this 
analysis.   
 
The third step in the process was to determine the Highest and Best Use of the parent tract as 
vacant.  Through the Highest and Best Use analysis, I determined the issues that influence the 
final opinion of value. To determine the Highest and Best Use, I relied on information obtained 
from the data-collection process.  
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The parent tract is agricultural land that is only improved with typical agricultural site 
improvements.  Per the scope of assignment, this is only and land and affected site improvements 
appraisal.  The fourth step was the application of the appropriate techniques for site valuation. In 
concluding the Market Value of real estate, three valuation procedures are available for 
utilization. They are the Cost Approach, Sales Comparison Approach, and Income Approach.       
 
A Cost Approach is not applicable for land value only analysis.  Additionally, per FDOT, the 
roadway contractor will be replacing any affected drainage improvements during construction.  
As such, the replacement cost new of site improvements in the acquisition is not considered.  
 
Land is not typically purchased for its ability to produce a rental income stream within the 
market.  As such, an Income Approach does not apply and is not presented within this appraisal.   
 
The most reliable way to provide an opinion of land value for the parent tract is by the Sales 
Comparison Approach.  As such, this is the only approach relied upon.  Sales of canal right-of-
way parcels were not available in the market.  As such, the across the fence (ATF) method was 
used.  Sales of competing vacant sites were compared to the ATF parent tract, and adjustments 
are made to the sales for differences.  The value indication derived from the ATF method is 
applied to the actual parent tract size to determine the value of the before property.  Affected site 
improvements are considered and valued based upon their contributory value, if any. A valuation 
of the land and any affected site improvements are completed and utilized to value the part 
acquired. A cost to cure is developed to replace the impacted site improvements, if necessary. An 
analysis of the parent tract, part acquired, and remainder are completed to determine if any 
damages exist.  No cost to cure is necessary. 
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180-APPRAISAL PROBLEM DISCUSSION 
 
The appraisal problem was to determine the market value of the parent tract. The appraisal of the 
parent tract is in its current condition, and the appraisal of the remainder presumes that the 
proposed transportation project is in place and operating. The value of the part acquired as part 
of the whole will be concluded. Damages, cost-to-cure, and special benefits, which off-set 
damages, will also be considered. The appraisal assignment involves valuation of the parent tract 
in conjunction with eminent domain proceedings.  
 
The actual parent tract is currently the Sebastian River Improvement District canal right-of-way.  
The actual parent tract is not suitable for development as a standalone property, due to its 
narrow/irregular shape. For reasonable analysis, I have analyzed this parcel with the “across the 
fence” (ATF) method.     
 
Per the scope of assignment, this is only a land and affected site improvements appraisal.  Parcel 
121 is a partial acquisition along the eastern boundary of the parent tract, and Parcel 702 is a 
temporary construction easement located around a severed building improvement on the 
remainder tract near STA 149+25.00 that will be used for demolition.   
 
The appraisal problem included researching sales of comparable properties and comparing them 
to the property in the before and remainder. A valuation of the land is completed using the ATF 
method, and the conclusion is utilized to value the part acquired. If any site improvements are 
within the acquisition that contribute value or are not being replaced by the roadway contractor, 
they are also valued within the part acquired section. When applicable, site improvement value is 
based on their contributory value which is calculated by applying depreciation to the replacement 
cost new. An analysis of the remainder uncured is completed and the conclusion is compared to 
the remainder as a part of the whole conclusion to determine damages, if any. The impact of the 
acquisition on the remainder is minor, and per FDOT, the roadway contractor will be replacing 
any affected drainage improvements within the existing SRID canal right-of-way.  Therefore, no 
cost to cure is warranted, and an analysis of the remainder cured for cure feasibility is necessary.  
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200-IDENTIFICATION OF PROPERTY AND LEGAL DESCRIPTION 
 
The actual parent tract is currently the Sebastian River Improvement District canal right-of-way.  
The actual parent tract comprises the drainage canals on the east and west side of 82nd Avenue 
and the roadway area of 82nd Avenue from 26th Street to 69th Street.  It includes the SRID Lateral 
“C” Canal and portions of the Canals C15-E, C-14E, C-13E, C-12E, C-11E, and C-10E.  The 
actual parent tract does not have a parcel ID or street address.   
 
The across the fence parent tract is the contiguous parcel to the east.  The ATF parent tract does 
not have an assigned street address.  It is located on the east side of 82nd Avenue about 1,400 feet 
north of 37th Street in Vero Beach, FL 32966. It is within an unincorporated area of Indian River 
County.  It is Property ID 41658 (Parcel ID 32382500000100000001.1).  The ATF parent tract is 
known as Parcel 108. 
 
The actual parent tract is a portion of land lying in the East One-Half (E 1/2) of Section 35 and 
portion of the West One-Half (W 1/2) of Sections 12, 13, 24, 25 and 36, Township 32 South, 
Range 38 East, Indian River County, Florida.  The acquired properties are known as Parcel 121 
and Parcel 702.  Lengthy legal descriptions for the parent tract and the part acquired are included 
in the Addenda of this report. The source of the legal descriptions is from the title work and 
acquisition exhibits provided by FDOT.  A location map of the parent tract is located below. 
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220-DESCRIPTION OF AREA AND NEIGHBORHOOD 
 

 
 

Location and Geography 
 
Indian River County is located on the East Coast of Florida, in the mid-section of the state. This 
area is often referred to as the “Treasure Coast”, which represents a tri-county area (Martin, St. 
Lucie, and Indian River), spanning from the northern limits of Palm Beach County to the 
southern limits of Brevard County.  In total, the Treasure Coast has a 65-mile coastline along the 
Atlantic Ocean with an almost continuous barrier island that separates the Indian River Lagoon 
and mainland from the ocean. Several inlets provide boating access from inland waterways and 
the Indian River Lagoon to the Atlantic Ocean. These are:  St. Lucie Inlet (Martin County); Fort 
Pierce Inlet (St. Lucie County); and Sebastian Inlet (Indian River County). In short, the Treasure 
Coast is an attractive region noted for its warm subtropical climate and an abundance of 
waterways. 
 
Indian River County is the northernmost county of the Treasure Coast.  Brevard County borders 
it on the north, St. Lucie County on the south, and Osceola County and Okeechobee County on 
the west.  It is strategically located approximately 140 miles north of Miami, 125 miles south of 
Daytona Beach and 90 miles southeast of Orlando.  Florida's Turnpike and I-95 provide good 
interstate access, which essentially bisects the county. 
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Neighborhood Boundaries 
 
Neighborhood boundaries, as shown on the map below are: 
 
North - 85th Street 
South - State Road 60 
East  - 66th Avenue 
West - Interstate 95 
 

Neighborhood Map 
 

 
 

The above neighborhood boundaries encompass unincorporated areas of Indian River County 
west of Vero Beach.  Much of the neighborhood is outside the urban service area of Indian River 
County.  Areas outside the urban service area are not provided with municipal services such as 
trash pickup, are prohibited immediate zoning/land use changes and do not have water/sewer 
available.  This is meant to control growth until infrastructure gets updated commensurately with 
future population increases.  As such, land uses in the neighborhood are primarily agricultural 
and rural in nature.  However, some areas are within the urban service area which include 
portions of the West Vero Corridor at the southern boundary of the neighborhood where higher 
intensity development is located along State Road 60 near its interchange with I-95. 
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230-DESCRIPTION OF PROPERTY, PHOTOGRAPHS, AND SKETCHES 
 
Actual Parent Tract 
Property Type: SRID canal right-of-way 
Existing Use: SRID canal right-of-way 
 
ATF Parent Tract 
Property Type: Agricultural land 
Existing Use:   Agricultural land 
 
LAND DESCRIPTION 
 
Area According to the FDOT right-of-way maps, the parent tract site 

contains 145.439 acres (6,335,323 square feet). 
 
Shape The actual parent tract is irregular in shape.  The ATF parent tract 

is rectangular in shape. 
 
Site Dimensions See parcel sketch 
 
Ingress/Egress The actual parent tract is the existing right-of-way area of 82nd 

Avenue which is an agricultural/residential roadway that provides 
access to several agricultural and residential properties in the area.  
It is both paved and unpaved/dirt. 

 
 The ATF parent tract has one access point from 82nd Avenue at the 

southwest corner of the site via a grass driveway over the SRID 
Canal right of way dirt service road (off-site).  This driveway has 
an agricultural gate for privacy/security.  This driveway is located 
near STA 96+90.00. Onsite circulation is provided by grass 
perimeter paths.  Access to the parent tract is typical of the area 
and adequate for an agricultural use.  There is no median along the 
frontage of the parent tract. 

  
Topography The actual parent tract is the existing SRID canal right-of-way and 

has topography typical of such a use.  It contains submerged 
drainage canals and sloping embankments on both the east and 
west side of 82nd Avenue. It contains pockets of clearing and 
overgrown vegetation.  The area of 82nd Avenue is flat and 
generally level. 

 
The ATF parent tract is generally level. It is at the approximate 
grade of the surrounding roadways and development. It is mostly 
cleared of native vegetation. It contains agricultural ditching and 
furrows typical of historical citrus production. No row crop was 
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present as of the effective date of this assignment. According to the 
National Wetlands Inventory, the parent tract has no wetlands 
onsite 

 
Flood Plain Flood Zone “AE” and “X” (Panel Numbers 12061C0236J and 

12061C0228J) according to the FEMA website dated January 26, 
2023.  Flood Zone “X” indicates areas outside of 500-year flood 
plain.  Flood Zone “AE” is classified as a high-risk flood zone by 
FEMA.   

 
Drainage The actual parent tract is the SRID Lateral “C” Canal.  It contains 

several drainage outfall improvements typical of such a use.  
Several private drainage ditches from other properties along the 
property limits discharge into the actual parent tract’s existing 
drainage ditches.  Drainage is handled by the Sebastian River 
Improvement District. 

 
The ATF parent tract appears adequately drained, and no drainage 
problems existed at the time of inspection. Drainage swales are 
located near the parent tract’s western, eastern, southern and 
northern boundaries. The parent tract contains agricultural ditching 
and furrows typical of a prior citrus grove. The furrows run in  
north/south patterns while the primary ditching runs around the 
exterior boundaries of the site. These boundary ditches are 
overgrown with vegetation.   

 
Soil Characteristics Soil conditions for the parent tract are typical of the area.  For the 

ATF parent tract, soil conditions are adequate for vertical 
development based on existing surrounding development. The 
ATF parent tract has soil types that are typical of the area and 
suitable for vertical development.   

 
Utilities On Site The actual parent tract has electrical connections at certain 

locations for drainage improvements. 
 

The ATF parent tract is connected to electrical service and has a 
well onsite.  Based on documents filed with the SJRWMD, the 
well is located in the middle of the ATF parent tract outside of the 
part acquired.  It has a diameter of 12 inches, well casing depth of 
250 feet, total depth of 1,020 feet and pump capacity of 400 GPM.  
The permit for this well was renewed with SJRWMD on 
11/5/2020, and it expires 11/5/2040 (Permit # 2303-5) (Station ID 
7409) (Facility ID 287024).  No other utilities are located on the 
ATF parent tract. 
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Utilities Available Utilities available are electrical service. Florida Power & Light has 
existing overhead distribution lines along the east side of 82nd 
Avenue. Municpal water and sanitary sewer service are not 
provided to the parent tract. There is no central water or sewer 
service adjacent to the property. Central water and sewer service 
are limited to the county’s urban service area, per Sec. 918.04 of 
the county’s land development code. According to Indian River 
County Utilities, the nearest connection point to central water is at 
26th Street to the south of the ATF parent tract. The nearest 
connection point to central sewer (force main) is south along the 
west side of 82nd Avenue. Development of ATF parent tract would 
require a well and onsite sewage treatment and disposal system. 
Per Chapter 62-6.005 Florida Administrative Code (FAC), as 
amended, the minimum lot size when using a well and a 
conventional septic system is generally ½ acre if the property was 
platted after January 1, 1972. AT&T has existing overhead and 
underground facilities within the existing SRID Lateral “C” Right-
of-way along the east side of 82nd Avenue. 

 
Site Improvements The actual parent tract is the SRID Lateral “C” Canal.  It contains 

several drainage improvements typical of such a use.  Misplaced 
fencing by property owners to the east, natural vegetation, 
pump/pump house, wells, outfall structures, drainage canals, 
embankments and the roadway area of 82nd Avenue were site 
improvements noted on the actual parent tract. Several private 
drainage ditches from other properties along the property limits 
discharge into the actual parent tract’s existing drainage ditches.  
Per FDOT, the roadway contractor will be replacing any affected 
drainage improvements during construction.  As such, no site 
improvements are considered in the part acquired, and no cost to 
cure is warranted. 

 
The ATF parent tract is improved agricultural land and has site 
improvements typical of such a use. Site improvements include 
fencing, furrows, ditching, well, perimeter paths for on-site 
circulation and agricultural metal swing gate.  

 
Easements, Encroachments 
Or Restrictions According to the title work provided by FDOT, the following 

easements, encroachments or restrictions are associated with the 
actual parent tract.  Overhead utility lines run north-south along the 
east side of 82nd Avenue. 

 
• Quit Claim Deed O.R.B. 867, Pg. 439 
• Amended Resolution O.R.B. 867, Pg. 437 

Page 70



• Resolution O.R.B. 860, Pg. 603 
• Release of Sub-Lateral Right-of Way O.R.B. 723, Pg. 1892 
• Road, Irrigation and Drainage Easement O.R.B. 723, Pg. 1438 
• Release of Sub-Lateral Right-of Way O.R.B. 722, Pg. 595 

 
According to the title work provided by FDOT, no easements, 
encroachments or restrictions adversely impact the development 
potential or marketability of the ATF parent tract. 

 
 The ATF parent tract is encumbered by the following easements: 
 

• Ingress/egress easement O.R.B. 2210, Pg. 831 
 

BUILDING IMPROVEMENTS 
 
No building improvements contribute value, and this is only a land and affected site 
improvement appraisal.  As such, a detailed analysis of any building improvements on the parent 
tract is not applicable.  It appears that a misplaced building improvement from the owner of 
Parcel 109 is located on a portion of the actual parent tract.  This building contains 629 square 
feet.  It is a one-story CBS structure that was built in 1960.  It is being severed by the acquisition, 
and Parcel 702 will be used to demolish the remaining 186 square feet of the severed structure on 
the remainder tract. This building improvement is located within SRID C-11-E Canal near STA 
149+25.00. This building is illustrated on the following sketch from Sexton Engineering. 
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EXHIBITS 
 
Exhibits are displayed on the following pages as follows: 
 

- Photos 
- Aerial and Plat  
- Parcel Sketch  
- Photo Angles 
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PROPERTY PHOTOS 
 

 
1. View south along 82nd Avenue. 

         Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
 

 
2. View north along 82nd Avenue. 

       Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
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3. View north along western boundary of the ATF parent tract from its southwest corner. 

       Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
 

 
4. View east along southern boundary of the ATF parent tract from its southwest corner.  

            Photo taken 7/1/2025 by Curtis L. Phillips, MAI 
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5. View south at western boundary of the ATF parent tract from its northwest corner. 

     Photo taken 7/1/2025 by Curtis L. Phillips, MAI 
 

 
6. View east at northern boundary of the ATF parent tract from its northwest corner. 

     Photo taken 7/1/2025 by Curtis L. Phillips, MAI 
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7. View south at eastern boundary of the ATF parent tract from its northeast corner. 

         Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
 

 
8. View west at northern boundary of the ATF parent tract from its northeast corner. 

         Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
 
 
 
 

Page 76



 
9. View south at the actual parent tract from its northern extent. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
 

 
10. View south at western boundary of the actual parent tract from its northwest corner. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
 
 
 
 

Page 77



 
11. View south at Parcel 121 from its northern boundary. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
 

 
12. View east at the northern boundary of Parcel 121 from its northwest corner. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
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13. View north at Parcel 121 and the eastern boundary of the actual parent tract from its 

southeast corner. 
         Photo taken 9/12/2025 by Curtis L. Phillips, MAI 

 

 
14. View north at western boundary of Parcel 121 from its southwest corner. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
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15. View east at southern boundary of Parcel 121 from its southwest corner. 

         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
 

 
16. View east at typical east-west SRID sub-lateral canal within Parcel 121. 

         Photo taken 9/12/2025 by Curtis L. Phillips, MAI 
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17. View at typical drainage improvements within Parcel 121 that will be replaced by the 

road contractor. 
         Photo taken 7/24/2025 by Curtis L. Phillips, MAI 

 

 
18. View southwest at building improvement not contributing value on actual parent tract and 

view southwest at TCE Parcel 702 from near its northeast corner. 
         Photo taken 5/15/2025 by Curtis L. Phillips, MAI 
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19. View northwest at building improvement not contributing value on actual parent tract and 

view northwest at TCE Parcel 702 from near its southeast corner. 
         Photo taken 5/15/2025 by Curtis L. Phillips, MAI 

 

 
20. View north at shed and piping not contributing value on actual parent tract.                         

Photo taken 7/24/2025 by Curtis L. Phillips, MAI 
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PHOTO ANGLES 
 

 
ATF Parcel 108 map 

 
North end of Parcel 121 82nd Ave.  
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South end of Parcel 121 at intersection with 26th St. 

 
Midway along 82nd Ave. 
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At SRID Lateral where house is located. 

 
At P110 ROW is Pump shed. 
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AERIAL AND PLAT EXHIBITS 
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PARCEL SKETCHES – PARENT TRACT 
 

The actual parent tract sketch of Parcel 121/702 is lengthy and located on several pages.  Please 
reference the parcel sketches in the Addenda which were provided by Sexton Engineering. 
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235-EXISTING TRANSPORTATION FACILITY DESCRIPTION 
 
The existing transportation facility is known as County Road 609 which is also known as 82nd 
Avenue and Ranch Road.  It is a north-south roadway that has a total length of approximately 
nine miles.  Its southern extent is at its intersection with Oslo Road, and its northern extent is 
where it bends east and turns into 69th Street (N. Winter Road).   It is a two-lane asphalt-paved 
roadway, but some sections near its northern extent are in poor quality and have sand/dirt 
overlaying the pavement from nearby sand mine operation.  An Interstate 95 interchange is 
proposed at Oslo Road near the southern extent of County 609.  County Road 609 becomes more 
rural/agricultural in nature north of 26th Street.  The Sebastian River Improvement District 
(SRID) Lateral “C” right-of-way travels along County Road 609.  Some small bridges provide 
access over the SRID area at some locations.  County Road 609 has a signalized intersection 
with State Road 60.  State Road 60 is a major roadway that has an interchange with Interstate 95 
just to the west of County Road 609.  The majority of County Road 609 lacks sidewalks, 
crosswalks, lighting, medians, bike lanes and turn lanes.  It is mostly populated with agricultural 
and residential uses. 
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From north to south, traffic counts along County Road 609, according to FDOT, are 350 AADT 
from 69th Street to 37th Street, 850 AADT from 37th Street to 26th Stret, 3,400 AADT from 26th 
Street to State Road 60, 3,500 AADT from State Road 60 to 12th Street, 3,800 AADT from 12th 
Street to 4th Street, 2,400 AADT from 4th Street to Oslo Road. 
 
FDOT proposes right-of-way acquisitions for roadway and drainage improvements to County 
Road 609 (82nd Avenue) from 26th Street to 69th Street. These improvements include roadway 
construction along 5.09 miles of County Road 609 (82nd Avenue) in Indian River County.  The 
proposed improvements include a new alignment of the existing paved roadway, two (2) twelve 
(12) foot wide paved travel lanes with eight (8) foot wide shoulders (5 feet paved and 3 feet 
sodded), drainage ditches, a ten (10) foot wide shared pathway and a thirty (30) foot wide 
stabilized canal maintenance berm with two (2) foot wide stabilized shoulders. Drainage 
improvements, including new wet detention ponds, will be provided to serve the project.  Typical 
cross sections of the proposed roadway will be illustrated in the remainder section of this report. 
 
240-ZONING & LAND USE PLAN 
 
Indian River County Zoning: As shown on the Indian River County Zoning Map, the actual 
parent tract and the ATF parent tract are zoned Agricultural (A-1), one of three agricultural 
zoning districts in the county (which does not include the rural fringe development district). 
The A-1 zoning district is consistent with the Agricultural (AG-1) future land use designation. 
The district is established to implement the policies of the Indian River County Comprehensive 
Plan for managing land that is not part of the designated urban service area of the county, as 
well as land within the urban service area which warrants a very low density designation, by 
providing areas suitable for agriculture, silviculture, and the conservation and management of 
open space, vegetative cover, natural systems, aquifer recharge areas, wildlife areas and scenic 
areas. This zoning classification is intended to provide opportunities for residential uses at very 
low densities to continue to provide housing opportunities in the county. This district is also 
intended to permit activities which require non-urban locations and do not detrimentally 
impact lands devoted to rural and agricultural activities. No residential development in 
agriculturally designated areas shall occur unless such development is approved as a planned 
development and meets the requirements of section 911.14 of the LDC. Construction of a 
single-family dwelling unit on a tract or parcel existing on October 1, 1990, is exempt from 
planned development requirement. A barn, or storage building is an appropriate and customary 
use of the subject property. The following lot and building standards apply to the A-1 zoning 
district. 

 
Table 1. Lot and Building Standards for Indian River County A1 Zoning District 

Lot and Building Standards Dimensional Requirements 
Maximum Density per A1 0.20 du/gross acre 

Minimum Lot Size 200,000 square feet  

Minimum Lot Width 150 feet 
Front Setback 30 feet 
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Lot and Building Standards Dimensional Requirements 
Side Setback 30 feet 

Rear Setback 30 feet 

Maximum Building Height 35 feet 
  
The parent tract is in compliance with the A-1 lot and building standards and the maximum 
density allowed by the future land use designation and zoning classification.  Additional 
permitted uses in the A-1 district include but are not limited to: 
  

• General Farming, Livestock and Poultry Raising 
• Stables (commercial and noncommercial) 
• Tree Farms 
• Commercial and Noncommercial (cultivation, wholesaling, and off-site landscaping 

services allowed; no retail sales allowed on-site) 
• Single-Family Dwelling 
• Foster Care Facilities 
• Solar Facilities 

 
Special uses and conditional uses in the A-1 Agricultural zoning district include but are not 
limited to: 
  

• Tenant Dwelling / Residential Migrant Housing / Group Home (Level I and III) 
• Agricultural Businesses, excluding Wholesaling and Processing 
• Agricultural Industries 
• Educational Centers, including Primary and Secondary Schools, Colleges and 

Universities 
• Correctional institutions, Cultural and Civic Facilities, Governmental Administrative 

Buildings 
• Major Sports and Recreation Areas and Facilities 
• Dude Ranch, Retreats and Camps, Commercial Hunting and Fishing Lodges 
• Off-road Vehicle Tracts (commercial and noncommercial) 
• Driving Ranges 

  
Indian River County Future Land Use: The Indian River County Comprehensive Plan and 
Land Development Code (LDC) regulate the development and use of land as set forth in the 
County’s Comprehensive Plan. The future land use categories established in the 2030 
Comprehensive Plan as amended regulate maximum density, intensity and general policies for 
development. As shown on the Comprehensive Plan Future Land Use Map (dated revised 
March 2024), the Parent Tract is designated as AG-1 (Agricultural 1). The AG-1 designation 
allows up to 1 dwelling unit per 5 acres. Agricultural land use as defined in the 2030 
Comprehensive Plan includes land used to produce food, crops and supportive uses; land use 
for agricultural sales, rangeland and pastureland; as well as land lying fallow which is part of a 
parcel that is currently or previously was agriculturally productive. This category also includes 
single-family houses, barns, sheds which may be associated with active agricultural operations.  
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Urban Service Area (USA): The parent tract is located within an enclave (between 69th St. and 
26th St.) that is outside of the County’s Urban Service Boundary (USB). Indian River County’s 
Urban Service Boundary (USB) is a geographic line that designates areas of the county where 
urban services and facilities are provided. The USB separates urban areas from the surrounding 
natural and agricultural lands, or greenbelts. While the principal purpose of the urban service 
area is to establish where urban facilities such as centralized utilities, improved roadways, solid 
waste disposal, stormwater management, are provided, the USA also serves as the county’s 
urban growth boundary. In that capacity, the USA serves as the area in which urban development 
is encouraged, and outside of which urban development is restricted to a maximum density of 
one (1) dwelling unit per five acres.  
 
Since 1990, Indian River County has had a designated urban service boundary located almost 
entirely east of Interstate 95. In its present position, the urban service boundary provides a clear 
delineation between urban and rural areas. Since the uses allowed outside the USB are limited to 
extremely low-density residential uses or clustered development, as well as agricultural and 
natural uses, the USA serves to maintain the rural character of the land outside the urban service 
area. Therefore, it is the county policy not to support land uses amendments that increase 
development intensity outside the USB. For that reason, the USB provides an important function 
in directing urban and rural development to appropriate locations in the county where urban 
services are provided and is one of the county’s primary tools for controlling growth. The 
development potential of the agricultural land in a non-urban service area is generally limited 
by natural, manmade and economic constraints.  
 
250-ASSESSED VALUE, TAXES, AND SPECIAL ASSESSMENTS 
 
The actual parent tract does not have a designated parcel ID with the Indian River County 
Property Appraiser.  It is an SRID owned canal right-of-way and is not being assessed or taxed 
by Indian River County.  Therefore, assessed value, taxes and special assessments could not be 
provided. 
 
260-HISTORY OF PROPERTY 
 
According to the title search provided by FDOT, the parent tract is owned by Sebastian River 
Improvement District f/k/a Sebastian River Water Control District f/k/a Sebastian River 
Drainage District, a water control district.  No sales of the actual parent tract have occurred 
within the prior five years. The actual parent tract is not listed for sale or under contract.  No 
sales of the ATF parent tract have occurred in the prior five years either.  The ATF parent tract is 
not listed for sale or under contract either.  
 
Sebastian River Drainage District (now known as Sebastian River Improvement District) 
acquired the actual parent tract on June 10, 1940 via Quit Claim Deed from Graves Brothers 
Company. This was recorded in Deed Book 32, Page 177 of the Circuit Court of Indian River 
County.  The purpose of this conveyance was for right-of-way for canals and other drainage 
purposes.  
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270-EXPOSURE TIME 
 
I have provided an opinion of the exposure time. Exposure time is defined as an opinion of the 
length of time the property interest being appraised would have been offered on the market prior 
to the hypothetical sale at market value on the effective date of the appraisal; a retrospective 
opinion based upon an analysis of past events assuming a competitive and open market. To 
provide an opinion of a future value at the end of a marketing time starting at the appraisal date 
would be a prospective value as opposed to the current value opinion herein.  It is my opinion 
that the exposure time would have been three to six months. 
 
280-PUBLIC AND PRIVATE RESTRICTIONS 
 
The actual parent tract is an already designated canal right-of-way for the SRID.  According to 
the title work provided by FDOT, the following easements, encroachments or restrictions are 
associated with the actual parent tract. 
 

• Quit Claim Deed O.R.B. 867, Pg. 439 
• Amended Resolution O.R.B. 867, Pg. 437 
• Resolution O.R.B. 860, Pg. 603 
• Release of Sub-Lateral Right-of Way O.R.B. 723, Pg. 1892 
• Road, Irrigation and Drainage Easement O.R.B. 723, Pg. 1438 
• Release of Sub-Lateral Right-of Way O.R.B. 722, Pg. 595 

 
According to the title work provided by FDOT, no easements, encroachments or restrictions 
adversely impact the development potential or marketability of the ATF parent tract.  The ATF 
parent tract is encumbered by the following easements: 
 

• Ingress/egress easement O.R.B. 2210, Pg. 831 
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300-HIGHEST AND BEST USE ANALYSIS 
 
The Dictionary of Real Estate Appraisal, Seventh Edition 2022, by the Appraisal Institute 
defines Highest and Best Use on pages 88 - 89 as follows: 
 

1. “The reasonably probable use of property that results in the highest value. The four 
criteria that the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum productivity." 

 
2. “The use of an asset that maximizes its potential and that is possible, legally 

permissible, and financially feasible.  The highest and best use may be for continuation 
of an asset’s existing use or for some alternative use.  This is determined by the use 
that a market participant would have in mind for the asset when formulating the price 
that it would be willing to bid. (IVS)” 

 
3. “The highest and most profitable use for which the property is adaptable and needed or 

likely to be needed in the reasonably near future. (Uniform Appraisal Standards for 
Federal Land Acquisitions).” 
 

4. “[For fair value determination] The use of a nonfinancial asset by market participants that 
would maximize the value of the asset or the group of assets and liabilities (for example, 
a business) within which the asset would be used. (FASB Glossary) The highest and best 
use of a nonfinancial asset takes into account the use that is physically possible, legally 
permissible, and financially feasible. (FASB 820-10-35-10B). The highest and best use of 
a nonfinancial asset establishes the valuation premise used to measure the fair value of 
the asset, as follows: (a) The highest and best use of a nonfinancial asset might provide 
maximum value to market participants through its use in combination with other assets as 
a group (as installed or otherwise configured for use) or in combination with other assets 
and liabilities (for example, a business). (b) The highest and best use of the asset might 
provide maximum value to market participants on a standalone basis. (FASB)” 

 
Highest and Best Use Analysis, As Vacant 
 
Legally Permissible 
 
There are no deed restrictions or other legal encumbrances that would limit the utilization of the 
ATF parent tract to its Highest and Best Use. The ATF parent tract and actual parent tract are 
zoned A-1, Agricultural-1 District, by Indian River County. The ATF parent tract and actual 
parent tract have a future land use designation of AG-1, Agricultural.  The current zoning and 
future land use designations are consistent. These designations permit agricultural pursuits and 
low-density residential development.  The AG-1 designation allows up to 1 dwelling unit per 5 
acres. The ATF parent tract meets the dimensional standards of the A-1 and AG-1 designations 
and could be developed with an agricultural or low-density estate residential use.   
 
The ATF parent tract is located outside the urban service area. Areas outside the urban service 
area are not provided with municipal services such as water and sewer. Immediate zoning/land 
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use changes are prohibited. This is meant to control growth until infrastructure gets updated 
commensurately with future population increases.  As such, the ATF parent tract will have to 
legally remain agricultural / low density estate residential use for the foreseeable future until the 
urban service boundary is modified.  Higher density uses would only be allowed on the ATF 
parent tract after the urban service boundary was modified which would open up zoning/future 
land use changes and utility extension.  Officials with Indian River County stated that there was 
no immediate plan to modify the urban service boundary, and the ATF parent tract’s area is 
planned to remain outside the urban service boundary for the foreseeable future.   
 
As the population continues to increase and infrastructure gets expanded, it is possible that the 
Indian River County planning department will begin to modify the boundaries of the urban 
service area and current agricultural properties could experience zoning/land use changes for 
new higher density non-agricultural development. 
 
The actual parent tract is already designated as a canal right-of-way and can legally continue this 
use.  
 
Physically Possible 
 
The actual parent tract is a narrow/irregular site containing 145.439 acres, according to FDOT 
right-of-way maps.  The width varies from 125’ to 244.5’.  As a standalone parcel, it is limited 
by its physical constraints and can’t be vertically developed like surrounding land.  The existing 
use as canal right-of-way is physically possible. 
 
The ATF parent tract is rectangular in shape and contains 71.451 acres. It is generally leveled 
and cleared land with minimal native vegetation present.  According to the National Wetlands 
Inventory, no wetlands are located on the ATF parent tract. The ATF parent tract is within a 
flood zone. The ATF parent tract’s topography, shape, and size are adequate for agricultural or 
low-density estate residential use. Access can be achieved by 82nd Avenue.  It is physically 
possible to develop the ATF parent tract with an agricultural / low density estate residential use. 
 
Financially Feasible 
 
As is noted in the Area Data and Neighborhood Data sections in the Addenda of this report, 
market conditions have been improving for all property types in the market. The population has 
increased, and the unemployment rate has decreased. The overall economy has improved, and 
this has positively affected the real estate market. New development of residential, commercial, 
and industrial properties is occurring in the neighborhood. Values had been increasing, but 
higher interest rates have begun to stabilize value appreciation more recently.  Due to continued 
population growth, the parent tract’s market area remains in a growth phase.    
 
The neighborhood is essentially exclusively outside the urban service area and is predominantly 
agricultural / low density estate residential in nature.  This is compatible and typical of west 
Indian River County which is agricultural.  As the population continues to increase and 
infrastructure gets expanded, it is possible that the Indian River County planning department will 
begin to modify the boundaries of the urban service area and current agricultural properties could 
experience zoning/land use changes for new higher density non-agricultural development.  This 
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was discovered by verifying recent sales in the market and by interviewing market participants. 
The sales herein are being purchased for this speculation where the property will remain 
agricultural for the foreseeable future, but there is potential for higher density non-agricultural 
development that will produce higher non-agricultural land values in the future.  During the 
holding period, agricultural exemptions will be kept to lower holding costs. Demand also exists 
for residential estate sites (5 acres +). 
 
While some agricultural parcels are being purchased in the market for future speculation, other 
agricultural parcels are being purchased for immediate development of a use allowed within the 
A-1 district, such as estate residential uses or institutional uses such as educational facilities, 
church facilities or agritourism uses which is also feasible given the growing population. 
 
The population continues to increase which indicates that future growth should continue to 
occur.  Additionally, there is new higher density residential subdivision development occurring 
by major builders nearby within the urban service boundary. An agricultural / low density estate 
residential use is financially feasible for the ATF parent tract in the interim until a time when the 
urban service boundary is modified to allow for zoning changes and utility extension which will 
introduce different, higher density non-agricultural uses which will ultimately transition the 
financially feasible uses of the market area. 
 
The actual parent tract is a canal right-of-way that is providing drainage and access to several 
nearby agricultural parcels. It is allowing surrounding properties to function adequately.  
Continued canal right-of-way use for surrounding agricultural property is financially feasible 
for the actual parent tract.  
 
Maximally Productive 
 
The maximally productive use for the ATF parent tract is agricultural / low density estate 
residential use until the urban service boundary is modified to allow for zoning changes, utility 
extension and different, higher density non-agricultural uses. This is legally permissible, 
physically possible, financially feasible, and maximally productive. 
 
Continued canal right-of-way use for surrounding agricultural property is maximally 
productive for the actual parent tract. 
 
Highest and Best Use Analysis, As Improved 
 
Not Applicable. 
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302-HIGHEST AND BEST USE CONCLUSION 
 
Conclusion - As Vacant 
 
The highest and best use of the ATF parent tract is agricultural / low density estate residential 
use until the urban service boundary is modified to allow for zoning changes, utility extension 
and different, higher density non-agricultural uses. 
 
The highest and best use of the actual parent tract is continued canal right-of-way for 
surrounding agricultural property. 
 
Conclusion – As Improved  
 
Not Applicable. 
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305-APPROACHES TO VALUE USED AND EXCLUDED 
 
In providing an opinion of the market value of the real estate, three valuation procedures are 
available for utilization. They are the Cost, Sales Comparison, and Income Capitalization 
Approaches. As stated within the Scope of Work section of this report, only the Sales 
Comparison Approach is relied upon for the parent tract’s land value.   
 
310-LAND-VALUATION 
 
According to the 15th Edition of The Appraisal of Real Estate the valuation of land begins by 
identifying the real estate and property rights valued, any encumbrances, use restrictions, and the 
land’s physical characteristics.  An appraiser can use several techniques to obtain an indication 
of land value: 
 

• Sales Comparison 
• Extraction 
• Allocation 
• Land Residual 
• Ground Rent Capitalization 
• Subdivision Development 
 

The most reliable way to provide an opinion of land value is by Sales Comparison. When few 
sales are available, or when the value indications produced through Sales Comparison need 
additional support, alternative techniques like extraction or allocation may be applied. In the case 
of the parent tract, the only approach used was the Sales Comparison Approach as adequate sales 
exist in the market to compare to the ATF parent tract.  Sales of canal right-of-way parcels were 
not available in the market.  As such, the across the fence (ATF) method was used.  
 
The sales search included locating sales of similar vacant land within the market area occurring 
under similar market conditions. Sales were further refined by applicable characteristics such as 
location, access, site size, shape, topography, utilities, and zoning/land use. The best available 
sales of similar sites were located and are utilized to arrive at a land value for the ATF parent 
tract. The sales are all located in appropriate proximity to the ATF parent tract and represent 
competitive properties that would be considered by market participants in the valuation of the 
ATF parent tract. All the sales are a good substitute or alternative property for the ATF parent 
tract. I analyzed the ATF parent tract based on a price per gross acre basis, as this is the most 
recognized unit of comparison in this market. Sales data sheets with more details regarding each 
sale are in the addenda of this report.  A synopsis of each sale is located next.   
 
The actual parent tract is not suitable for development as a standalone property, due to its 
narrow/irregular shape. For reasonable analysis, I have analyzed this parcel with the “across the 
fence” (ATF) method.  The across the fence parent tract is a contiguous parcel to the east.  The 
ATF parent tract does not have an assigned street address.  It is located on the east side of 82nd 
Avenue about 1,400 feet north of 37th Street in Vero Beach, FL 32966. It is within an 
unincorporated area of Indian River County.  It is Property ID 41658 (Parcel ID 
32382500000100000001.1).  The ATF parent tract is known as Parcel 108, and it contains 
71.451 acres, according to the FDOT right-of-way maps.  Several parcels are contiguous to the 
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actual parent tract.  These parcels have a wide range of sizes that range from 20 acres +/- to 900 
acres +/-.  The size of the ATF parent tract is bracketed by nearby properties, and it is a good 
representation of the average size of parcels along 82nd Avenue.  The land value derived from the 
analysis of the ATF parcel is applied to the actual parent tract land area. 
 
Discussion Land Sales 
 
Sale 3751/1431 occurred on January 20, 2025, for $4,000,000 ($51,099/Acre).  This was an 
arm’s length cash equivalent transaction.  It is located at the southeast corner of 66th Avenue and 
73rd Street within an unincorporated area of Indian River County. The site has not been assigned 
a street address. Neighboring properties have a mailing address of the City of Vero Beach.  It is a 
corner site and has average access. 66th Avenue is a paved roadway while 73rd Street is a dirt 
roadway. This sale has a site size of 78.280 acres, or 3,409,877 square feet.  It is rectangular in 
shape.  The site was vacant land at the time of sale. It is currently utilized for cattle grazing and 
was previously a citrus grove. While agricultural site improvements exist, no improvements 
contributed value to the sale price. This was verified by the agent. The site is generally cleared 
and level land.  It has no wetlands onsite.  The site does not have direct access to municipal 
water and sewer services.  The site is zoned A-1 with a consistent land use of AG-1. The buyer’s 
motivation was speculative in nature with no immediate plans for development. 
 
Sale 3750/222 occurred on January 16, 2025, for $2,925,000 ($67,474/Acre).  This was an arm’s 
length cash equivalent transaction.  It is located on the west side of 66th Avenue, between 65th 
Street and 61st Street, within an unincorporated area of Indian River County. The site has an 
assigned street address at 6620 61st Street, Vero Beach, FL 32967.  It is a corner site and has 
average access. All three roadways are paved along the site’s frontage. This sale has a site size of 
43.350 acres, or 1,888,326 square feet.  It is irregular in shape, but its irregular shape is not 
adverse.  The site was vacant land at the time of sale. It was previously utilized as a grove. While 
agricultural site improvements exist, no improvements contributed value to the sale price. The 
site is generally level land with areas of clearing and areas of native vegetation.  It has no 
wetlands onsite.  The site does not have direct access to municipal water and sewer services.  
The site is zoned A-1 with a consistent land use of AG-1. The buyer’s motivation was 
speculative in nature with no immediate plans for development. 
 
Sale 3732/26 occurred on October 7, 2024, for $1,600,000 ($55,536/Acre).  This was an arm’s 
length cash equivalent transaction.  It is located at the northwest corner of 66th Avenue and 53rd 
Street within an unincorporated area of Indian River County. The site has an assigned street 
address at 6700 53rd Street, Vero Beach, FL 32967.  It is a corner site and has average access. 
Both roadways, the site fronts are paved roadways. This sale has a site size of 28.810 acres, or 
1,254,964 square feet.  It is generally rectangular in shape.  The site was vacant land at the time 
of sale. It is currently utilized for cattle grazing and was previously a grove. While agricultural 
site improvements exist, no improvements contributed value to the sale price. This was verified 
by the agent. The site is generally cleared and level land.  It has no wetlands onsite.  The site 
does not have direct access to municipal water and sewer services.  The site is zoned A-1 with a 
consistent land use of AG-1.  The buyer plans to develop the site with a church. 
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Sale 3718/1812 occurred on August 6, 2024, for $3,200,000 ($60,066/Acre).  This was an arm’s 
length cash equivalent transaction.  It is located at the northwest corner of the non-signalized 
intersection of 58th Avenue SW and 13th Street SW within an unincorporated area of Indian River 
County.  It has a street address at 1275 58th Avenue SW, Vero Beach, FL 32968.  It is a corner 
site and has average access. Both roadways, the site fronts are dirt roadways; however, 58th 
Avenue SW is scheduled to be widened and paved to its intersection with 13th Street SW. This 
sale has a size of 53.275 acres, or 2,320,661 square feet.  It is generally rectangular in shape.  
The site was vacant land at the time of sale. It was previously utilized as a citrus grove.  The 
citrus grove was abandoned, and it was used for cattle grazing at the time of sale. While 
agricultural site improvements exist, no improvements contributed value to the sale price. This 
was verified by the agent. The site is generally cleared and level land.  It has no wetlands onsite.  
The site does not have direct access to municipal water and sewer services.  The site is zoned A-
1 with a consistent land use of AG-1.  The buyer plans to develop the site with a school. 
 
LAND SALES MAP 
 

 
 

Additional maps depicting more detail are contained in the addendum of this report.  
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LAND ADJUSTMENT GRID  
 

 

SALE # 121/702 1 2 3 4
OR BOOK/PAGE 3751/1431 3750/222 3732/26 3718/1812
DATE OF SALE/VALUE 02-Oct-25 20-Jan-25 16-Jan-25 07-Oct-24 06-Aug-24 
PROPERTY RIGHTS Fee Simple Fee Simple Fee Simple Fee Simple

0% 0% 0% 0%
FINANCING Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent

0% 0% 0% 0%
CONDITIONS OF SALE Arm's Length Arm's Length Arm's Length Arm's Length

0% 0% 0% 0%
ANNUAL CHANGE 6.00%
TIME INTERNVAL (YRS) 0.70 0.71 0.99 1.16
MRK COND. ADJ. 4.20% 4.26% 5.94% 6.96%
SALE PRICE $4,000,000 $2,925,000 $1,600,000 $3,200,000
PRICE/ACRE $51,099 $67,474 $55,536 $60,066
CONTR. VALUE IMPS. $0 $0 $0 $0
OTHER ADJUSTMENTS $0 $0 $0 $0
ADJ. SALES PRICE $4,168,000 $3,049,605 $1,695,040 $3,422,720 
PRICE/ACRE $53,245 $70,348 $58,835 $64,246

LOCATION 82nd Ave, Vero 
Beach

SEC of 66th Ave 
& 73rd St, Vero 

Beach

6620 61st St, Vero 
Beach

6700 53rd St, Vero 
Beach

1275 58th Ave 
SW, Vero Beach

Similar Similar Similar Similar
0% 0% 0% 0%

ACCESS Paved Road
Paved Road & 

Dirt Road
Paved Roads Paved Roads

Paved Road & 
Dirt Road

Similar Similar Similar Similar
0% 0% 0% 0%

GROSS SITE SIZE (AC) 71.451 78.280 43.350 28.810 53.275 
GROSS SITE SIZE (SF) 3,112,405 3,409,877 1,888,326 1,254,964 2,320,661 

ATF parcel Similar Superior Superior Superior
0% -5% -5% -5%

SHAPE Rectangular Rectangular Irregular Rectangular Rectangular
Similar Similar Similar Similar

0% 0% 0% 0%

TOPOGRAPHY
Mostly Level & 

Clear / No 
Wetlands

Mostly Level & 
Clear / No 
Wetlands

Mostly Level & 
Clear / No 
Wetlands

Mostly Level & 
Clear / No 
Wetlands

Mostly Level & 
Clear / No 
Wetlands

Similar Similar Similar Similar
0% 0% 0% 0%

UTILITIES Well / Septic Well / Septic Well / Septic Well / Septic Well / Septic
Similar Similar Similar Similar

0% 0% 0% 0%
ZONING / FLU A-1 / AG-1 A-1 / AG-1 A-1 / AG-1 A-1 / AG-1 A-1 / AG-1

Similar Similar Similar Similar
0% 0% 0% 0%

  NET ADJUSTMENT 0% -5% -5% -5%
  ADJ. PRICE/ACRE $53,245 $66,831 $55,893 $61,034 

VACANT LAND SALES - PARENT TRACT
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ANALYSIS OF COMPARABLE SALES AND EXPLANATION OF ADJUSTMENTS 
 
I have analyzed the sales, shown in summary form, on the chart on the previous page to provide an 
opinion of the land value of the parent tract. These comparables were considered the best indicators 
of value for the parent tract. These sales were all typically motivated transactions with fee simple 
title transfers. 
 
Property Rights Conveyed 
 
All sales in this analysis were transferred on a fee simple estate basis, with the buyers receiving 
full property rights ownership. I was also unaware of any other adverse deed restrictions or any 
other property rights limitations which would have affected the other sales. Therefore, no 
adjustment was considered necessary for property rights conveyed to the other sales. 
 
Terms of Financing (Cash Equivalency) 
 
The transaction price of one property may differ from that of a similar property, due to atypical 
financing arrangements. Within the confirmation process, detailed attention was made to ensure 
the conditions of each sale.  No adjustments were required to the sales for this factor. 
 
Conditions of Sale 
 
Adjustments for conditions of sale usually reflect the motivations of the buyer and seller at the 
time of conveyance.  Within the confirmation process, detailed attention was made to ensure the 
conditions of each sale.  All sales were arm’s length transactions. No adjustment is necessary. 
 
Time or Changes in Market Conditions 
 
Market conditions generally change over time and may be caused by inflation, deflation, 
fluctuations in supply and demand, or other factors. The sales occurred from August 2024 to 
January 2025. As discussed in Section 220-Description of Area and Neighborhood, the 
neighborhood, along with the larger market area, is experiencing growth and value appreciation. 
The median sale price for median single-family homes in Indian River County increased 
substantially in 2021/2022, but higher interest rates have stabilized appreciation in 2023 and 2024.  
The median sale price for single-family residences in Indian River County increased 3.3% in 2023 
and increased 8.4% in 2024. I have concluded an upward market conditions adjustment of 6.00% 
annually for all sales.   
 
Contributory Value of Improvements/Other Adjustments 
 
The contributory value of any site improvements or any additional sale conditions which affected 
the sale price must be considered. No such adjustments are warranted for any of the sales.  
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Location 
 
The ATF parent tract and all sales have a similar location.  No adjustment is warranted for 
location. 
 
Access 
 
The ATF parent tract and all sales have similar access.  No adjustment is required for access. 
 
Site Size 
 
The sales range in size from 28.810 to 78.280 gross acres. The ATF parent tract contains 71.451 
gross acres.  The sales bracket the size of the ATF parent tract.  Typically, due to economies of 
scale, larger sites typically display a lower unit indication, and smaller sites typically display a 
higher unit indication.  Sales 2, 3 and 4 are smaller in size when compared to the ATF parent 
tract and are adjusted downward -5% for this superior feature.  Sale 1 is similar in size to the 
ATF parent tract and not adjusted. 
 
Shape 
 
The ATF parent tract nor the sales are adversely affected by shape, so no adjustment is required 
for this factor. 
 
Topography 
 
The ATF parent tract is generally level and cleared of native vegetation. It has no wetlands 
onsite.  All sales have similar topographies as the ATF parent tract and are not adjusted for this 
factor. 
 
Utilities 
 
The ATF parent tract does not have direct access to municipal water and sewer services. All 
sales are similar to the ATF parent tract and are not adjusted for this factor.  
 
Zoning / Future Land Use 
 
The ATF parent tract is zoned A-1 with a consistent land use of AG-1. All sales are similar to the 
ATF parent tract and not adjusted for this factor.  
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Conclusion – Land Value Analysis 
 
The comparable sales previously analyzed are considered the best available from within the market. 
The sales indicate an unadjusted value range from $51,099 to $67,474 per gross acre. After 
adjustment, the sales ranged from $53,245 to $66,831 per gross acre. The adjusted mean indication 
is $59,251 per gross acre, and the adjusted median indication is $58,464 per gross acre.  The 
adjustments reduced the differences in the sales. Equal weight is given to all sales analyzed with the 
value concluded toward the upper end of the unadjusted and adjusted ranges, which is represented 
by Sale 2. However, I have concluded slightly below the adjusted indication of Sale 2 as the ATF 
parent tract’s site size is at the upper end of the range.  Based on the previously analyzed data, I 
have concluded a land value indication of $60,000 per gross acre for the ATF parent tract.   
 
Discount/Risk 
 
The actual parent tract is a canal right-of-way that is providing drainage and access to several 
nearby agricultural parcels. It is allowing surrounding properties to function adequately, and it 
is a part of a larger network of drainage canals.  As such, no discount is warranted for the 
actual parent tract.    
 
The land value for the actual parent tract is calculated as follows: 
 
$60,000 Per Acre      X   145.439 Acres = $8,726,340 
Rounded   $8,726,400 

 
Typically, in addition to the land, any affected site improvements within the part acquired are 
considered.  Per FDOT, the roadway contractor will be replacing any affected drainage 
improvements during construction.  As such, no site improvements are considered in the part 
acquired, and no cost to cure is warranted.  

 
The concluded Land Value of the parent tract is allocated as follows: 
 

 

Before Allocation - Parent Tract
Land $8,726,400
Site Improvements $0
Building(s) $0
Fixtures & Equipment $0
Total $8,726,400
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390-RECONCILIATION OF VALUE INDICATIONS AND FINAL VALUE ESTIMATE 
 
The value indication by the applicable approach as of the date of the appraisal is as follows: 
 
 LAND VALUE ANALYSIS  $8,726,400 
 COST APPROACH  N/A 
 SALES COMPARISON APPROACH  N/A 
 INCOME APPROACH  N/A 
  
Based on the available market data and the resulting analysis, it is my opinion that the market 
value of the parent tract as of the appraisal date is: 
 
VALUE OF THE WHOLE/BEFORE PROPERTY $8,726,400 
 
395-ALLOCATION OF LAND, BUILDINGS, STRUCTURES, AND OTHER 
IMPROVEMENTS 
 

 
 

Before Allocation - Parent Tract
Land $8,726,400
Site Improvements $0
Building(s) $0
Fixtures & Equipment $0
Total $8,726,400
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400-DESCRIPTION OF THE PART ACQUIRED 
 
Parcel 121 is a fee simple partial acquisition along the entire eastern boundary of the parent tract.  
It contains 25.928 acres (1,129,424 square feet) and represents 17.83% of the parent tract. It is 
irregular in shape.  It comprises portions of the SRID Lateral “C” Canal and portions of 82nd 
Avenue right-of-way.  Its southern extent is located at the intersection of 82nd Avenue and 26th 
Street, and its northern extent is located where 82nd Avenue travels east and turns into 69th Street.  
At its southern extent, Parcel 121 has a total width of 102.02 feet.  At its northern extent, Parcel 
121 has a total width of 61.50 feet.  It has additional varying widths as it travels north/south, and 
it also has a few jogs east at certain locations into sub-lateral areas.  Please see the parcel sketch 
in the addenda for complete dimensions of Parcel 121.   
 
Parcel 121 contains several drainage improvements typical of such a use.  Misplaced fencing by 
property owners to the east, natural vegetation, pump/pump house, wells, outfall structures, 
drainage canals, embankments and the roadway area of 82nd Avenue were site improvements 
noted during inspection. Several private drainage ditches from other properties along the 
property limits discharge into existing drainage ditches that are within the part acquired.  Per 
FDOT, the roadway contractor will be replacing any affected drainage improvements during 
construction.  As such, no site improvements are considered in the part acquired, and no cost to 
cure is warranted.  Any affected misplaced fencing by property owners to the east is being cured 
on its respective property for other parcels affected on this project. 
 
Parcel 121 is proposed for the construction of the proposed roadway and drainage improvements 
including two (2) twelve (12) feet wide paved travel lanes with eight (8) feet shoulders, drainage 
ditches, a wet detention pond for the roadway project, a ten (10) feet wide share pathway with 
two (2) feet stabilize shoulders and drainage improvements for the roadway project including a 
thirty (30) foot stabilized canal maintenance berm within the remaining SRID Lateral “C” Right-
of-Way. The project will provide a new alignment for County Road 609 (82nd Avenue) roadway 
between 26th Street and 69th Street. As noted in the Contract Plans, the proposed travel lanes 
and shared pathway are elevated approximately 3 to 4 feet above the existing grade and will 
harmonize with the existing elevation on the remainder property along the new Right-of-Way.   
 
A synopsis of the land area breakdown of the parent tract, part acquired, and remainder is located 
below. A detailed legal description of Parcel 121 from FDOT is in the Addenda.  Detailed parcel 
sketches from Sexton Engineering are also located in the Addenda.   
 
PARENT TRACT : 145.439 acres (6,335,323 square feet) 
PARCEL 121 : 25.928 acres (1,129,424 square feet) 
PARCEL 702 : 0.043 acres (1,875 square feet) 
TOTAL REMAINDER : 119.511 acres (5,205,899 square feet) 
 
Parcel 702 is a temporary construction easement that is located around a severed building 
improvement on the remainder tract and will be used for demolition.  It will be analyzed after the 
Summary of Values Section 995. 
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450-VALUATION OF PART ACQUIRED 
 
This appraisal has reported an opinion of land value to be acquired based upon the appropriated 
unit value applicable to the parent tract, and determined the contributory value, even if zero, of 
each improvement, or part thereof based upon an appropriated unit value of the parent tract as set 
forth in the reconciliation of approaches. The part acquired is valued using the allocations from 
the before section of this appraisal. It is only logical that the part acquired cannot be considered 
an independent parcel. Considering this fact, a similar methodology and analysis, as discussed in 
the Before Section of this report, is utilized in valuing the part acquired. The same data analysis 
conclusions are applicable in the part acquired.   
 
Land Valuation – Parcel 121 
 
Parcel 121 encompasses a total of 25.928 acres.  A land value opinion was previously reported in 
the before section of this report at $60,000 per acre for the parent tract.  Land value for Parcel 
121 is calculated as follows: 
 
 25.928 Acres             X                     $60,000/Acre               = $1,555,680 
 Rounded,         $1,555,700 
 
Improvement Valuation – Parcel 121 
 
In addition to the land, site improvements within the acquisition are considered. Per FDOT, the 
roadway contractor will be replacing any affected drainage improvements during construction.  
As such, no site improvements are considered in the part acquired 
 
Parcel 121 is as follows: 
 

 

Parcel 121 Allocation
Land $1,555,700
Site Improvements $0
Building(s) $0
Fixtures & Equipment $0
Total $1,555,700
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500 – VALUATION OF THE REMAINDER AS PART OF THE WHOLE 
 
                                                                                                                       Remainder As 
Before Tract                    - Part Acquired =  Part of Whole 
$8,726,400 $1,555,700                        $7,170,700 
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640U-PURPOSE OF APPRAISAL OF REMAINDER UNCURED AFTER THE 
ACQUISITION 
 
Independent appraisals of the remainder uncured and cured generally are not required when the 
cost to cure represents a minor expenditure to assure continued operation or use of the remainder, 
nor is it necessary when a cure is not required. I have determined the value of the remainder 
uncured under the hypothetical condition that the transportation facility has been completed 
according to the construction plans and that said facility is open for public use. It is pointed out 
that the market value of the parent tract before the acquisition has been concluded, and then the 
value of the part acquired has been subtracted. This results in the value of the remainder as part 
of the whole. The purpose of the appraisal of the remainder uncured is to provide an opinion of 
the market value to discover if there are any damages or special benefits by the acquisition. 
 
680U-APPRAISAL PROBLEM FOR REMAINDER UNCURED 
 
The purpose of the appraisal is to provide an opinion of the market value of the remainder 
uncured.  This is done by appraising the remainder before any cure is applied and comparing this 
after value opinion with the value of the remainder as part of the before tract to determine if there 
are any reduction (damages) or enhancements (special benefits) as a result of the acquisition. The 
appraisal of the after property must be made presuming the transportation facility has been 
completed according to construction plans and is open for public use.   
 
In the remainder situation, the appraisal problem is the same as the before, utilizing similar 
valuation methods and sales. The reader is referenced to that section of the report for discussion. 
The remainder has the same general features as the before tract except for the slight reduction in 
site size.   
 
Although the remainder is bisected by the new 82 Avenue, it continues to function just as before 
the acquisition. The continued functionality is facilitated by the installation of improvements 
from the proposed roadway. Just as in the before situation, there is no practical use for the 
remainder property other than as canal right-of-way to serve surrounding agricultural property. 
However, whether being put to public or private use, the remaining land has value similar to 
adjacent marketable lands. In this regard, it is analyzed and valued in the same manner as in the 
parent tract valuation. 
 
In that the remainder property is considered to take on the value of the adjacent land, the physical 
and locational characteristics of the adjacent land are compared to similar, recent agricultural 
land sales. The adjacent land value reflects the value of the remainder property in an across-the-
fence valuation. 
 
730U-DESCRIPTION OF REMAINDER UNCURED 
 
The remainder uncured is like the previously mentioned site in the before except for a site size 
reduction. It now also has different boundary dimensions, due to the fee simple acquisition. The 
remainder site size is now 119.511 acres, or 5,205,899 square feet. This represents a decrease in 
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size of 17.83%.  It will continue to be irregular in shape.  As noted in the Contract Plans, the 
proposed travel lanes and shared pathway are elevated approximately 3 to 4 feet above the 
existing grade and harmonize with the existing elevation on the remainder property along the 
new right-of-way.  The proposed roadway improvements will provide replacement drainage 
connections and restore the function of the canal right-of-way use.   
 
Based on review of the FDOT Drainage Report dated March 2025, and discussion with the 
FDOT Design Team, we understand that the 82nd Avenue Project will be designed and 
constructed to meet the FDOT, St. Johns River Water Management District (SJRWMD) and the 
SRID regulations and design criteria. The project will route the stormwater flow through SRID 
Canals and from private drainage ditches to the SRID Lateral Canal “C” as the primary outfall 
for the project. The project will be designed so that the overall floodplain will not be impacted by 
the project. All existing canals and ditches crossing the proposed roadway project will be 
replaced to ensure the same level stormwater/irrigation conveyance as presently existing will be 
accommodated by the project. The project will accommodate all offsite stormwater runoff in 
accordance with FDOT and all regulatory agency’s criteria and will maintain all historic flow 
patterns for offsite flows. 
 
The misplaced building improvement from the owner of Parcel 109 is severed by the acquisition.  
This building now contains 186 square feet on the remainder tract and is an unsafe structure that 
the owner now has the burden of demolishing. 
 
Topography, drainage, utilities, etcetera are all similar to the before.  The reader is referred to 
Section 230, Description of Property, Photographs, and Sketches for the description of the 
remainder’s topography, flood plain, drainage, soil characteristics, utilities, improvements, 
etcetera. A parcel sketch of the remainder uncured from Sexton Engineering is in the Addenda. 
 
740U-ZONING, LAND USE PLAN, CONCURRENCY 
 
No changes in the remainder uncured Zoning and Land Use have occurred in the appraisal of the 
remainder uncured. The reader may refer to Section 240, Zoning, Land Use Plan and 
Concurrency. 
 
750U-PROPOSED TRANSPORTATION FACILITY DESCRIPTION 
 
The County Road 609 (82nd Avenue) project proposes right-of-way acquisitions and roadway 
and drainage improvements to County Road 609 (82nd Avenue) from 26th Street to 69th Street. 
These improvements include roadway construction along approximately 5 miles of County Road 
609 (82nd Avenue) in Indian River County. The proposed improvements include a new 
alignment of the existing paved roadway, two (2) twelve (12) foot wide paved travel lanes with 
eight (8) foot shoulders (5 feet paved and 3 feet sodded), drainage ditches, a ten (10) foot wide 
shared pathway and a thirty (30) foot wide stabilized canal maintenance berm with two (2) foot 
wide stabilize shoulders. Drainage improvements, including new wet detention ponds, also will 
be provided on the project.  The proposed roadway improvements will provide replacement 
drainage connections and restore the function of the canal right-of-way use. 
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775U-EFFECT OF ACQUISITION ON REMAINDER UNCURED 
 
The proposed right-of-way acquisition and roadway improvements will adversely impact the 
remainder property as the owner will now have the liability to demolish the unsafe severed 
building. Otherwise, all other aspects of the remainder uncured property remain like the parent 
tract from the before analysis and has the same marketability as the before property.  The 
remainder property can still achieve the same highest and best use as the before property.  
 
The proposed FDOT drainage improvements will provide drainage improvements including wet 
detention ponds for the project and replacement drainage connections to remainder property with 
drainage outfall to the SRID Lateral “C” Canal to the west as in the existing condition. The 
proposed acquisition and construction project will not adversely impact the operation of the 
stormwater facility after completion of the project.  The proposed improvements will restore the 
canal right-of-way use similar to the before property. 
 
800U–HIGHEST AND BEST USE OF REMAINDER UNCURED 
 
The highest and best use, as vacant, is the same as before the acquisition.  Please refer to Section 
300, Highest and Best Use Analysis.   
 
802U-HIGHEST AND BEST USE CONCLUSION OF REMAINDER UNCURED 
 
Conclusion - As Vacant 
 
The highest and best use of the ATF remainder tract is agricultural / low density estate residential 
use until the urban service boundary is modified to allow for zoning changes, utility extension 
and different, higher density non-agricultural uses. 
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The highest and best use of the actual remainder tract is continued canal right-of-way for 
surrounding agricultural property. 
 
Conclusion – As Improved  
 
Not Applicable 
 
805U-APPROACHES TO VALUE USED AND EXCLUDED FOR REMAINDER 
UNCURED 
 
Valuation of Site as Vacant 
 
In the valuation of the remainder uncured, as vacant, the Sales Comparison Approach is most 
applicable and the primary approach relied upon by market participants for vacant land.  This is 
the only approach used to value the land.  Based on discussions within Section 175, the Cost 
Approach and Income Approach are not applicable for land value analysis.  
 
810U-LAND VALUATION FOR REMAINDER UNCURED 
 
The remainder uncured is the same as before except less site area will exist, due to the fee simple 
acquisition.  The highest and best use for the remainder uncured, as vacant, is unchanged from 
the before analysis. No new sales were required to appraise the remainder uncured. The same 
unit of comparison as in the before situation, as concluded via across the fence methodology, is 
appropriate for the remainder uncured.  No new sales were required to appraise the remainder 
uncured. The reader is referred to Section 310, Land Valuation, for a description of sales used to 
value the parent tract and a discussion of adjustments. 
 
Discussion of Adjustments 
 
The discussion of adjustments is unchanged from the before analysis. The reader is referred to 
Section 310, Land Valuation, for a description of sales used to value the remainder uncured and a 
discussion of adjustments. 
 
Conclusion – Land Value Analysis 
 
Based on the previously analyzed data, I have concluded a land value indication of $60,000 per 
acre for the remainder uncured.  I have rounded up to not create artificial damages. 
 
$60,000 Per Acre      X   119.511 Acres = $7,170,660 
Rounded,   $7,170,700 

 
Demolition/Impact Fee Credits 
 
The market would also consider demolition cost and impact fee credits for the unsafe severed 
building on the remainder tract.  According to Gen-Con, Inc., the demolition cost for the 
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remainder uncured property is $5,357.  These improvements do not have impact fee credits.  The 
land value is adjusted for only demolition.  This is calculated as follows: 
 

 
 
890U–RECONCILIATION OF REMAINDER VALUE INDICATIONS AND FINAL 
VALUE ESTIMATE OF THE REMAINDER UNCURED 
 
FINAL CONCLUSION OF MARKET 
VALUE OF REMAINDER UNCURED $7,165,300 
 
895U–ALLOCATION OF LAND, BUILDINGS, STRUCTURES AND OTHER 
IMPROVEMENTS FOR THE REMAINDER UNCURED 

 
 

Remainder Uncured Land Value $7,170,700
-Demolition -$5,357
+Impact Fee Credits $0
Remainder Uncured Land Value $7,165,343
Rounded $7,165,300

Remainder Uncured Allocation
Land $7,165,300
Site Improvements $0
Building(s) $0
Fixtures & Equipment $0
Total $7,165,300
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900-SUPPORT FOR DAMAGES/NO DAMAGES TO THE REMAINDER 
 
There are damages to the remainder uncured which is illustrated by comparing the remainder as 
part of the whole to the remainder uncured.  The remainder uncured is less than the remainder as 
part of the whole.  The proposed right-of-way acquisition and roadway improvements will 
adversely impact the remainder property as the owner will now have the liability to demolish the 
unsafe, severed building. The damages are a result of these demolition costs that will burden the 
owner. It should be noted the TCE (Parcel 702) is being acquired to remove the severed 
improvements. Otherwise, all other aspects of the remainder uncured property remain like the 
parent tract from the before analysis and has the same marketability as the before property.  The 
remainder property can still achieve the same highest and best use as the before property.  
  

 
 
910-COST-TO-CURE 
 
No cost to cure is required. 

 
920-SPECIAL BENEFITS 
 
There are no special benefits to the property. 
 

 
 

 
 

Before Property $8,726,400
Part Acquired $1,555,700
Remainder As Part of Whole $7,170,700
Remainder Uncured $7,165,300
Damages $5,400
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995-SUMMARY OF VALUES 
 

 
 

Partial Acquistions

1 Before Property $8,726,400
2 Part Acquired $1,555,700
3 Remainder As Part of Whole {1-2} $7,170,700
4 Remainder Uncured $7,165,300
5 Damages (Total Uncured) {3-4} $5,400
6 Special Benefits $0
7 Damages {5-6} $5,400

Part Acquired {2} $1,555,700
Damages Incurable $5,400
Cost to Cure Net $0

TOTAL COMPENSATION $1,561,100

Parcel 121
Land Compensation $1,555,700
Site Improvement Compensation $0
Net Cost to Cure Compensation $0
Damages Compensation $5,400
TOTAL COMPENSATION $1,561,100

Parcel 702
Land Compensation $300
Site Improvement Compensation $0
Net Cost to Cure Compensation $0
Damages Compensation $0
TOTAL COMPENSATION $300

Summary of Total Compensation
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480–DESCRIPTION OF TEMPORARY EASEMENT ACQUIRED 
 

Parcel 702 
 
The temporary construction easement (TCE) acquired is known as Parcel 702. Parcel 702 is 
located around the severed building on the remainder within SRID C-11-E Canal near STA 
149+25.00.  Parcel 702 contains 1,875 square feet (0.043 acres).  It contains a depth into the site 
of 25.00 feet along its southern and northern boundaries, and its eastern and western boundaries 
are both 75.00 feet.  Parcel 702 and the severed building are illustrated on the following sketch 
provided by Sexton Engineering.   
 
The easement is for the purpose of severing, demolishing, removing, re-facing, and otherwise 
reconstructing the building and improvements that are located partially on the land taken and 
partially on the remainder property and for the purpose of any work necessary and incidental to 
said activities and to tie in and to harmonize said property with the roadway construction to be 
undertaken by the FDOT.  This easement shall be limited to said purposes but shall include all 
rights necessary to accomplish the stated purposes, including, but not limited to, the authority of 
the FDOT to apply for and to secure any necessary permits or approvals to accomplish the stated 
purposes.  FDOT’s demolition and construction work will be primarily in the area located near 
FDOT’s right of way line within the area of the Temporary Construction Easement as described 
herein.  Access over the lands described herein, which may be necessary to accomplish the 
demolition and construction work, is understood to be included within the scope of this 
easement.  This easement includes the right to ingress and egress, occupy, possess, and control 
the property described herein for the stated purposes and to stage and to use equipment on said 
lands for stated purposes. 
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Parcel 702 is a temporary construction easement that will used to demolish and remove any 
remnant improvements in order to tie-in and harmonize the remainder property with the roadway 
construction to be undertaken by FDOT.  The expiration date of Parcel 702 is no later than 
March 29, 2028.  The date of value is October 2, 2025, so the start date of the TCE is November 
1, 2025.  It should be noted that the TCE commencement date is for reasonable analysis. The 
actual lease term will commence upon acquisition by FDOT.   
 
490–VALUATION OF TEMPORARY EASEMENT ACQUIRED 
 
To conclude the value contribution of the above-mentioned temporary construction easement, a 
search was made for comparable ground leases. I have researched commercial land capitalization 
rates to calculate a lease rate for the TCE.  I have analyzed several ground leases for commercial 
properties. These ground leases were for triple net leased properties with good quality tenants 
and typically long term. The capitalization rates ranged from 4.40% to 6.70% with a mean of 
5.23%.  Following is a chart illustrating land capitalization rates for ground leases. 
 

 
 

  

Location Name Sale Date Sale Price Cap Rate Term Remaining
13701 S. Tamiami Trl, Fort Myers  Long Horn 8/9/2024 $2,500,000 6.70% 2 yrs + Options
31487 Mc Cabe Rd, San Antonio, FL Auto Zone 11/13/2023 $1,477,300 4.40% 15 yrs + Options
22850 FL-54, Lutz, FL Fifth Third Bank 9/27/2023 $4,775,000 4.50% 20 yrs + Options
5028 US Hwy 19, New Port Richey Take 5 Oil Change 7/11/2023 $1,001,000 5.79% 8 yrs + Options
8115 Southern Blvd, West Palm Beach, FL Wawa 7/10/2023 $8,876,405 4.45% 20 yrs + Options
4495 US Hwy 1, Vero Beach, FL Wawa 3/15/2021 $4,222,222 4.50% 20 yrs + Options
9200 Turkey Lake Rd, Orlando, FL 7-Eleven 2/16/2021 $2,744,400 4.55% 10 yrs + Options
14011 Walsingham Rd, Largo, FL Take 5 Oil Change 12/21/2020 $1,390,000 6.37% 13 yrs + Options
1525 US Hwy 19, Holiday, FL Take 5 Oil Change 11/18/2020 $1,297,900 6.50% 11 yrs + Options
1602 E. Brandon Blvd, Valrico, FL Valvoline Oil Change 9/21/2020 $1,450,000 5.88% 12 yrs + Options
10 North Hopkins Ave, Titusville, FL Cumberland Farms 3/14/2019 $2,822,500 4.78% 20 yrs + Options
2186 Bloomingdale Ave, Valrico, FL Auto Zone 1/28/2019 $1,185,000 5.49% 15 yrs + Options
260 NE Prima Vista Blvd, Port St. Lucie, FL Wawa 12/27/2018 $4,000,000 4.75% 20 yrs + Options
3333 W. Hillsboro Blvd, Deerfield Beach, FL PDQ 12/19/2018 $3,625,000 5.10% 20 yrs + Options
12350 Cortez Blvd, Brooksville, FL Long Horn 11/16/2018 $2,550,000 5.10% 10 yrs + Options
925 S. Orlando Ave, Winter Park, FL PDQ 7/25/2018 $3,430,000 5.25% 15 yrs + Options
12280 Cortez Blvd, Brooksville, FL Cheddar's 6/8/2018 $2,562,500 5.07% 10 yrs + Options
5035 S. Orange Blossom Trail, Kissimmee, FL Wawa 4/19/2018 $3,469,388 4.90% 16 yrs + Options
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Valuation of Easement – Parcel 702 
 
The valuation of the land involved in the temporary easement area is performed similarly to the 
valuation of the parent tract. A land value opinion was previously reported in the before section 
of this report at $60,000 per acre for the parent tract.  The fee simple value of Parcel 702 is 
calculated as follows: 
 
       0.043 Acres            X  $60,000/Acre   = $2,580.00  
 
The easement is not considered to eliminate the full bundle of rights that the property owner has 
to the easement area. The easement area is temporary and is to be utilized for construction 
purposes. I have analyzed several land leases from 4.40% to 6.70% of land value. Therefore, it is 
my opinion that 5.00% of the fee simple value is an appropriate percentage for the easement area 
per year. This results in an annual lease payment for the temporary construction easement.  
 
Fee Simple Value:     
 
 $2,580.00 x  5.00%   =  $129.00 Annually 
 $129.00 / 12 Months =  $10.75 Monthly 
 
Inflation Rate: 
 
From 2014 to 2024, the inflation rate has ranged from 0.7% to 7.0%, with a mean of 
approximately 2.80%.  The highest inflation rates of 6.5% and 7.0% were from 2021 and 2022.  
Inflation decreased in 2023 and 2024, due to rising interest rates by the Federal Reserve.  As 
such, the TCE lease payments are adjusted upward 3.00% for inflation each year after the first 
year.  Monthly payments made within the first 12 months are not inflated.  The CPI trend is 
shown in the following chart.   
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Discount Rate: 
 
If a lump sum payment for the 29-month term is received in advance, typically a discount for the 
time value of money is warranted.  
 
.As of the date of this report, the U.S. Prime Rate is 7.25%.  The three-year treasury rate is 
3.63%.  If a built-up method is utilized, another 3.00% would typically be included for liquidity, 
risk, and management.  This would indicate a discount rate range from 6.63% to 10.88%.  I have 
concluded a discount rate of 8.00% in this analysis. 
 
The total cash flow of the TCE with inflation and no discount is $318.84.  After the discount rate 
is applied, the present value of the TCE for Parcel 702 is $290.65.  This is rounded to $300.  The 
calculation of the market value of Parcel 702 is shown in the chart on the following pages. 
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Present Value of TCE Payments - Monthly Payments

Assumptions:

Date of Value October 2, 2025
Start Term, Say November 1, 2025
TCE Expiration March 29, 2028
Total Term (Months) 29 months

702
Land Value $/Acre $60,000.00
TCE Acres 0.043
Fee Simple Part Acquired $2,580.00
Land Capitalization Rate 5.00%
Annual Land Lease Rate $129.00
Monthly Land Lease Rate $10.75
Inflation Rate 3.00%
Discount Rate 8.00%
Payments per Year 12

Monthly P.V. Present
Month Land Rent Factor Value

Nov-25 $10.75 1.0000 $10.75
Dec-25 $10.75 0.9934 $10.68
Jan-26 $10.75 0.9868 $10.61

Feb-26 $10.75 0.9803 $10.54
Mar-26 $10.75 0.9738 $10.47
Apr-26 $10.75 0.9673 $10.40

May-26 $10.75 0.9609 $10.33
Jun-26 $10.75 0.9546 $10.26
Jul-26 $10.75 0.9482 $10.19

Aug-26 $10.75 0.9420 $10.13
Sep-26 $10.75 0.9357 $10.06
Oct-26 $10.75 0.9295 $9.99

Nov-26 $11.07 0.9234 $10.22
Dec-26 $11.07 0.9172 $10.15
Jan-27 $11.07 0.9112 $10.09

Feb-27 $11.07 0.9051 $10.02
Mar-27 $11.07 0.8991 $9.95
Apr-27 $11.07 0.8932 $9.89
May-27 $11.07 0.8873 $9.82
Jun-27 $11.07 0.8814 $9.76
Jul-27 $11.07 0.8756 $9.69

Aug-27 $11.07 0.8698 $9.63
Sep-27 $11.07 0.8640 $9.56
Oct-27 $11.07 0.8583 $9.50
Nov-27 $11.40 0.8526 $9.72
Dec-27 $11.40 0.8470 $9.66
Jan-28 $11.40 0.8413 $9.59
Feb-28 $11.40 0.8358 $9.53
Mar-28 $11.40 0.8302 $9.46
Total $318.84 $290.65

Total Present Value of TCE Rounded, $300
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Improvement Valuation – Parcel 702 
 
None 
 
Cost to Cure – Parcel 702 
 
None 
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996-ADDENDA 
  

Section 220 – Description of Area and Neighborhood 
 Legal Description – Parent Tract 
 Legal Description – Part Acquired 
 Land Sales Map 
 Land Sales Data Sheets 
 Sexton Engineering Report/Sketches 
 Gen-Con Reports & Charts 
 Contact Letter 
      Project Resolution Sheet 
 Qualifications 
  Curtis L. Phillips, MAI 
  Michael F. Sexton, PE, PSM 
  Eddie Herrin, GC 
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  Indian River County Area Data 

 
220-DESCRIPTION OF AREA AND NEIGHBORHOOD 

 

Indian River County Area Data 
 

 
 

Location and Geography 
 
Indian River County is located on the East Coast of Florida, in the mid-section of the state. This 
area is often referred to as the “Treasure Coast”, which represents a tri-county area (Martin, St. 
Lucie, and Indian River), spanning from the northern limits of Palm Beach County to the southern 
limits of Brevard County.  In total, the Treasure Coast has a 65-mile coastline along the Atlantic 
Ocean with an almost continuous barrier island that separates the Indian River Lagoon and 
mainland from the ocean. Several inlets provide boating access from inland waterways and the 
Indian River Lagoon to the Atlantic Ocean. These are:  St. Lucie Inlet (Martin County); Fort Pierce 
Inlet (St. Lucie County); and Sebastian Inlet (Indian River County). In short, the Treasure Coast 
is an attractive region noted for its warm subtropical climate and an abundance of waterways. 
 
Indian River County is the northernmost county of the Treasure Coast.  Brevard County borders it 
on the north, St. Lucie County on the south, and Osceola County and Okeechobee County on the 
west.  It is strategically located approximately 140 miles north of Miami, 125 miles south of 
Daytona Beach and 90 miles southeast of Orlando.  Florida's Turnpike and I-95 provide good 
interstate access, which essentially bisects the county. 
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  Indian River County Area Data 

 
Indian River County contains 503.3 square miles and has approximately 23 miles of beachfront 
along the Atlantic Ocean.  This area has a humid, subtropical climate with an average annual 
rainfall of 50-55 inches.  The average annual temperature is 73.4 degrees, with an average winter 
temperature of 65.8 degrees and 80.7 degrees in the summer.  State Road 60, which spans Indian 
River County from east to west, is referred to as the freeze line.  The temperature rarely goes below 
freezing south of State Road 60. The prevailing wind is east-southeast, which blows the warm 
breezes onshore, from the Gulfstream current.  The subtropical climate and natural beauty have 
been and will continue to be a major factor in attracting growth to the area. 
 
Vero Beach is the county seat of Indian River County.  The city was incorporated in 1919, and the 
county was established in 1925.  Although, the first settlement dates back to the 1880s. 
 
Population  
 
Indian River County is a part of the Sebastian-Vero Beach-West Vero Corridor, Florida 
Metropolitan Statistical Area (MSA).  Indian River County is the 31st most populated county in 
Florida out of 67 counties.  According to the 2024 estimate by the U.S. Census Bureau, it contains 
a total population of 172,139.  This is an increase of 7.7% from 2020 and an increase of 24.7% 
from 2010.  The population is concentrated in five municipalities and unincorporated areas.  These 
areas are Fellsmere, Indian River Shores, Orchid Island, Sebastian, and Vero Beach.  The 
unincorporated areas of the county cover the majority of the land; therefore, it has the highest 
percentage of the county’s population.  Vero Beach is similar in size to Sebastian; however, Vero 
Beach is the oldest city in Indian River County and the county seat.  Indian River Shores and 
Orchid Island are located on the barrier islands in eastern Vero Beach.  

 
Employment 
 
According to the U.S. Bureau of Labor Statistics, Indian River County had an unemployment rate 
of 4.2% during April 2025 which is slightly above the Florida unemployment rate of 3.7% during 
April 2025.  The trend in the unemployment rate in Indian River County versus Florida is shown 
in the following chart.  
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  Indian River County Area Data 

 
According to Indian River County Economic Development, the top employers in Indian River 
County are shown on the following list. 
 

 
 
Per the Florida Office of Economic and Demographic Research, the breakdown of employment by 
industry and average annual wage per industry in Indian River County for 2023 is shown below. 
It is compared to Florida averages. 
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  Indian River County Area Data 

 

 
 

Transportation 
 
When analyzing the existing transportation network within Indian River County, it is important to 
note that approximately 95% of the population lives in the eastern third of the county, east of I-95.  
The major north/south roads in Indian River County are I-95, U.S. Highway 1 and State Road A1A 
(SR A1A).  These three roads travel throughout Florida along the east coast.  The Florida Turnpike 
touches Indian River County along the southwest border and has an interchange in Osceola County 
at Yeehaw Junction, just west of the Indian River County/Osceola County line.  The Florida 
Turnpike can also be reached by traveling south along County Road 713 (the Turnpike Feeder 
Road), approximately 10 miles into St. Lucie County. 
 
State Road 60 is the primary east/west artery through Indian River County.  It begins at State Road 
A1A (the beach road) and travels west through downtown Vero Beach, extending westward to 
U.S. Highway 1, I-95, the Florida Turnpike, and eventually continues west to Florida's West Coast 
in the Tampa Bay region.  Indian River County has two interchanges with I-95.  One is with State 
Road 60 in the West Vero Corridor, and the other is in the west Sebastian / Fellsmere area with 
County Road 512. The area has three causeways over the Indian River for access to the barrier 
island.  Two are located in Vero Beach, and one is located in Wabasso Beach.  A third interchange 
with I-95 is planned for southern Indian River County at Oslo Road.  The area has adequate linkage 
for the existing population. 
 
The Florida East Coast Railway (FEC) travels through the area and parallels U.S. Highway 1.  It 
links major cities along the east coast of Florida from Miami to Jacksonville.  It primarily handles 
the transportation of goods, but it was recently renovated to handle Brightline traffic which is a 
high speed commuter train that now connects Miami directly with the Orlando International 
Airport.  Brightline plans to open a Treasure Coast station south of Indian River County in Stuart 
by 2028.  Vero Beach Regional Airport and the Treasure Coast International Airport serve the 
area. 
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  Indian River County Area Data 

 
Services 
 
Like most Florida east coast towns, commercial development began in the original downtown area 
(Vero Beach) and other scattered commercial development along major roads such as U.S. 
Highway 1 and State Road 60. Since the 1960s, the downtown district has lost prominence to more 
modern shopping centers and commercial strip centers, which are oriented to local traffic.  In Vero 
Beach, the thrust of the commercial growth has been southward along U.S. Highway 1 and 
westward, in clusters, along SR 60 between the downtown area and I-95.  In Sebastian, the 
commercial development has begun to spread along CR 512 westward towards I-95. 
 
Development along South U.S. Highway 1 includes numerous small community malls and 
shopping centers and a number of other neighborhood strip centers.  These strip centers are 
providing competition for the original nucleus of development around the Miracle Mile and the 
Treasure Coast Shopping Plazas.  The Indian River Regional Mall is located along SR 60 and 
between 58th Avenue (Kings Highway) and 66th Avenue.  “The Outlets of Vero Beach” is an outlet 
mall located just west of I-95 along SR 60. 
 
In addition to these mainland districts, there is a mature commercial district on the beach area, just 
east of State Road A1A, along Beachland Boulevard and Ocean Drive.  This district has high-
quality retail and office uses, along with a number of motels and restaurants.  The commercial area 
provides only limited shopping support for the beach area residents and tourists.  The major 
shopping, especially grocery shopping, is still available only on the mainland. 
 
Tourism/Recreation 
 
The county has approximately 23 miles of beach frontage along the Atlantic Ocean and twice that 
much frontage along the Indian River.  Both the Atlantic Ocean and this section of the Indian River 
provide some of the best East Coast saltwater fishing, along with a host of other water-oriented 
activities.  There are six public beaches, as well as freshwater fishing facilities. 
 
There are many golf courses in the county. Other facilities include the Riverside Theater with a 
seating capacity of 600, the Vero Beach Theater Guild with a seating capacity of 315 and the 
Center for Arts Auditorium with a seating capacity of 250.  There are numerous restaurants 
throughout the county providing anything from gourmet waterfront dining to country barbecue. 
There is also a Disney Resort located in north Indian River County, in the Wabasso area.  It 
contains an oceanfront, 120-room hotel, 60 villas, and a golf course.  
 
Education  
 
Indian River County has adequate public schools available for the population.  Secondary schools 
include Indian River State College, Florida Atlantic University (satellite campus) and Treasure 
Coast Technical College. 
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  Indian River County Area Data 

 
Indian River County Housing Market 
 
According to the U.S. Census Bureau, Indian River County had 89,168 housing units as of 2024.  
Persons per household were 2.36.  Owner-occupied housing unit rate from 2019-2023 was 79.3%.  
The following chart shows the historical trend in housing permits in Indian River County.  Data was 
provided by the U.S. Census Bureau.   
 

 
 

The median sale price of single-family homes in Indian River County from 2014 to 2024 is shown 
in the following chart.  This data was compiled using Florida Realtors Sun Stats.  
 

 
 

The median sale price for median single-family homes in Indian River County increased 
substantially in 2021/2022, but higher interest rates have stabilized appreciation in 2023 and 2024.  
The data from the previous graph is shown in the following chart. 
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  Indian River County Area Data 

 

 
 

Conclusion 
 
Indian River County population has seen steady growth.  New construction in the residential, 
commercial and industrial markets is occurring.  The median sale price for median single-family 
homes in Indian River County increased substantially in 2021 and 2022, but higher interest rates 
have stabilized appreciation in 2023 and 2024.  The area has adequate infrastructure for the 
population. Shopping, schools, hospitals, recreation, transportation, and employment opportunities 
are available.  Much of the population is concentrated in the eastern portion of the county.  The 
western portion of the county remains largely agricultural and rural.  Future growth is anticipated 
to occur.  
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Neighborhood Data 
 
The relationship of the subject property with surrounding properties forms the basis of 
neighborhood analysis. The Appraisal of Real Estate, 15th Edition on page 141 states:  “The 
boundaries of market areas, neighborhoods, and districts identify the areas that influence a subject 
property’s value.  These boundaries may coincide with observable changes in land use or 
demographic characteristics.  Physical features such as structure types, street patterns, terrain, 
vegetation, and lot sizes help to identify land use districts.  Transportation arteries (highways, 
major streets, and railroads), bodies of water (rivers, lakes, and streams), and changing elevation 
(hills, mountains, cliffs, and valleys) can also be significant boundaries.” 
 
In the case of this appraisal assignment neighborhood boundaries are identified by the physical 
boundaries and surrounding land uses. 
 
Neighborhood Boundaries 
 
Neighborhood boundaries, as shown on the map below are: 
 
North - 85th Street 
South - State Road 60 
East  - 66th Avenue 
West - Interstate 95 
 

Neighborhood Map 
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  Neighborhood Data 

 
Neighborhood Characteristics 
 
The above neighborhood boundaries encompass unincorporated areas of Indian River County west 
of Vero Beach.  Much of the neighborhood is outside the urban service area of Indian River 
County.  Areas outside the urban service area are not provided with municipal services such as 
trash pickup, are prohibited immediate zoning/land use changes and do not have water/sewer 
available.  This is meant to control growth until infrastructure gets updated commensurately with 
future population increases.  As such, land uses in the neighborhood are primarily agricultural and 
rural in nature.  However, some areas are within the urban service area which include portions of 
the West Vero Corridor at the southern boundary of the neighborhood where higher intensity 
development is located along State Road 60 near its interchange with I-95. 
 
Major Neighborhood Roadways 
 
Major north-south roadways in the neighborhood include I-95 and 66th Avenue.  66th Avenue was 
recently widened and improved.  The major east-west roadway in the neighborhood is State Road 
60.  State Road 60 has an interchange with I-95 at the southwest corner of the neighborhood.  
Roadways that are outside the urban service area, such as 82nd Avenue, are dirt roads. 
 
Utilities 
 
Florida Power and Light (FPL) provides electricity to the entire of the neighborhood.  Only areas 
within the urban service area near State Road 60 have municipal water and sewer services 
available.  Much of the neighborhood requires well and septic.  AT&T has overhead and 
underground facilities throughout the neighborhood. 
 
Neighborhood Development Trends 
 
The neighborhood saw substantial value appreciation during 2021 and 2022, but higher interest 
rates have curbed value appreciation in 2023 and 2024.  Much of the neighborhood is outside the 
urban service area which has limited growth for the neighborhood.  However, areas outside the 
urban service area have seen new construction and growth where adequate infrastructure for new 
development is located.  Growth is anticipated to occur outside the urban service area.  However, 
as the population continues to increase and infrastructure gets expanded, it is possible that the 
Indian River County planning department will begin to modify the boundaries of the urban service 
area and current agricultural properties could experience zoning/land use changes for new non-
agricultural development.  
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Urban Service Area  
 
Below are the approximate boundaries of the urban service area.  Properties outside this area 
essentially include properties west of 66th Avenue and areas north of 26th Street.  This area is shown 
on the Indian River County zoning map. 
 

 
 
Conclusion 
 
Much of the neighborhood is outside the urban service area of Indian River County and is rural 
and agricultural in nature.  The southern portion of the neighborhood that is within the urban 
service area will continue to see new growth.  This includes the West Vero Corridor along State 
Road 60 and the I-95 interchange at State Road 60.  The population is forecasted to continue to 
increase.  The majority of the neighborhood is anticipated to stay agricultural in nature until 
infrastructure gets expanded and the urban service area boundary is modified. 
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Page 1 of 3 
 

Item Segment No. 2308793          Fee Simple Right of Way 
(Section No. 88503-2610) 
6-26-2025 
 
Parcel No. 121      County Road 609      Indian River County       Description 
 
A portion of land lying in the East One-Half (E 1/2) of Section 35 and portion of the West One-
Half (W 1/2) of Sections 12, 13, 24, 25 and 36, Township 32 South, Range 38 East, Indian River 
County, Florida, as shown on Sheets 5-27 of the Florida Department of Transportation Right of 
Way Map of County Road 609 (82nd Avenue/Ranch Road), Item/Segment No. 2308793, Section 
88503-2610, being more particularly described as follows: 
 
Begin at the Southwest corner of said Section 36, said corner also being on the Baseline of 
Survey of said County Road 609 (82nd Avenue/Ranch Road), thence North 89°42'51" West 
along the South line of said Section 35, a distance of 27.02 feet to the beginning of a non-tangent 
curve concave Southeasterly having a chord bearing of North 05°13'32" East; thence 
Northeasterly along said curve, having a radius of 10,009.00 feet, through a central angle of 
01°54'10", an arc length of 332.37 feet to a point of reverse curvature with a curve concave 
Northwesterly, having a chord bearing of North 03°37'22" East; thence Northeasterly along said 
curve, having a radius of 9,889.00 feet, through a central angle of 05°06'29", an arc length of 
881.61 feet to the end of said curve; thence North 01°04'08" East, a distance of 61.24 feet; thence  
North 00°19'08" East, a distance of 407.48 feet; thence North 00°15'15" West, a distance of 
100.00 feet; thence North 00°19'08" East, a distance of 874.44 feet to a point on the South line of 
the Northwest One-Quarter (NW 1/4) of said Section 36; thence continue North 00°19'08" East, 
a distance of 946.21 feet; thence North 00°59'14" East, a distance of 300.02 feet; thence 
North 00°19'08" East, a distance of 1,407.89 feet to a point on the North line of said Section 36; 
thence North 00°21'44" East, a distance of 591.48 feet; thence North 00°04'03" West, a distance 
of 200.01 feet; thence North 00°21'44" East, a distance of 1,867.47 feet to a point on the South 
line of the Northwest One-Quarter (NW 1/4) of said Section 25; thence continue 
North 00°21'44" East, a distance of 332.49 feet; thence North 00°08'49" West, a distance of 
450.02 feet; thence North 00°21'44" East, a distance of 639.97 feet; thence 
North 00°12'38" West, a distance of 250.01 feet; thence North 00°21'44" East, a distance of 
986.56 feet to a point on the North line of said Section 25; thence North 00°19'14" East, a 
distance of 294.10 feet; thence North 00°59'20" East, a distance of 300.04 feet; thence 
North 00°19'14" East, a distance of 1,380.00 feet; thence North 00°59'20" East, a distance of 
300.02 feet; thence North 00°19'14" East, a distance of 376.05 feet to a point on the South line of 
the Northwest One-Quarter (NW 1/4) of said Section 24; thence continue North 00°19'14" East, 
a distance of 623.25 feet; thence North 00°20'04" West, a distance of 350.02 feet; thence 
North 00°19'14" East, a distance of 1,677.22 feet to a point on the North line of said Section 24; 
thence North 00°42'47" East, a distance of 150.18 feet; thence North 00°08'25" East, a distance 
of 1,143.40 feet; thence North 00°42'47" East, a distance of 200.01 feet; thence 
North 00°08'25" East, a distance of 1,178.95 feet to a point on the South line of the Northwest 
One-Quarter (NW 1/4) of said Section 13; thence continue North 00°08'25" East, a distance of 
1,201.14 feet; thence North 00°52'10" East, a distance of 550.04 feet; thence  
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Page 2 of 3 
 

Item Segment No. 2308793          Fee Simple Right of Way 
(Section No. 88503-2610) 
3-24-2025 
 
Parcel No. 121      County Road 609      Indian River County       Description 
 
North 00°08'25" East, a distance of 599.90 feet; thence North 00°52'00" East, a distance of 
321.55 feet to a point on the North line of said Section 13; thence continue North 00°52'00" East, 
a distance of 328.53 feet; thence North 00°10'57" East, a distance of 1,750.07 feet; thence 
North 00°23'25" West, a distance of 600.03 feet; thence North 00°11'11" East, a distance of 
649.24 feet; thence North 00°25'30" West, a distance of 750.04 feet; thence  
North 00°11'11" East, a distance of 650.02 feet; thence North 00°23'12" West, a distance of 
400.32 feet; thence South 89°48'49" East, a distance of 61.50 feet to a point on the Easterly 
Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence 
continue along said Easterly Existing Sebastian River Improvement District Lateral “C” Canal 
Right of Way line for the next six (6) courses: (1) South 00°11'11" West, a distance of 2,488.93 
feet to a point on the South line of the Northwest One-Quarter (NW 1/4) of said Section 12; 
thence (2) South 00°10'57" West, a distance of 1,319.66 feet; thence (3) North 89°47'28" West, a 
distance of 12.50 feet; thence (4) South 00°10'57" West, a distance of 1,319.63 feet to a point on 
the North line of said Section 13; thence (5) South 00°08'25" West, a distance of 5,345.63 feet to 
a point on the North line of said Section 24; thence (6) South 00°19'14" West, a distance of 
1,275.20 to a point intersecting the Northerly Existing Sebastian River Improvement District 
“C-10-E” Canal Right of Way line; thence South 89°07'44" East along said Northerly Existing 
Sebastian River Improvement District “C-10-E” Canal Right of Way line, a distance of 305.57 
feet; thence South 00°19'14" West, a distance of 100.00 feet to a point on the Southerly Existing 
Sebastian River Improvement District “C-10-E” Canal Right of Way line; thence 
North 89°07'44" West along said Southerly Existing Sebastian River Improvement District 
“C-10-E” Canal Right of Way line, a distance of 318.07 feet to a point intersecting said Easterly 
Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence 
South 00°19'14" West along said Easterly Existing Sebastian River Improvement District Lateral 
“C” Canal Right of Way line, a distance of 2,550.31 feet to point intersecting the Northerly 
Existing Sebastian River Improvement “C-11-E” Canal Right of Way line; thence 
South 89°10'27" East along said Northerly Existing Sebastian River Improvement “C-11-E” 
Canal Right of Way line, a distance of 93.50 feet; thence South 00°19'14" West, a distance of 
100.00 feet to a point on the Southerly Existing Sebastian River Improvement “C-11-E” Canal 
Right of Way line; thence North 89°10'27" West along said Southerly Existing Sebastian River 
Improvement “C-11-E” Canal Right of Way line, a distance of 93.50 feet to a point intersecting 
said Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way 
line; thence continue along said Easterly Existing Sebastian River Improvement District Lateral 
“C” Canal Right of Way line for the next two (2) courses: (1) South 00°19'14" West, a distance 
of 1,274.40 feet to a point on the North line of said Section 25; thence (2) South 00°21'44" West, 
a distance of 1,280.12 feet to a point intersecting the Northerly Existing Sebastian River 
Improvement “C-12-E” Canal Right of Way line; thence South 89°17'47" East along said 
Northerly Existing Sebastian River Improvement “C-12-E” Canal Right of Way line, a distance 
of 272.00 feet; thence South 00°12'38" East, a distance of 100.00 feet to a point on the Southerly 
Existing Sebastian River Improvement “C-12-E” Canal Right of Way line; thence  
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Page 3 of 3 
 

Item Segment No. 2308793          Fee Simple Right of Way 
(Section No. 88503-2610) 
3-24-2025 
 
Parcel No. 121      County Road 609      Indian River County       Description 
 
North 89°17'47" West along said Southerly Existing Sebastian River Improvement “C-12-E” 
Canal Right of Way line, a distance of 285.50 feet to a point intersecting said Easterly Existing 
Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence  
South 00°21'44" West along said Easterly Existing Sebastian River Improvement Lateral “C” 
Canal Right of Way line, a distance of 2,558.89 feet to a point intersecting the Northerly Existing 
Sebastian River Improvement “C-13-E” Canal Right of Way line; thence South 89°29'07" East 
along said Northerly Existing Sebastian River Improvement “C-13-E” Canal Right of Way line, 
a distance of 286.80 feet; thence South 00°21'44" West, a distance of 100.00 feet to a point on 
the Southerly Existing Sebastian River Improvement “C-13-E” Canal Right of Way line; thence 
North 89°29'07" West along said Southerly Existing Sebastian River Improvement “C-13-E” 
Canal Right of Way line, a distance of 286.80 feet to a point intersecting said Easterly Existing 
Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence along said 
Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line for 
the next two (2) courses: (1) South 00°21'44" West, a distance of 1,279.45 feet to a point on the 
North line of said Section 36; thence (2) South 00°19'08" West, a distance of 1,277.04 feet to a 
point intersecting the Northerly Existing Sebastian River Improvement “C-14-E” Canal Right of 
Way line; thence South 89°36'40" East along said Northerly Existing Sebastian River 
Improvement “C-14-E Canal Right of Way line, a distance of 302.22 feet; thence 
South 00°23'20" West, a distance of 100.00 feet to a point on the Southerly Existing Sebastian 
River Improvement “C-14-E” Canal Right of Way line; thence North 89°36'40" West along said 
Southerly Existing Sebastian River Improvement “C-14-E” Canal Right of Way line, a distance 
of 302.10 feet to a point intersecting said Easterly Existing Sebastian River Improvement District 
Lateral “C” Canal Right of Way line; thence South 00°19'08" West along said Easterly Existing 
Sebastian River Improvement District Lateral “C” Canal Right of Way line, a distance of 
2,554.10 feet to a point intersecting the Northerly Existing Sebastian River Improvement 
“C-15-E” Canal Right of Way line; thence South 89°39'52" East along said Northerly Existing 
Sebastian River Improvement “C-15-E” Canal Right of Way line, a distance of 257.99 feet; 
thence South 00°10'57" West, a distance of 100.00 feet to a point on the Southerly Existing 
Sebastian River Improvement “C-15-E” Canal Right of Way line; thence North 89°39'52" West 
along said Southerly Existing Sebastian River Improvement “C-15-E” Canal Right of Way line, 
a distance of 258.23 feet to a point intersecting said Easterly Existing Sebastian River 
Improvement District Lateral “C” Canal Right of Way line; thence South 00°19'08" West along 
said Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way 
line, a distance of 1,277.06 feet to a point on the South line of said Section 36; thence  
North 89°41'11" West along the South line of said Section 36, a distance of 75.00 feet to the 
POINT OF BEGINNING. 
 
Containing 25.928 acres, more or less. 
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  Sales Data Sheets 

 

3751/1431 

 ID No. 3751/1431 
  
(A) Recording Data 3751/1431, Indian River County 
  
(B) Grantor/Lessor Akbarian Orange Grove, LLC, a Florida Limited 

Liability Company 
  
(C) Grantee/Lessee Property 66 LLC, a Florida Limited Liability Company 
  
(D) Date of Transaction January 20, 2025 
  
(E) Date Inspected May 15, 2025 
  
(F) Size/Topography/  

      Floodplain/Wetlands 

Size: This property contains 78.280 acres, or 3,409,877 
square feet, per Indian River County Property 
Appraiser’s records. This site size is the best indication 
available as the recorded deed references a plat which 
does not indicate site size/dimensions. The public records 
size was verified to be accurate by the listing agent. Site 
dimensions are scaled from aerial maps which is the best 
available source. 
 
Topography: Mostly cleared and level land. This site is a 
former orange grove currently utilized for cattle grazing. 
Typical fill required for development.  
 
Floodplain: Flood Zones “X” & “X500” (Panel 
12061C0227J, dated 1/26/2023) 
 
Wetlands: None  
 

  
(G) Consideration $4,000,000 
  
(H) Unit Price $51,099 per gross acre 
  
(I) Type of Instrument Warranty Deed 
  
(J) Tax Id Number Parcel ID: 32390500001011000001.0 

Property ID: 42516 
  
(K) Address/Location This property is located at the southeast corner of 66th 

Avenue and 73rd Street within an unincorporated area of 
Indian River County. The site has not been assigned a 
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  Sales Data Sheets 

 

3751/1431 

street address. Neighboring properties have a mailing 
address of the City of Vero Beach. The site has 
substantial frontage along both 66th Avenue and 73rd 
Street. 

  
(L) Zoning A-1, Agricultural-1 District, by Indian River County 
  
      Future Land Use AG-1, Agricultural-1 (1 Unit/5 Acres), by Indian River 

County 
 The zoning and future land use are consistent.  No issues 

of concurrency would affect development potential. The 
property is located outside of the Urban Service 
Boundary (USB).  

(M) Present Use Vacant land 
  
(N) Highest & Best Use Agricultural; until USB line moves west then future 

residential subdivision development.   
  
(O) Condition of Transaction Arm’s length 
  
(P) Financing Cash to Seller 
  
(Q) Encumbrances Typical easements such as utility, drainage, and 

ingress/egress/access easements are assumed to exist. 
  
(R) Type of Improvements The site was vacant land at the time of sale. It is currently 

utilized for cattle grazing and was previously utilized as a 
citrus grove. Per the listing agent the property has site 
improvements typical of agricultural use such as 
perimeter barbed wire fencing, gates, and three 4” and 
three 5” wells. Wells were not in use per agent. The 
listing agent verified the site improvements did not 
contribute to sales price as it was negotiated based on 
current market value for future residential speculation.  

      Soil Types Typical of area.  
      Drainage No drainage problems were noted.  
      Frontage 66th Avenue: 1,300’ +/- 

73rd Street: 2,600’ +/- 
  
(S) Utilities (Type/Distance) Electrical service is available to this site. Direct access to 

municipal water or sewer is not currently available with 
any immediate development requiring well/septic 
systems. It appears the closest municipal water service is 
located on the adjacent parcel to the south, at the corner 
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  Sales Data Sheets 

 

3751/1431 

of 66th Avenue and 69th Street. The municipal sewer is 
further away located within the residential subdivision 
located at the SWC of 58th Avenue and 77th Street. 

  
(T) Verification - Party 

      Phone 

      Relation to sale 

      Verified 

      Date 

Bryan Cusson 
772-473-8497 
Listing Agent  
Curtis L. Phillips, MAI 
June 4, 2025 

  
(U) Motivation The seller sold to profit. The listing agent stated that the 

buyer is speculating on future development. 
  
(V) Analysis of Pertinent 

Information & Cash Equivalency 

The transaction was reported to be arm’s length with 
typical, cash-equivalent financing terms.  

  
(W) Exposure Time 6 to 12 months 
  
(X) Number of Days on Market Unknown 
  
(Y) Remarks Traffic Counts (66th Avenue): 11,500 AADT 

Traffic Counts (73rd Street): Not Available 
 
Per public records, no prior arm’s length sales occurred 
within the prior five years. 
 
This property is located adjacent to the current Urban 
Service Boundary which runs along the site’s eastern 
boundary. It is also approximately 1 mile west of the 
current City of Sebastian boundary line. Further, as of the 
date of verification 66th Avenue is in the process of being 
widened to four lanes in the immediate area. 

  
(Z) Sketch See Attached 
  
(AA) Photo See Attached 
  
(BB) Copy of Deed See Attached 
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View east from 66th Avenue. 

Taken by Curtis Phillips, MAI –May 15, 2025 

 

  

Page 150



  Sales Data Sheets 

 

3751/1431 

LOCATION MAP 
 

 

Page 151



  Sales Data Sheets 

 

3751/1431 

RECORDED DOCUMENTS 
 

 
 

Page 152



  Sales Data Sheets 

 

3751/1431 

 
 
 

Page 153



  Sales Data Sheets 

 

3750/222 

 ID No. 3750/222 
  
(A) Recording Data 3750/222, Indian River County 
  
(B) Grantor/Lessor Central Groves Corp., a Florida corporation 
  
(C) Grantee/Lessee LGTC LLC, a Florida limited liability company 
  
(D) Date of Transaction January 16, 2025 
  
(E) Date Inspected May 15, 2025 
  
(F) Size/Topography/  

      Floodplain/Wetlands 

Size: This property contains 43.350 acres, or 1,888,326 
square feet, per Indian River County Property 
Appraiser’s records. This site size is the best indication 
available as the recorded deed references a plat which 
does not indicate site size/dimensions. The deed further 
references a less and except for right-of-way acquisition. 
The public records size is the same size within the MLS 
listing sheet and was verified to be accurate by the listing 
agent. Site dimensions are scaled from aerial maps which 
is the best available source as the recorded less and 
except information is incomplete. 
 
Topography: Mostly level land with areas of clearing and 
areas of native vegetation. Former grove. Typical fill 
required for development.  
 
Floodplain: Mostly Flood Zone “AE” with minor area in 
Flood Zone “X” (Panel 12061C0229J, dated 1/26/2023) 
 
Wetlands: None  
 

  
(G) Consideration $2,925,000 
  
(H) Unit Price $67,474 per gross acre 
  
(I) Type of Instrument Warranty Deed 
  
(J) Tax Id Number Parcel ID: 32390700001009000001.0 

Property ID: 42909 
*2024 agricultural exemption was removed. 
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(K) Address/Location This property is located on the west side of 66th Avenue, 
between 65th Street and 61st Street, within an 
unincorporated area of Indian River County. The site has 
an assigned street address at 6620 61st Street, Vero 
Beach, FL 32967. The site has substantial frontage along 
both 66th Avenue and 61st Street with additional minor 
frontage on 65th Street. 

  
(L) Zoning A-1, Agricultural-1 District, by Indian River County 
  
      Future Land Use AG-1, Agricultural-1 (1 Unit/5 Acres), by Indian River 

County 
 The zoning and future land use are consistent.  No issues 

of concurrency would affect development potential. 
(M) Present Use Vacant land 
  
(N) Highest & Best Use Agricultural; Future residential subdivision development 
  
(O) Condition of Transaction Arm’s length 
  
(P) Financing Cash to Seller 
  
(Q) Encumbrances Typical easements such as utility, drainage, and 

ingress/egress/access easements are assumed to exist. 
  
(R) Type of Improvements The site was vacant land at the time of sale. It was 

previously utilized as a grove. Per the listing agent the 
property has several wells and small pump house on-site. 
The listing agent verified the site improvements did not 
contribute to sales price as it was negotiated based on 
current market value for future residential speculation. 

      Soil Types Typical of area.  
      Drainage No drainage problems were noted.  
      Frontage 66th Avenue (Paved Road): 2,400’ +/- 

61st Street (Paved Road): 390’ +/- 
65th Street (Paved Road): 30’ +/- 
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(S) Utilities (Type/Distance) Electrical service is available to this site. Direct access to 
municipal water or sewer is not currently available with 
any immediate development requiring well/septic 
systems. It appears the closest municipal water and sewer 
services are located on the school parcel at the southeast 
corner of 66th Avenue and 61st Street. 

  
(T) Verification - Party 

      Phone 

      Relation to sale 

      Verified 

      Date 

Tom Snowberger 
772-633-1776 
Selling Agent - MLS#277194 
David J. Boggs and Curtis L. Phillips, MAI 
June 4, 2025 

  
(U) Motivation The seller sold to profit. The buyer’s motivation is 

speculative in nature with no immediate plans for 
development. Agent listed with potential to subdivide 
into eight or nine 5 acre lots. 

  
(V) Analysis of Pertinent 

Information & Cash Equivalency 

The transaction was reported to be arm’s length with 
typical, cash-equivalent financing terms.  

  
(W) Exposure Time 6 to 12 months 
  
(X) Number of Days on Market 287 DOM 
  
(Y) Remarks Traffic Counts (66th Avenue): 9,800 AADT 

Traffic Counts (61st Street): Not Available 
Traffic Counts (65th Street): Not Available 
 
Per public records, no prior arm’s length sales occurred 
within the prior five years. Two water retention ponds 
were acquired for the 66th Avenue Road widening.  One 
at the NEQ and the other at the SWQ. 
 
This property is located approximately ½ mile to the 
west of the current Urban Service Boundary. Further, 
66th Avenue was recently widened to four lanes in the 
immediate area. The grantee simultaneously closed on an 
adjacent 4.69-acre tract which was improved with a small 
warehouse building. The grantor was different, and it 
was verified the two assemblage transactions were 
individually negotiated. Therefore, only this sale is 
analyzed. This second transaction allows another point of 
access to 65th Street. Furthermore, is an adjacent owner 
of a 9.01 acre parcel.  
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(Z) Sketch See Attached 
  
(AA) Photo See Attached 
  
(BB) Copy of Deed See Attached 
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PARCEL SKETCH/AERIAL  
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View northwest from 61st Street. 

Taken by Curtis Phillips, MAI –May 15, 2025 
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 ID No. 3732/26 
  
(A) Recording Data 3732/26, Indian River County 
  
(B) Grantor/Lessor Gary D. Brown, individually, and as Trustee of the Gary 

D. Brown Revocable Trust U/A 1/23/04 
  
(C) Grantee/Lessee Oceans Unite Christian Center Inc, a Florida non-profit 

corporation 
  
(D) Date of Transaction October 7, 2024 
  
(E) Date Inspected May 15, 2025 
  
(F) Size/Topography/  

      Floodplain/Wetlands 

Size: This property contains 28.810 acres, or 1,254,964 
square feet, per Indian River County Property 
Appraiser’s records. This site size is the best indication 
available as the recorded deed references a plat which 
does not indicate site size/dimensions. The deed further 
references a less and excepts which are not defined. The 
public records size is the same size within the MLS 
listing sheet and was verified to be accurate by the listing 
agent. Site dimensions are scaled from aerial maps which 
is the best available source as the recorded less and 
except information is incomplete. 
 
Topography: Mostly cleared and level land. Former 
orange grove currently utilized for cattle grazing. Typical 
fill required for development. 
 
Floodplain: Flood Zone “AE” (Panel 12061C0229J, 
dated 1/26/2023) 
 
Wetlands: None  
 

  
(G) Consideration $1,600,000 
  
(H) Unit Price $55,536 per gross acre 
  
(I) Type of Instrument Warranty Deed 
  
(J) Tax Id Number Parcel ID: 32391800001016000001.0 

Property ID: 46180 
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(K) Address/Location This property is located at the northwest corner of 66th 

Avenue and 53rd Street within an unincorporated area of 
Indian River County. The site has an assigned street 
address of 6700 53rd Street, Vero Beach, FL 32967. The 
site has substantial frontage along both 66th Avenue and 
53rd Street. 

  
(L) Zoning A-1, Agricultural-1 District, by Indian River County 
  
      Future Land Use AG-1, Agricultural-1 (1 Unit/5 Acres), by Indian River 

County 
 The zoning and future land use are consistent.  No issues 

of concurrency would affect development potential. 
(M) Present Use Vacant land 
  
(N) Highest & Best Use Agricultural; Future residential subdivision development 
  
(O) Condition of Transaction Arm’s length 
  
(P) Financing Cash to Seller 
  
(Q) Encumbrances Typical easements such as utility, drainage, and 

ingress/egress/access easements are assumed to exist. 
  
(R) Type of Improvements The site was vacant land at the time of sale. It is currently 

utilized for cattle grazing and was previously utilized as a 
grove. Per the listing agent the property has site 
improvements typical of agricultural use such as fencing, 
gates, and a 4” well. The listing agent verified the site 
improvements did not contribute to sales price as it was 
negotiated based on current market value for future 
residential speculation. 

      Soil Types Typical of area.  
      Drainage No drainage problems were noted.  
      Frontage 66th Avenue (Paved Road): 930’ +/- 

53rd Street (Paved Road): 1,120’ +/- 
  
(S) Utilities (Type/Distance) Electrical service is available to this site. Direct access to 

municipal water or sewer is not currently available with 
any immediate development requiring well/septic 
systems. It appears the closest municipal water and sewer 
services are located on the school parcel at the southeast 
corner of 66th Avenue and 61st Street. 
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(T) Verification - Party 

      Phone 

      Relation to sale 

      Verified 

      Date 

Bryan Cusson 
772-473-8497 
Listing Agent  
Curtis L. Phillips, MAI 
June 4, 2025 

  
(U) Motivation The seller sold to profit. The buyer’s motivation is to 

develop the site with a church. 
  
(V) Analysis of Pertinent 

Information & Cash Equivalency 

The transaction was reported to be arm’s length with 
typical, cash-equivalent financing terms.  

  
(W) Exposure Time 6 to 12 months 
  
(X) Number of Days on Market Unknown 
  
(Y) Remarks Traffic Counts (66th Avenue): 9,800 AADT 

Traffic Counts (53rd Street): 3,600 AADT 
 
Per public records, no prior arm’s length sales occurred 
within the prior five years. 1.358 acres were purchased 
for retention pond to accommodate the road widening. 
 
This property is located approximately ½ mile to the 
west of the current Urban Service Boundary. Further, 
66th Avenue was recently widened to four lanes in the 
immediate area. 

  
(Z) Sketch See Attached 
  
(AA) Photo See Attached 
  
(BB) Copy of Deed See Attached 
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PHOTO 
 

 
 

View north from 53rd Street. 

Taken by Curtis Phillips, MAI –May 15, 2025 
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 ID No. 3718/1812 
  
(A) Recording Data 3718/1812, Indian River County 
  
(B) Grantor/Lessor D & K Hill Family Limited Partnership, a Texas Limited 

Partnership 
 
and 
 
Ruth Williams Collier, also known as: Alma R. Collier, 
and Ruth Collier, Individually, and as Trustee of the Ruth 
Collier Revocable Trust dated October 17, 1988, as 
amended 

  
(C) Grantee/Lessee TLC VBCS, LLC, a Florida Limited Liability Company 
  
(D) Date of Transaction August 6, 2024 
  
(E) Date Inspected May 15, 2025 
  
(F) Size/Topography/  

      Floodplain/Wetlands 

Size: This sale contains three contiguous parcels.  
According to the survey conducted by William E. 
Hayhurst on 8/14/2024, this sale contains 2,320,661 
square feet which converts to 53.275 acres.  Due to 
insignificant rounding, converting from acres to square 
feet will not convert.  They survey size is provided in 
square feet. 
 
Topography: Mostly level land and clear of dense native 
vegetation. This site was a prior citrus grove. It contains 
ditches and a small artificial pond.  The ditches are 
connected to the Indian River Farms Water Control 
District (IRFWCD) canal “Lateral B”. Typical fill is 
required for development.  
 
Floodplain: Flood Zone “AE” (Panel 12061C0354H 
dated 12/3/2012) 
 
Wetlands: None  
 

  
(G) Consideration $3,200,000 
  
(H) Unit Price $60,066 per gross acre 
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(I) Type of Instrument Warranty Deed 
  
(J) Tax Id Number Parcel IDs: 33-39-29-00001-0070-00003.1, 33-39-29-

0001-0070-00002.0 and 33-39-29-00001-0070-00003.0 
These three parcels are now combined into one parcel 
with the Indian River County Property Appraiser knowns 
as: 
 
Parcel ID: 33-39-029-00001-0070-00002.0 
Prop ID: 89914 

    
(K) Address/Location This property is located at the northwest corner of the 

non-signalized intersection of 58th Avenue SW and 13th 
Street SW within an unincorporated area of Indian River 
County.  It has a street address of 1275 58th Avenue SW, 
Vero Beach, FL 32968. 

  
(L) Zoning A-1, Agricultural-1 District, by Indian River County 
  
      Future Land Use AG-1, Agricultural-1 (1 Unit/5 Acres), by Indian River 

County 
 The zoning and future land use are consistent.  No issues 

of concurrency would affect development potential. 
(M) Present Use Vacant land 
  
(N) Highest & Best Use Agricultural 
  
(O) Condition of Transaction Arm’s length 
  
(P) Financing Cash to Seller 
  
(Q) Encumbrances Typical easements such as utility, drainage, and 

ingress/egress/access easements are assumed to exist. 
  
(R) Type of Improvements The site was vacant land at the time of sale. It was 

previously utilized as a citrus grove.  The citrus grove 
was abandoned, and it was used for cattle grazing at the 
time of sale.  The site contained agricultural barbwire 
fencing, well and ditching at the time of sale.  The listing 
agent verified the site improvements did not contribute to 
sales price as it was negotiated based on current market 
value for future residential speculation. The buyer plans 
to remove the site improvements. 
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      Soil Types Typical of area.  
      Drainage No drainage problems were noted.  
      Frontage 58th Avenue SW (Paved Road): 1,267.60’ 

13th Street SW (Dirt Road): 1,774.22’ 
  
(S) Utilities (Type/Distance) Electrical service is available to this site. Direct access to 

municipal water or sewer is not currently available.  Any 
immediate development will require well/septic systems. 
The closest water main available to this site is about 800 
feet to the east on the north side of 13th Street SW.  
Another water main is located at the intersection of Oslo 
Road and 58th Avenue SW.  A force sewer main is also 
located at this same intersection.  The site plan shows 
that the proposed educational facility will be connected 
to municipal water and sewer. 

  
(T) Verification - Party 

      Phone 

      Relation to sale 

      Verified 

      Date 

Alex MacWilliam 
772-473-2521 
Listing Agent  
Ryan M. Powell and Curtis L. Phillips, MAI 
May 28, 2025 & June 4, 2025 

  
(U) Motivation The seller sold to profit. The buyer plans to develop this 

site with a K-8 educational facility with a 34,756 SF 
classroom, administration, library and gymnasium 
building.  The project will also include onsite paved 
parking lot, playground and athletic fields.  The project is 
known as Vero Classical School. 

  
(V) Analysis of Pertinent 

Information & Cash Equivalency 

The transaction was reported to be arm’s length with 
typical, cash-equivalent financing terms.  

  
(W) Exposure Time 6 to 12 months 
  
(X) Number of Days on Market 363 DOM 
  
(Y) Remarks Traffic Counts (58th Avenue SW): 300 AADT 

Traffic Counts (13th Street SW): 350 AADT 
 
Per public records, no prior arm’s length sales occurred 
within the prior five years. 
 
Prior transfers of the property included Official Record 
Book 3647, Page 419 on August 29, 2023 for $100 (non-
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arm’s length affiliated transfer) and Official Record 
Book 3647, Page 416 for $100 (non-arm’s length 
affiliated transfer). 
 
This property is located outside the Urban Service 
Boundary.  58th Avenue SW is the eastern boundary line 
of the Urban Service Boundary.  
 
All three parcels had a combined list price of $4,087,500. 
 
58th Avenue SW and 13th Street SW are dirt roads.  The 
site plan shows that these roadways will be paved.  
 
There was a prior right-of-way acquisition in 2006 (OR 
Book 1983, Page 721) along the entire eastern boundary 
of this site indicating that 58th Avenue SW is scheduled 
to be widened and paved to its intersection with 13th 
Street SW.  13th Street SW is already paved on the east 
side of 58th Avenue SW, but unpaved on the west side of 
this road. 

  
(Z) Sketch See Attached 
  
(AA) Photo See Attached 
  
(BB) Copy of Deed See Attached 
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PARCEL SKETCH/AERIAL  
 

 
*Diminsions from survey in file. 

 
 
 
 
 
 
 
 

  

Page 177



  Sales Data Sheets 

 

3718/1812 

RECORDED PLAT 
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SITE PLAN 
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PHOTO 
 

 
 

View northwest at site from intersection of 58th Avenue SW and 13th Street SW. 

Taken by Curtis Phillips, MAI –May 15, 2025 
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Introduction 

 

Sexton Engineering Associates, Inc., has been asked to review the potential impacts to the 

remainder properties along County Road 609 (82nd Avenue/Ranch Road) as a result of planned 

Right-of-Way acquisition and highway improvements by the Florida Department of 

Transportation (FDOT), in Indian River County. 

 

The County Road 609 (82nd Avenue) project proposes right-of-way acquisitions for roadway and 

drainage improvements to County Road 609 (82nd Avenue) from 26th Street to 69th Street in 

Central Indian River County.  These improvements include roadway construction for 

approximately 5 miles of County Road 609 (82nd Avenue) in Indian River County. 

 

The proposed improvements include a new alignment of the existing paved roadway, two (2) 

twelve (12) foot wide paved travel lanes with eight (8) foot shoulders (5 feet paved and 3 feet 

sodded), drainage ditches, a ten (10) foot wide shared pathway and includes a thirty (30) foot wide 

stabilized canal maintenance berm with two (2) foot wide stabilize shoulders along the existing 

canal along the proposed new alignment.  Drainage improvements for the proposed roadway 

improvements include new wet detention ponds. 

 

FDOT proposes to acquire additional right-of-way required for the planned improvements 

including Parcel 121.  The FDOT Appraiser, Curtis Philips, has asked us to include a Proposed 

Parcel 702, a Temporary Easement for demolition of the remainder of a building impacted by the 

acquisition of Parcel 121. 

 

FDOT Acquisition and Improvement 

 

The FDOT has prepared Right-of-Way Maps with the latest checked date of June 25, 2025, for the 

proposed project and identified Sebastian River Improvement District (SRID), as the owner of 

Parcel 121.  The parent tract property as identified by the FDOT Right-of-Way maps was acquired 

by a Quit Claim Deed as recorded at ORB 0032, Page 0177 of the Public Records of Indian River 

County, Florida. 

 

The 145.439-acre Parent Tract of Parcel 121 (as defined by the FDOT Right-of-Way) is located 

along Sections 35 and 36, 25 and 26, 23 and 24, 13 and 14, 11 and 12, of Township 32 South and 

Range 38 East, along the County Road 609 (82nd Avenue/Ranch Road) from 26th Street to 69th 

Street in unincorporated Indian River County. The parent tract is a portion of the SRID Right-of-

Way and varies in width from 150 feet to 225.0 feet and includes SRID Lateral “C” Canal and 

portions of the Canals C-15E, C-14E, C-13E, C-12E, C-11E, and C-10E.  The attached “Aerial 

Detail Sketch” (15 Sheets) and “Parcel Sketch” (15 Sheets) detail Parcel 121 as defined by the 

FDOT Right-of-Way Maps. 

 

Parcel 121 is to be acquired for the proposed construction of roadway and drainage improvements 

including wet detention ponds for the County Road 609 (82nd Avenue/Ranch Road) project.  

Parcel 121 is located along the eastern limits of the Parent Tract and the proposed Right-of-Way 

consisting of 25.928 acres. 

 

A copy of the FDOT Legal Descriptions for Parcel 121 is included in this report. 
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Existing Condition 

 

The subject property is located in unincorporated Indian River County and is currently utilized as 

canal right-of-way and includes the roadway improvements for the existing County Road 609 

roadway. 

 

The parent tract property including the SRID Lateral “C” Canal and portions of the SRID C-12E, 

C-11E, and C-10E Canals including existing drainage canal outfall to the SRID Lateral “C” Canal 

to the west.  In addition, multiple private drainage ditches from other properties are located along 

the property limits with existing drainage connections to the SRID Lateral “C” Canal.   

 

Based on the USDA, Natural Resources Conservation Service Soil Report for Indian River County, 

the Parent Tract has a soil composition that includes Chobee (2), Riviera (10), Wabasso sand (13, 

Winder (14), Pineda-Pineda (16), Jupiter (31), wet, fine sand, Chobee loamy fine sand, frequently 

ponded, and Manatee loamy fine sand, frequently ponded, slope ranges from 0 to 2 percent and 

water table could be encounter at depths between 0 to 12 inches. Per the FEMA FIRM 

12061C0238J and 12061C0236J Panels, effective January 26, 2023, the Parent Tract falls inside 

the FEMA Flood Zone X, which designates areas with moderate-to-low flood risk, and Zone AE 

with a Base Flood Elevation of 18.9 (NAVD 88), which is identified as a high-risk flood zone with 

a 1% annual chance of flooding. 

 

Based on our site inspection on May 15, 2025, and the FDOT topographic survey information 

provided, the existing improvements within Parcel 121 are located in the attached sketch entitled, 

“Existing Conditions Sketch,” including the existing roadway improvements and the existing site 

improvements on the subject property.  An abandoned structure is located within the SRID “C-11-

E” Canal Right-of-Way and partially within the limits of Parcel 121.   

 

Based on direction for the FDOT Appraiser, Curtis Philips, a Quantity Estimate of Existing Site 

Improvements located within Parcel 121 has not been included in this report. 

 

Utilities  
 

Currently, there is no public water or sewer services available for connection along the property 

frontage.  Florida Power & Light has existing overhead distribution lines, AT&T and Crown Castle 

Fiber have existing overhead and underground facilities and a gas line within the existing SRID 

Lateral “C” Right-of-Way.  The project limits located north of 26th Street are currently outside the 

Indian River County Urban Service Boundary and do not have public facilities and services to 

promote growth and development.  

 

Proposed Condition 

 

The FDOT is preparing Construction Plans for the proposed project and has provided Contract 

Plans prepared for the proposed project prepared by HDR Engineering, Inc., with a printed dated 

of April 11, 2025, to assist in our review of the project.  These plans detail the construction of the 

proposed roadway and drainage improvements within the proposed FDOT Right-of-Way 

including Parcel 121 and adjacent to the remainder property. 
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Based on review of the FDOT Drainage Report dated March 2025, and discussion with the FDOT 

Design Team, we understand that the 82nd Avenue Project will be designed and constructed to 

meet the FDOT, St. Johns River Water Management District (SJRWMD) and the SRID regulations 

and design criteria.  The project will route the stormwater flow through SRID Canals and from 

private drainage ditches to the SRID Lateral Canal “C” as the primary outfall for the project.  The 

project will be designed so that the overall floodplain will not be impacted by the project.  All 

existing canals and ditches crossing the proposed roadway project will be replaced to ensure the 

same level stormwater/irrigation conveyance as presently existing will be accommodated by the 

project.  The project will accommodate all offsite stormwater runoff in accordance with FDOT 

and all regulatory agency’s criteria and will maintain all historic flow patterns for offsite flows. 

 

Parcel 121 is proposed for the construction of the proposed roadway and drainage improvements 

including two (2) twelve (12) feet wide paved travel lanes with eight (8) feet shoulders, drainage 

ditches, wet detention ponds for the roadway project, a ten (10) feet wide share pathway with two 

(2) feet stabilize shoulders and drainage improvements for the roadway project.  The FDOT will 

also construct a thirty (30) foot stabilized canal maintenance berm within the remaining SRID 

Lateral “C” Right-of-Way. The project will provide a new alignment for County Road 609 (82nd 

Avenue) roadway between 26th Street and 69th Street.  As noted in the Contract Plans, the 

proposed travel lanes and shared pathway are elevated approximately 3 to 4 feet above the existing 

grade and harmonize with the existing elevation on the remainder property along the new Right-

of-Way. 
 

We have reviewed the affected property after the proposed acquisition and have prepared the 

attached sketch entitled “Proposed Condition Sketch”.  This sketch details the proposed roadway 

and drainage improvements as detailed in the FDOT Contract Plans and locates the improvements 

on the remainder property along the new County Road 609 (82nd Avenue) Right-of-Way.  A 

portion of the existing structure impacted by the acquisition will remain with the SRID “C-11-E” 

Canal Right-of-Way and remainder property.  As requested by the FDOT Project Manager, we 

have located a Temporary Easement to remove the severed building to the Proposed Condition 

Plan. 

 

As per the Contract Plans, the FDOT Project will provide access from County Road 609 (82nd 

Avenue) to the remainder properties along the right of way. The FDOT Project will also provide 

replacement drainage connections between the drainage canals.  

 

Conclusion 

 

The proposed Right-of-Way acquisition of Parcel 121 and construction of the County Road 609 

(82nd Avenue) roadway and drainage improvements will impact the remainder property.  The 

proposed FDOT drainage improvements will provide drainage improvement including wet 

detention ponds for the projects and replacement drainage connections to remainder property with 

drainage outfall to the SRID Lateral “C” Canal to the west as in the existing condition.  The 

proposed acquisition and construction project will not adversely impact the operation of the 

stormwater facility after completion of the project. 

 

The Parent Tract property as defined by FDOT, will be reduced in size by 25.928 acres to 119.511 

acres as a result of the acquisition of Parcel 121. 
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Item Segment No. 2308793          Fee Simple Right of Way 

(Section No. 88503-2610) 

6-26-2025 

 

Parcel No. 121      County Road 609      Indian River County       Description 

 

A portion of land lying in the East One-Half (E 1/2) of Section 35 and portion of the West One-

Half (W 1/2) of Sections 12, 13, 24, 25 and 36, Township 32 South, Range 38 East, Indian River 

County, Florida, as shown on Sheets 5-27 of the Florida Department of Transportation Right of 

Way Map of County Road 609 (82nd Avenue/Ranch Road), Item/Segment No. 2308793, Section 

88503-2610, being more particularly described as follows: 

 

Begin at the Southwest corner of said Section 36, said corner also being on the Baseline of 

Survey of said County Road 609 (82nd Avenue/Ranch Road), thence North 89°42'51" West 

along the South line of said Section 35, a distance of 27.02 feet to the beginning of a non-tangent 

curve concave Southeasterly having a chord bearing of North 05°13'32" East; thence 

Northeasterly along said curve, having a radius of 10,009.00 feet, through a central angle of 

01°54'10", an arc length of 332.37 feet to a point of reverse curvature with a curve concave 

Northwesterly, having a chord bearing of North 03°37'22" East; thence Northeasterly along said 

curve, having a radius of 9,889.00 feet, through a central angle of 05°06'29", an arc length of 

881.61 feet to the end of said curve; thence North 01°04'08" East, a distance of 61.24 feet; thence  

North 00°19'08" East, a distance of 407.48 feet; thence North 00°15'15" West, a distance of 

100.00 feet; thence North 00°19'08" East, a distance of 874.44 feet to a point on the South line of 

the Northwest One-Quarter (NW 1/4) of said Section 36; thence continue North 00°19'08" East, 

a distance of 946.21 feet; thence North 00°59'14" East, a distance of 300.02 feet; thence 

North 00°19'08" East, a distance of 1,407.89 feet to a point on the North line of said Section 36; 

thence North 00°21'44" East, a distance of 591.48 feet; thence North 00°04'03" West, a distance 

of 200.01 feet; thence North 00°21'44" East, a distance of 1,867.47 feet to a point on the South 

line of the Northwest One-Quarter (NW 1/4) of said Section 25; thence continue 

North 00°21'44" East, a distance of 332.49 feet; thence North 00°08'49" West, a distance of 

450.02 feet; thence North 00°21'44" East, a distance of 639.97 feet; thence 

North 00°12'38" West, a distance of 250.01 feet; thence North 00°21'44" East, a distance of 

986.56 feet to a point on the North line of said Section 25; thence North 00°19'14" East, a 

distance of 294.10 feet; thence North 00°59'20" East, a distance of 300.04 feet; thence 

North 00°19'14" East, a distance of 1,380.00 feet; thence North 00°59'20" East, a distance of 

300.02 feet; thence North 00°19'14" East, a distance of 376.05 feet to a point on the South line of 

the Northwest One-Quarter (NW 1/4) of said Section 24; thence continue North 00°19'14" East, 

a distance of 623.25 feet; thence North 00°20'04" West, a distance of 350.02 feet; thence 

North 00°19'14" East, a distance of 1,677.22 feet to a point on the North line of said Section 24; 

thence North 00°42'47" East, a distance of 150.18 feet; thence North 00°08'25" East, a distance 

of 1,143.40 feet; thence North 00°42'47" East, a distance of 200.01 feet; thence 

North 00°08'25" East, a distance of 1,178.95 feet to a point on the South line of the Northwest 

One-Quarter (NW 1/4) of said Section 13; thence continue North 00°08'25" East, a distance of 

1,201.14 feet; thence North 00°52'10" East, a distance of 550.04 feet; thence  
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Page 2 of 3 

 

Item Segment No. 2308793          Fee Simple Right of Way 

(Section No. 88503-2610) 

3-24-2025 

 

Parcel No. 121      County Road 609      Indian River County       Description 

 

North 00°08'25" East, a distance of 599.90 feet; thence North 00°52'00" East, a distance of 

321.55 feet to a point on the North line of said Section 13; thence continue North 00°52'00" East, 

a distance of 328.53 feet; thence North 00°10'57" East, a distance of 1,750.07 feet; thence 

North 00°23'25" West, a distance of 600.03 feet; thence North 00°11'11" East, a distance of 

649.24 feet; thence North 00°25'30" West, a distance of 750.04 feet; thence  

North 00°11'11" East, a distance of 650.02 feet; thence North 00°23'12" West, a distance of 

400.32 feet; thence South 89°48'49" East, a distance of 61.50 feet to a point on the Easterly 

Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence 

continue along said Easterly Existing Sebastian River Improvement District Lateral “C” Canal 

Right of Way line for the next six (6) courses: (1) South 00°11'11" West, a distance of 2,488.93 

feet to a point on the South line of the Northwest One-Quarter (NW 1/4) of said Section 12; 

thence (2) South 00°10'57" West, a distance of 1,319.66 feet; thence (3) North 89°47'28" West, a 

distance of 12.50 feet; thence (4) South 00°10'57" West, a distance of 1,319.63 feet to a point on 

the North line of said Section 13; thence (5) South 00°08'25" West, a distance of 5,345.63 feet to 

a point on the North line of said Section 24; thence (6) South 00°19'14" West, a distance of 

1,275.20 to a point intersecting the Northerly Existing Sebastian River Improvement District 

“C-10-E” Canal Right of Way line; thence South 89°07'44" East along said Northerly Existing 

Sebastian River Improvement District “C-10-E” Canal Right of Way line, a distance of 305.57 

feet; thence South 00°19'14" West, a distance of 100.00 feet to a point on the Southerly Existing 

Sebastian River Improvement District “C-10-E” Canal Right of Way line; thence 

North 89°07'44" West along said Southerly Existing Sebastian River Improvement District 

“C-10-E” Canal Right of Way line, a distance of 318.07 feet to a point intersecting said Easterly 

Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence 

South 00°19'14" West along said Easterly Existing Sebastian River Improvement District Lateral 

“C” Canal Right of Way line, a distance of 2,550.31 feet to point intersecting the Northerly 

Existing Sebastian River Improvement “C-11-E” Canal Right of Way line; thence 

South 89°10'27" East along said Northerly Existing Sebastian River Improvement “C-11-E” 

Canal Right of Way line, a distance of 93.50 feet; thence South 00°19'14" West, a distance of 

100.00 feet to a point on the Southerly Existing Sebastian River Improvement “C-11-E” Canal 

Right of Way line; thence North 89°10'27" West along said Southerly Existing Sebastian River 

Improvement “C-11-E” Canal Right of Way line, a distance of 93.50 feet to a point intersecting 

said Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way 

line; thence continue along said Easterly Existing Sebastian River Improvement District Lateral 

“C” Canal Right of Way line for the next two (2) courses: (1) South 00°19'14" West, a distance 

of 1,274.40 feet to a point on the North line of said Section 25; thence (2) South 00°21'44" West, 

a distance of 1,280.12 feet to a point intersecting the Northerly Existing Sebastian River 

Improvement “C-12-E” Canal Right of Way line; thence South 89°17'47" East along said 

Northerly Existing Sebastian River Improvement “C-12-E” Canal Right of Way line, a distance 

of 272.00 feet; thence South 00°12'38" East, a distance of 100.00 feet to a point on the Southerly 

Existing Sebastian River Improvement “C-12-E” Canal Right of Way line; thence  
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Item Segment No. 2308793          Fee Simple Right of Way 

(Section No. 88503-2610) 

3-24-2025 

 

Parcel No. 121      County Road 609      Indian River County       Description 

 

North 89°17'47" West along said Southerly Existing Sebastian River Improvement “C-12-E” 

Canal Right of Way line, a distance of 285.50 feet to a point intersecting said Easterly Existing 

Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence  

South 00°21'44" West along said Easterly Existing Sebastian River Improvement Lateral “C” 

Canal Right of Way line, a distance of 2,558.89 feet to a point intersecting the Northerly Existing 

Sebastian River Improvement “C-13-E” Canal Right of Way line; thence South 89°29'07" East 

along said Northerly Existing Sebastian River Improvement “C-13-E” Canal Right of Way line, 

a distance of 286.80 feet; thence South 00°21'44" West, a distance of 100.00 feet to a point on 

the Southerly Existing Sebastian River Improvement “C-13-E” Canal Right of Way line; thence 

North 89°29'07" West along said Southerly Existing Sebastian River Improvement “C-13-E” 

Canal Right of Way line, a distance of 286.80 feet to a point intersecting said Easterly Existing 

Sebastian River Improvement District Lateral “C” Canal Right of Way line; thence along said 

Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way line for 

the next two (2) courses: (1) South 00°21'44" West, a distance of 1,279.45 feet to a point on the 

North line of said Section 36; thence (2) South 00°19'08" West, a distance of 1,277.04 feet to a 

point intersecting the Northerly Existing Sebastian River Improvement “C-14-E” Canal Right of 

Way line; thence South 89°36'40" East along said Northerly Existing Sebastian River 

Improvement “C-14-E Canal Right of Way line, a distance of 302.22 feet; thence 

South 00°23'20" West, a distance of 100.00 feet to a point on the Southerly Existing Sebastian 

River Improvement “C-14-E” Canal Right of Way line; thence North 89°36'40" West along said 

Southerly Existing Sebastian River Improvement “C-14-E” Canal Right of Way line, a distance 

of 302.10 feet to a point intersecting said Easterly Existing Sebastian River Improvement District 

Lateral “C” Canal Right of Way line; thence South 00°19'08" West along said Easterly Existing 

Sebastian River Improvement District Lateral “C” Canal Right of Way line, a distance of 

2,554.10 feet to a point intersecting the Northerly Existing Sebastian River Improvement 

“C-15-E” Canal Right of Way line; thence South 89°39'52" East along said Northerly Existing 

Sebastian River Improvement “C-15-E” Canal Right of Way line, a distance of 257.99 feet; 

thence South 00°10'57" West, a distance of 100.00 feet to a point on the Southerly Existing 

Sebastian River Improvement “C-15-E” Canal Right of Way line; thence North 89°39'52" West 

along said Southerly Existing Sebastian River Improvement “C-15-E” Canal Right of Way line, 

a distance of 258.23 feet to a point intersecting said Easterly Existing Sebastian River 

Improvement District Lateral “C” Canal Right of Way line; thence South 00°19'08" West along 

said Easterly Existing Sebastian River Improvement District Lateral “C” Canal Right of Way 

line, a distance of 1,277.06 feet to a point on the South line of said Section 36; thence  

North 89°41'11" West along the South line of said Section 36, a distance of 75.00 feet to the 

POINT OF BEGINNING. 

 

Containing 25.928 acres, more or less. 
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SEXTON ENGINEERING ASSOCIATES, INC.

CONSULTING ENGINEERS AND SURVEYORS

FL.  REGISTRATIONS:  LB0006837,  EB 0007864

PHONE 561-792-3122  FAX 561-792-3168

ROYAL PALM BEACH, FLORIDA 33411
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GEN-CON, INC.   
GENERAL CONTRACTOR                   P.O. BOX 5221 

             LAKELAND, FL 33807 
            DIRECT (863) 640-7287  
                          
 

 
 

                                                                     
              COMMERCIAL – INDUSTRIAL          STATE CERT. NO. CGC003856 

September 25, 2025 
 
 
Mr. Curtis L. Phillips, MAI 
Callaway & Price, Inc. 
1120 Palmetto Avenue 
Melbourne, FL 32901 
 
Dear Mr. Phillips:  
 
Re: Parcel 121, Sebastian River Improvement District Property 

 County Road 609 (82nd Ave./Ranch Rd.) from S. of 26th St.to S. of 69th St. Project 

 F.P. ID No.:  230879-3  

 Indian River County, Florida 
 
I am pleased to submit a cost for each of the following estimates as described below.  These 
estimates are based on the cost of site improvements, located on CR 609 (82nd Avenue) in Indian 
River County, Florida. These items are as per field information by Gen-Con, Inc. and quantities 
by Sexton Engineering Associates, Inc.  The total lump sum bid for the costs are: 
  
     Demolition of Structure     $5,357.00 
 
Please refer to the cost estimates for a more detailed description. 
 
This bid is good for a period of one (1) year. 
 
Respectfully submitted, 
 
GEN-CON, INC. 

 
Edward M. Herrin 
General Contractor 
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Parcel 121 - Sebastian River Improvement District Property
CR 609 (82nd Ave./Ranch Rd.), from S. of 26th to S. of 69th St. 
Indian River County, FL (F.P. No.: 0424-054-8)
Summary - Demolition of Masonry Structure 15% 20.0% 4.0% 5% TOTAL

QTY. UN UNIT COST SUB-TOTAL P&O SOFT COSTS MOBILIZE CONTINGINCY TOTAL COST UNIT COST
Clearing (Demolition)

Demolish Masonry Haul Away, Grade Demo 186 SF 20.00                     3,720.00                558.00          744.00               148.80               186.00                  5,356.80                28.8000                 
Area

Totals 3,720.00                558.00          744.00               148.80               186.00                  5,356.80                

5,357.00                

Note:  Demolition work does not include asbestos abatement.
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Callaway & Price, Inc. 
Real Estate Appraisers And Consultants 

Licensed Real Estate Brokers 
www.callawayandprice.com 

 
 

 
 
SOUTH FLORIDA 
825 South US Highway 1 
Suite 110 
Jupiter, FL  33477 
Phone (561) 686-0333 
Fax (561) 686-3705 
 
Stephen D. Shaw, MAI, AI-GRS 
Cert Gen RZ1192 
s.shaw@callawayandprice.com 
 
Robert A. Callaway, MRICS 
Cert Gen RZ2461 
r.callaway@callawayandprice.com 
 
 
TREASURE COAST 
603 North Indian River Drive 
Suite 104 
Fort Pierce, FL  34950 
Phone (772) 464-8607 
Fax (772) 461-0809 
 

Stuart 
Phone (772) 287-3330 
Fax (772) 461-0809 
 

Stephen G. Neill, Jr., MAI 
Cert Gen RZ2480 
s.neill@callawayandprice.com 
 
 
SPACE COAST 
1120 Palmetto Avenue 
Suite 1 
Melbourne, FL  32901 
Phone (321) 726-0970 
Fax (561) 686-3705 
 

Curtis L. Phillips, MAI 
Cert Gen RZ2085 
c.phillips@callawayandprice.com 
 
 
CENTRAL FLORIDA 
111 North Orange Avenue 
Suite 800 
Orlando, FL 32801 
Phone (321) 726-0970 
Fax (561) 686-3705 
 

Curtis L. Phillips, MAI 
Cert Gen RZ2085 
c.phillips@callawayandprice.com 
 
 

 
Please respond to Space Coast Office 

E-Mail: c.phillips@callawayandprice.com 
 

June 2, 2025 
 
Sebastian River Improvement District 
2501A Burns Road 
Palm Beach Gardens, FL 33410 
 
RE: Parcel No: 121 
State Project #: 230897-3 
County Road: 609 (82nd Avenue) 
County: Indian River County 
Managing District: FDOT 4 
 
Dear Property Representative: 
 
As you may be aware, The Florida Department of Transportation is planning 
construction on the project referenced above. They have engaged me to complete an 
appraisal of the property located at 82nd Avenue, Vero Beach, FL 32967. The 
purpose of the appraisal is to provide an opinion of market value for the portion of 
the property needed for right of way at this location. 
 
I have scheduled field inspections for the above-described project on July 24, 2025. 
If you or a designated representative would like to accompany me on this inspection, 
please call my office at (321) 726-0970. 
 
I would appreciate it if you or your representative could provide any information 
helpful to my appraisal assignment. You may contact my office Monday through 
Friday between 9:00 am and 5:00 pm. Please advise me of your wishes at your 
earliest convenience. 
 
 
 
Respectfully,  

 
 
Curtis L. Phillips, MAI 
Cert Gen RZ2085 
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RESOLUTION NO. 2019 - 013 

A RESOLUTION OF THE BOARD OF COUNTY 
OF INDIAN RIVER COUNTY, FLORIDA, 

APPROVING A HIGHWAY MAINTENANCE MEMORANDUM 
OF AGREEMENT WITH THE FLORIDA DEPARTMENT OF 
TRANSPORTATION FOR THE COUNTY ROAD 609182ND
AVENUE IMPROVEMENT PROJECT FROM 26TH STREET TO 
69TH STREET AND AUTHORIZING THE CHAIRMAN TO 
EXECUTE THE AGREEMENT. 

COMMISSIONERS 

WHEREAS, the State of Florida Department of Transportation (Department) proposes to 
construct and improve County Road 609/82"d Avenue from 26th Street to 69th Street, FM No. 
230879-3-52-10, Section 88503500, (Project) in Indian River County, Florida; and 

WHEREAS, upon acquisition of the needed right-of-way, the Department will proceed to 
construct the Project; and 

WHEREAS, Indian River County (County) will continue to maintain the existing County 
owned roadway and right-of-way until the Department begins construction of the Project and the 
County will continue to be responsible for mowing and litter removal during construction of the 
Project; and 

WHEREAS, following the final acceptance of the Project, the County shall be responsible 
for maintenance of the Project at its own cost and in accordance with Department standards; and 

WHEREAS, the County, having duly considered the Highway Maintenance 
Memorandum Agreement, 

NOW THEREFORE, BE IT RESOLVED by the Board of County Commissioners of 
Indian River County, Florida, that the Highway Maintenance Memorandum Agreement for County 
Road 609/82"d Avenue from 26th Street to 69th Street is hereby approved and the Chairman is 
authorized to execute the Agreement on behalf of the Board. 

BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded 
forthwith to the State of Florida Department of Transportation at 3400 W. Commercial Boulevard, 
Ft. Lauderdale, Florida 33309. 

I 

1 
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RESOLUTION NO. 2019 - 013 

THIS RESOLUTION was moved for adoption by Commissioner 
Tim Zorc  , seconded by Commissioner  Peter D. O'Bryan , and adopted 

on this  5th day of February, 2019, by the following vote: 

Chairman Bob Solari 
Vice-Chairman Susan Adams 
Commissioner Joseph E. Flescher 
Commissioner Peter D. O'Bryan 
Commissioner Tim Zorc 

AYE 
AYE 

AYE 
AYE 

AYE 

The Chairman declared the resolution duly passed and adopted this  5th  day of February, 2019. 

BOARD OF COUNTY COMMISSIONERS 
OF INDIAN RIVER COUNTY, FLORIJNO.Fg;i157.. .1e ̀ • 4.• 

*•;*\ 

By:   • : : 
.0

Bob Solari, Chairman ' I. .0 
ICV 

''.. .. . . 

**.. ' 410 .  . 

.✓

• • . L • . . . k :: k :V 

'....1V ER ......... 

ATTEST: Jeffrey R. Smith, Clerk of Court and Comptroller 

APPROVED AS TO LEGAL FORM: 

William K. DeBraal 
Deputy County Attorney 

By: 

cc: Florida Department of Transportation 
3400 West Commercial Boulevard 
Fort Lauderdale, Florida 33309 

2 
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PROFESSIONAL REGISTRATIONS: 

Professional Engineer, Florida 2855 

Professional Surveyor & Mapper, Florida  3596 

 

PROFESSIONAL/COMMUNITY SERVICE: 

PB County Business Development Board  

Board of Director 2005-2010 

Association of Eminent Domain Professionals 

President 2004, 2011 – 2013    

 

 

EDUCATION: 

Bachelor of Science in Civil Engineering, Purdue   1978 

Bachelor of Science in Land Surveying, Purdue      1978 

Master of Business Administration, University of Miami  1983 

 

Palms West Chamber of Commerce 

President 2004 – 2005 Board of Directors 2000-2006 

Florida Engineering Society +20 Year Member 

Florida Surveying & Mapping Society +20 Member 

 

 

PROFESSIONAL EXPERIENCE: 
 

October 1997 – Present 

Sexton Engineering Associates, Inc.                               Royal Palm Beach, Florida 

Responsible for project management and design of civil engineering, transportation engineering, land surveying, 

right-of-way mapping and land development engineering projects.  Duties also include providing expert witness 

testimony on civil engineering, land surveying and transportation engineering projects. 

March 1995 – October 1997   

Crossroads Engineering & Surveying, Inc.                                              Royal Palm Beach, Florida 

Vice President, Principal & Project Manager, Mr. Sexton was responsible for project management and design of civil 

engineering, transportation engineering, land surveying, right-of-way mapping and land development engineering 

projects.  Duties also include providing expert witness testimony on civil engineering, land surveying and 

transportation engineering projects. 

June 1983 – February 1995   

Metric Engineering, Inc.                                                    West Palm Beach, Florida 

Vice President and Regional Manager of the West Palm Beach Regional Office of this major Florida civil 

engineering, transportation engineering, and land surveying firm.  Duties included project management, business 

development, client relations and supervision of professional, technical and administrative personnel. 

June 1978 – June 1983   

Carr Smith & Associates, Inc.                                                       Coral Gables, Florida  

Vice President, project manager and civil engineering and land surveying department head for a major south Florida 

architectural and engineering firm.  Duties included the technical and administrative management of all civil 

engineering, highway design, right-of-way mapping and land surveying projects and supervision of professional and 

technical staff. 

May 1972 – May 1978   

Sexton Engineering Services                                               Ottawa, Illinois 

As a civil engineering intern and survey crew member, duties included field engineering and surveying on land 

development projects, utility construction projects, pipeline design and construction projects, as will as boundary, 

control and topographic survey projects. 
 

RELATED EXPERIENCE: 

Mr. Sexton has over 44 years experience in the civil engineering and surveying industries with special emphasis on 

transportation, engineering, highway design, land development, right-of-way mapping and right-of-way acquisition services.  

His expertise has developed into several areas including project management, transportation planning, highway design, 

drainage design, surveying, right-of-way mapping, land development and eminent domain services.  Additionally, Mr. Sexton 

has participated in major transportation engineering projects from project planning (PD&E), ROW Mapping, appraisal and 

business damage analysis support and provided expert witness testimony for Order of Takings, Mediation and valuation 

trials.  A sampling of some representative projects is included on the following page: 

Michael F. Sexton, P.E., P.S.M. 

Chief Engineer II/Principal 
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Michael F. Sexton, P.E., P.S.M. 
Chief Engineer II/Principal 

 

 

Right-of-way Acquisition & Expert Witness Projects 
 

SR 713 (Kings Highway) Phases I & II, St. Lucie County 

Expansion of an existing two lane rural highway to a four lane limited access divided highway for a length of 3.14 

miles and 25 acquisition parcels. 

SR 80 (Southern Blvd.) Eminent Domain, Palm Beach County 

Provide expert witness services for the acquisition of right-of-way required for the proposed roadway construction.  

Services include analysis of the impacts to the adjoining property due to the land acquisition, development of “cures” 

for the remaining parcels of land after the acquisition, and preparation of trial exhibits. 

SR 614 (Indrio Road) from east of I-95 to east of SR 713 (Kings Highway) St. Lucie County 

Expansion of an existing two lane rural highway to a four lane limited access divided highway for a length of 3.14 

miles and 23 acquisition parcels. 

I-95 Interchange – FAU, Palm Beach County 

Provide expert witness services for the acquisition of right-of-way required for the proposed I-95 Interchange at 

Florida Atlantic University.  Services include analysis of the impacts to the adjoining property due to the land 

acquisition, development of “cures” for the remaining parcels of land after the acquisition, and preparation of trial 

exhibits. 

SR 70 (Okeechobee Road) St. Lucie County 

Expansion of existing rural and urban highway to an eight lane divided highway and intersection expansion of  State 

Road 70  including bike lanes, sidewalks and additional turn lanes and a four (4) lane intersection expansion at 

Jenkins Road including  bike lanes, sidewalks and additional turn lanes and 10 acquisition parcels. 

CR 712 (Midway Road) St. Lucie County 

Expansion of an existing two lane rural highway to a four lane divided highway with frontage roads for a length of 

1.91 miles and 60 acquisition parcels 

SR 714 (Martin Highway) Martin County 

Expansion of an existing two lane rural highway to a four lane limited access divided highway with frontage roads 

for a length of 4.00 miles and 8 acquisition parcels. 

SR 823 (Flamingo Road) Broward County 

Expansion of an existing two lane rural highway to a six lane limited access divided highway with frontage roads for 

a length of ten miles and 80 acquisition parcels. 

SR 7 Broward County, Eminent Domain 

Provide expert witness services for the acquisition of right-of-way required for the proposed roadway construction.  

Services include analysis of the impacts to the adjoining property due to the land acquisition, development of “cures” 

for the remaining parcels of land after the acquisition, and preparation of trial exhibits. 

SR 7 Palm Beach County, Eminent Domain 

Provide expert witness services for the acquisition of right-of-way required for the proposed roadway construction.  

Services include analysis of the impacts to the adjoining property due to the land acquisition, development of “cures” 

for the remaining parcels of land after the acquisition, and preparation of trial exhibits. 

SR 805 (Military Trail) Palm Beach County 

Provide expert civil engineering support services for appraisal requirements pertaining to the proposed property 

acquisition.  Services include analysis of the impacts to the adjoining property due to the land acquisition, 

development of “cures” for the remaining parcels of land after the acquisition, and preparation of trial exhibits. 

SR 60 Eminent Domain, Indian River County 

Provide expert witness services for the acquisition of right-of-way required for the proposed roadway construction.  

Services include analysis of the impacts to the adjoining property due to the land acquisition, development of “cures” 

for the remaining parcels of land after the acquisition, and preparation of trial exhibits. 

SR 5 (U.S. One) St. Lucie County 

Provide expert civil engineering support services for appraisal requirements pertaining to the proposed property 

acquisition.  Services include analysis of the impacts to the adjoining property due to the land acquisition, 

development of “cures” for the remaining parcel of land after the acquisition, and preparation of trial exhibits. 
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Michael F. Sexton, P.E., P.S.M. 
Chief Engineer II/Principal 

 

Environmental, Social and Alternate Systems Studies 

Project Development and Environmental (PD&E) Studies 
 

US – One PD&E Study from Key Largo to Florida City 

Twenty-one miles of reconstruction of a two lane rural highway to a four lane divided highway through 

environmentally sensitive lands for the Florida Department of Transportation, District VI. 

SR 834 (Sample Road) PD&E Study from Powerline Road to Military Trial 

PD&E Study for one and one-half miles of reconstruction of an arterial highway in Broward County for the Florida 

Department of Transportation, District IV, including social, cultural, physical and environmental assessments, 

alternative analysis and public involvement program. 

SR 708 (Blue Heron Blvd.) PD&E Study from Beeline Highway to Garden Road 

PD&E Study for two miles of reconstruction of an arterial highway in Palm Beach County for the Florida 

Department of Transportation, District IV including social, cultural, physical and environmental assessments, 

alternative analysis and a public involvement program. 

Turnpike Interchange Study at SR 80 (Southern Blvd.) 

Conceptual analysis and design for placement of a new interchange including toll facilities at the Florida Turnpike in 

Palm Beach County for the Florida Department of Transportation, Turnpike District.   

University Drive PD&E Study 

Engineering support and right-of-way mapping for a PD&E Study for three miles of roadway reconstruction of a 

major arterial highway in northern Broward County for the Florida Department of Transportation. 

Clint Moore Road from S.R. 7 to Florida’s Turnpike 

Alignment study to establish the ultimate alignment for 2 miles of five lane urban thoroughfare roadway in southern 

Palm Beach County for Palm Beach County Roadway Production Division. 

S.R. 5A (Nova Road) from Flomich Ave. to U.S. 1 

Alternate corridor study and alignment study to establish the ultimate right-of-way reservation for a six lane urban 

highway in Volusia County for FL Dept. of Transportation, Dist. V. 
 

Right-of-Way Survey and Mapping 
 

S.R. 80 (Southern Blvd), Seminole Pratt Whitney to Forest Hill Blvd., Palm Beach County 

Highway design, utility coordination, and design survey in support of State Environmental Impact Report and Final 

Design in central Palm Beach County, for Florida Department of Transportation, District IV. 

University Drive from Cardinal Road to the Sawgrass Expressway, Broward County 

1.5 miles of widening and reconstruction of an existing 4 lane divided roadway to six lane divided for the 

Department of Transportation, District IV. 

SR 7/ US 441 from SR 804 (Boynton Beach Blvd.) to SR 892 (Lake Worth Road), Palm Beach County 

Design survey for five and one-half miles of reconstruction of a two-lane rural facility to a six lane divided urban 

arterial highway in western Palm Beach County for the Department of Transportation, District IV. 

SR 5A (Nova Road) from Flomich Avenue to U.S. 1, Volusia County 

Four miles of reconstruction of a two lane rural facility to a five/seven lane urban arterial highway with off-site water 

management improvements for the FL Dept. of Transportation, District V. 

US 17/92 (Debany) from Plantation Road to Highbanks Road, Volusia County 

Two miles of reconstruction of a two lane rural facility to a five lane urban arterial highway within a highly 

developed commercial district in rural Volusia County for the FL Dept. of Transportation, District V. 

SR 834 (Sample Road) PD&E Study from Powerline Road to Military Trail, Broward County 

One and one-half miles of reconstruction of a five lane rural facility to a six lane divided arterial highway with 

expanded urban intersections for the Fl orida Department of Transportation, District IV 

Hillsboro Canal from Loxahatchee Wildlife Preserve to Deerfield Locks, Palm Beach County 

10.75 mile Geodetic Control and GPS Traverse, Right-of-Way (R/W) Survey, R/W research and preparation of R/W 

Maps for the Hillsboror Canal in southern Palm Beach County for the South Florida Water Management District. 

SR 806 (West Atlantic Avenue) from Jog Road to Interstate 95, Palm Beach County 

Three and one-half miles of reconstruction of a two lane rural roadway to a six lane divided urban highway in Central 

Palm Beach County for Palm Beach County Roadway Production. 
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Michael F. Sexton, P.E., P.S.M. 
Chief Engineer II/Principal 

 

 

Highway Design – Roadway 

 

Lantana Road from Jog Road to Military Trail, Palm Beach County 

Three miles of roadway widening and reconstruction of an existing four lane urban roadway to a six lane divided 

urban roadway with a new expanded intersection at Haverhill Road for Palm Beach County Roadway Production. 

Clint Moore Road from State Road 7 to Florida’s Turnpike, Palm Beach County 

One and one-half miles of reconstruction of a two lane rural facility to a three lane urban arterial highway in southern 

Palm Beach County, for Palm Beach County Roadway Production Division. 

SR 78 at Lemkin Creek, Okeechobee County 

One mile of reconstruction of a two lane rural highway and a bridge replacement project including significant 

environmental concerns for the Florida Department of Transportation, District I. 

Military Trail Improvements from Hypoluxo Road to Lake Worth Road, Palm Beach County 

Three and one-half miles of reconstruction of a two lane rural roadway to a six lane divided urban highway in for 

Palm Beach County Roadway Production Division. 

SR 5A (Nova Road) from Flomich Avenue to US 1, Volusia County 

Four miles of reconstruction of a tow lane rural facility to a five/seven lane urban arterial highway with off-site water 

management improvements for the Florida Department of Transportation, District V. 

State Road 60 (Vero Beach) from 21st Street to Indian River Blvd., Indian River County 

Three miles of reconstruction of a four lane urban facility to a six lane one-way pair arterial highway in downtown 

Vero Beach for the Florida Department of Transportation, District IV. 

Flamingo Road from Pembroke Road to Griffin Road, Broward County 

Five miles of reconstruction of a tow lane rural facility to a six lane divided limited access urban arterial highway for 

the Florida Department of Transportation, District IV. 

Interstate 75 (Weston Interchange), Broward County 

Three miles of new interstate highway with an interchange at Weston Blvd., with significant drainage and 

environmental issues in western Broward County for the Florida Department of Transportation, District IV. 

Interstate 95 (Donald Ross Road Interchange), Palm Beach County 

Three miles of new interstate highway including a major interchange and side street improvements in northern Palm 

Beach County for the Florida Department of Transportation, District IV. 

FDOT Intersection Improvements, District Wide 

Interstate –95 interchange improvements to ramps and cross streets at Linton Blvd., Boynton Beach Blvd., Hypoluxo 

Blvd., and Southern Blvd., in Palm Beach County for the Florida Department of Transportation, District IV. 

Polk County Parkway from CR 542 to Lake Myrtle Road, Polk County 

Six miles of new four lane limited access rural highway and interchanges with water management and mitigation 

improvements in Polk County for the Florida Department of Transportation, Turnpike District. 

SR 806 (West Atlantic Avenue) from Jog Road to Interstate 95 

Three and one-half miles of reconstruction of a tow lane rural roadway to a six lane divided urban highway in central 

Palm Beach County for Palm Beach County Roadway Production. 

Forest Hill Blvd. From Jog Road to Military Trail, Palm Beach County 

Two miles of reconstruction of a two lane rural facility to a six lane divided urban arterial highway in central Palm 

Beach County for Palm Beach County Roadway Production. 

Lyons Road from Glades Road to Clint Moore Road, Palm Beach County 

Two miles of reconstruction of a two lane rural facility to a six lane divided urban arterial highway in southern Palm 

Beach County for Palm Beach County Roadway Production. 

Wellington Trace from Greenview Shores to Forest Hill Blvd., Palm Beach County 

One and one-half miles of reconstruction of a two lane rural facility to a four lane divided urban arterial highway in 

western Palm Beach County for Palm Beach County Roadway Production. 

Congress Avenue from north of Blue Heron Blvd. To Northlake Blvd., Palm Beach County 

Two miles of new construction of a three lane urban facility (future six lane thoroughfare roadway) in northern Palm 

Beach County for Palm Beach County Roadway Production. 
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Chief Engineer II/Principal 

 

Land Planning & Land Development Services 

 

World Dressage Complex, Wellington, FL  

Improvements to an equestrian facility, including stables, a covered arena, horse wash facilities, riding rings, bridle 

paths, and a paved parking lot. Responsible for master planning, engineering design, surveying, permitting, and 

construction observation. 

Wellington Country Place PUD - Parcel B, Pod E and Pod F, Wellington, FL 

Master planning, environmental permitting and design for 250-acres of equestrian residential subdivisions. Design 

included grading and drainage for roadways and lots, water distribution system, wastewater collection system, 

surface water management design and signing and pavement marking. 

Grand Prix Village South, Wellington, FL 

Master planning, environmental permitting and design for 80 acres of equestrian residential subdivisions.  Design 

included grading and drainage for roadways and lots, water distribution system, wastewater collection system, surface 

water management design and signing and pavement marking. 

Point at Wellington Green 

Civil Engineering design, plan preparation and permitting for the addition of one additional access point to a regional 

mall property in western Palm Beach County. 

Palm Beach International Equestrian Center, Wellington, Florida 

 Civil engineering, Land planning, stormwater permitting, and land development consulting for a 500 acre major 

 equestrian, commercial, and residential development project for Wellington Equestrian Partners 

Lake Pointe Ranches, Point Mayaca, FL  

 Civil engineering and land surveying support for permitting a major residential project in western Martin County. 

Palm Beach Polo Stadium, Wellington, Florida 

Civil Engineering design, stormwater management, permitting, and construction observation for redevelopment of a 

major recreation facility. 

Holloway Plaza, Palm Beach County 

Civil Engineering design, stormwater management, permitting and construction observation for the development 

retail center and gasoline station in central Palm Beach County. 

Gaitlin Boulevard Center, St Lucie County 

Civil engineering, surveying, platting, permitting and construction monitoring for a commercial center in St. Lucie 

 County. 

Highland Dunes (State Road 80), Palm Beach County 

Engineering support and land surveying for offsite improvements to 5 miles of State Road 80 in western Palm Beach 

County. 

Tivoli Lakes P.U.D., Palm Beach County, Florida 

Civil engineering design, storm water management design, platting, permitting, and construction observation for 

development of a 325 single family residential development in western Palm Beach County, Florida. 

Ed Morse Honda, Riviera Beach, Florida 

Land Planning, civil engineering design, permitting, and construction observation for development of an 11acre 

major automobile dealership. 

Wellington Business Center, Wellington, Florida 

 Construction observations and permit review for the development of industrial and professional office space. 

Boca Gardens P.U.D. 

Land planning, platting, civil engineering, construction monitoring, and land surveying for a 700 unit multi-family 

residential development in southern Palm Beach County. 

Boca Marina Subdivision 

Land planning, zoning, platting, civil engineering and land surveying for a single family development in south 

eastern Palm Beach County. 

Eastpointe P.U.D. 

Land planning, site planning, platting, civil engineering, construction monitoring, and land surveying for a 900 acre 

residential and golf course development in northern Palm Beach County. 
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April 23, 2026 
 
 
 
MEMO - Sebastian River Improvement District (SRID) 

To:   George A. Simons, PE 

From:   David E. Luethje, PSM  

RE:  REVISED LEGAL DESCRIPTIONS 
Item/Segment No.: 405606-3 
Federal Project ID: N/A 
County Road No.: 510 (W 82nd Ave. / E 58th Ave.) 
County: Indian River 
Parcel No.: 101, 701, 801 

 

George, 

As requested we have reviewed the Florida Department of Transportation (Department) revised 
legal descriptions and the Right of Way Maps of the above-referenced parcels due to a design 
change that increased the area. 

We have a few comments from our review of the descriptions and maps: 
 
Parcel 101:  (1) The first description of this parcel has a misclosure of 0.2 feet. 

 
(2) The second portion of the description appears to be accurate with 
acceptable closure. 
 
(3) The third portion has a bad call direction stated South 89°32’15” West 
(should be North 89°32’15” East). Based on this assumed corrected 
reverse bearing the parcel has a misclosure of 0.28 feet. 

 
If you have any questions, please feel free to contact me at your earliest convenience. 
 
Best Regards, 
 
 
 
David E. Luethje, PSM 
LJA Surveying, Inc. LB 8416 
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SEBASTIAN RIVER IMPROVEMENT DISTRICT
MONTHLY FINANCIAL REPORT

JULY 2026

Year

Annual To Date

Budget Actual Actual

REVENUES 10/1/25 - 9/30/26 Jul-26 10/1/25 - 7/31/26

NAV Assessments 307,394 0 319,198

R-O-W Use Fees 25,515 0 0

Permit Fees 5,000 0 9,000

Other Revenue 0 0 0

Interest Income 9,000 0 28,148

Total Revenues 346,909$                              -$                                          356,346$                              

EXPENDITURES

Legal 25,000 0 10,457

District Administrative 30,000 2,500 25,000

Operations Manager 21,000 1,750 17,500

Operations Manager - Payroll Taxes 1,607 134 1,339

Engineering - General 80,000 0 13,034

Engineering - Permit 5,000 0 0

Engineering - Other 10,000 0 38,529

Accounting/Audit 5,500 0 4,400

Insurance 14,000 0 10,773

Website Management 2,000 167 1,667

Dues & Subscriptions 3,000 0 175

Legal Advertisements 1,400 0 491

Miscellaneous 3,896 508 3,962

Water Quality Analytical Service 5,000 0 2,012

R-O-W Maintenance (Includes Canal Maintenance & Bank Mowing) 130,000 0 0

Miscellaneous Maintenance 2,500 0 0

Total Expenditures 339,903$                              5,059$                                  129,339$                              

Revenues Less Expenditures 7,006$                                  (5,059)$                                 227,007$                              

County Appraiser & Tax Collector Fee (6,169) 0 (2,350)

Discounts For Early Payments (12,337) 0 (11,256)

Excess/ (Shortfall) (11,500)$                               (5,059)$                                 213,401$                              

Carryover From Prior Year 11,500 0 0

Net Excess/ (Shortfall) -$                                          (5,059)$                                 213,401$                              

Bank Balance As Of 7/31/26 2,007,254.57$                      

Accounts Payable As Of 7/31/26 19,976.70$                           

Other Current Liabilities As Of 7/31/26 80,582.33$                           

Accounts Receivable As Of 7/31/26 28,280.00$                           

Available Funds As Of 7/31/26 1,934,975.54$                      

Page 275



SEBASTIAN RIVER IMPROVEMENT DISTRICT
TAX COLLECTIONS 2025-2026

# ID# PAYMENT FROM DATE FOR
Tax Collect 

Receipts
Interest 

Received
Commissions 

Paid Discount
Net From Tax 

Collector

O & M
Assessment

Income
(Before

Discounts &
Fee)

O & M
Assessment

Income
(After

Discounts &
Fee)

$307,394.00 $307,394.00 $307,394.00 

$289,403.00 $289,403.00 $289,403.00 

1 Paid to Indian River County Property Appraiser 10/01/25 Fees (850.00)$            (850.00)$                (850.00)$                       
2 1 Indian River County Tax Collector 11/07/25 NAV Taxes 1,893.09$            (36.24)$              (81.27)$            1,775.58$              1,893.09$                1,775.58$                     
3 2 Indian River County Tax Collector 11/14/25 NAV Taxes 24,928.40$          (478.62)$            (997.19)$          23,452.59$            24,928.40$              23,452.59$                   
4 3 Indian River County Tax Collector 11/21/25 NAV Taxes 11,604.60$          (222.82)$            (464.23)$          10,917.55$            11,604.60$              10,917.55$                   
5 4 Indian River County Tax Collector 11/26/25 NAV Taxes 29,809.70$          (423.98)$            (1,192.45)$       28,193.27$            29,809.70$              28,193.27$                   
6 5 Indian River County Tax Collector 12/05/25 NAV Taxes 79,175.30$          (338.34)$            (3,167.15)$       75,669.81$            79,175.30$              75,669.81$                   
7 6 Indian River County Tax Collector 12/12/25 NAV Taxes 124,017.46$        (4,959.01)$       119,058.45$          124,017.46$            119,058.45$                 
8 7 Indian River County Tax Collector 12/19/25 NAV Taxes 7,272.52$            (214.78)$          7,057.74$              7,272.52$                7,057.74$                     
9 8 Indian River County Tax Collector 12/31/25 NAV Taxes 1,229.47$            (36.87)$            1,192.60$              1,229.47$                1,192.60$                     
10 9 Indian River County Tax Collector 01/16/26 NAV Taxes 1,821.10$            (54.64)$            1,766.46$              1,821.10$                1,766.46$                     
11 10 Indian River County Tax Collector 01/30/26 NAV Taxes 2,277.20$            (46.30)$            2,230.90$              2,277.20$                2,230.90$                     
12 Int - 1 Indian River County Tax Collector 01/30/26 Interest 92.08$       92.08$                   92.08$                     92.08$                          
13 11 Indian River County Tax Collector 02/13/26 NAV Taxes 1,013.10$            (20.22)$            992.88$                 1,013.10$                992.88$                        
14 12 Indian River County Tax Collector 02/27/26 NAV Taxes 921.00$               (10.14)$            910.86$                 921.00$                   910.86$                        
15 13 Indian River County Tax Collector 03/13/26 NAV Taxes 614.00$               (6.15)$              607.85$                 614.00$                   607.85$                        
16 14 Indian River County Tax Collector 03/27/26 NAV Taxes 1,544.45$            (5.22)$              1,539.23$              1,544.45$                1,539.23$                     
17 Int - 2 Indian River County Tax Collector 04/24/26 Interest 9.04$         9.04$                     9.04$                       9.04$                            
18 15 Indian River County Tax Collector 04/24/26 NAV Taxes 25,698.63$          25,698.63$            25,698.63$              25,698.63$                   
19 16 Indian River County Tax Collector 05/29/26 NAV Taxes/Interest 1,683.88$            50.51$       1,734.39$              1,734.39$                1,734.39$                     
20 17 Indian River County Tax Collector 06/26/26 NAV Taxes/Interest 429.80$               5.74$         435.54$                 435.54$                   435.54$                        
21 18 Indian River County Tax Collector 06/26/26 NAV Taxes/Interest (TC) 2,947.20$            132.54$     3,079.74$              3,079.74$                3,079.74$                     
22 Int - 3 Indian River County Tax Collector 07/31/26 Interest 27.57$       27.57$                   27.57$                     27.57$                          
23 -$                       
24 -$                       
25 -$                       
26 -$                       
27 -$                       

318,880.90$        317.48$     (2,350.00)$         (11,255.62)$     305,592.76$          319,198.38$            305,592.76$                 

Note:  Top line are 2025/2026 budgeted assessments before discounts and fees. 
Bottom line are 2025/2026 budgeted assessments after discounts and fees. 

Tax Collections 318,880.90$        

103.74% 317.48$               305,592.76$       
(319,198.38)$       (305,592.76)$     

-$                     -$                   
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