
ADRIAN GONZALEZ & ASSOCIATES, P.A. 
REALE STATI: ARPRAISERS • C<:>NSUL TANTS • LICENSED BROKER 

Adrian Gonzalez & Associates, PA 
2040 Polk Street 
Hollywood, FL 33020 
954-916-3400 

agonzalezandassoc.com 

11/28/2023 

Rita M. Pires, Real Estate Coordinator 
City of North Port 
Department of Public Works 

1100 N Chamberlain Blvd. 
North Port, FL 34286 

Re: Property: 

Borrower: 
File No.: 

Parcel 105 
North Port, FL 34287 
N/A 
2023-NP-1 

Opinion of Value:$ 40,000 
Effective Date: November 27, 2023 

In accordance with your request, we have appraised the above referenced property. The report of that appraisal is 
attached. 

The purpose of the appraisal is to develop an opinion of market value for the property described In this appraisal report, 
as Improved, in fee simple title of ownership. 

This report is based on a physical analysis of the site and Improvements, a locational analysis of the neighborhood and 
city, and an economic analysis of the market for properties such as the subject. The appraisal was developed and the 
report was prepared In accordance with the Uniform Standards of Professional Appraisal Practice. 

The opinion of value reported above is as of the stated effective date and Is contingent upon the certification and limiting 
conditions attached. 

It has been a pleasure to assist you. Please do not hesitate to contact me or any of my staff if we can be of additional 
service to you. 

Since Q esl n.alamode.com/venf Serial 28FD002F 

G. Adrian Gonzalez, Jr., ASA, MRICS 
ASA-REAL PROPERTY URBAN/RICS 

License or Certification #: RZ1555 
State: FL Expires: 11/30/2024 
agonzalezandassociates@gmall.com Sorlalll 28FD002F 

oslgn.alornodo.comlvorlry 



~lien\ City or North Port me No. 2023-NP-1 
Proac,tv Address 40XX Tarnee Ave 
£!11. __ North Port Counti Smosota State FL 212 cooo 34287 ---
Owner Nelson & Rcneo MIiier 

TABLE OF CONTENTS 

Lotte, of Transmittal ............................................................................................................................................................................................................ I 
Tablo of Contents ............................................................................................................................................................................................................... 2 
GP Land ............................................................................................................................................................................................................................. 3 
AddlUooat Colllf)arabfcs 4.5 ................................................................................................................................................................................................ 5 
GoneralToxt Addendum ...................................................................................................................................................................................................... 6 
Statement of LlmlUng Conditions ........................................................................................................................................................................................ 8 
USPAP ldcnUflcaUon ........................................................................................................................................................................................................... 10 
Subjocl Photos ................................................................................................................................................................................................................... I I 
SubJoct Photos ................................................................................... ............................................................................ .............. ...................................... 12 
Allffal Map .......................................................................................................................................................................................................................... 13 
LocaUon Map..................................................................................................................................................................................................................... 14 
Sul'loy ol Sito ..................................................................................................................................................................................................................... 15 
Comparable Salos Map .................................................................... ........................................................................................................ .......... ................. 16 
Comparable Phofos 1-3 ...................................................................................................................................................................................................... 17 
Comparable Pho10s 4-6 ...................................................................................................................................................................................................... 18 
AG Oualiflcallons ................................................................................................................................................................................................................ 19 

form TOCP3X5 • "TOTAL" appraisal soltware by a la mode, Inc.· 1-800,ALAMODE 
SorlalN 28FD002F 
aslgn.alarnndo.comtvn,il'j 



SUMMARY REPORT 
Prop«:rty Addrnss: I\OXX Ta(!'l88 Ave -CounIi: §arasota 

--t; Assessor's Pa1ccl II: 0980-03-6943 
UJ Ma1kcl /\lea Name: Port Charlolle Sub 10 

Adrian Gonzalez & Associates 

Ci11: t:jorth Port 

Parcel 105 
FIie No.: W23·NP-1 

Slate: Fb 21p Codo: 34287 
L~al DcscneI1oo: LOI 43 Bb!S 360 10TH e,DD TQ ~OBT CHe,B~OII~ 

Tax Ycai: 202~ R.E. Taxes: S 209.11 secc1a1 Assossments: s 300, 1 l 
Mao Rele1enee: 35840 Census lract: 0027,36 
Borrower QI apellcablo): WA ~ Current Owner of Record: Nels011 & Renee MIiiar 

vi P1o~cl Tyee Qf aeellcab~j: 0 PUD O De Mlnlmls PUD D Other (desc1ibo) II0A: $ □ ecrycar Q ec1 monlh 
Aro there any existing lmprovcmCflls lo Iha p1opcrty? ~ No D Yes II Yes, Indicate coocnl occupanci : D 0l'lncr D Toroot ~ Vacant D Not habhablo 
If Yes, give a brief dcscrfpllon: 

lho purpose ol this appraisal Is to develop an opinion ol: IXI Market Value {as defined), I)( I J olher type of value {deserlbo) 
11\1s rooort rollocls 1110 lollowlria valuo rtt not Current, see comrrrontsl: 15<1 Currorrt ftho lnsoocuon Dato Is Uie Effective Dalo\ n Ao~osooctive n P1osocclive 

!z ProoerlY Rlahls Aooralscd: IX! reo Slrnoro 17 Leasehold r -1 Loascd fee n Ottrcr (doscribol 
~ lntcl1\1cd USC'. The Intended user Is ~X21 a□dlor their assigns, 
z 
~ lnlcn<Jcd Uscr{s) (by name or lypo): 
~ 

Clionl: Citv or North Pon Address: 1100 N Chamberlian Blvd. North Pon FL 34286 
Apprals«: G. Adrion Gonzalez Jr. ASA MRICS Address: 2040 Polk Street Hollvwood 33020 

Choraclorlstlcs Predominant One-Unit Housing Prosont Land Uso Chango In Land Use 
Location: D Urb3n 181 Suburban D Ru1al Occupancy PRICE AGE 0ne·Unit 95% ~ Not Likely 
B~n up: ~ 0ver75% 0 25-75% D Under25% 181 0wnc, S(OOO) (yrs) 2-4 Unit 0% 0 Likely • D In P1ocoss • 
Gro,·~h rate: 0 Aopld 181 Stable 0 SI01'1 D Tenant 125 Low 1 MuHl•Un~ 0% 'To: 
Property values: D Increasing ~ Stable D 0ecUni111J D Vacant (0·5%) 775 High 15 Comm'I 5% 
0eman!Vsupply: D Shortag(I 181 In Ba~nce D OvorSupply 181 Vacant (>5%) 350 Pied 30 % 
MarkCllrl!I llrno: Fl Under 3 Mos, IXI 3·6 Mos, Fl Over 6 Mos. % 

::t 
Factors Alfocllng Markolablllty 

0 Item Good Av01agc Fair Poor NIA ltom Good Average FaU Poor N/A 
!;: Employment Stability □ 181 □ □ □ Adequacy of Utilit~s □ 181 D D D 
~ Convenience lo Employment □ 181 D □ D Property Compallbl'rty □ 181 D D 0 
i:3 ConvenlCflce lo Shoppi1!J □ 181 □ □ □ Protection frl)(O 0eUlmental Condttlons □ 181 □ □ □ 
c Convenience lo Schoo~ 0 181 D 0 D Police and fire Protecllon □ 181 D □ □ ~ Adequacy of PublJc Transpoftatlon 0 181 □ D D General Appearance of Properties 0 181 □ 0 D 
~ Rec1eational Facillles n 181 n n n Appeal lo Market n 181 n n n 

. 

~ Maikot Area Comments: In lho case or tho subject neighborhood, man mado and natural barrlors comprise all tho boundarto.!.!!Qrl!J.9tJ:.aml!l!JlL 
.Ir.a!!_o_njho soulh,J,a_ogl(.oe...,Ave.ouo to tlte_.ooJ!h,_S C.r.ao.bo.ay__aoulovarq_to lbe oast and S Sumter BoutoyorcJ 19 tho west. The subtoct Is 

~ IQC;atQ.d..Dq;l(:.tll.B_ccn~ r po!ll5tn oC!-J.Q!!lt.E'..o.tl.Jho area ls_c;pmP.rl§filt.J>J..]jJJglo raml!Y.Jl.2!ll!!!,.J11l!lll::!.SJ)')IIV.filll!!l2Pmonl as wou as mlnor 
.£.Q.01morclaLdevoloP.meQ!J_hQ!!.ale schools a_od 11arksJ.ocalcd_wllhlfl.!hts_prca,_Some vacaaLfols In lho subject netgtl,bom_ood aro being __ 
Improved wllh.§.!Jl.Qle family hOJl'l0S, Thero era parks within close proximity to Ibo ~ ect site 

Dimensions: trro!lular Sito Area: 10 000 Sa.Fl. 
Zoning ClassHlcatlon: RSl'2 DescripUon: Restder3tlal • §l~gte Fe!11lll 

Do present lmprovemen\s comply with elllsllng zoning requlremenls? ~Yes O lla D No Improvements 
Uses attowed under c1Krcnt zoning: Uses allows sJngle f~!!]II~ and multi• rarnil~ (du~le~) develoEment. 

Aro CC&Rs appl~ablo? LI Yes ~ No u Unknown Have the documcms been rovlcwed? 0Vcs0No Ground Rcot (ff applicable) $ I 
Comments: 
fllghcst & Bost Uso as lmp1evod: ~ ProscnI use, or D O\hcr uso (oxplaln) 

Actual Use as ol Elfccllvo Dato: vacant Use as app1alsed In lhls report: vacant 
Summary ol Highest & Bost Use: The sublect Is zoned for sing le ramll~ resJdentlal, Ihus, the highest and best use Is for sing le ram II~ resldenllal 

t§ develooment. 
i:: 
Q. 

ii! ffi Ullllllos Public 011,er Provldc1/0cscrl~tlon 011-slle Improvements Typo Public Pli',atc Frontage Adeauate 
C Eleetrlclty ® D FP& L St,cet As~hall ~ D Topography Level at Road Grade 
~ Gas D D Width Sito 10 000 So, Ft. 
vi Water ~ D Munlcloal Sudaco Shape lrreaular 

San la ry Sewer □ D Curb/Gutter t:jone D D Drainage Aooears Adeauete 
Storm Sower D D Sidewalk ~onA D D View Averane 
TolophOno ~ R Street Ligl1ls Electric ~ D 
Mu!imcdla n Altcv None □ □ 
Oth11 sao elemcnis: IXI Inside lot [ J Corner Lot I Cut de Sac L J Unde1oround Utllties U Other {describe) 
FEMA Spec'\ flood Hatard Arca LI Yes IXI No FEMA Flood Zone X FEMA Map II 12115C0379F FEMA Map Dalo 11/4/2016 
Sito Comments: The site area ts rectaooular. The site Is cIe~reg. 

!/7'1.f 

~ LAND 
Copyrl~a2DO/ by 1 111 rnod1, Inc. 1th f«m rrnybo npiod1md urvnoddl,d v.Utioul wnnenpcmlsH1n, howm ldnowltdQld and m~td 

Fo,m GPLN0. 'TOYN..' app,alsal software by a la mode, Inc.• 1-800-ALAMOOE ::1::.r.:r!~;,~g:,~:m,v•,rrr 3/2007 



SUMMARY REPORT 
Parcol 105 

FIio Ito· 2023•NP-1 .. 
My research ~ d:d U did not reveal arrt prtor sales or lfans1ers of tho sublect property for lhe lhree years prior to the elfecllve date of lhls appraisal. 

~ Oala Sou;:~~:~ s:~il~a~r~~;i~ 

Ii; oa10: 
Analysis of salr/lransfer hlsto,y and/or any current agreement of sale/llsllng: ,!IJ.~_luJ>Jo..9IJll!S..llQ..P1.lQ.uales within 3 
JOA[$ or tho__q[ocllvo d1!!.4.,Qf thruoport. Sale.,,1_bad a pro1.Lous.!!llo o(L_02~20~j_lo(_J21,0JJ~alliJili'_ 

:i: Price: .deodL Selos 1.:-.3 ltavo no priot_sales_\'illbln 3_y_eers to 11:to_e(f_ocllve date oUIJls ropo.!l. 
0:: 
~ Sourcclsl: Public Records 
~ 2nd Prior Sublecl Salr/Transfllf 

~ _!!!1L_ 
1- Price: 

Sourcc(s): 
FEATURE SUBJECT PROPERlY COMPAllAOLE NO. f COMPARABLE NO. 2 COMPARABLE NO. 3 

Address 40XX Targee Ave SymcoAve Wabasso Ave Cirlhbert Ave 
North Port FL 34287 North Por1, FL 34286 Nortl1 Port FL 34287 North Port FL 34287 

Pro~mhy lo Sub)ccl 0.24 miles N 0.14 miles NE 0.46 miles SE 
Sale Prtce $ N/A IS 42 000 IS 30000 IS 30000 
Pt!W So Ft $ s 4.201 $ 3.001 s 3001 
Oala Source(s) Public Records MLSI/ A4584990 MLS/1 A4579457 MLSII C7472022 
Ve<ificatlon Sourcc(s) Public Records/Reel Quest Public Records/Real Quest Public Records/Rea Quest 

VALUE AOJUSlMENT UESCAIPllON oescmP110N +(:IUdiust DESCmPllON +l•l'lliAdlust UESCIUPIION t(·)'lliMiusl 
Salos or Flnaoclno N/A Cash or Cash or Cash or 

:J: Conces~ons IN/A Egulvalent Eoulvalenl Eaulvalenl 
~ Oslo or Salr/Tlmo N/A 11/02/2023 10/31/2023 09/1 1/2023 
~ Rlalrts Aooralsoo Fee Slmnle Same Same Same 
:t Location Interior LoVAv Interior LoVAv Interior LoVAv Interior LoVAv 
~ Stto Are.! jln Sa,Fl.1 10 000 10000 10000 10 000 
o .lQJ)ggragh~ Level/at Grade Level/at Grade Level/at Grade LeveVat Grade 
li! Zonlnn RSF2 Similar Similar Similar 
'ft _Othol(IJJ1provcmen1s1 INone Shed 0 Shed 0 None 
~ Access 
0 

2•LNG•P3ved Similar Similar Similar 

!3 Net Adjustmerrt !Total, In S n + r 1 - Is 17 + n - IS n + n - Is 
./. Net Adjustment [Total, In% or S.P.) 

ls ls ls IJl Adluslcd Salo Price fin SI 42000 30 000 30 000 
Summa,y of Sales Comparison Approach The appraiser searched the subJect ond odJacent neighborhoods for the most recent sales or vocont land 
§lies tg.J.la~_occur:r__odJ~sales~l)Jbe_ebq_v_o__g_rjd and Included In this report were selected as having the greatest overall degree of 
.!.IJnl!filljy to lhe..fil!!ljoct site from amona too sales considered. All sales ore within 0.5 miles ol lho subJecl. Addlllonal consideration has been 
_g~.9 ilslfngs ro the subject market Tt)c listings range In prjce from ~22 500 to ~55 000. 

JMJmll or comparfsoo derived [rQm the [oflowlng comparable slles ~as a price per bullg able lot, The appraiser concludes to o value of 
l@,QQQ..!QrJhe_i;u.!l]ect 

§M.l>,ddondum 

PROJECT INFORMATION FOR PUOs (II appilcablo) I I The SublCCI Is oan Of 3 Plaruicd Unit Oe1cioomcnt. 
C LCllBI Name of Prolecl: 
1r Describe common e~mcnts and recreational 1acllltles: 

Indicated Value by: Salos Comparison Approach S 40000 ors 4.00 oer Sa.Ft. 
Final RcconclHatlon JiQ!.od o a per lot vatuo the su~oct ptoe.ru.Ji'sJllarket_11.al~e_ts $..4.0,000 

z 
~ Tl1ls appraisal Is made ~ "as Is". or 
~ 

D sub)ecl lo lhe following conditions: 

u z 
O I This rcp01t Is also subject lo other Hypolhctlcal Conditions arnl'or Extraordlna,y Assumpllons as speclllcd In the allached addenda. 
~ Based upon an Inspection of the subject property, defined Scope of Work, Stalemcnl of Assumpllons and Llmlllng Conditions, and Appralsor·s Certifications, 

my (our) Opinion of the Market Value (or other specllled value type), as defined heroin, or tho real proporty that ts tho subject of this report Is: 
S 40,000 , as of: November 27, 2023 • which Is tho ollcctlve dalo of lhls appraisal. 
If Indicated above. this Oolnlon of Value ts sublect to Hvoothellcal Conditions and/or Eilraordlnarv Assumollons Included In this rcoort. Seo attached addenda. 

:,: A lruo and complcto copy of tills ,cport cor11a1ns _1L pages. 11\ctudlrig exhlhtts which are considered an lniegral pan of lhe report. This appraisal report may nol be 
~ properly undcrslood wNhout referenco to tho lnlormation contained In tho complete rcpon, which contains tho fotlowlng anachcd oxhlbhs: ~ Scopeo1Wor1< 
I: ~ Llrnlllng CoodJCeitlilcalions ~ Nar,auve Addendum 181 Photog,aph Addenda D Skolch Addendum 181 Map Addenda 
.,: D Additional Sates D Cost AddMdum n Flood Addendum n Manuf. Houso Addendum n Hvoolhollcal Conditions 

Cilenl Colllact: - - - Clknt Name: Cil~ of North Port 
E-Mail: rolre 

.... 
Mdross: 1100 N Chamberlian Blvd. Nor1h Port FL 34286 " ·"· 

APPRAISE!~ SUPERVISORY APPRAISER (If rcqlrlrcd) 

1ml 
or CO-APPRAISER (Ir appllcablo) 

(J) Supervlso,y or 
II! Appraiser Namo: G. Adrian Gonzale~. Jr., AS(!;_ MRICS Co-Appr,1lscr Name: 
j:! Company: Adrian Gonzalez & Associates, PA Company: 
~ Phone: 954-916-3400 Fa~: 954.239.5724 Phofle: Fax: 
~ E-MaW: agonzalezandassoclates@gmall.com E•Mail: 

Dalo or Report (Slgn.11uro): 11/28/2023 Date of Report (Slgnaluro): 
License orCertilir:ation II: RZ1555 State: f.b._ license 0< Certification 11: Stalo: --
De Signal ion: ASA-REAL PROPERTY URBAN/RIGS Ooslgnatlon: 
Expiration Dalo al Llconso or Cenirication: lJl30/2024 Expiration Dale of Llconso or Certttlcallon: 
Inspection of Subject: 0 Old Inspect ~ Did NOi lnspccl (Desktop) tnspoctlon of Sob)Cct: O Old Inspect n Old Not ln~oett 
Oalo ol lnspccllon: November 27 2023 Oalo of Inspection: PE 

~ LAND C(l)yrlohli> 200/ by, 1, modi. ro 1u, l•o• •mJbOlt~o<loe•d Um,o,j,fied '11/1<,/1 Milon peim1<1~n. ho•>VC Sorlnl~ 28PO002F """°w!ldg1d l/10 c,ofl•d. 

fo1m GPLND • 'TOTAL' appraisal sofMare by a la modo, Inc. • 1-800-ALAMOOE ■slgn.nlo,nodu.com/vorlfy 312007 



ADDITIONAL COMPARABLE SALES 
FEATURE SUBJECT PllOPElllY COMPAMBLEHO. 4 

Address 40XX Targoo Avo Mulgrovo Ave 
Nortb Port, FL 34287 North Port FL 34287 

Proximity 10 Subject 0.07 miles S 
Sale Price $ NIA IS 36000 
Price/ So.Fl. $ $ 3.431 
Data Source(s) Public Records MLS/1 A4548317 
Vcrttlcallon Sourcc(s) Pul!!Lc;.B_~rds/Real nuest 

VALUE ADJUSTMENT DESCRIPTION DESCRIPTION J (-]Jt.MML 
Sales or Financing NIA Cast, or 
concessions NIA Equivalent 
Dato of SalrJTlmc t!/A 051t6J2023 
Rlghls Appraised 

1
1:_eo Slm11_1e __ Sam_o 

Locailon Jnterlor Lot/Av Corner Lot/Av 
Sttc Arca (In ~ j 0,000 10.1fil._ 0 

J.2~9Jl[il~h~ ILovoVat Grado LoveVat Grado 
Zonlno !W---6.- Similar 

OU1er 11morovcmcnts\ None None 
Access 2-LNG-Pavod Similar 

Not Adlustmoot (Total, In S I J + I I - IS 
NCI Mlus1111cnt (Total, In '1, of S.P.) 

ls Mlusled Salo Price nn Sl 36000 
Summary or Sales Comparison Approach See comments on Pape 2 

,-

X 

~ 
~ 
0. 
0. 
< z 
0 
U) 

~ 
:::. 
0 u 
U) 
w 
..J 
< 
U) 

COMPAMBLE NO. 5 

IS 
s I 

DESCRIPTION +l.\ '11:Ad~<I 

I I+ I I - 1$ 

ls 
-- -

Parcel 105 
Fl~ No.: 2023-NP-1 

COMPARABLE rw. 6 

IS 
s I 

DESCRIPTION +1-).!MJ]!fil_ 

. D + □ -,: 
--

_q?.,,zf 

~ LAND Copyi5ghl%>?007 ~y 11111~&, IIIC. lhlt 101,nrn.ar bl rtpt0duet(IUNnOdli6d v.~IKM wt1:ti11 pe1mlstiDn, hOwtVI Sorlntil 28FO002F aemal'lte4lgld .,,., Clldlltd. 

Form GPI ND.(AC) • TOTAL apprals~I softwaro by a la mode, Inc. • 1 ·800,ALMIODE o,rgn.nrnmodo.eom!veriry 312007 



s uonlemental Addendum FIie No. 2O23-NP-1 
Client Cit~ or North PO[t 
Property Address AOXX Targe,:, ave 
CIIY North Por1 County_ Sorasota State FL Zle Code 34287 
Owner Nelson & Renee MIiier 

• Scop_g 

The appraiser has undertaken the appraisal assignment under the following scope: 

The purpose of the appraisal was for purchase negotiation purposes; 
The subject property and comparables were inspected and photographed; 
The physical characteristics of the subject properties was considered; 
The various laws and governmental policies regulating the use of the subject 
property were considered; 
Reviewed any information provided by the owner, if any; 
An opinion of the subject property's Highest and Best Use was formulated; 
A search for sales in the general market area was conducted; 
The terms and conditions of market data discovered were verified; 
Market data was analyzed with respect to market trends and market values. 
All comparable sales used were be confirmed with a principal in the transaction, 
either granter or grantee or their representatives. 
Public records were utilized to check the recording of deeds and easements; 
The appropriate appraisal approaches to value was developed, in this case, 
only the Sales Comparison Approach to Value was considered; 
The current market value of the subject property was estimated. 

COMMENTS ON SALES COMP 

The appraiser located 4 sales of vacant lots which transpired over the past twelve months. The 
sales are located in what is considered comparable market area. The best units of comparison 
for vacant land is considered to be either the price per lot or price per square foot. In this case, 
the price per lot is considered the best indicator of value. These sales have an unadjusted range 
from $30,000 to $42,000 per lot. 

Property Rights - The subject property is appraised In fee simple Interest. The property rights 
conveyed for all of the sales are also fee simple and an adjustment for property rights is not 
warranted. 

Financing - All the sales involved cash or cash equivalent. Financing adjustments are not 
necessary to these sales, since there was no unusual favorable financing. 

Conditions of Sale - Adjustments for conditions of sale usually reflect the motivations of the 
buyer and the seller. Depending on the conditions of sale, the sales price can be significantly 
affected. Each of the sales included in this analysis were verified to be arm's length 
transactions. 

Market Conditions - The sales occurred over a 12-month period from November 2022 to 
November 2023. During this time frame and to the date of value for this report, there is no 
evidence of apprecia tion in the subject's neighborhood and market area and the general 
tendency has been for stable land values. No time adjustment is warranted. 

Location • The subject is located along Targee Avenue. This area is mostly comprised of single 
family homes. All of the sales are located within similar residential location and similar 
neighborhood as the subject. Thus, no adjustment was warranted. 

Site Size - Utilizing the area provided by the client and/or Public Records, the subject site 
contains 10,000 square feet. The sales range in size from 10,000 to 10,491 square feet. 
Typically, smaller lots sell for more on a price/square foot basis. However, when comparing the 
sales on a per lot basis the researched sales this may or may not apply. Site size will be 
considered in the reconciliation of values. 

Topography - The subject is cleared and near road grade. 

Fom, TAOO • 'TOTAL' appraisal soltwato by a la modo, Inc. - 1-800-ALAMOOE 

frll 
Sorlnlq 28PO002F 
aslgn,nl;unodu.com/ varify 



s uon emen a en t I Add d um Fite Ho. 2023•NP•1 
g11cn1 City of North Port 
Pm~crt~ Address 40XX Targee Ave 
Ci1v North Port Countv Sarasota Slato FL Zlo Codo 34287 
Owrler Nelson & Renee Miller 

Zoning - The subject is RSF2, Residential-Single Family. All of the sales are zoned for similar 
development. The surrounding lots with in these sales are improved with similar sty le single 
family and duplex homes. Thus, in the appraiser's opinion, the sales do not require adjustments. 

Access - The subject is located along a two-lane, neighborhood secondary road. All of the sales 
have similar access. Thus, no adjustment for access is warranted. 

Opinion of Land Value 

In correlating the sales into an estimate of the subject parcel's land value, a conclusion within 
the range of adjusted sales prices provides the best indication of value. After adjustments, the 
range is from $30,000 to $42,000 per lot. The sales included in this analysis were selected as 
having the greatest overall degree of similarity to the subject site from among all of the sales 
considered. 

Consideration has been given to each sale in estimating a final value for the subject. In the 
appraiser's opinion, a conclusion within the range provided by the sales, or at $40,000 is the 
best indication of the land value of the subject property. 

Form TADD• 'TOTAL' oppralsal solh•1arc by a la 111000, Inc. • I-800-ALAMOOE 
S11111# 28FODD2F 
111lp11.alamod1,comt1101ily 



Parcel 105 
FIio tlo. 2023-NP-1 

DEFINITION OF MARKET VALUE: Tho most probable prlco which a property should bring In a competitive and opon market 
under all conditions requisite to a fair sale, tho buyer and seller, each acting prudently, knowledgeably and assuming the price 
Is not aflocted by undue stimulus. lrnpllclt In this definition Is tho consummation of a selo as of a spoclrled date and tho 
passing of title from seller to buyer undor conditions whereby: (1) buyer and seller are typically motivated; (2) lloth parties are 
well Info rmed or well advlud, and each acllno In what thay conswer their own best lntorests; (3) a reuonable time Is allowed 
for oxposuro In tho open market; (4) payment Is mad o In terms of cash In U.S. dollars or In terms of financial arrangoments 
comparable thoroto; and (S) tho price roprosents the normal consideration for tho property sold unaffected hy special or creative 
financing or sales concessions• granted by anyone associated with the sale. (Source: FDIC lnternoency Appralsal and 

Evaluation Guldollnos, 2010.) 
• Adjustments to tho comparnblos must bo mado for s I1oclul or creative financing or salos concessions. No 

adj ustments aro nocossury for thoso costs which aro normally paid by sollers as u result of tradition or law In a 
market aroa; thoso costs aro roadlly ldontlflnlllo since t ho scllor pays thoso costs In vlrtllally all sales transactions. 
Special o r creative financing adjustments cun be made to the comparable property by comparisons to financing 
terms offorod by a third party Institutional londor that Is not already Invo lved In tho property or transaction. Any 
adj ustment should not be calculated on a mechanical dollar for dollar cost of tho financing or concession but the 
dollar amount of any adjustment should approximate tho market's reaction to tho financing o r concosslons based 

on tho appralsor's Judgment. 

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION 

CONTINGENT ANO LIMITING CONDITIONS: Tho apI>ralsor's certification that appears In tho apprnlsal report Is subject to tho 
following conditions: 

1. Tho appralsor will not bo rosponslblo for rnattors o f a logal nature that affect olthor tho property bolng appralsod or tho Ullo to 
It. TM appralsor assumos that 1110 Ullo Is good and markotablo and, lhoroforo, will not rondor any opinions about tho tlllo. Tho 
proporty Is valued on tho basis of It bolng under rosponslblo ownership, 

2. Any sketch provided In tho appraisal report may show approxlmato dlrnons lons of the Improvements and Is Included only to 
assist tho roador of the report In vlsuallzlng tho proporty. Tho oppralsor has mado no survoy of tho prop orty. 

3. Tho appraiser will not give tostlmony or appoar In court bocauso ho or she mado an appraisal ol tho prope,1y In quostlon, 
unless spoclflc orrangomonts to do so havo boon made boforehand, or as othoiwlse roqulrod by law. 

4. Any distribution of valuation botwoon land and lmprovomonts In tho roport appllos only undor the oxlstlng progrnm of 
utlll~atlon. These separate valuations of tho land and lmprovemonts must not bo used In conjunction with any othor appraisal 
and aro Invalid If thoy are so usod. 

5. The apprai ser has no knowledge o f any hidden o r unapparallt conditions of th9 property or advorse onvlronmontal 
conditions (Including tho prosenco of hazardous was to, toxic substances, otc.) that would make tho proporty moro or loss 
valuable, and hu assumed that thoro aro no such conditions and makos no guaranteos or warranties, express or lmpllod, 
rogardlng tho condition of tho property. The appraiser wil l not be rosponslblo for any such conditions that do oxlst or for any 
engineering or testing that might be required to dlscovor wI1ether such conditions exist. This appraisal roport must not bo 
consldorod an environmental as50esment of the subject property. 

6. The appralsor obtained tho lnformallon, estimates, and opinions that woro oxpressed In u,e appraisal roport f rom sourcos 
that ho or she considers to be reliable nnd believes them to bo true and correct . The appraiser does not assume rosponslblllly 
for tho accuracy of such llom& that were furnished by othOr partlos. 

7. Tho appraiser will not disclose the contents of tho appraisal report e~cept a& provided for In the Uniform Standards of 
Profosslonal Appraisal Practice, and any applicable federal, &tato or local I awe. 

8. Tho nppralsor has bnsod his or her appral&al report and vnluatlon conclusion for an appral8al that Is subjact to sat1&1actory 
complotlon, repairs, or alterations on tho assumption that complollon of the lmprovomonts will be porformod In a workmanlike 

manner. 

9. Tho opprnlsor must provldo his or hor prior written consent boforo tho client spoclfled In tho appraisal roport con d istr ibute 
tho aI1pralsal roport (Including conclusions about tho property valuo, the appraiser's ldenllty and profeuslonnl designat ions, and 
roforoncos to nny profosslonal appmlsal organizations or the firm with which the appraiser Is associated) to anyone other then 
tho cllont and/or Its dcslgneos; consultants; profosslonal appraisal orgnnlzntlons. Tho appraiser's written consont and approval 
must also bo obtained boforo tho appraisal can bo conveyed by anyone to the public through advertising, public relations, 
nows, salos, or othor mod lo. 

10. Tho uso of this report Is subject to tho requirements of tho American Society of Appraisers and to rovlow by Its duly 
authorized roprosontallvos . In addition, tho report Is subject to tho requlromonts of tho Stato of Florida rotating to rovlow by the 
Roal Esta to Appraisal Board. 
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CERTIFICATION: Tllo appraiser cortlflos and agroes that: 

1. Tho statomonls o f !act contalnocl In this roport aro truo and correct. 

Poree! 105 
FIio No. 2023•NP•1 

2. The roported analysos, opinions, and conclus ions arc llml lod only by tho roported assumptions and limiting conditions and 
are my personal, lmportlal, and unbiased prorosslonol analyses, opinions, Md co,1cluslons. 

3. Unless othorwlso lndlcatod, I havo no prosont or prospoctlvo lntorost In tho property that Is t110 subject o r this report and no 
personal Interest w ith respect to the parties Involved. 

4. I have not performed services, as an appraiser, regarding tho property that Is tho subject of this roport w ithin tho throe-year 
porlod lmmedlaloly preceding nccoptanco of this assignment. 

6. I have no bias with respect to tho property that Is the subject of this report or the parties Involved with this assignment. 

6. My engagemenl In this assignment was not contingent upon developing or reporting predetermined rosull&. 

7. My compensation for completing this assignment Is not contingent upon the dovolopment or reporting or a prodetermlnod 
value or dlrecllon In value that favors the cause or the client, tho amount o f tho valuo opinion, the attainment o f a stlpulatod 
result, or tho occurrence of a subsequent event dl reclly related to the Intended use or this appraisal. 

O. My analyses, opinions, and conclusions were dovoloped, and this report has been prepared, In conformity with the Uniform 
Standards of Professional Appraisal Practice that were In effect at tho time this report was prepared. 

9. Unless othorwlso Indicated, I have made a personal Inspection o f the exterior areas of tho property thot Is tho subject of this 
report, ond tho oxtorlors or all proportlos listed as comparables. 

1 o. Un loss o thorwlso Indicated, no 0110 provldod significant real property appraisal assistance to the person(s) signing this 
cortl llcatlon (II thoro aro oxcoptlons, tho namo of oach Individual providing significant real property appraisal assistance Is 
stated olsewhoro In this report). 

11. I havo not rovoalod tho findings or rosults or this appraisal to anyone other than the Client and/or Assigns and I wlll not do 
so until so authorized by Cllont, or until I om required by duo process ol law, or until I am roloasod from this obligation by 
having publicly tostlflod as to such findings. 

12. Statomonts supplomontal to this cortlflcatlon required by momborshlJ> or candidacy In a profosslonal appraisal 
organization, aro doscrlbod on an addondum to this cortlllcate and, by reference, are made a part hereof. 

13. As of tho dalo of this roport G. Adrian Gonzalez, Jr. has complotod tho roqulremonts or tho continuing education program of 
tho American Socloty or Appralsors. Tho unders igned appraiser currontly holds the appropriate state cer1lflcatlon 
(Stato-Cortlflod Gonoral Roal Estato Appralsor IIRZ1556, oxplratlon dato Novombor 30, 2024) allowing tho porformanco of ronl 
ostato appraisals In connecllon with rodorally rolatod t ransactions In tho state In which the subject property Is located. 

14. This Is a Dosktop Appraisal, whoroas tho appralsor only lnspoctod lrom Googlo Earth and tho Sarasota County Property 
wobslle. 

Q esl n alomode com/ver,f Saroal 28FD002F 
ADDRESS OF PROPERTY ANALYZED: ~~North e_ort,J:L 3.,1.2.=8~7 ______________ _ 

APPRAISER: 

SlgnaJUfo: 
Namo: JCS 
TIUO: ASA-REAL PROPERTY URBAN/RlCS 
SI1I0 Ccrtificauoo #: .,_R,.,Z'-'-15,,,5"'5'-------------­
or SIaI0 Llconso #: 
SI1I0: FL E1plralloo Dalo of Ccrtillca11on or License: 11/30/2024 
Dalo Signed: ~1=1/=28=/=20=2=3 ______ _ 

SUPERVISORY or CO-APPRAISER (If ap11llcablo): 

S~naluro: 
Name: 

Stale Ccrlnlcation II: 
Of St.1I0 Uconso II: 
S1ale: Explrallon Date of Ccrllfka11on or License: 
OaleSlgned: ________________ _ 

D Old O Did Not Inspect Property 
Page 2 of 2 

form ACR2 DEFO • ' TOTAL' appraisal sollware by a la mode, Inc.· I-800-ALAMOOE 
Serlolll 20f O002F 
~1lg11,alfl11lodo.co,n/vor1ty 



Client Cit of North Port FIio No. 2023-NP-1 

Property Address 40XX Ta~r~e~e~A~v~e------------------------------------1 
City Nortt1 Port County Sarasota State FL 21 Code 34287 
Owner Nelson & Renee Miller 

APPRAISAL AND REPORT IDENTIFICATION 

This Report is .ona or the following types: 

[81 Appraisal Repmt (A wrlllen report prepared under Standards Rule 2-2(a) , pursuant to the Scope of Work, as disclosed elsewhere In this report.) 

D Restricted 
Appraisal Report 

(A written report prepared under Standards Rule 2-2(b) , pursuant lo the Scope of Work, as disclosed elsewhere In this report, 
restricted to the stated Intended use only by tho specified client and any other named Intended usor(s) .) 

Comments on Standards Rule 2-3 
I certify lhal, lo tho bosl ol my knowledge and belief: 
- The statements of fact contained In tl1is report are true and correct. 
• The reported analyses, opinions, and conclusions are llrnltod only by Iha reported assumpllons and llmltlng condillons and are my personal, Impartial, and unbiased professional 
analyses, opinions, and conclusions. 
• Unless olhorwise indicated, I have no present or prospective interest in the property that Is the subject of this report and no personal interest with respect to the parties involved. 
· Unless otherwise Indicated, I have performed no services, as an appraiser or In any other capacity, regarding the property that is tho subject of this report within lhe three-year 
period lmmedlalely preceding acceptance of this asslgnrnonl. 
• I have no bias wllh respect to tho property that is the subject of this report or the parties Involved with this assignment. 
• My engagement in this assignment was not contingent upon developing or reporting predetermined results. 
• My compensation for cornplotlng this assignment Is not contingent upon lho dovelopmenl or reporting of a prodotermlned value or direction In valuo lhal favors t11e causo of tho 
client, tho amount of the value opinion, tho attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 
• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards ol Prolessional Appraisal Practice that 
wore In effect at the time this report was prepared. 
• Unless otherwise indicated, I have made a personal Inspection of the property that is the subject of this report. No Inspection was made, this is a Desktop Appraisal. 
• Unless otherwise indicated, no one provided significant real property appraisal assistance to lho porson(s) signing this certification (if there are exceptions, the name of each 
Individual providing significant real property appraisal assls1anco Is staled olsowI1ero In this report). 

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property Interest being 
appraised would have been oflered on lhe market prior to lhe hypothetical consummation of a sale at market value on the effeclive dale of the appraisal.) 

My Opinion of Reasonable Exposure Time for Ille subject property at tile market value stated In this report is: .,,3=-0·..:9=-0=d=ay._,,s'------

Comments on Appraisal and Report Identification 
Note any USPAP related issues requiring disclosure and any State mandated requirements: 

Q asi n.alamode com/venf Serial 28FD002F 

APPRAISER: 

"•"·"' om{ 
Name: G. Adrian Gonzale~ ICS 

ASA-REAL PROPERTY URBAN/RICS ______ _ 

Slate Certification#: ~R=Z~1=-55=5'--------------­
or Slato License #: 
State: .EL Explralion Date ol Cortificallon or Llconse: 11/30/2024 
Date of Signature and Reporl: -'-1""1/=2=8/=20=2=3'-----------
Effecllve Date of Appraisal: November 27, 2023 
Inspection of Subject: 1:81 Nono U Interior and Exterior ~ Exto1lor-Oniy"° 
Dato of lnspocllon (If applicable): November 27 2023 

SUPERVISORY or CO-APPRAISER (If appllcable): 

Signaluro: 
Name: 

Stale Certlflcallon #: 
or Stale Uconso #: 
Slate: Explrallon Dato or Cortilicatlon or License: 
Date of Signature: 

lnspoclion or Subjecl: D Nono D Into( 
Date of Inspection (if applicable): ~ 

7 Exterior-Only 
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Subject Photo Page 

Client Ct\y or NortlJ Port 
P1opc1tyAdd1ess 40~Uarne~---------------------------------i 
CJ!Y. ___ ~ N=ort=h_P~o=rt, ___________ c_o_un~ty~Saras~a ________ st_3l_c~FL Zip Code 34287 ___ _, 

Owner Nelson & Ronoo MIiier 

VIEW SW FROM NE CORNER 
40XX T8fHe8 Ave 
Sales Prlco NIA 
Gross Living Arca 
Total Rooms 
Total Olld1ooms 
Total Oathrooms 
Location 
VIBl'I 
Sito 
Quality 
Ago 

Interior LoVAv 
Average 
10,000 

VIEW SE FROM NW CORNER 

STREET VIEW E-TARGEE AVE 
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Client 
l'roeo,tl Address 
Cit~ 
Owner 

Subject Photo Pane 
Cltv or North Port -40XX Targee Ave 
North Port Countl Sarasota 
Nelson & Renee MIiier 

--
Stato FL Z(~ Code 31287 

VIEW S FROM TARGEE AVE 
40XX Targee AV9 

Sales l'llco NIA 
Gross LMno Area 
Total Rooms 
Total Oodrooms 
Tolal Oathrooms 
Location 
View 
Sito 
Qua11ty 
Ago 

Interior Lot/Av 
Average 
10,000 
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Cl~QI 
Pcopc,ty Address 
CJ.ty 
Ownor 

Aerial Map 
City or North Port 
4OXX Targee Ave 
North Port Counly Sarasola Stalo FL 
Nelson & Renee Miller 
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Location Map 
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Plot of Site 
Client Citv of North Port 
Proeertl Address 40XX Targee Ave 
City North Port County Sarasota Slate FL 
Owner Nelson & Renee Miller 
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Comparable Sales Map 
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Cllonl 
P1~Add1ess 
c~ 
Owner 

Comparable Photo Page 
Cltr Of Nor1h Por1 
40X1S Targee {:;ve 
[':IOL!ll Eor1 Cou1rti Sarasota 
Nelson & Renee MIiier 

Stale .El,_ Zip Cooc 34287 

Com11arable 1 
SymcoAve 
Prox. lo Sublccl 
Salo Prtco 
Gross Living Noa 
Tolal Rooms 
Tola! Bedrooms 
Tolal Balhrooms 
Locauon 
View 
SIie 
Quaity 
AUO 

0.24 miles N 
42,000 

Interior LoVAv 
Average 
10,000 

Comparable 2 
WabassoAvo 
Prox. lo SubJecl 
Salo Prtcc 
Gross Llvlno Arca 
Tolal Rooms 
Tolal Bodrooms 
Tolal Oal~rooms 
Locallon 
View 
SIie 
Quality 
Age 

0.14 mile& NE 
30,000 

Interior LoVAv 
Average 
10,000 

Comparable 3 
Cuthber1Ave 
Prox. 10 SubJecl 
Salo Prtce 
Gross Living Area 
Tolal Rooms 
Tolal Oed1ooms 
To1a1 Bath,ooms 
Localion 
View 
SIie 
Quality 
Age 

0.48 miles SE 
30,000 

lntorlor Lot/Av 
Average 
10,000 
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CIIMt 
f!.Qp!!JY. Addross 
Citv 
Owner 

Comparable Photo Page 
Cl~v_olJljQJ:Jl)J>ort 
40/)X TaUJOO Avo 
Nortl1 Port Countv Sarasota 
Nelson & Ronco MIiiar 

Stato FL Zlo Codo 34287 

Comparable 4 
Mulgrave Ave 
Prox. to Subject 
Salo Prlco 
Gross Living Area 
Total Rooms 
Total Bedrooms 
Total aathrooms 
Location 
View 
Sile 
Quality 
Age 

0.07 mllos S 
36,000 

Cornor ~oUAv 

10,491 

Comparable 5 

Prox. to Subjoct 
Sale Prtco 
Gross lll'lng Arca 
Total Rooms 
Total Blldrooms 
Total Bathrooms 
Location 
VIOi'/ 
Sito 
auallly 
Ago 

Comparable 6 

Prox. to Subject 
Sale Price 
Gross Living Arca 
Total Rooms 
Total Dodrooms 
Total Bathrooms 
Location 
V'f!.YI 
SIie 
Ouat,ty 
Age 
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APPRAISAL QUALIFICATIONS OF 
G. ADRIAN GONZALEZ, JR., ASA, MR/CS 

2040 Polk Street, Hollywood, Florida 33020 
(954)916-3400 FAX (954)-239-5724 & 
1031 Ives Dairy Road, #228, Miami Florida 33179 
(786)664-8510 FAX (954)-239-5724 
Emai l : agonzalezandassociates@gmail. o 

!;ducatlon: B.S. Degree • 1960 - University or Florida, Gainesville, Florida; 
Business Administration with major In Real Estate and Urban Analysis 

Continuing Education: 
Samplo of additional Courses and Seminars provided by the Appraisa l Institute and/or Others: 
Uniform Standards ror Federal Land Acquisition Seminar - 2003 
Eminent Domain Super Conference Seminar - 2003 
Appraisal Project Management - 2012 
Methodology and Applicallons of the Sales Comparison Approach - 2014 
FHA Property Ana lysis - 2016 
The Cost Approach: Unnecessary or Vital to a Healthy Practice? - 2020 
Appraisal Techniques ror the Current Markel • 2022 
Uniform Standards of Professional Appraisal Practice (USPAP) Update & Law - 2022 

L icenses and CortlflcaUons: 
1961 to 1984: Licensed Florida Real Estate Salesperson 
1984 to Present; Licensed Florida Broker, License No. BK 353263 & CQ1022847 
1992 to Present: State-certined general real estate appraiser, License No. RZ1555 (FL) 

Profess nal Afflll n 
Senior Member, American Society or Appraisers (ASA) 
Cl1artered ValLJation Surveyor, Royal lnslilulion of Chartered Surveyors (MRICS) 
lnternallonal Right of Way Assoclallon 
Nallonal and Florida Assoclallons or Realtors 
Rho Epsilon Real Estate Fra ternity 

o • ss nal Other: 
Qualified as an Expert Witness in Broward, Glades, Hendry, HIiisborough, Miami Dade, 
Palm Beach, Pasco & Sarasota Counlles Circuit Courts 
Qualified as an Expert Witness in Wilkinson County (MS) Circuit Court 
Specia l Mag istrate ror Broward County Value Adjustment Board- 1994 - 2015, 2017-Presenl 
Special Magistrate for Miami-Dade County Value Adjustment Board - 2004 - Present 
Special Magistrate for Palm Beach County Value Adjustment Board - 2009 - 2012 
Special Magistrale ror Nassau County Value Adjustment Board - 2022 - Present 
State or Florida Notary Public- Commission Number CC675135 
Certified DBE-Florida Department of Transportation 
Certified MBE-State or Florida 
Certlrled SBE/MBE·Broward County 

P fess o Offices Held : 
Secretary - American Society of Appraisers South Florlda-Allanlic Chapter 1994-1995 
Vice President - American Society of Appraisers South Florida-Atlantic Chapter 1995-1996 & 2013 
President - American Society or Appraisers South Florida-Atlantic Chapter 1996-1997 &2013-2016 
Governor • American Society of Appraisers - Region 2- 2017-2021 
ASA International Secretary/Treasurer-2022-2023 
ASA International Vice Presldent-2023-2024 

A p_p_rals e once: 
Adrian Gonzalez has over rorty years or real estate experience and w ith an emphasis In preparing and reviewing 
appraisal reports ror governmental/condemning authorllles and private property owners. Currently, he Is a Fee 
Appraiser and ror the past 24 years President of Adrian Gonzalez & Associates, P.A. based In South Florida. His 
responsibilities revolve around all aspects or the appraisal function including the preparation or Individual real estate 
appraisal reports which conform lo the stringent Federal Uniform Act, State or Florida requirements, Uniform 
Standards or Professional Appraisal Pracllce, the Uniform Appraisal Standards ror Federal Land Acquisition 
requirements and the International Valuation Standards. Also, ha is involved in the management and adminlstrallon 
or appraisal assignments, appraisal/review runct1011s and litigallon support ror tile firm. Additional dulles Include 
appraisal review of contract and starr appraisers. Adrian Is experienced In providing real estate appraisal and 
consulting services throughout tl1e State or Florida and other states. 

Fo,m ocvn BLG . ' TOTAL' apprnlsal solMaro by a la modo, Inc.· 1-800-ALAMOOE 
So+lnl~ 2afO002f 
t11lgn,11IAlllOllo.comlvo1ify 


