
REVISED 02/15/17 

TRACT NOS. 19103-654 & 19103-837 SURPLUS MATERIALS 
BIDS ARE BEING ACCEPTED FOR THE SALE OF THE 

REFERENCED PROPERTY  
THROUGH 2:00 PM, MARCH 22, 2017  

 
Please read the following documents carefully. They contain important 
details for anyone who may plan to submit a bid to purchase the property. 
The following pages contain information specific to the parcel offered for 
sale through a sealed bid process.  
 
The following materials are included herein: 

• Bid specifications   
• Bid form  
• Quit Claim Deed  
• Legal Description  
• Other Information 

o Title Information  
o Current Appraisal 
o Environmental 
o Ecological Assessment 

Additional information not included herein is available at the following link: Frequently Asked Questions 

https://www.sfwmd.gov/sites/default/files/documents/q_and_a_surplus_19103-654_19103-837.pdf
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT (SFWMD) 
 

BID SPECIFICATIONS AND AGREEMENT 
 

FOR 
 

SALE OF SURPLUS LAND 
 

Tract Nos. 19103-654, 19103-837 
SE Corner of US Highway 98 and County Road 721 

Lorida, Florida 
 
      
GENERAL INFORMATION ABOUT PROPERTY OFFERED FOR SALE 
 
1. Location/Address: SE Corner of US Highway 98 and County Road 721/ 116 

Lockett Lane, Lorida, Florida 33857   
 
2. SFWMD Tract Numbers: 19103-654, 19103-837 

 
3. Land Area: 16.77 acres, more or less 
 (Note: 19103-654 – 14.04 acres; 19103-837 – 2.73 acres) 
 
4. Property Appraiser Parcel Number:  (portion of) C-08-36-33-A00-00400-0000 
 
5. Legal Description: The property is described in Exhibits “A-1” and “A-2” attached 

hereto and made a part hereof. 
 
6. Minimum Bid:  $160,000 
 (Note: $20,000 Bid Deposit must be submitted with bid) 
 
7. Flowage and Access Easements: The property will be conveyed subject to a 

reserved perpetual flowage and inundation and access, ingress and egress 
easement with respect to the entire 2.73 acre Tract No. 19103-837. 

 
8. Access to Kissimmee River: As offered, the property does not have access to the 

Kissimmee River. In order to gain access the successful Bidder/Buyer would 
have to obtain: (i) an agreement to cross SFWMD lands subject to terms and 
conditions established by SFWMD and (ii) a Right of Way Permit subject to 
SFWMD’s Right of Way Criteria Manual for Use of Works or Lands of the District. 
The latter is available online at ROW Permit Information Manual (PDF). 

 
9. Cemetery: The property contains a burial ground/cemetery site and is subject to
 the provisions of Florida Statutes Section 704.08. 
 
10. Site Improvements: As noted in the appraisal report available to bidders, the 

property is improved with structures including (i) 4,051 square foot (sf) wood 
frame two-story residence built in 1897, (ii) 1,700 sf wood frame one-story school 
house built in 1900, (iii) 708 sf wood frame one-story house built in 1940, (iv) 

https://www.sfwmd.gov/sites/default/files/documents/row_criteria_manual.pdf
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1,008 sf CBS one-story detached garage built in 1976. [all measurements are 
approximate]. As noted in the pre-disposition inspection report available to 
bidders, it is likely that any demolition/dismantling activities will require review by 
the Florida Department of State, Division of Historical Resources due to the age 
of the structures and potential historical, architectural, or archaeological value. 

 
 
 
REPORTS AND TITLE POLICY 
 
The SFWMD will make a copy of the SFWMD’s pre-disposition inspection report, title 
policy, ecological assessment report, and appraisal report available to Bidders. Any 
items available online will be at www.sfwmd.gov/surplusland. The SFWMD makes no 
warranty or representation as to the accuracy or completeness of said reports or of said 
title policy. 
 
 
SITE VISIT 
 
AN OPTIONAL SITE VISIT WILL BE HELD on March 1, 2017, from 10:00 a.m. to 11:00 
a.m. AT THE PROPERTY SITE. 
 
 
BID FORM 
 
All bids must be submitted on the Bid Form and Agreement for Land Sale and Purchase 
(the “Bid Form”) provided as part of this Bid Specifications and Agreement for Sale of 
Surplus Land Tract Nos. 19103-654 and 19103-837.  The Bid Form shall be completed 
and submitted in accordance with the procedures set forth herein.  Otherwise the bid 
will be rejected.  No other type of Bid Form will be accepted as a valid response. 
 
 
 
BID DELIVERY INSTRUCTIONS 
 
All bids must be submitted in a sealed envelope clearly marked with the “SEALED BID 
– South Florida Water Management District.”  Each bidder must enter its name 
and return address in the upper left hand corner of the envelope for identification 
purposes.  Bids may be delivered as follows: 
 

• U.S. Postal Service to, South Florida Water Management District, Real Estate 
Division, 3301 Gun Club Road, West Palm Beach, Florida 33406, Attention: Ray 
Palmer, MSC# 3730, or 
 

• Hand Delivery to South Florida Water Management District, Real Estate Bureau, 
3301 Gun Club Road, Building B-1 First Floor Reception Desk, West Palm 
Beach, Florida, Attention: Ray Palmer, MSC# 3730, or 
 

http://www.sfwmd.gov/surplusland
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• Via commercial carrier to South Florida Water Management District, Real Estate 
Bureau, 3301 Gun Club Road, West Palm Beach, Florida 33406, Attention: Ray 
Palmer, MSC# 3730. 

 
 
 
MINIMUM BID 
 
The minimum bid for purchase is $160,000.  All bids are cash bids. No financing is 
provided by the SFWMD. Any bid less than the minimum shall be deemed non-
responsive. 
 
 
BID DEPOSIT  
 
Each bid must be accompanied by a deposit in the amount of US$20,000. The bid 
deposit must be in the form of a local cashier’s check payable to the “South Florida 
Water Management District”. Any bid that does not include the required bid deposit shall 
be deemed non-responsive. The successful bidder’s bid deposit shall immediately 
become non-refundable. Any unsuccessful bidder(s) shall have his or her bid deposit 
returned.  All bidders agree that any interest earned on any bid deposit while in 
possession of the SFWMD, or its agents, shall be retained by the SFWMD. The bid 
deposit amount shall be applied toward the monies due the SFWMD at closing. In the 
event the successful bidder fails to close for any reason, the non-refundable bid deposit 
shall be retained by the SFWMD. Additionally, if the SFWMD’s damages for the 
successful bidder’s failure to close exceed the amount of the deposit, the SFWMD may 
pursue all available remedies, at law and/or in equity. If the successful bidder fails to 
close and obtains a court order that the damages to the SFWMD for the failure to close 
are less than the amount of the bid deposit, SFWMD agrees to return the amount equal 
to the difference between the bid deposit and the amount of actual damages that the 
court order determines has been incurred by SFWMD. 
 
 
BID SUBMISSION DEADLINE 
 
Bids will be accepted until 2:00 p.m., March 22, 2017.  Any bids received after that 
time will be deemed non-responsive, will not be accepted and will be returned to 
the Bidder unopened.  The SFWMD is not responsible for bids received after 2:00 
p.m., on March 22, 2017. 
 
 
BID OPENING 
 
All bids received by the bid submission deadline will be publicly opened by the SFWMD 
at 2:00 p.m., on March 22, 2017, in the 2-B Conference Room, Building B-1, 3301 Gun 
Club Road, West Palm Beach 33406, or as soon thereafter as may be practical, at the 
discretion of the SFWMD.  The date the bids are opened shall be deemed “the effective 
date” for purposes of Florida Statutes Section 373.089(1). Any interested party may 
attend the public bid opening. 
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BID AWARD 
 
Any award made will be made to the highest responsive Bidder, provided it is in the 
SFWMD’s interest to accept the bid.  The SFWMD reserves the right to reject any or all 
bids.  In the event two or more high bids are received that are equal in all respects, the 
selection will be made by a coin toss limited to the tied bidders.  The SFWMD further 
reserves the right to waive any minor irregularities in any bid received.  Bid award may 
not be assigned without the consent of the SFWMD. 
 
 
 
TERMS AND CONDITIONS OF SALE 
 
The property shall be conveyed by quitclaim deed. The SFWMD makes no express or 
implied warranty or representation with respect to the title to the property or the 
condition or suitability of the property for the buyer’s intended use or otherwise 
(including without limitation, NO WARRANTY OF MERCHANTABILITY, OR FITNESS 
FOR ANY PARTICULAR PURPOSE OR RELATING TO THE ABSENCE OF LATENT 
OR OTHER DEFECTS) all of which are expressly disclaimed by the SFWMD. The 
buyer shall accept the property in its “As Is”, “Where Is” and “With All Faults” condition, 
subject to all matters including but not limited to title, land use, zoning, restrictions, 
prohibitions and other regulations and/or requirements imposed by governmental 
authority, taxes, access, ingress or egress, value, operating history, physical conditions, 
cultural resources, suitability for use, environmental conditions, and conditions with 
respect to hazardous waste, hazardous substances, or pollutants (as defined or 
regulated under applicable law) that may be located on, under or adjacent to the 
property. The property shall be subject to all applicable Chapter 373, Florida Statutes 
and Chapter 40E, Florida Administrative Code permitting requirements, and the 
conveyance of the property by the SFWMD to the successful bidder shall not constitute 
a waiver by the SFWMD of the obligation of the successful bidder to comply with all 
Chapter 373, Florida Statutes and Chapter 40E, Florida Administrative Code permitting 
requirements and the successful bidder acknowledges that there is no obligation on the 
part of the SFWMD to approve the issuance of any required permits. The SFWMD’s 
review process for any required permits will be done separately, independent and 
unfettered of the fact that the SFWMD has conveyed the property to the successful 
bidder and shall be in accordance with the SFWMD’s applicable statutes and rules. 
 
The quitclaim deed and any other applicable instruments of conveyance or transfer shall 
reflect said terms and conditions. The quitclaim deed shall be substantially in the form 
and substance online at www.sfwmd.gov/surplusland and shall contain provisions that 
the property is subject to a reserved perpetual access, ingress and egress easement.      
 
 
NON- PAYMENT OF BROKERAGE FEES 
 
SFWMD has not procured any realtor or broker in connection with this sale. Under no 
circumstances will the SFWMD pay a brokerage, real estate agent or finder’s fee. 
 

http://www.sfwmd.gov/surplusland
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CLOSING 
 
The closing will occur at the South Florida Water Management District, 3301 Gun Club 
Road, Building B-1 on May 4, 2017; provided, however, that the SFWMD shall have the 
unilateral right in its sole and absolute discretion to extend the Closing Date up to a total 
of forty-five (45) days. The purchase price required to be paid by the successful Bidder 
shall be in the form of a local certified or cashier’s check payable to the South Florida 
Water Management District.  At closing, the successful Bidder will also pay $3,841.00 
total for the SFWMD’s costs of advertisement and appraisal. Additionally, at closing, the 
successful Bidder will pay all recording fees, all real estate broker or finder’s fees, all 
documentary stamp taxes, all abstract and title insurance fees for title work and title 
insurance requested by the successful Bidder, along with any other closing costs 
associated with the sale of the property, by local certified or cashier’s check. In the 
event the successful Bidder does not close in compliance with these Bid Specifications 
and Agreement for Sale of Surplus Land Tract Nos. 19103-654 and 19103-837, the 
SFWMD, in its sole and absolute discretion, may elect to offer to complete the closing 
and transfer of the property to any of the next highest responsive bidder(s) who had bid 
at least the stated minimum bid. 

 
SECTION 1031 
 
In the event the successful Bidder desires to effect a simultaneous and/or non-
simultaneous Section1031 tax free exchange with respect to the property in accordance 
with the Internal Revenue Code, the SFWMD shall have the unilateral right in its sole 
and absolute discretion to agree to take reasonable measures to cooperate, provided 
such cooperation as determined by the SFWMD in its sole and absolute discretion: (1) 
does not result in additional cost, expense or delay to the SFWMD, (2) does not result in 
liability to the SFWMD or increased potential for liability to the SFWMD, (3) does not 
require the SFWMD to take title to any other property, (4) does not require the SFWMD 
to enter into any contracts to purchase any other property, (5) does not require the 
SFWMD to indemnify or hold harmless any person or entity and (6) does not result in 
the release of the successful Bidder from any duty, responsibility, covenant, warranty, 
representation, undertaking or obligation that successful Bidder has under these Bid 
Specifications and Agreement For Sale of Surplus Land Tract Nos. 19103-654 and 
19103-837.  The SFWMD has no knowledge that, and gives no assurance that, the 
transaction will be recognized as a tax-free exchange under the Internal Revenue Code 
or other tax laws of the United States or the State of Florida.  The successful Bidder 
agrees that successful Bidder shall indemnify and hold harmless the SFWMD from and 
against any and all costs, expenses, loss, damage, claims or liability incurred by the 
SFWMD (including but not limited to attorney’s fees and costs) arising directly, indirectly 
or proximately as a result of the SFWMD cooperating with the successful Bidder in the 
event the successful Bidder elects to effect a Section 1031 tax free exchange with 
respect to the Property.  Any assignment by the successful Bidder assigning its rights, 
in whole or in part, to a qualified intermediary shall not relieve, release or absolve the 
successful Bidder of its obligations under these Bid Specifications and Agreement for 
Sale of Surplus Land Tract Nos. 19103-654 and 19103-837. 
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT 

SURPLUS LAND SALE 
 BID FORM AND AGREEMENT FOR LAND SALE AND PURCHASE 

 
Tract Nos. 19103-654, 19103-837 
SE Corner of US Highway 98 and County Road 721 
Lorida, Florida 
       
THIS BID FORM AND AGREEMENT FOR LAND SALE AND PURCHASE is submitted to the 
SOUTH FLORIDA WATER MANAGEMENT DISTRICT, a government entity created by Chapter 
373, Florida Statutes (“SFWMD”) in accordance with the Bid Specifications and Agreement for 
Sale of Surplus Land Tract Nos. 19103-654 and 19103-837 and constitutes my offer to 
purchase the real property described therein. 
 
In the event that I am the successful bidder, I hereby agree to accept the property in accordance 
with and subject to all of the terms, conditions and provisions contained in this Bid Form and 
Agreement for Land Sale and Purchase and the Bid Specifications and Agreement For Sale of 
Surplus Land Tract Nos. 19103-654 and 19103-837, which I hereby agree to abide by. I hereby 
certify that I am authorized to sign this Bid Form and Agreement for Land Sale and Purchase for 
the Bidder and offer to purchase the property identified therein for the following amount which is 
not less than the minimum bid stated in the said Bid Specifications and Agreement for Sale of 
Surplus Land Tract Nos. 19103-654 and 19103-837: 
 
BID AMOUNT: US$_____________________ [local cashier’s check], plus all recording 
fees, appraisal costs, advertisement costs, documentary stamps taxes, along with any 
other closing costs associated with sale of the property. 
(Note:  A minimum bid in the amount of $160,000 is required in order to be deemed 
responsive to this solicitation.) 
 
BID DEPOSIT: As further compliance with and acceptance and agreement with the Bid 
Specifications and Agreement for Sale of Surplus Land Tract Nos. 19103-654 and 19103-837, I 
hereby submit and include a bid deposit in the amount of US$20,000 [Note: The deposit must 
be by local cashier’s check]. The undersigned Bidder acknowledges that if this bid is successful, 
the $20,000 bid deposit shall become non-refundable in accordance with the Bid Specifications 
and Agreement for Sale of Surplus Land Tract Nos. 19103-654 and 19103-837. 
 
 
 
_______________________________  _______________________________ 
BIDDER NAME     AUTHORIZED SIGNATURE 
 
 
_______________________________  _______________________________ 
BIDDER MAILING ADDRESS   AUTHORIZED SIGNATURE (Print) 
 
 
_______________________________  _______________________________ 
CITY  STATE  ZIP CODE  TITLE 
 
_______________________________ 
AREA CODE/TELEPHONE NUMBER 
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DRAFT 
 

This instrument prepared by and return to: 

South Florida Water Management District 

3301 Gun Club Road 

West Palm Beach, FL 33406 

ATTN: REAL ESTATE, MS#3710 

 

Tax Folio #:____________________ 

Project:  Kissimmee River 

Tract Nos. : 19103-654; 19103-837; 

  19103-838 

 

 QUITCLAIM DEED 
WITH 

RESERVED PERPETUAL FLOWAGE AND INUNDATION EASEMENT AND 

RESERVED PERPETUAL ACCESS, INGRESS AND EGRESS EASEMENT 

 

 THIS INDENTURE made this _______ day of _______________, 2017, between SOUTH 

FLORIDA WATER MANAGEMENT DISTRICT, a government entity created by Chapter 373, 

Florida Statutes, hereinafter referred to as the "Grantor", with its principal office at 3301 Gun Club 

Road, West Palm Beach, Florida 33406-3089 and ______________________________________, 

a _________________________________________________________, its successors and 

assigns, hereinafter referred to as the "Grantee" whose address is 

_________________________________________, Florida. 

 

 W I T N E S S E T H: 

 

 That said Grantor, for and in consideration of the sum of Ten Dollars ($10.00) and other 

valuable considerations in hand paid by the said Grantee, the receipt whereof is hereby 

acknowledged, by these presents does remise, release and quitclaim unto the said Grantee, its 

successors and assigns forever, the following land, situate, lying and being in Highlands County, 

State of Florida, described in Exhibits "A-1" and “A-2” attached hereto and made a part hereof and 

hereinafter collectively, referred to as the “Premises”. 

 

 Pursuant to Section 270.11, Florida Statues, the Grantor has elected not to reserve any 

phosphate, minerals, and metals or petroleum interests in the Premises. 
 

 The Grantor makes no express or implied warranty or representation with respect to the 

title to the Premises or the condition, including but not limited to ground elevations, or suitability 

of the Premises and/or any improvements located thereon for the Grantee’s intended use or 

otherwise (including without limitation, NO WARRANTY OF MERCHANTABILITY, OR 

FITNESS FOR ANY PARTICULAR PURPOSE OR RELATING TO THE ABSENCE OF 

LATENT OR OTHER DEFECTS) all of which are expressly disclaimed by the Grantor. The 
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Grantee shall accept the Premises, including improvements, in “AS IS”, “WHERE IS” and 

“WITH ALL FAULTS” condition, subject to all matters including but not limited to title, zoning, 

restrictions, prohibitions and other regulations and/or requirements imposed by governmental 

authority, taxes, access, ingress or egress, value, operating history, physical conditions, cultural 

resources, suitability for use, environmental conditions, and conditions with respect to hazardous 

waste, hazardous substances, or pollutants (as defined or regulated under applicable law) that 

may be located on, under or adjacent to the Premises. The Premises shall be subject to all 

applicable Chapter 373, Florida Statutes and Chapter 40E, Florida Administrative Code 

permitting requirements, and the conveyance of the Premises by the Grantor to the Grantee shall 

not constitute a waiver by the Grantor of the obligation of the Grantee to comply with all Chapter 

373, Florida Statutes and Chapter 40E, Florida Administrative Code permitting requirements and 

the Grantee acknowledges that there is no obligation on the part of the Grantor to approve the 

issuance of any required permits.  The Grantor’s review process for any required permits will be 

done separate, independent and unfettered of the fact that the Grantor has conveyed to Grantee 

the Premises and shall be in accordance with the Grantor’s applicable statutes and rules.  

 

 TO HAVE AND TO HOLD the same together with all and singular the appurtenances 

thereunto belonging or in anywise appertaining, and all the estate, right, title, interest and claim 

whatsoever of the said Grantor, either in law or in equity, to the only proper use, benefit and behoof 

of the said Grantee, its successors and assigns forever, all subject to the following Perpetual 

Flowage and Inundation Easement with respect to the real property described in Exhibit “B” 

attached hereto and made a part hereof and the Perpetual Easement for Access, Ingress and Egress 

with respect to the  real property described in the attached Exhibit “B”, both of which are hereby 

reserved in favor of Grantor, and all further subject to the covenants and restrictions and unity of 

title stated below: 

 

Reserved Easements: 

Grantor hereby reserves in favor of Grantor, its successors and assigns, the perpetual 

right, power, privilege, and easement to regularly or at any time and for any length 

of time to overflow, flood, inundate, flow water on, across, and through, and 

submerge (hereinafter referred to as the “Flowage Easement”) the land described in 

Exhibit "B" attached hereto and made a part hereof (hereinafter the " Easement 

Parcel"), in connection with the operation, maintenance and implementation of the 

Kissimmee River Restoration and Headwaters Revitalization Project as authorized 

by existing Acts of Congress, including Public Law 103-126 and the Water 

Resources Development Acts of 1988 and 1992, and future Acts of Congress 

(hereinafter the "Project"), and/or in connection with flood control, water 

management, conservation, environmental restoration, water storage, water quality, 

or reclamation, and allied purposes, that may be conducted now or in the future by 

the Grantor, and/or to carry out the purposes and intent of the statutory authority of 

the Grantor, presently existing or that may be enacted in the future, together with the 

continuing right, in Grantor’s discretion, to clear and remove any trees, structures, 

brush, debris, silt, spoil, vegetation, obstacles and natural obstructions. 
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Grantee shall neither construct nor maintain any structure or improvements, 

including but not limited to septic systems, on the Easement Parcel nor regrade, 

excavate or place fill on the Easement Parcel. In addition, there shall be neither 

fertilization nor application of chemicals (including but not limited to pesticides, 

herbicides, and agrichemicals) with respect to the Flowage Easement Parcel without 

the prior written consent of Grantor, which consent may be withheld by Grantor in 

its sole and absolute discretion. Any and all personal property, equipment, 

improvements, structures and fixtures located on the Easement Parcel shall be at the 

sole risk of Grantee and neither Grantor nor Grantor’s agents, employees, officers, 

staff or Governing Board members shall be liable under any circumstances for any 

damage thereto or theft thereof, including without limitation any loss resulting 

directly, indirectly or proximately from the Project or from the rights, powers, 

privileges and easements reserved by Grantor pursuant to this reserved Flowage 

Easement or from the activities conducted pursuant to this reserved Flowage 

Easement. 
 

For good and valuable consideration, the receipt and sufficiency of which are hereby 

acknowledged, Grantee for itself and its successors, employees, officers, 

shareholders, agents, contractors, subcontractors, guests, tenants, licensees and 

invitees hereby agrees to indemnify, defend and hold harmless Grantor and its 

employees, contractors, licensees, agents, officers, staff, Governing Board members 

and property from and against any and all claims, loss, cost, damage, liability and/or 

expense, including but not limited to reasonable attorney’s fees and costs, resulting 

directly, indirectly or proximately in connection with the use of the Easement Parcel 

by the Grantee and/or its successors, employees, officers, shareholders, agents, 

contractors, subcontractors, guests, tenants, licensees and invitees. 

 

AND, Grantor hereby further reserves in favor of Grantor, its successors and 

assigns, a perpetual easement for access, ingress, egress, maintenance and 

construction (hereinafter the “Access Easement”) in, on, over, across, through, 

and with respect to the Easement Parcel, benefiting all lands now or hereafter 

owned by Grantor, the State of Florida, and/or the United States of America and 

those lands as to which Grantor, the State of Florida, and/or the United States of 

America has or hereafter has an interest. The Access Easement is reserved for any 

and all purposes deemed by Grantor to be necessary, convenient, or incident to, or 

in connection with, unrestricted vehicular and pedestrian access, ingress and 

egress, maintenance and construction purposes, in, on, over, across, through, and 

with respect to the Easement Parcel, for construction, operation, alteration, 

replacement, implementation, design, effectuation or maintenance, (including, but 

not limited to, the right to move, transport, store, operate, and stage equipment, 

materials and supplies): (i) in connection with the operation, maintenance and 

implementation of the Project , (ii) in connection with any project in connection 

with flood control, water management, conservation, environmental restoration, 

water storage, water quality, or reclamation, and allied purposes, that may be 
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conducted now or in the future by the Grantor and/or (iii) to carry out the purposes 

and intent of the statutory authority of the Grantor, presently existing or that may 

be enacted in the future. 

 

The Flowage Easement and the Access Easement are collectively hereinafter 

referred to as the “Reserved Easements”. 

 

The Easement Parcel shall at no time be obstructed by any object which would 

prohibit access, ingress or egress, to and from any lands owned, controlled or used 

by Grantor, the State of Florida, and/or the United States of America, or in any 

manner, interfere with the purposes of the Reserved Easements. Grantor shall have 

the right, but not the obligation, to improve and/or maintain the Premises as 

determined by Grantor in order to insure the full enjoyment of the rights reserved 

under the Reserved Easements. 

 

It is contemplated that Grantor will utilize contractors, subcontractors, Grantor’s 

employees, and other governmental entities, including but not limited to the U.S. 

Army Corps of Engineers as well as its contractors, subcontractors and 

employees, in connection with Grantor’s exercise of the interests, rights, 

privileges, and powers reserved by Grantor under the Reserved Easements. 

 

The Premises is subject to existing easements for public road and highways, public 

utilities, railroads and pipelines. Grantee shall use the Premises in accordance with 

Federal and State laws with respect to pollution. 

 

The Reserved Easements may be assigned in whole or in part by the Grantor for use 

in connection with any of the purposes above mentioned. 

 

All the covenants, restrictions, terms, conditions, easements, provisions and agreements, including 

but not limited to the Reserved Easements, herein contained shall run with the land, shall burden 

and encumber the Premises, including but not limited to the Easement Parcel, and shall inure to the 

benefit of and be binding upon the parties hereto and their respective executors, administrators, 

personal representatives, heirs, successors, assigns, and successors in title of their respective 

interests in the Premises. 

 

By its execution of this Indenture below, Grantee agrees, for itself and its heirs, successors, assigns, 

and all subsequent owners of the Premises, to accept the Premises subject to the Reserved 

Easements, and agrees to be subject to, abide by and comply with all of the terms, conditions, 

covenants, restrictions, easements, agreements and provisions, including but not limited to the 

Reserved Easements, contained herein. 

 

 IN WITNESS WHEREOF, the South Florida Water Management District has caused these 

presents to be executed in its name and its official seal affixed hereto by its Governing Board, 

acting by the Chair of said Board and attested by its Secretary. 
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      GRANTOR: 

SOUTH FLORIDA WATER MANAGEMENT 

DISTRICT, BY ITS GOVERNING BOARD 

 

      By: ______________________________________ 

(Seal)       Dan O’Keefe, Chairman 

ATTEST: 

 

______________________________ 

Brenda Low, Secretary 

 

 

Legal Form Approved: 

 

By:  __________________________ 

                   Office of Counsel 

 

STATE OF FLORIDA 

COUNTY OF ____________ 

 

 The foregoing instrument was acknowledged before me this __________ day of 

_________________, 2017, by Dan O’Keefe, as Chairman of the Governing Board of the South 

Florida Water Management District, a government entity created by Chapter 373, Florida 

Statutes, on behalf of the South Florida Water Management District, who is personally known to 

me. 

 

       ______________________________ 

       Notary Public 

Print: _________________________ 

       My Commission Expires: 

 

STATE OF FLORIDA 

COUNTY OF PALM BEACH 

 

 The foregoing instrument was acknowledged before me this __________ day of 

_________________, 2017, by Brenda Low, as Secretary, of the Governing Board of the South 

Florida Water Management District, a government entity created by Chapter 373, Florida 

Statutes, on behalf of the South Florida Water Management District, who is personally known to 

me. 

  

       ______________________________ 

       Notary Public 

Print: _________________________ 

       My Commission Expires: 
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      GRANTEE: 

Witnesses  

      By: ____________________________________ 

____________________________  Print Name: _____________________________ 

Print Name: __________________  Its: ____________________________________ 

 

___________________________ 

Print Name:  _________________ 

 

ATTEST: 

(Corporate Seal) 

___________________________________ 

_______________________, ___________ 

 

 

 

STATE OF FLORIDA  

COUNTY OF ____________ 

 

 The foregoing instrument was acknowledged before me this ___ day of _________, 2017, 

by _____________________________________, as __________________________________, 

of __________________________________, a _________________________________, on 

behalf of the ___________________________________________, who is personally known to 

me. 

 

 

 

_________________________________ 

Print Name:  _______________________ 

Notary Public, State of Florida 

My Commission Expires: ______________ 
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Please respond to South Florida office 

E‐Mail:  sds@cpwpb.com

December 2, 2016 
 
 
 
Mr. James Duncan 
South Florida Water Management District 
3301 Gun Club Road 
West Palm Beach, FL 33406 
 
 
Dear Mr. Duncan: 
 
We have made an investigation and analysis of the 16.77-acre 
Lockett property known as SFWMD Tracts 19103-654 and 19103-
837 of the Kissimmee River Project located on the southeast 
corner of US Highway 98 and County Road 721 in unincorporated 
Highlands County, Florida.  The Subject Property will be further 
described both narratively and legally within the following 
Appraisal Report.  The purpose of this investigation and analysis 
was to provide our opinion of the Market Value of the Subject 
Property with the southern 14.04 acres having Fee Simple Estate 
ownership and the northern 2.73 acres of the site being 
encumbered by a flowage and access easement, as of November 
2, 2016. 
 
This report has been prepared for our client, South Florida Water 
Management District.  The intended use was to assist the District 
in the possible sale of the subject tracts. The intended user is the 
South Florida Water Management District Real Estate Section.  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 included a complete analysis of the 
Subject Property.  A detailed scope of work description can be 
found in the body of this report. 

 



 

 

Mr. James Duncan 
South Florida Water Management District 
December 2, 2016 
Page 2 
 
 
Based on a court order which we believe was tied to the transfer of the property from the 
original owners (Pearce/Lockett Estate) to the South Florida Water Management District in 
August 1993, the site has a unity of title provision as well as several covenants and 
restrictions.  As a condition of any transfer of the property, the Grantee shall in perpetuity 
preserve, restore, develop and maintain the historical improvements and cemetery located 
on the property as a historic and educational site open to the public.  In addition, the 
property may not be subdivided (unity of title).  At the client’s request, we have made 
the Extraordinary Assumption that these covenants, restrictions and unity of title 
requirements do not exist. 
 
Based upon the scope of the assignment, our investigation and analysis of the information 
contained within this report, as well as our general knowledge of real estate valuation 
procedures and market conditions, it is our opinion that the Market Value of the Subject 
Property with the southern 14.04 acres having Fee Simple Estate ownership and the 
northern 2.73 acres of the site encumbered by a flowage and access easement, as of 
November 2, 2016 was: 
 

$160,000 
 
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 conclusion is contingent. 
 
Respectfully submitted, 
 
CALLAWAY & PRICE, INC. 
 

 
Stephen D. Shaw, MAI 
Cert Gen RZ1192 
 

 
Joe M. Merritt, Associate Appraiser 
Cert Gen RZ672 
 
 
 
 
SDS/JMM/16-75528 - Revised 
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  Executive Summary 
 

 

PROPERTY TYPE : Agricultural Residential Property 
 
LOCATION : The Subject Property is located on the 

southeast corner of US Highway 98 and 
County Road 721 in an area of 
unincorporated Highlands County, Florida.  
The property address is 116 Lockett Lane, 
Lorida, Florida  33857. 

 
DATE OF VALUATION : November 2, 2016 
 
DATE OF REPORT : December 2, 2016-Revised 
 
PROPERTY DESCRIPTION: 
 
LAND : 14.04 Fee Simple Acres 
     2.73 Flowage Easement Acres 
   16.77 Total Acres 
 
IMPROVEMENTS : The Subject Property is currently improved 

with a wood frame two-story single family 
residence built in 1897 containing 4,051 
square feet of living area, a wood frame one-
story school house built in 1900 containing 
1,700 square feet that was moved to the site 
in 2004, a wood frame one-story guest 
house built in 1940 containing 708 square 
feet of living area and a CBS one-story 
detached garage containing 1,008 square 
feet built in 1976.   

 
HISTORICAL STATUS : It should be noted that this property, which 

is known as the Pearce Homestead and Fort 
Basinger School, does not have Federal or 
Highlands County historical designations and 
the site could be redeveloped by a private 
owner.  Any owner of the property is 
required to allow family access to the 
cemetery located in the northwest portion of 
the site.  The historical status of the Subject 
Property is discussed in detail in the 
following report. 

 
 
 



  Executive Summary 
 

 

ZONING : CM, Conservation/Management Lands 
District, by Highlands County.  If under 
private ownership, the zoning designation 
would be changed to AU, Agricultural. 

 
LAND USE PLAN : CM, Conservation/Management Lands 

District, by Highlands County. If under 
private ownership, the land use plan 
designation would be changed to AU, 
Agricultural. 

 
HIGHEST AND BEST USE : Agricultural Residential Development 
 
 
MARKET VALUE OF THE 
SUBJECT PROPERTY WITH 
14.04 ACRES HAVING 
FEE SIMPLE ESTATE 
OWNERSHIP AND THE  
NORTHERN 2.73 ACRES BEING 
ENCUMBERED BY A FLOWAGE 
AND ACCESS EASEMENT 
AS OF NOVEMBER 2, 2016 : $160,000 
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CERTIFICATION 
 
We certify that, to the best of our knowledge and belief: 
 
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 our personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
3.  We have no present or prospective interest in the property that is the subject 

of this report, and we have no personal interest with respect to the parties 
involved. 

 
4. We have performed services as an appraiser regarding the property that is 

the subject of this report within the three-year period immediately preceding 
acceptance of this assignment.  Our previous appraisal was transmitted on 
May 24, 2016 with a valuation date of May 3, 2016 (Callaway & Price Job 
Number 16-74624). 

 
5. We have no bias with respect to the property that is the subject of this report 

or to the parties involved with this assignment. 
 
6.  Our engagement in this assignment was not contingent upon developing or 

reporting predetermined results. 
 
7.  Our 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. 

 
8. The analyses, opinions, and conclusion were developed, and this report was 

prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice (USPAP). 

 
9.  Stephen D. Shaw and Joe M. Merritt have made a personal inspection of the 

property that is the subject of this report. 
 
10.  No one provided significant real property appraisal assistance to the persons 

signing this certification. 
 
11. The use of this report is subject to the requirements of the State of Florida 

relating to review by the Florida Real Estate Appraisal Board. 
 



   Certification 
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12. This appraisal assignment was not based on a requested minimum valuation, 
a specific valuation, or the approval of a loan. 

 
13. The reported analyses, opinions and conclusions were developed, and this 

report was prepared, in conformity with the requirements of the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute. 

 
14. The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives. 
 
15. As of the date of this report, Stephen D. Shaw, MAI has completed the 

continuing education program for Designated Members of the Appraisal 
Institute. 

 
   

   
        
Stephen D. Shaw, MAI 
Cert Gen RZ1192 

 
   

   
        
Joe M. Merritt, Associate Appraiser 
Cert Gen RZ672 
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LIMITING CONDITIONS 
 
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 estimated 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.  
The appraiser assumes no responsibility for such conditions or the 
engineering which might be required to discover these factors. 

  



  Limiting Conditions 
 

4 

9. Unless otherwise stated in this report, the existence of hazardous 
substances, including without limitation stachybotrys chartarum (mold), 
asbestos, polychlorinated biphenyls, petroleum leakage, “Chinese drywall” or 
agricultural chemicals, which may or may not be present on the property, or 
other environmental conditions, was not called to the attention of, nor did 
the appraiser become aware of such during the appraiser's inspection. The 
appraiser has no knowledge of the existence of such materials on or in the 
property unless otherwise stated. The appraiser, however, is not qualified to 
test 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 estimated is predicated on the assumption that there is 
no such proximity thereto that would cause a loss in value. We are 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. 

 
10. The Americans with Disabilities Act ("ADA") became effective January 26, 

1992. The appraisers have not made a specific compliance survey and 
analysis of this property to determine whether or not it is in conformity with 
the various detailed requirements of the ADA.  It is possible that a 
compliance survey of the property, together with a detailed analysis of the 
requirements of the ADA, could reveal that the property is not in compliance 
with one or more of the requirements of the Act.  If so, this fact could have a 
negative effect upon the value of the property.  Since the appraisers have no 
direct evidence relating to this issue, possible noncompliance with the 
requirements of ADA in estimating the value of the property has not been 
considered. 

 
11. Our opinion of value was based on the assumption of competent marketing 

and management regarding the Subject Property.  If there is no competent 
marketing and management, then the value contained herein may not apply. 
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12. The Subject Property consists of 16.77 acres of land improved with a family 
homestead. The site has a wood frame single family home constructed in 
1897, detached garage, an old schoolhouse constructed in 1900, a cemetery, 
guest house built in the 1940’s and other miscellaneous dilapidated 
structures (including the large barn).  Based on a court order which we 
believe was tied to the transfer of the property from the original owners 
(Pearce/Lockett Estate) to the South Florida Water Management District in 
August 1993, the site previously had a unity of title provision as well as 
several covenants and restrictions.  As a condition of any transfer of the 
property, the Grantee shall in perpetuity preserve, restore, develop and 
maintain the historical improvements and cemetery located on the property 
as a historic and educational site open to the public.  In addition, the 
property may not be subdivided (unity of title).  These restrictions effectively 
stripped any economic value from the property.  As a condition of this 
appraisal, we are valuing the property as if the covenants and restrictions 
previously mentioned have been removed and the property and 
improvements can be put to its highest and best use. 
 

 
 



  Subject Photos 
 

6 

 
 

 
 

AERIAL VIEW OF THE SUBJECT PROPERTY 
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VIEW LOOKING SOUTHEAST AT THE SUBJECT PROPERTY 

AND NORTH ENTRANCE FROM US HIGHWAY 98 
 

 
VIEW LOOKING SOUTHWEST ALONG THE EAST BOUNDARY 

AND FLOWAGE EASEMENT PORTION OF THE SUBJECT PROPERTY 
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VIEW NORTHEAST AT THE SUBJECT PROPERTY 

FROM COUNTY ROAD 721 
 

 
VIEW LOOKING EAST ALONG THE SOUTH BOUNDARY 
OF THE SUBJECT PROPERTY ALONG BOONDOCK ROAD 
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VIEW LOOKING WEST ALONG BOONDOCK ROAD AND 
THE SOUTH BOUNDARY OF THE SUBJECT PROPERTY 

 

 
VIEW LOOKING NORTH AT THE SUBJECT PROPERTY 

FROM THE SOUTH ENTRANCE FROM BOONDOCK ROAD 
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VIEW LOOKING EAST AT THE SINGLE FAMILY RESIDENCE 

 
 

 
VIEW LOOKING NORTH AT THE SINGLE FAMILY RESIDENCE 
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VIEW LOOKING NORTHWEST AT THE SINGLE FAMILY RESIDENCE 

 
 

 
VIEW LOOKING WEST AT THE SINGLE FAMILY RESIDENCE 
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INTERIOR VIEW OF THE SINGLE FAMILY RESIDENCE 

 
 

 
INTERIOR VIEW OF THE SINGLE FAMILY RESIDENCE 
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INTERIOR VIEW OF THE SINGLE FAMILY RESIDENCE 

 
 

 
INTERIOR VIEW OF THE SINGLE FAMILY RESIDENCE 
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VIEW LOOKING NORTHWEST AT THE SCHOOL HOUSE 

 
 

 
VIEW LOOKING SOUTHWEST AT THE SCHOOL HOUSE 

 



  Subject Photos 
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VIEW LOOKING EAST AT THE GUEST HOUSE 

 
 

 
VIEW LOOKING SOUTHWEST AT THE GUEST HOUSE 
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VIEW LOOKING SOUTHEAST AT THE DETACHED GARAGE 

 
 

 
VIEW LOOKING SOUTHWEST AT THE DETACHED GARAGE 
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VIEW LOOKING NORTHWEST AT THE BARN 

 
 

 
VIEW LOOKING NORTHWEST AT THE BARN 
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INTERIOR VIEW OF THE BARN 

 
 

 
VIEW OF PUMPHOUSE AND SHED 
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NORTHWEST VIEW OF PEARCE FAMILY CEMETERY 

 
 

 
EAST VIEW OF PEARCE FAMILY CEMETERY 
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DEFINITION OF THE APPRAISAL PROBLEM 
 
Purpose, Date of Value, and Interest Appraised 
 
The purpose of this investigation and analysis was to provide our opinion of the 
Market Value of the Subject Property, with the southern 14.04 acres having Fee 
Simple Estate ownership and the northern 2.73 acres of the site encumbered by a 
flowage and access easement, as of November 2, 2016. 
 
Intended Use and User of Appraisal 
 
This report has been prepared for our client, South Florida Water Management 
District.  The intended use was to assist the District in the possible sale of the 
subject tract. The intended user is the South Florida Water Management District 
Real Estate Section.  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. 
 
Market Value 
 

The appraiser shall estimate Market Value based on Florida case law (State 
Road Dept. v. Stack, 231 So.2d 859 FL 1st DCA 1969) market value is 
defined as: 
 
The amount of money that a purchaser willing but not obligated to buy the 
property would pay an owner willing but not obligated to sell, taking into 
consideration all uses to which the property is adapted and might be 
applied in reason.  Inherent in the willing buyer-willing seller test of the fair 
market value is the following: 
 
1) A fair sale resulting from fair negotiations.  

 
2) Neither party is acting under compulsion of necessity (this eliminates 

forced liquidation or sale at auction). Economic pressure may be enough 
to preclude a sale’s use. 
 

3) Both parties having knowledge of all relevant facts. 
 

4) A sale without peculiar or special circumstances. 
 

5) A reasonable time to find a buyer.  
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Fee Simple Estate 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute, defines Fee Simple Estate on page 90 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." 

 
Extraordinary Assumptions 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute, defines Extraordinary Assumptions on page 83 as follows: 
 
“An assumption, directly related to a specific assignment, as of the effective date 
of the assignment results, which if found to be false, could alter the appraiser’s 
opinions or conclusions. Extraordinary assumptions presume as fact otherwise 
uncertain information 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.” 
 
Based on a court order which we believe was tied to the transfer of the property 
from the original owners (Pearce/Lockett Estate) to the South Florida Water 
Management District in August 1993, the site has a unity of title provision as well 
as several covenants and restrictions.  As a condition of any transfer of the 
property, the Grantee shall in perpetuity preserve, restore, develop and maintain 
the historical improvements and cemetery located on the property as a historic and 
educational site open to the public.  In addition, the property may not be 
subdivided (unity of title).  At the client’s request, we have made the Extraordinary 
Assumption that these covenants, restrictions and unity of title requirements do not 
exist. 
 
Hypothetical Conditions 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute, defines Hypothetical Conditions on page 113 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.” 

 
There were no Hypothetical Conditions in the valuation of the Subject Property. 
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Exposure Time 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute, defines Exposure Time on page 83 as follows: 
 

1. “The time a property remains on the market.” 
 

2. “The estimated length of time that the property interest being appraised 
would have been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective date of the 
appraisal.  Exposure time is a retrospective opinion based on an analysis 
of past events assuming a competitive and open market.” 

 
There is a requirement under Standard Two to report exposure time according to 
the latest USPAP publication.  “Exposure Time” is different for various types of 
property under different market conditions. 
 
We have reviewed the exposure time on the sales contained in the Sales 
Comparison Approach in this appraisal. Based on that data, the unique nature of 
the Subject Property and the current market, it is our opinion that the Subject 
Property would have had an exposure time of up to 18 months. 
 
Marketing Time 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute, defines Marketing Time on page 140 as follows: 
 

“An opinion of the amount of time it might take to sell a real or personal 
property interest at the concluded market value level during the period 
immediately after the effective date of an appraisal. Marketing time differs 
from exposure time, which is always presumed to precede the effective date 
of an appraisal.” 
 

“Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation 
and Statement on Appraisal Standards No. 6, “Reasonable Exposure Time in Real 
Property and Personal Property Market Value Opinions” address the determination 
of reasonable exposure and marketing time.” 
 
As in most markets, properties that are priced competitively and marketed 
professionally will sell before others which are not. Based on this, the Subject 
should have a marketing time of up to 18 months. 
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Legal Description 
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The Subject Property is part of Highlands County Tax Parcel ID Number C08-36-33-
A00-0040-0000, which contains a total of 103.79 acres. 
 
 
Source:  SFWMD Infrastructure Management Bureau-Survey & Mapping Section 
Drawing Numbers 19103-654LDSK and 19103-837LDSK. 
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SCOPE OF WORK 
 
According to the 14th Edition of The Appraisal of Real Estate, page 38, “Scope of 
work encompasses all aspects of the valuation process, including which approaches 
to value will be used; how much data is to be gathered, from what sources, from 
which geographic area, and over what time period; the extent of the data 
verification process; and the extent of property inspection, if any. 
 
The scope of work decision is appropriate when it allows the appraiser to arrive at 
credible assignment results and is consistent with the expectations of similar clients 
and the work that would be performed by the appraiser’s peers in a similar 
situation.” 
 
The first step in the appraisal process is the identification of 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 determines if the appraisal were subject to any 
extraordinary assumptions or hypothetical conditions. 
 
The next step involved inspections of the Subject Property in November 2016 by 
Stephen D. Shaw and Joe M. Merritt.  The inspections allow us to understand the 
physical components of the Subject Property.  In addition to the inspections of the 
Subject Property, we also begin the data-collection process and, subsequently, an 
analysis of the factors that affect the market value of the Subject Property, 
including property data analysis.  We gather and review information from the 
Highlands County Property Appraiser’s Office, the Highlands County Planning and 
Zoning Department, our Client and interviews with brokers and other market 
participants to understand and describe the Subject Property and its surroundings. 
 
The third step in the process is a market area analysis and neighborhood analysis 
to determine the Highest and Best Use of the Subject Property.  Through the 
Highest and Best Use analysis, we determine the issues that have an effect on the 
final opinion of value.  To determine the Highest and Best Use, we rely on 
information obtained from the data-collection process. 
 
The fourth step was the application of the appropriate approach for the valuation of 
the Subject Property.  No approaches were specifically omitted from this appraisal 
either by the client or the appraiser.  
 
The Subject Property consists of 16.77 acres of land improved with a family 
homestead. The site has a wood frame single family home constructed in 1897, 
detached garage, an old schoolhouse constructed in 1900, a cemetery, guest house 
built in the 1940’s and other miscellaneous dilapidated structures (including the 
large barn).  Based on a court order which we believe was tied to the transfer of 
the property from the original owners (Pearce/Lockett Estate) to the South Florida 
Water Management District in August 1993, the site previously had a unity of title 
provision as well as several covenants and restrictions.  As a condition of any 
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transfer of the property, the Grantee shall in perpetuity preserve, restore, develop 
and maintain the historical improvements and cemetery located on the property as 
a historic and educational site open to the public.  In addition, the property may not 
be subdivided (unity of title).  These restrictions effectively stripped any economic 
value from the property.  As a Extraordinary Assumption of this appraisal, we are 
valuing the property as if the covenants and restrictions previously mentioned have 
been removed and the property and improvements can be put to its highest and 
best use. 
 
At this time, significant renovations would need to be made to the structures on the 
property in order to make them inhabitable.  The schoolhouse which was moved to 
the site in 2004 is in overall poor condtion.  Its interior is effectively gutted and 
large portions of its flooring are structurally unsound.  It had been moved to the 
site given its age and potential historical significance.    It had originally been 
planned to be used for public viewing but is currently not structurally safe.  
Significant costs would be required to restore this building to a safe condition and 
even then, its economic viability is highly unlikely.  In our opinion, this building 
does not contribute value to the site. 
 
The 708 square foot guest house was built in 1940 and is also in generally poor 
condition.  Its foundation appears to have sunk into the ground and our interior 
inspection in May 2016 revealed the flooring to be structurally unsound.  A 
preliminary estimate made by a local contractor indicated renovation costs near 
$60 per square foot.   The actual costs could likely be higher.  In our opinion, these 
improvements do not contribute to the overall property value. 
 
The Subject’s main house was constructed in 1897 and contains 4,051 square feet 
of living area with 4 bedrooms and 3 bathrooms. There is also a detached garage 
(built in 1976) located adjacent to the home.  The home also suffers from 
significant physical deterioration and deferred maintenance.   While the house 
seems to be structurally sound in most areas (the wrap around porch was not), a 
complete structural inspection would be needed.  A preliminary renovation cost 
estimate provided by the building contractor indicated a minimum cost of $145,000 
to renovate the structure.  This estimate was based on the property being used for 
public viewing and not a permanent living residence.  In our opinion, the costs of 
renovation would be significantly higher if someone wanted to renovate and 
upgrade/modernized the home so it could be comfortably lived in.  While this could 
be a possibility for a specific type of buyer which would want to take on the 
challenge of restoring an old home, the home could also be considered a tear down. 
In our opinion, it will take a special buyer with deep pockets to take on this project.  
Nonetheless, while we will not specifically account for any value contribution of the 
improvements in the form of depreciated cost estimate, we will consider the 
property improvements as a whole in our land value analysis.  This may include any 
salvage value of the improvements components. 
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Since the Subject’s value effectively presides in its underlying land value, we have 
valued the Subject Property as land using the Sales Comparison Approach.  The 
southern 14.04 acres will be sold in Fee Simple Estate and the northern 2.83 acres 
will be subject to a flowage easement.  According to Florida Statute 704.08, the 
owner will also provide an easement for the relatives and descendents of any 
person buried in the small cemetery located on the Subject Property for the 
purpose of visiting the cemetery at reasonable times in a reasonable manner.  The 
owner of the land may designate the easement.  This will be considered in our 
analysis. 
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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, 14th Edition on page 165 
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.” 

 
Neighborhood Map 

 

 
 
The Subject neighborhood is considered to include the southeast portion of Highlands 
County and the western portion of Okeechobee County bounded on the north by U.S. 
Highway 98 and Okeechobee County Road 724 (Eagle Island Road), the south by 
State Road 70, the east by US Highway 441 and the west by U.S. Highway 27. 
 
Access to the Subject neighborhood is adequate.  The primary east/west roadways 
include U.S. Highway 98 and State Road 70, both of which provide the neighborhood 
with access Florida’s east and west coasts.  In addition, both U.S. Highway 98 and 
State Road 70 provide access to the primary north/south traffic arteries in central 
Florida that include U.S. Highway 27, the western boundary of the neighborhood, and 
U.S. Highway 441, the eastern boundary of the neighborhood.  North/south roadways 
within the neighborhood are limited to secondary asphalt-paved roadways (County 
Roads 721, 29, 621 and 700A) and unpaved farm roads. 
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The Subject neighborhood is an established agricultural area dominated by large 
ownership parcels used for dairy farms, cattle grazing, citrus groves, row crop farms, 
sod farms, plant nurseries and hunting preserves.  Most of the area also allows low-
density residential development ranging from 1 unit per 20 acres to 1 unit per 5 
acres and numerous small homes are scattered throughout the neighborhood.  
Higher density residential development is concentrated in and around the Cities of 
Okeechobee and Lake Placid.  These cities are located at the eastern and western 
boundaries of the neighborhood.  There are no incorporated municipalities located 
within the central portion of the Subject neighborhood.  All of the commercial 
development, schools and medical services are also located in the Cities of 
Okeechobee and Lake Placid. 
 
The Subject neighborhood is remote and commercial development is almost non-
existent.  Fire and police protection is provided by Highlands County.  Healthcare 
facilities, schools and shopping are available in the City of Okeechobee, which is 
located in the extreme eastern portion of the neighborhood, and the City of Lake 
Placid, which is located in the extreme western portion of the neighborhood. 
 
Conclusion 
 
The neighborhood is dominated by agricultural uses.  Cattle ranches, citrus groves, 
sod farm operations and row crop farms should continue to have a viable interest in 
the area as there is currently minimal demand for ranchette development.  It 
appears that most of the properties within the Subject Neighborhood will continue 
to be utilized for conventional agricultural uses during the foreseeable future. 
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PROPERTY DATA 
 
Location 
 
The Subject Property is located on the southeast corner of US Highway 98 and 
County Road 721 in an area of unincorporated Highlands County, Florida.  The 
property address is 116 Lockett Lane, Lorida, Florida  33857. 
 

Subject Property Location Map 
 

 
 
Zoning 
 
The Subject Property is zoned CM, Conservation/Management Lands District, by 
Highlands County.  "The conservation/managements lands district is intended to 
apply to all lands in public ownership for the purpose of preserving sensitive 
vegetative communities and wildlife habitats, watershed and riverine resources, 
receiving areas for off-site environmental mitigation banking and areas being 
reclaimed from river realignment and floodplain restoration.  This district also 
accommodates those quasi-public and private uses that are committed to 
environmental and agricultural research and managed without public participation, 
but enjoying the benefit of tax exemptions.  This district implements the 
conservation/management lands future land use map designation with three 
categories in order to differentiate lands dedicated to conservation and lands 
managed in non-urban uses that could be construed as lands that are not 
conservation.  These three categories are: conservation, research, and managed."   
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According to the Highlands County Planning and Zoning Department, it is 
reasonable to assume that, if the Subject Property was sold to a private entity, that 
the zoning would be changed to AU, Agricultural District, which would allows a 
variety of agricultural uses and single family residential development. 
 
Historical Designation 
 
In order to determine if the Subject Property was subject to a historical 
designation, we contacted Joedene Thayer, AICP, Planner II of the Development 
Services Department of Highlands County.  Ms. Thayer indicated that the property 
is not listed on the National Register of Historic Places by the National Park Service.    
We should notet that the Highlands County Ordinance No. 06-07-38 dated August 
28, 2007 indicates that Subject Property (Pearce Homestead and Fort Basinger 
School) was recommended by the County Historic Preservation Commission to be 
designated historic properties pursuant to Section 12.15.101 of the Highlands 
County Zoning Code.  However, as stated in the ordinance and zoning code, 
approvals by the respective property owners are necessary in order to designate a 
property as historical.  To our knowledge, property owner approvals were never 
granted and the Subject Property has no historical designation at this time.  In 
addition, we are aware of the fact that the Subject Property has been offered as a 
donation to Florida Atlantic University, the state park system and Highlands County.  
It should be noted that the offer to Highlands County included an additional 
$500,000 for renovations and it was still declined.  Therefore, it is reasonable to 
assume that the Subject Property could be sold to a private entity and be 
redeveloped. 
 
Land-Use Plan 
 
The Subject Property is designated CM, Conservation/Management Lands District, 
by the Highlands County Future Land Use Plan, which is consistent with the current 
zoning.  According to the Highlands County Planning and Zoning Department, it is 
reasonable to assume that, if the Subject Property was sold to a private entity, that 
the Future Land Use Plan designation would be changed to AU, Agricultural District, 
which would be consistent with the zoning change. 
 
Site Size, Shape and Access 
 
The Subject site has an irregular shape and contains 16.77 acres.  It has frontage 
on and access to US Highway 98, which is a two-lane asphalt-paved highway that 
extends along the northern boundary of the site.  It also has frontage on and 
access to County Road 721, which is a two-lane asphalt-paved road that extends 
along the western boundary of the site.  Additional access is provided by Boondock 
Road, which is a single-lane asphalt-paved road that extends along the southern 
boundary of the site.  It should be noted that the Subject Property does not have 
frontage on or direct access to the Kissimmee River and has no riparian rights. 
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Easements and Deed Restrictions 
 
As shown on the preceding page, the east 2.73 acre of the Subject Property will be 
encumbered by a flowage easement.  According to the title search provided by our 
client, the Subject Property is encumbered by typical utility (telephone and electric) 
easements.  There are no deed restrictions. 
 
There is a small family cemetery located in the northwest portion of the Subject 
Property in close proximity to US Highway 98.  The following is the Florida Statute 
relating to cemeteries. 
 

 
 
Case law relative to this statute indicates that it does not create an interest in real 
property.  It creates nothing more than a personal privilege, exercisable in the future 
if (1) a relative or descendant of a person buried in the cemetery comes forward, and 
(2) he or she seeks to visit the cemetery. 
 
Therefore, it is our opinion that the cemetery as no measureable negative effect on 
the ownership rights of the Subject Property.  However, we will consider its presence 
in our final value conclusion. 
 
Utilities 
 
Public utilities available to the Subject Property include electricity by FPL, and 
telephone by AT&T.  Water and sewer service is provided by a well and septic tank, 
which is typical for this area. 
 
Topography 
 
The Subject site is mostly level and at the approximate grade of the adjacent roads.  
According to the ecological assessment provided by our Client, the property does 
not contain any significant ecological features, wetlands or surface waters.  A small 
Valencia orange grove is located to the east of the main house and 100 plus year 
old live oak trees are concentrated in two hammock areas.  There was no 
understory vegetation in the hammock adjacent to US 98 but beautyberry, 
gallberry, saw palmetto and blackberry were observed in the hammock by the 
grove.  The balance of the upland area was mowed grass and weeds".  According to 
the USDA Web Soil Survey, the soil type on the Subject Property is sandy with 
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approximately 94% Pomello sand and 6% Myakka fine sand, which are suitable for 
a wide variety of uses. 
 
Assessed Value and Taxes 
 
The Subject Property was assessed as part of a 103.79-acre tract for 2016 as 
follows: 
 

Taxable 2016
Folio Number Acres Land Improvements Total Value Taxes

C-08-36-33-A00-0040-0000 103.79 $103,790 $133,356 $237,146 $0 $0.00

2016 Market Value

 
 
Since the Subject Property is under public ownership, there are no real estate 
taxes. 
 
Property History 
 
According to the title search provided by our Client and the Highlands County Public 
Records, the Subject Property has been under the ownership of South Florida Water 
Management District since August 27, 1993 by virtue of the Warranty Deed 
recorded in Highlands County Official Records Book 1233, page 1613.  The Seller 
was David F. Lanier, as Personal Representative of the Estate of Edna Pearce 
Lockett, deceased, and David F. Lanier and Leland C. Pearce, as Trustees of the 
Amended Edna Pearce Lockett Revocable Trust dated June 2, 1972.  To our 
knowledge, the Subject Property was not listed for sale or under contract as of the 
appraisal date. 
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DESCRIPTION OF IMPROVEMENTS 
 
The Subject Property includes several building improvements.  The primary building 
improvements include a wood frame two-story single family residence, a wood 
frame one-story school house, a wood frame one-story guest house and a CBS one-
story detached garage.  These buildings are described on the following pages.  The 
wood frame barn and various other small wooden structures are in very poor 
condition and are beyond the point of renovation.  Therefore, they are not further 
described. 
 
Land Improvements 
 
Land improvements are minimal and include wood perimeter fencing.  The access 
driveway is not paved. 
 
Single Family Residence 
 

 
 
Date of Construction : 1897. 
 
Height : Two-story. 
 
Type of Construction : Wood frame. 
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Roof : Gable with asphalt shingles. 
 
Exterior Walls : Painted wood siding. 
 
Windows : Wood framed single hung. 
 
Doors : Wood. 
 
Floor : Wood with a combination of carpet, hardwood and 

parquet wood and vinyl covering. 
 
Interior Walls : Combination of plaster and drywall. 
 
Ceilings : Combination of plaster and drywall. 
 
Air Conditioning & Heat : Central. 
 
Contains : 4,051 square feet of living area with 4 bedrooms 

and 3 bathrooms. 
 
Condition & Comments : This building is in average condition for its age 

but has significant deferred maintenance.  
Furthermore, significant upgrades would be 
needed to modernize the home for full time 
residents. 
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School House 
 

 
 
Date of Construction : 1900 (moved to site in 2004). 
 
Height : One-story. 
 
Type of Construction : Wood frame. 
 
Roof : Hip with steel covering. 
 
Exterior Walls : Painted wood siding. 
 
Windows : Wood framed. 
 
Doors : Wood. 
 
Floor : Plywood over cypress beams. 
 
Interior Walls : Plaster over wooden lath. 
 
Ceilings : Plaster over wooden lath. 
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Air Conditioning & Heat : None. 
 
Contains : 1,700 square feet divided into two classrooms 

and two restrooms. 
 
Condition & Comments : This building is in overall poor condition with 

significant deferred maintenance.   
 
Guest House 
 

 
 
Date of Construction : 1940. 
 
Height : One-story. 
 
Type of Construction : Wood frame. 
 
Roof : Gable with asphalt shingle covering. 
 
Exterior Walls : Painted wood siding. 
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Windows : Wood framed single hung and jalousie. 
 
Doors : Wood. 
 
Floor : Plywood over wood beams with wood and vinyl 

covering. 
 
Interior Walls : Wood panel. 
 
Ceilings : Plaster over wooden lath and wood. 
 
Air Conditioning & Heat : Wall unit. 
 
Contains : 1,008 square feet including one bedroom and one 

bathroom. 
 
Condition & Comments : This building is in overall poor condition with 

significant deferred maintenance.  Renovation 
costs have been estimated to be $60,000 by a 
licensed general contractor. 
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HIGHEST AND BEST USE 
 
The Dictionary of Real Estate Appraisal, Sixth Edition 2015, by the Appraisal 
Institute defines Highest and Best Use on page 109 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).” 

 
To estimate the Highest and Best Use of the Subject, we have considered those 
uses which are legally permissible, physically possible, economically feasible, and 
maximally productive.  Consideration was given to individual features of the land 
such as size, shape, location, access to roadways, and the availability of utilities.  
Consideration was also given to the surrounding land uses and the demand for 
property in the current real estate market. 
 
Conclusion- As Vacant 
 
It is our opinion that the Highest and Best Use of the Subject Property is for 
agricultural residential development.  The reasons for this conclusion are as follows: 
 

Legally Permissible 
 
The Subject Property is zoned CM, Conservation/Management by Highlands 
County.  This zoning category is specifically for lands in public ownership.  
The underlying Future Land Use Plan designation is also CM, 
Conservation/Management by Highlands County, which is consistent with the 
current zoning.  The conservation/managements lands district is intended to 
apply to all lands in public ownership for the purpose of preserving sensitive 
vegetative communities and wildlife habitats, watershed and riverine 
resources, receiving areas for off-site environmental mitigation banking and 
areas being reclaimed from river realignment and floodplain restoration.  This 
district also accommodates those quasi-public and private uses that are 
committed to environmental and agricultural research and managed without 
public participation, but enjoying the benefit of tax exemptions. 
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The Highlands County Planning and Zoning Department indicated that the 
Subject Property is not a designated historical site and that it could be sold to 
a private entity and redeveloped.  They also stated that it is reasonable to 
assume the zoning and future land use plan designations would be changed 
to AU, Agricultural, which would allow a variety of agricultural uses and 
residential development. 
 
Physically Possible 
 
The Subject Property is physically suitable for a wide variety of uses including 
agricultural and rural residential.  The entire site is upland with a sandy soil 
type.  It should be noted that the Subject Property does not have frontage on 
or direct access to the Kissimmee River and no riparian rights. 
 
Financially Feasible 
 
The real estate market for vacant properties in the Subject’s market area has been 
recently active and values appear to be stable.   Development of the site with a 
single family home or homes would be the most financially feasible use. 
 
Maximally Productive 
 
In case of the Subject Property, it is our opinion that agricultural residential 
development is the most maximally productive and Highest and Best Use of 
the Subject Property as vacant. The most likely purchaser of the Subject 
Property would be a private entity. 
 

Highest and Best Use As Improved 
 
As discussed, the Subject Property consists of 16.77 acres of land improved with a 
family homestead. The site has a wood frame single family home constructed in 
1897, detached garage, an old schoolhouse constructed in 1900, a cemetery, guest 
house built in the 1940’s and other miscellaneous dilapidated structures (including 
the large barn).  At this time, significant renovations would need to be made to the 
structures on the property in order to make them inhabitable.  The schoolhouse 
which was moved to the site in 2004 is in overall poor condtion.  Its interior is 
effectively gutted and large portions of its flooring are structurally unsound.  It had 
been moved to the site given its age and potential historical significance.    It had 
originally been planned to be used for public viewing but is currently not 
structurally safe.  Significant costs would be required to restore this building to a 
safe condition and even then, its economic viability is highly unlikely.  In our 
opinion, this building does not contribute value to the site. 
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The 708 square foot guest house was built in 1940 and is also in generally poor 
condition.  Its foundation appears to have sunk into the ground and our interior 
inspection in May 2016 revealed the flooring to be structurally unsound.  A 
preliminary estimate made by a local contractor indicated renovation costs near 
$60 per square foot.   The actual costs could likely be higher.  In our opinion, these 
improvements do not contribute to the overall property value. 
 
The Subject’s main house was constructed in 1897 and contains 4,051 square feet 
of living area with 4 bedrooms and 3 bathrooms. There is also a detached garage 
(built in 1976) located adjacent to the home.  The home also suffers from 
significant physical deterioration and deferred maintenance.   While the house 
seems to be structurally sound in most areas (the wrap around porch was not), a 
complete structural inspection would be needed.  A preliminary renovation cost 
estimate provided by the building contractor indicated a minimum cost of $145,000 
to renovate the structure.  This estimate was based on the property being used for 
public viewing and not a permanent living residence.  In our opinion, the costs of 
renovation would be significantly higher if someone wanted to renovate and 
upgrade/modernized the home so it could be comfortably lived in.  While this could 
be a possibility for a specific type of buyer which would want to take on the 
challenge of restoring an old home, the home could also be considered a tear down. 
In our opinion, it will take a special buyer with deep pockets to take on this project.   
 
While it is not unimaginable that a potential buyer would choose renovate the single 
family home on the site, it is just as likely that the building would be razed, in our 
opinion.  Therefore, it is our opinion that the improvements do not add significant 
value to the site and that the highest and best use “as improved” is for 
redevelopment of site either with or without utilization of the existing single family 
home. 
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LAND VALUE ANALYSIS 
 
According to the 14th Edition of The Appraisal of Real Estate on page 44, 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 
 Subdivision Development 
 Land Residual 
 Ground Rent Capitalization 
 

Usually the most reliable way to estimate land value is by sales comparison.  When 
few sales are available, however, or when the value indications produced through 
sales comparison need additional support, procedures like extraction or allocation 
may be applied.  In the case of the Subject Property the only approach used was 
the sales comparison approach. 
 
Sales Comparison Approach 
 
The Subject Property is under public ownership and zoned CM, 
Conservation/Management District, by Highlands County.  This zoning category is 
specifically applied to public ownership lands.  The Highlands County Planning and 
Zoning Department indicated that if the Subject Property was sold to a private 
entity that the zoning and future land use plan designations would be change to AU, 
Agricultural.  Therefore, we have used recent land sales with this or equivalent 
zoning.  In this case, we have assumed agricultural zoning similar to the private 
ownership properties in the immediate vicinity of the Subject. We will then adjust 
the sales for the existing zoning, covenants and restrictions.  
 
In order to estimate the Market Value of the Subject Property by the Sales 
Comparison Approach, a search was made for recent sales of vacant land located 
within the Subject’s market area.  Our search was concentrated on agricultural 
properties similar in size to the Subject located in southeastern Highlands County 
and northwestern Okeechobee County.  The comparables were analyzed and 
compared to the Subject Property on a price per acre basis, which is the unit of 
comparison most widely recognized by participants in this market sector.  All of the 
comparables were considered with regard to property rights transferred, financing, 
conditions of sale, time or market conditions, location, size, site quality and access. 
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Discussion of Vacant Land Sales 
 
Our search revealed eight recent sales of agricultural land that were considered to 
be suitable for direct comparison to the Subject Property.  As shown below, the 
Sales indicated non-adjusted values ranging from $6,698 to $11,858 per acre. 
 

Sale Number Subject 1 2 3 4 5 6 7 8

Record ID Number 9349 9347 9350 9205 9206 9207 9208 9209

ORBK/PG 2537/1990 2532/139 2512/1930 767/1309 763/941 2487/1678 2450/1926 2413/0274

Effective Sale Price $45,000 $75,000 $83,500 $200,000 $125,000 $300,000 $150,000 $338,925

Size - Acres 16.77 5.00 10.00 10.88 20.00 12.85 36.24 12.65 50.60

Price Per Acre $9,000 $7,500 $7,675 $10,000 $9,728 $8,278 $11,858 $6,698

Location

Southeast 
corner of US 
Highway 98 
and County 
Road 721

Northwest 
corner of 

County Road 
621 and 

Varner Road

West side of 
Tubbs Ranch 

Road, 1/2 mile 
south of US 
Highway 98

West side of 
Arbuckle 

Branch Road, 
1/3 mile south 

of Arbuckle 
Creek Road

Southeast 
corner of NW 
192nd Avenue 
and NW 300th 

Street

East side of 
NW 176th 

Avenue, .75 
miles north of 
US Highway 

98

Northwest 
corner of 

County Road 
29 and South 
Sun N Lakes 
Boulevard

East side of 
Highlands Lake 

Drive, 200 
feet north of 
Knox Lane

Southwest 
corner of 
White Oak 

Road and Doe 
Run

County Highlands Highlands Highlands Highlands Okeechobee Okeechobee Highlands Highlands Highlands

Date of Sale Jul-16 May-16 Jan-16 Nov-15 Aug-15 Jul-15 Oct-14 Jan-14

Date of Value May-16

Zoning CM AU AU AU AG AG AU AU AU

Future Land Use Plan CM A A A RAC A A A A

Property Rights Transferred -10% -10% -10% -10% -10% -10% -10% -10%

Conditions of Sale 0% 0% 0% 0% 0% 0% 0% 0%

Market Condition Adj. 0% 0% 0% 0% 0% 0% 0% 0%

Adjusted Price Per Acre $8,100 $6,750 $6,907 $9,000 $8,755 $7,450 $10,672 $6,028

Physical Adjustments

Location 0% 0% 0% 0% 0% 0% 0% 0%
Size -5% 0% 0% 0% 0% 10% 0% 10%
Site Quality 10% 10% 10% 0% 0% 0% 0% 20%
Access 0% 10% 10% 0% 0% 0% 0% 0%
Miscellaneous 10% 10% 10% 10% 10% 10% 10% 10%
Total Physical Adjustment 15% 30% 30% 10% 10% 20% 10% 40%
Adjusted Price Per Acre $9,315 $8,775 $8,979 $9,900 $9,630 $8,940 $11,739 $8,440

Low $8,440
High $11,739
Average $9,465

Vacant Land Sales
Callaway & Price, Inc. #16-75528

SFWMD Kissimmee River - Tract Numbers 19103-654 & 19103-837
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Land Sale No. 1 
 

 
Property Identification  
Record ID 9349 
Property Type Agricultural/Residential, Vacant Land 
Address 101 Varner Road, Lorida, Highlands County, Florida 

33857 
Location Northwest corner of County Road 621 and Varner Road 
Tax ID C-27-35-31-A00-0090-0000 
Legal Description Lengthy 
  
Sale Data  
Grantor Victor H. Espinal and Norma Iris Alicea 
Grantee Harold W. Gentner 
Sale Date July 22, 2016  
Deed Book/Page 2537/1990 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
  



 Land Value Analysis 
 

49 

Land Sale No. 1 (Cont.) 
 
Verification Greg Karlson - Broker; 863-381-4932, November 07, 

2016;  Other sources: Public Records/HCPA/MLS, 
Confirmed by Joe Merritt 

  
Sale Price $45,000   
  
Land Data  
Zoning AU, Agricultural 
Topography Mostly cleared upland with small pond and elevated 

building pad 
Utilities Well & Septic 
Shape Irregular 
User 8 Agriculture 
  
Land Size Information  
Gross Land Size 5.000 Acres or 217,800 SF   
Front Footage County Road 621; Varner Road; 
  
Indicators  
Sale Price/Gross Acre $9,000 
Sale Price/Gross SF $0.21 
 
 
Remarks  
This property consists of 5 acres of fenced improved pasture land with a small lake 
and an elevated building pad.  It was purchased for future development of a single 
family home.  Primary access is via County Road 621, which is asphalt paved.  The 
property sold for the listing price after 22 months on the market. 
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Land Sale No. 2 
 

 
Property Identification  
Record ID 9347 
Property Type Agricultural/Residential, Vacant Land 
Address 8405 Tubbs Ranch Road, Sebring, Highlands County, 

Florida 33876 
Location West side of Tubbs Ranch Road, 1/2 mile south of US 

Highway 98 
Tax ID C-23-35-29-020-0130-0000 
Legal Description Lot 13, Suburbia Acres Unrecorded 
  
Sale Data  
Grantor Dennis R. Gingrich 
Grantee Jonathan D. Sodrel and Ashley M. Sodrel 
Sale Date May 25, 2016  
Deed Book/Page 2532/139 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 2 (Cont.) 
 
Verification Sue Clark - Broker; 863-441-0969, July 15, 2016;  

Other sources: Public Records/HCPA/MLS, Confirmed by 
Joe Merritt 

  
Sale Price $75,000   
  
Land Data  
Zoning AU, Agricultural 
Topography All upland mostly cleared improved pasture 
Utilities Well & Septic 
Shape Rectangle 
User 8 Agriculture 
  
Land Size Information  
Gross Land Size 10.000 Acres or 435,600 SF   
Front Footage Tubbs Ranch Road; 
  
Indicators  
Sale Price/Gross Acre $7,500 
Sale Price/Gross SF $0.17 
 
 
Remarks  
This property consists of 10 acres of fenced improved pasture land.  It was 
purchased for future development of a single family home.  Tubbs Ranch Road is a 
narrow dirt/gravel dead end road. The property sold after approximately 2 months 
on the market at a listing price of $89,900.  Approximately 25% of the site is low-
lying with a muck soil type. 
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Land Sale No. 3 
 

 
Property Identification  
Record ID 9350 
Property Type Agricultural/Residential, Vacant Land 
Address 462 Arbuckle Branch Road, Sebring, Highlands County, 

Florida 33870 
Location West side of Arbuckle Branch Road, 1.3 mile south of 

Arbuckle Creek Road 
Tax ID C-35-34-30-010-0010-0070 
Legal Description Lot 7, Block 1, of Arbuckle Branch Ranchettes 

Unrecorded 
  
Sale Data  
Grantor Guy DeJohn and Debbie DeJohn 
Grantee 462 Arbuckle Branch, LLC 
Sale Date January 22, 2016  
Deed Book/Page 2512/1930 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 3 (Cont.) 
 
Verification William Boyd - Broker; 863-385-6192, November 07, 

2016;  Other sources: Public Records/HCPA/MLS, 
Confirmed by Joe Merritt 

  
Sale Price $83,500   
  
Land Data  
Zoning AU, Agricultural 
Topography Mostly wooded upland 
Utilities Well & Septic 
Shape Irregular 
User 8 Agriculture 
  
Land Size Information  
Gross Land Size 10.880 Acres or 473,933 SF   
Front Footage Arbuckle Branch Road; 
  
Indicators  
Sale Price/Gross Acre $7,675 
Sale Price/Gross SF $0.18 
 
 
Remarks  
This property consists of 10.88 acres of fenced mostly wooded land.  It has frontage 
on Arbuckle Branch, which is an un-navigable creek.  It was purchased for 
recreational purposes and future development of a single family home.  Primary 
access is via Arbuckle Branch Road, which is unpaved. It was on the market for 
approximately 4 months at a listing price of $109,900 prior to sale. 
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Land Sale No. 4 
 

 

 
Property Identification  
Record ID 9205 
Property Type Agricultural, Vacant Land 
Address 29800 NW 192nd Avenue, Okeechobee, Okeechobee 

County, Florida 34972 
Location Southeast corner of NW 192nd Avenue and NW 300th 

Street 
Tax ID 1-15-34-33-0A00-00033-D000 
Legal Description Lengthy 
  
Sale Data  
Grantor Be A Man Buy Land, LLC 
Grantee Jessica Preciado 
Sale Date November 17, 2015  
Deed Book/Page 767/1309 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 4 (Cont.) 
 
Verification Joseph Gazza; 855-455-5263, April 14, 2016;  Other 

sources: Public Records, Confirmed by Joe Merritt 
  
Sale Price $200,000   
  
Land Data  
Zoning AG, Agriculture 
Topography Mostly upland pasture 
Utilities Well & Septic 
Shape Rectangular 
Land Use RAC, Rural Activity Center 
  
Land Size Information  
Gross Land Size 20.000 Acres or 871,200 SF   
Front Footage NW 192nd Avenue; NW 300th Street; 
  
Indicators  
Sale Price/Gross Acre $10,000 
Sale Price/Gross SF $0.23 
 
 
Remarks  
This property was purchased for continued agricultural use (cattle grazing).  It has 
asphalt paved access via NW 192nd Avenue.  It also has access via NW 300th Street, 
which is not paved. 
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Land Sale No. 5 
 

 

 
Property Identification  
Record ID 9206 
Property Type Agricultural, Vacant Land 
Address 16688 NW 176th Avenue, Okeechobee, Okeechobee 

County, Florida 34972 
Location East side of NW 176th Avenue, .75 miles north of US 

Highway 98 
Tax ID 1-26-35-33-0A00-00007-B000 
Legal Description Lengthy 
  
Sale Data  
Grantor Jodi Gruber Fannin 
Grantee Heidi L. Williams and George Deash Williams, Jr. 
Sale Date August 07, 2015  
Deed Book/Page 763/941 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 5 (Cont.) 
 
Verification John Cassels; 863-763-3131, May 11, 2016;  Other 

sources: Loopnet & Public Records, Confirmed by Joe 
Merritt 

  
Sale Price $125,000   
  
Land Data  
Zoning AG, Agriculture 
Topography All upland pasture 
Utilities Well & Septic 
Shape Rectangular 
Land Use Agriculture 
  
Land Size Information  
Gross Land Size 12.850 Acres or 559,746 SF   
Front Footage NW 176th Avenue; 
  
Indicators  
Sale Price/Gross Acre $9,728 
Sale Price/Gross SF $0.22 
 
 
Remarks  
This property was purchased for continued agricultural use (horse pasture).  It has 
asphalt paved access via NW 176th Avenue.  The sale included a 19-year old mobile 
home containing 1,431 square feet and a small wood frame out building that 
contributed minimal value. 
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Land Sale No. 6 
 

 

 
Property Identification  
Record ID 9207 
Property Type Agricultural, Vacant Land 
Address 421 County Road 29, Lake Placid, Highlands County, 

Florida 33852 
Location Northwest corner of County Road 29 and South Sun N 

Lakes Boulevard 
Tax ID C-08-37-30-A00-0380-0000 & 0020-000 
Legal Description Lengthy 
  
Sale Data  
Grantor John C. Edmondson & Ann C. Edmondson and Thomas 

G. Waldon & Lynn E. Waldon 
Grantee Robert D. Hartman and Linda D. Hartman 
Sale Date July 17, 2015  
Deed Book/Page 2487/1678 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 6 (Cont.) 
 
Verification Marcus Lambert; 863-386-0303, April 29, 2016;  Other 

sources: MLS & Public Records, Confirmed by Joe Merritt 
  
Sale Price $300,000   
  
Land Data  
Zoning AU, Agriculture 
Topography Mostly upland pasture 
Utilities Well & Septic 
Shape Irregular 
Land Use Agriculture 
  
Land Size Information  
Gross Land Size 36.240 Acres or 1,578,614 SF   
Front Footage County Road 29; South Sun N Lakes Boulevard; 
  
Indicators  
Sale Price/Gross Acre $8,278 
Sale Price/Gross SF $0.19 
 
 
Remarks  
This property was purchased for continued agricultural use (horse pasture).  It has 
asphalt paved access via County Road 29 and South Sun N Lakes Boulevard.  It has 
a view of Lake Grassy but no physical access to the lake due to heavy vegetation 
along the shoreline.  The property included 40 year old wood frame horse barn 
containing 4,712 square feet that contributed minimal or no value. 
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Land Sale No. 7 
 

 

 
Property Identification  
Record ID 9208 
Property Type Agricultural, Vacant Land 
Address 235 Highlands Lake Drive, Lake Placid, Highlands 

County, Florida 33852 
Location East side of Highlands Lake Drive, 200 feet north of 

Knox Lane 
Tax ID C-27-36-30-A00-0053-0000 
Legal Description Lengthy 
  
Sale Data  
Grantor Joseph Earl Hendry and Claudia A. Hendry 
Grantee Kenneth Wayne Godwin 
Sale Date October 24, 2014  
Deed Book/Page 2450/1926 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 7 (Cont.) 
 
Verification Allison Behrman; 863-465-8181, April 21, 2016;  Other 

sources: Loopnet & Public Records, Confirmed by Joe 
Merritt 

  
Sale Price $150,000   
  
Land Data  
Zoning AU, Agriculture 
Topography Mostly heavily wooded 
Utilities Well & Septic 
Shape Rectangular 
Land Use Agriculture 
  
Land Size Information  
Gross Land Size 12.650 Acres or 551,034 SF   
Front Footage Highlands Lake Drive; 
  
Indicators  
Sale Price/Gross Acre $11,858 
Sale Price/Gross SF $0.27 
 
 
Remarks  
This property was purchased for continued agricultural use (horse pasture) and 
future construction of a single family home.  It has asphalt paved access via 
Highlands Lake Drive.  It has exposure to but no direct frontage on or physical 
access to Lake Istokpoga due to heavy vegetation on the site and along the 
shoreline. 
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Land Sale No. 8 
 

 

 
Property Identification  
Record ID 9209 
Property Type Agricultural, Vacant Land 
Address 3350 White Oak Road, Lorida, Highlands County, Florida 

33857 
Location Southwest corner of White Oak Road and Doe Run 
Tax ID C-33-35-31-A00-0060-0000 
Legal Description Lengthy 
  
Sale Data  
Grantor BFG Land Holdings, Inc. 
Grantee Larry Vinson and Wendy Vinson 
Sale Date January 21, 2014  
Deed Book/Page 2413/274 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash to seller 
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Land Sale No. 8 (Cont.) 
 
Verification Gary Thoubboron; 561-630-2907, April 22, 2016;  Other 

sources: MLS & Public Records, Confirmed by Joe Merritt 
  
Sale Price $338,925   
  
Land Data  
Zoning AU, Agriculture 
Topography Partially cleared pasture 
Utilities Well & Septic 
Shape Irregular 
Land Use Agriculture 
  
Land Size Information  
Gross Land Size 50.600 Acres or 2,204,136 SF   
Front Footage White Oak Road; 
  
Indicators  
Sale Price/Gross Acre $6,698 
Sale Price/Gross SF $0.15 
 
 
Remarks  
This property was purchased for continued agricultural use (cow pasture) and future 
construction of a single family home.  It has asphalt paved access via White Oak 
Road.  It has a limited view of Lake Istokpoga but no physical access to the lake due 
to heavy vegetation and wetlands along the shoreline. 
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Property Rights Transferred 
 
All of the comparable sales in this analysis involved ownership transfer on a Fee 
Simple Estate basis, with the buyers receiving full property rights.  We are also 
unaware of any adverse deed restrictions or any other property rights limitations 
which would have affected the sales.  The northern 2.73 acres of the Subject 
Property will be encumbered by a flowage easement.  Therefore, it was necessary 
to adjust all of the sales for their superior property rights transferred compared to 
the Subject. 
 
In support of this adjustment, we have made the following paired sales analysis 
comparing properties that differed mostly in the property rights transferred. 
 

Date OR Bk & Pg Acres Sale Price Price/Acre Remarks
September 16, 2014 27043/1554 101.85 $11,935,885 $117,191 With Residential Development Rights

August 1, 2014 26954/0809 143.37 $5,800,000 $40,455 Preserve Area (No Residential Development Rights)
-65.48% Indicated Adjustment

July 27, 2015 27702/0450 9.92 $1,250,000 $126,008 With Residential Development Rights
September 16, 2014 27054/0281 14.32 $880,000 $61,453 Preserve Area (No Residential Development Rights)

-51.23% Indicated Adjustment

September 3, 2015 765/0243 21.66 $207,500 $9,580 Fee Simple
May 26, 2015 760/1610 29.71 $210,000 $7,068 50% Encumbered by Utility Easements

-26.22% Indicated Adjustment  
 
The first two comparisons shown above involved properties within the Agricultural 
Reserve Area of Palm Beach County.  Both compared unencumbered properties to 
properties that have been designated preserve areas and are encumbered by 
agricultural conservation easements.  These indicated downward adjustments of 
approximately 65% and 51% for this factor.  The third comparison involved two 
agricultural properties in Okeechobee County one being sold in Fee Simple and the 
other subject to utility easements on approximately 50% of the site.  The 150-foot 
wide utility easement is similar to the Subject's flowage easement in that no 
improvements may be constructed but can be used for agricultural purposes such 
as cattle grazing.  These paired sales indicated a downward adjustment of 
approximately 26%. 
 
Based on this analysis, it is our opinion that a downward adjustment of 50% is 
applicable for the 2.73-acre flowage easement portion of the Subject.  The flowage 
easement represents 16% of the Subject Property.  Therefore, an overall downward 
adjustment of 10% (50% X .16 = 8.14% rounded to 10%) was applied to all of the 
sales for property rights conveyed. 
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Terms of Financing 
 
The transaction price of one property may differ from that of a similar property due 
to atypical financing arrangements.  In a case where favorable financing is 
established, a cash equivalency adjustment is often necessary.  However, all of the 
comparable sales analyzed herein involved either market financing terms or cash to 
Grantor.  Therefore, no adjustments were made, nor any cash equivalency 
performed. 
 
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.  None of the sales 
required adjustments for conditions of sale. 
 
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 comparable 
sales occurred from January 2014 to July 2016.  All of the comparables used in our 
analysis were considered to be representative of the current market and no 
adjustments were made for time or changes in market conditions. 
 
Location 
 
The Subject Property is considered to have an average location.  It is situated in 
close proximity to the Kissimmee River but has no view or direct frontage on the 
river and no riparian rights.  All of the comparable sales utilized in our analysis are 
considered to have locational characteristics that are generally similar to that of the 
Subject and no location adjustments were necessary. 
 
Size 
 
The Subject Property contains a total of 16.77 acres.  The comparable sales ranged 
in size from 5.00 acres to 50.60 acres.  Typically, smaller properties will sell for 
more on a price per acre basis than larger properties, all other things equal, and 
vice versa.  Sale 1, which is smaller than the Subject, received a downward size 
adjustment based in this reasoning.  Sales 6 and 8, which are larger than the 
Subject, received upward size adjustments. 
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Site Quality 
 
The Subject Property is considered to have a good site quality being all upland with 
a sandy soil type suitable for a variety of uses.  There is a small family cemetery 
located in the northwest portion of the Subject Property is close proximity to US 
Highway 98.  Considering that the cemetery can only be accessed by family 
descendants and is located on the north edge of the property, it does not have a 
measurable effect on Market Value or the future development potential of the site.  
The majority of the comparable sales were considered to be generally similar to the 
Subject Property as to overall site quality and no adjustments were necessary.  
Sale 1 received an upward site quality adjustment due to its highly irregular shape 
compared to the Subject.  Sale 2 received an upward site quality adjustment 
because approximately 25% of the site is low-lying with a muck soil type.  Sale 3 
received an upward site quality adjustment because the majority of the site is not 
cleared and heavily wooded.  Sale 8, which has a large area of unusable wetlands, 
received an upward site quality adjustment. 
 
Access 
 
The Subject Property and the majority of the comparable sale properties have 
asphalt paved access.  Sales 2 and 3, both of which have dirt road access, received 
upward adjustments for their inferior access compared to the Subject's. 
 
 
Miscellaneous 
 
As discussed throughout this report, the Subject has several building structures 
located on the site. They range in condition from dilapidated to average.  The single 
family home and detached garage are likely the only structures worthy of 
consideration for renovations, in our opinion.  While it is debatable whether or not 
these improvements contribute to the overall property value, the right buyer may 
want to renovate the 100+ year old home due to its character and overall 
construction features.  We will also consider the impact of the small family 
cemetery on the property.  In the event of a redevelopment of the site, its overall 
location and the surrounding mature oak trees would likely leave this portion of the 
site undisturbed even if the cemetery was not present.  While some may consider 
its presence a nuisence, others may consider that it adds character and history to 
the site. 
 
Overall, we have adjusted all the sales upward considering the existing 
improvements on the Subject site.  
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Conclusion – Land Value Analysis 
 
As can be seen on the chart displayed earlier, the comparable sales indicated an 
adjusted range from $8,440 to $11,739 per acre with an average of $9,465 per 
acre.  All of the comparable sales were considered to provide reasonable indications 
of value for the Subject Property and were given approximate equal weight in 
reaching our final value conclusion.  Therefore, it is our opinion that the Subject 
Property, with the southern 14.04 acre having Fee Simple Estate ownership and the 
northern 2.73 acres of the site encumbered by a flowage and access easement, had 
a Market Value of approximately $9,000 to $10,000 per acre as of November 2, 
2016 or $160,000 calculated as follows: 
 

16.77 Acres X $9,000 = $150,930

16.77 Acres X $10,000 = $167,700

Say $160,000  
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MEMORANDUM 
 

TO: Ray Palmer, Section Administrator,  
                        Leasing and Real Estate Support Section 
 
FROM: Robert Kukleski, Lead Environmental Scientist, 
                        Environmental Science Unit,  
                        Leasing and Real Estate Support Section 
 
DATE: December 29, 2016 
 
SUBJECT: Pre-Disposition Inspection (Update) 

Former Edna Pearce Lockett Estate Property  
(Tract Nos. 19 103-654 and 19 103-837) 
Kissimmee Restoration Project 
Highlands County  

 
Pursuant to the request of Robert Schaeffer, this memorandum is intended to detail the results of 
the Pre-Disposition Inspection of the former Edna Pearce Lockett Estate Property (Tract Nos. 19 
103-654 and 19 103-837).  The subject parcels were previously acquired in August 1993, as part 
of six (6) parcels collectively comprising approximately 1,097-acres.  The subject parcels 
comprised a subset of Tract No. 19 103-132.  The Edna Pearce Lockett Estate was originally 
acquired by the District as part of the Kissimmee Restoration Project.  It has been determined 
that the District mission objective would be adequately served with an access, flowage, and 
inundation easement on the approximate 2.73-acres which comprises Tract No. KR 103-837 that 
is located within the 100-year floodplain.  The continued ownership of Tract Nos. 19 103-654 and 
19 103-837 (fee title) does not support any District mission objective.  The subject property has 
been determined to be surplus, and is proposed for disposition.  
 
Prior to acquisition, the entirety of the Edna Pearce Lockett Estate Property was evaluated via a 
Phase I Environmental Assessment (completed by REP Associated in June 1992).  A previous 
Pre-Disposition Inspection of Tract Nos. 19 103-654 and 19 103-837 was completed in March 
2014.  Due to the time elapsed, the purpose of the current inspection was to update site conditions 
(prior to disposition) from the prior Phase I Environmental Assessment and Pre-Disposition 
Inspection, and to determine if any subsequent environmental degradation has occurred.  The 
internal investigation was augmented by review of current/historical aerial photography, the 
Florida Department of Environmental Protection (FDEP), and the US Army Corps of Engineers 
(USACOE) databases.  The results of the Pre-Disposition Inspection are intended to serve as an 
additional decision-making tool in the evaluation of the general environmental condition of the 
subject tracts (including any required corrective actions and accompanying costs).  
 
Location/Background 
 
Tract Nos. 19 103-654 and 19 103-837 collectively comprise approximately 16.77-acres, and are 
located within Sections 5 and 8, Township 36 South, Range 33 East, Highlands County.  The two 
(2) contiguous subject parcels are situated to the south of (and adjacent to) the current 
configuration of the Kissimmee River (C-38 Canal), and south of U.S. Highway 98.  The proposed 
disposition area is bounded by County Road 721 to the west, and Boon Dock Road to the south.  
The location of the subject parcels is depicted in the attached Figure. 
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Tract Nos.19 103-654 and 19 103-837 are part of the historic John Mizell Pearce family 
homestead.  The Pearce family settled the Kissimmee Valley in 1875 when John Mizell Pearce 
moved his family to Fort Basinger, and built a log cabin along the western shoreline of the 
Kissimmee River.  After his death in 1897, his widow Martha Ann Lanier Pearce had the current 
two-story home built at this location, and lived in the home until her death in 1911.  Granddaughter 
Edna Pearce Lockett later occupied the home until her death in 1991. 
 
The former homestead of the John Mizell Pearce family includes the main house, which is a two-
story structure built in 1897.  Other historical structures located on the subject parcels include a 
barn, storage shed, and a pump house, that appear to have been constructed around the same 
date as the main house.  A smaller guest house/caretaker’s residence, and a boat house (with an 
accompanying dock) may have been originally built in 1940.  A detached garage was constructed 
in 1976.   A family cemetery, where John Mizell Pearce and Martha Ann Lanier Pearce are buried 
(along with an undetermined number of infant/juvenile members of the family), is located in the 
northeast section of the site under a live oak canopy. The Fort Basinger schoolhouse (which was 
the original school in Highlands County, and constructed in 1900) was moved to its current 
location in 2004 from Tract No. 19 103-131.  The District’s former property manager (Junior Miller) 
resided in a trailer located on the proposed disposition area.  The trailer was removed, but the 
asphalt pad and the accompanying potable well/septic system remain. 
 
Previous Assessments 
 
As previously indicated, Tract Nos. 19 103-654 and 19 103-837 were partially the subject of a 
prior Phase I Environmental Assessment completed in April 1993.   The applicable conclusion of 
the prior Phase I Environmental Assessment (specific to the proposed disposition area) was that 
potential environmental liability was limited to a 1000-gallon capacity aboveground fuel storage 
tank that was located in proximity to the barn.  The tank was equipped with a secondary 
containment structure (concrete pad and berm).  While operational, the tank system appeared to 
be well maintained, with no evidence of discharge.  The tank system was removed by the former 
property owner’s representative in May 1995 (pursuant to the terms of the acquisition agreement).  
The accompanying closure assessment concluded that no significant release from the tank 
system had occurred.  The Highlands/Okeechobee County Storage Tank Program (agency 
tasked with regulatory purview for this activity at that timeframe) concurred with the results of the 
closure assessment, and concluded that no further remediation was necessary (via May 26, 1995 
correspondence).   
 
Based upon a review of the cumulative prior data, there are no previously identified Recognized 
Environmental Conditions resulting from prior discharge of petroleum products, agrochemicals, 
or hazardous waste that warrant corrective action.  Potential corrective actions necessitated by   
the continued agricultural/residential use of the subject property (as contemplated by the 
proposed surplus/disposition) appear to be focused upon the likely demolition/dismantling of 
multiple existing structures due to the deteriorated condition.  There are also relatively limited 
quantities of debris, construction material, containers, etc. (primarily in proximity to the barn and 
the storage sheds).     
 
A current review of the site regulatory status concerning waste management, soil and/or water 
contaminant impacts was conducted using the FDEP Map Direct website.  The review of the 
FDEP Map Direct data did not identify any prior releases or discharges in proximity to the subject 
tracts.   
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A review of the available current/historical aerial photographs from 1944, 1953, 1954, 1958, 1962, 
and 1970 via the University of Florida Map and Imagery Library illustrates the prior land use.  The 
aerial photographs did not indicate any evidence of prior hazardous waste or solid waste disposal 
at the site.  No obvious environmental concerns were noted on the adjacent properties that would 
pose a risk to the subject tract. 
 
A review of the USACOE Formerly Used Defense Site (FUDS) Geographical Information System 
did not identify any FUDS sites in proximity to the subject tract.  The USAF Avon Park Range 
(including the Kissimmee Prairie Preserve State Park) is located to the north of the subject parcels 
of sufficient distance to negate any potential concern. 
 
An Ecological Assessment of Tract Nos. 19 103-654 and 19 103-837 was conducted by District 
staff in June 2011.  The report indicated that the property does not contain any significant 
ecological features, wetlands, or surface waters.  A small Valencia orange grove is located to the 
east of the main house and 100 plus year old live oak trees are concentrated in two (2) hammock 
areas.  There was no understory vegetation in the hammock adjacent to US 98 but beautyberry, 
gallberry, saw palmetto, and blackberry were observed in the hammock by the grove.  The 
balance of the upland area was mowed grass and weeds.  The Ecological Assessment concludes 
that the proposed disposition area does not provide significant wildlife support. 
 
Pre-Disposition Inspection 

 
Tract Nos. 19 103-654 and 19 103-837 were reinspected by Robert Kukleski on December 16, 
2016.  The subject tracts (as well as the exterior periphery) were accessible without obstruction, 
and were traversed via vehicle and on foot.  There is viable vehicular access to the subject 
tracts from US Highway 98, as well as from Boon Dock Road.  Access to the subject tracts 
remains secure with intact fences and locked gates.  There is also waterborne access to the 
subject tracts via a historic oxbow of the Kissimmee River (C-38 Canal).   
 
The general impression of the subject tracts is consistent with the prior March 2014 Pre-
Disposition Inspection.  Several of the structures are in an advanced state of deterioration, and 
appear to present a potential safety hazard.  In particular, the barn roof has collapsed and the 
entire structure is unsound.  An open 55-gallon drum of undetermined contents is located within 
the barn, along with multiple 5-gallon unidentified containers.  Miscellaneous solid waste was 
also observed in the storage shed.  Several of the ancillary structures situated adjacent to the 
main house (storage sheds, dog pens, pump house, etc.) have essentially collapsed, and 
represent a solid waste disposal concern.  The school house is in very poor condition.  Its 
interior has been gutted, and large portions of the flooring appear to be structurally unsound.  
The condition of the guest house/caretaker’s residence has also deteriorated significantly.  
Based upon the current evaluation, it appears that only the main house and the detached 
garage are relatively structurally sound.  However, these structures also appear to require 
significant renovation/repair in order to be re-utilized for residential use. 
 
There was no evidence of any additional significant accumulation of solid waste (discarded 
agricultural equipment, chemical containers, construction debris, etc.) associated with the 
remainder of the subject tracts.  There is no surficial evidence (stained soil, stressed vegetation, 
etc.) of any discharge of agrochemicals or petroleum products.  There is no indication of any 
additional aboveground or underground petroleum storage tanks.  There is no evidence of any 
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post-Phase I Environmental Assessment agricultural equipment “boneyards”.  There is no 
apparent evidence of Recognized Environmental Conditions associated with the adjoining 
properties, with potential to adversely impact Tract Nos. 19 103-654 and 19 103-837.      
 
Conclusions/Recommendations 
 
Based upon a review of the cumulative available information and the current inspection, there is 
no indication that District operations/activities (post-acquisition) have resulted in subsequent 
environmental degradation that would preclude the proposed disposition of Tract Nos. 19 103-
654 and 19 103-837.  There is no evidence of any Recognized Environmental Conditions 
resulting from prior discharge of petroleum products, agrochemicals, or hazardous waste that 
would result in significant environmental liability to the purchaser of the subject tracts.  The 
Recognized Environmental Condition identified via the previous Phase I Environmental 
Assessment (aboveground storage tank) has been satisfactorily addressed.  However, the 
findings associated with the prior Pre-Disposition Inspection remain valid.   While the access 
restrictions (fencing and locked gates) have prevented any promiscuous dumping, the inevitable 
continued deterioration of the historic ancillary structures has resulted in apparent solid waste 
issues.  In addition to the condition of these structures, there are also relatively limited quantities 
of debris, construction material, containers, etc. (primarily in proximity to the barn and the 
storage sheds).   While acknowledging the historical significance of the homestead, it appears 
that multiple structures will likely require eventual demolition/dismantling (by a prospective 
purchaser) to address the potential safety hazard.  While elective restoration of these structures 
cannot be completely ruled out, the current condition suggests that salvage may not be feasible.   
 
It also appears likely that any demolition/dismantling activities (to be conducted by the 
prospective purchaser) will require review/concurrence by the Division of Historical Resources, 
Florida Department of State due to the age of the structures and potential historical, 
architectural, or archaeological value (similar to Dead River Fish Camp structure located on 
Tract No. 18 201-007).    
 
As previously discussed with Robert Schaeffer, please note that this Pre-Disposition Inspection 
was intended to provide District management and the prospective purchaser of the subject 
tracts determined to be surplus with a decision-making tool as to the presence of any 
Recognized Environmental Conditions that may require corrective actions.  In accordance with 
the requirements of All Appropriate Inquiries and ASTM E 1527, the prospective purchaser 
would be responsible for any additional environmental due diligence activities.   
 
If you have any questions or require additional information, please contact me at extension 3337. 
 
RK/ 
 
Attachments (Figure and Photographs): 
 
C:        Stephen Collins 
 Marcy Zehnder 
            Robert Schaeffer 
            Dave Colangelo 
            Dolores Arias 
            Dawn West 
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            Maretza LeDonne 
            Yami Bertelsen 
            Linda Schindeler 
            Andrea Schluter 
            Tom Sawyer 
            Rory Feeney 
            Steve Coughlin 
 Jim Schuette 
            Jeff McLemore 
            Justin Nolte 
            Linda Greer 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Pre-Disposition Inspection (Update) Photographs (December 16, 2016) 
Former Edna Pearce Lockett Estate Property 

Kissimmee Restoration Project 
(Tract Nos. 19 103-654 and 19 103-837) 

Highlands County 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
View to the South of the Barn located within Tract No. 19 103-654.  Note the deteriorated condition of 

the structure. 
 
 
 
 
 



 
View to the East of the Barn.  Note the collapse of the roof. 

 



 
Partial view to the South of the interior of the Barn. 

 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
View to the South of the Guest House/Caretaker’s Residence located within Tract No. 19 103-654. 

 
 
 
 
 
 
 
 
 
 



 
 

 
View to the East of the Guest House/Caretaker’s Residence.  Note the settling of the structure. 

 
 
 
 
 
 
 
 
 
 



 
 

 
View to the West of the ancillary structures situated adjacent to the Main House (storage sheds, dog 

pens, etc.) within Tract No. 19 103-654 which have essentially collapsed. 
 
 
 
 
 
 
 
 
 



 
View of Boat House and Boat Dock located adjacent to Northern periphery of Tract No. 19 103-837. 

 
 
 
 



 
View to the East of Boat Dock located adjacent to Northern Periphery of Tract No. 19 103-837 and 

historic oxbow of the Kissimmee River (C-38 Canal). 
 
 
 



 
View to the East of Hog Pen located within Eastern component of Tract No. 19 103-837. 

 
 



 
View to the North of Pump House located adjacent to the Northern periphery of Tract No. 19 103-837.  

 



 
View to the North of Boat House and Boat Dock located adjacent to Northern Periphery of Tract No. 
19 103-837 and historic oxbow of the Kissimmee River (C-38 Canal). 

 
 



 
View to the North of Boat Dock. 

 
 



 
View to the East of Main House located within Tract No. 19 103-654.  Note deterioration of the 

structure. 
 



 
View to the East of Main House located within Tract No. 19 103-654.  Note deterioration of the 

structure. 
 
 
 



 
View to the South of Main House and former location of Gazebo. 

 



 
View to the East of Pump House located within Tract No. 19 103-654.  Note deterioration of structure. 



 
View to the East of Storage Shed located in proximity to the Main House within Tract No. 19 103-654.  

Note deterioration of structure and miscellaneous solid waste. 



 
Additional view of interior of Storage Shed. 



 
View to the North of Main House located within Tract No. 19 103-654. 



 
View to the East of Garage located in proximity to the Main House within Tract No. 19 103-654. 



 
Additional view of Pump House and Storage Shed. 



 
Additional view to the North of Barn. 



 
View to the South of School House located within Tract No. 19 103-654. 



 
View to the West of School House.  Note deterioration of structure. 



 
Additional view of exterior of School House.  Note deterioration of structure. 



 
Additional view of exterior of School House. 



 
View to the South of Pearce Family Cemetery located within Tract No. 19 103-654. 
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INTRODUCTION 
 
This report is the result of a brief ecological assessment of Tract 19103-654 and 
Tract 19103-837, the Edna Pearce Lockett Estate. The subject property is being 
considered for surplus and disposition by the Governing Board of the South 
Florida Water Management District. Prior to a disposition of property, the 
Governing Board will use this assessment as a factual foundation and aid in 
making a determination with respect to whether this tract of property is no longer 
needed. 
 
BACKGROUND 
 
Tract 19103-654 and Tract 19103-837 are part of the John Mizell Pearce family 
homestead. The Pearce family settled the Kissimmee Valley in 1875 when John 
M. moved his family to Fort Basinger and built a log cabin on the western shore 
of the Kissimmee River. After his death in 1897, his widow Martha Ann Lanier 
Pearce had the current two-story home built on this tract of land and lived in the 
home until her death in 1911. Granddaughter Edna Pearce Lockett later 
occupied the home until her death in 1991. One of her accomplishments was 
being voted Florida’s third female state representative.  
 
The property is located along the Kissimmee River near U.S. 98 approximately 
15 miles east of Lorida in Highlands County. The two tracts share a common 
border and together form a rectangular shape. To the north is the Kissimmee 
River, to the east and northwest are other District owned lands, and to the south 
and southwest are private agricultural lands. An aerial photograph is included on 
page 2. 
 
METHODOLOGY 
 
District biologists first conducted a desktop analysis of aerial photography, 
SFWMD geographic information (RegGSS), and soil surveys to obtain initial 
information about Tract 19103-654 and Tract 19103-837 and potential habitats. 
Then a meandering-transect survey of the parcel was performed on June 10, 
2011 to assess current ecological conditions and the relative ecological 
importance of the property. The property was analyzed for potential jurisdictional 
wetlands and other surface waters, dominant vegetation communities, wildlife 
(including state or federally-listed species), and overall land conservation 
significance. All observations of dominant plant species and vegetation 
community types (FNAI 2010), reptiles, amphibians, birds, and mammals or their  
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Figure 1: Aerial Photograph Location Map 
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sign (e.g., tracks, nests, burrows, etc.) were recorded. Estimates of sizes of each 
community type were obtained through aerial interpretation using GIS. 
 
RESULTS 
 
The 16.73 acre property constitutes the former homestead of the John Mizell 
Pearce family. The main house is a two-story structure built in 1897. Other 
historical structures on the parcel include a barn, privy, well and pump house, 
and cistern that appear to have been constructed around the same date as the 
main house, and a garage, smaller house and boat house that may have been 
constructed in the 1920s.  A family cemetery, where John M. and Martha Ann L. 
Pearce are buried, is located in the northeast section of the site under a live oak 
canopy. The Fort Basinger schoolhouse was moved onto the property in 2004. 
 
Other than the historical significance of the homestead and other structures, the 
property does not contain any significant ecological features, wetlands or surface 
waters. A small Valencia orange grove is located to the east of the main house 
and 100 plus year old live oak trees are concentrated in two hammock areas. 
There was no understory vegetation in the hammock adjacent to US 98 but 
beautyberry, gallberry, saw palmetto and blackberry were observed in the 
hammock by the grove. The balance of the upland area was mowed grass and 
weeds. An aerial photograph of the major ecological communities is on page 4. 
 
Wildlife species included common species such as song birds (blue jay, 
mockingbird, and cardinal) and a pair of sandhill cranes. A burrow was observed 
near the schoolhouse building and appeared to belong to a burrowing owl, 
although no owls were observed. Based on the information reviewed and the site 
inspection, the property does not provide significant wildlife support. 
 
Photographs of the main house, barn, family cemetery and schoolhouse are 
included on pages 5 and 6. 
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Figure 2: Map depicting major ecological features 
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Photograph 1: Main house circa 1897 
 

 
 
Photograph 2: Barn circa 1897 
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Photograph 3: Family cemetery 
 

 
 
Photograph 4: Fort Basinger schoolhouse 
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