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February 8, 2016

Mr. Bill Lambert, EDC Director
107 E. Main Street
Wauchula, FL 33873

Re: Appraisal Report of
717 and 735 6™ Avenue South
Wauchula, FL 33873

Dear Mr. Lambert,

Please find the above referenced appraisal as per our agreement. | have appraised the current
value in use of the fee simple interest, as is, of the above referenced property, land only, using
the enclosed assumptions and limiting conditions, as well as the hypothetical condition that the
subject has been incorporated into the hospital site plan discussed herein. The subject is
currently identified as two commercial lots with older improvements located on site. As per the
Scope of Work, the improvements are not included in this analysis. | previously appraised the
subject in November, 2015, Charles R. Cowart & Associates, Inc. file number 15-023. | have
performed no other services, as an appraiser or in any other capacity, regarding the property
that is the subject of this report within the three-year period immediately preceding acceptance
of this assignment.

The report is presented in an appraisal report format which is a written report prepared
under Standards Rule 2-2(a) of USPAP (2016 - 2017). Supporting documentation is
retained in the appraiser’s file. The analysis and value conclusion expressed herein are
subject to the Assumptions and Limiting Conditions contained in this appraisal report.
Should you have any questions please do not hesitate to call.

Sincerely,

G

Charles T. Cowart, MAI
State-Certified General
Real Estate Appraiser
RZ No. 707
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Charles R. Cowart & Associates Inc.
Real Estate Valuers and Consultants

176 Manley Road 4139 W. US 192, Unit 108
Wauchula, FL 33873 Kissimmee, FL 34741
407-847-2003 407-350-1736
ctcowart2@earthlink.net ctcowart@gmail.com

Certification as is
The undersigned does hereby certify that, except as otherwise stated in this appraisal:

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

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

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

| previously appraised the subject in November, 2015, Charles R. Cowart & Associates, Inc. file number 15-023. |
have performed no other services, as an appraiser or in any other capacity, regarding the property that is the subject
of this report within the three-year period immediately preceding acceptance of this assignment.

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

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

My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause or 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.

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

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

No one other than the person signing this report assisted in the preparation of this report.

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

As of the date of this appraisal Charles T. Cowart, MAIl has completed the continuing education program of the
Appraisal Institute.

In my opinion, the current market value of the fee simple interest in the subject as is and subject to the extraordinary
assumptions and hypothetical conditions as stated herein, if any, as of February 5, 2016 is:

Two Hundred Eighty Thousand Dollars ($280,000)

Sincerely,

G

Charles T. Cowart, MAI
State-Certified General
Real Estate Appraiser RZ No. 707
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11.

GENERAL ASSUMPTIONS

No responsibility is assumed for the legal description or the subject property or for
matters involving legal or title considerations. Title to the property is assumed to be good
and marketable unless otherwise stated.

The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

Responsible ownership and competent management are assumed.

The information furnished by others is believed to be reliable. However, no warranty is
given for its accuracy.

All engineering is assumed to be correct. The plot plans and illustrative material in this
report are included only to assist the reader in visualizing the property.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil,
or structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover
them.

It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is stated, defined, and
considered in the appraisal report.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined, and considered in the
appraisal report.

It is assumed that all required licenses, certificates of occupancy, consents, or other
legislative or administrative authority from any local, state, or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimate contained in this report is based.

It is assumed that the utilization of the land and improvements is within the boundaries
or property lines of the property described and that there is no encroachment or trespass
unless otherwise noted in the report.

The Americans with Disabilities Act of 1990 determines specific standards for
handicapped access with regard to commercial structures. Determination of compliance
with this Act is beyond the appraisers’ expertise and the scope of this report. An
architectural inspection is recommended, and this report is subject to revision if
noncompliance is determined.



GENERAL LIMITING CONDITIONS

The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and improvements may not be used in conjunction with any other
appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of publication.

The appraiser, by reason of this appraisal, is not required to give further consultation,
testimony, or be in attendance in court with reference to the property in question unless
arrangements have been previously made.

Disclosure of the contents of this appraisal report is governed by the By-Laws and
Regulations of the Appraisal Institute. Neither all nor any part of the contents of the
Market Study and/or the report (especially any conclusions as to value, the identity of the
appraiser or the firm with which he is connected, or any reference to the Appraisal
Institute or to the MAI or RM designation) shall be disseminated.

Information regarding the location or existence of public utilities has been obtained
through a verbal inquiry to the appropriate utility, or has been ascertained from visual
evidence. No warranty has been made regarding the exact location or capabilities of
public utility systems.

The property history was obtained through conversations with various individuals
involved with the chain of title, and if available, various documents such as contracts,
deeds, leases, and closing statements. No title search has been performed, nor is the
history as presented herein warranted. Any person contemplating an interest in the
appraisal real estate should rely upon an opinion prepared by a qualified attorney-at-law.

There has been no soil or subsurface report or percolation test made available to the
appraiser. Therefore, any existing conditions that adversely affect the value of the
subject property cannot be known to the appraiser.

Acceptance and or use of this Appraisal Report by the Client or any Third Party
constitutes acceptance of the above Assumptions and Limiting Conditions. Appraisal
Liability extends only to the Stated Client, not subsequent parties or users of this report,
and is limited to the amount of the fee received by the appraiser.

A survey was furnished to the appraiser, and as such all opinions, value conclusions,
and other conclusions expressed within this report are contingent upon and subject to
the accuracy of this survey.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Effective Date of Value:

Inspection Dates:
Date of Report:
Owner of Record:

Property Address:

Parcel ID Nos.

Current Zoning:
Future Land Use:

Present Use:

Highest and Best Use:

Interest Appraised:
Size:

Building Size:
Prof. Assistance:
Exposure Period:
Intended User (s)

Intended Use

February 5, 2016

February 5, 2016, and others
February 8, 2016

Roy A. Brown

717 and 735 6 Avenue South
Wauchula, FL 33873

09-34-25-0270-0000A-0017 and
09-34-25-0270-0000A-0006

Industrial by the City of Wauchula
Commercial by the City of Wauchula

09-34-25-0270-0000A-0017 — Single Family
Residence

09-34-25-0270-0000A-0006 — Ancillary
Storage

Commercial development

Fee Simple

28,246 square feet, mol

N/A

None other than those signing this report
Two years

Mr. Bill Lambert, Director, EDC

Internal planning and potential sale purposes



The Appraisal Report

THE APPRAISAL PROBLEM

The problem to be addressed in this valuation assignment is to provide an opinion of the
current value in use of the fee simple interest in the subject property, two tax parcels
with a combined site size of 28,246 square feet, mol, land only

ScoPE OF THE APPRAISAL

The analysis entailed the collection, analysis and description of data pertaining to the
physical, legal, and economic conditions that affect the use of and value of the subject
property, as well as any other relevant data that would pertain to the appraisal of the
subject. The scope of the appraisal included, but was not limited to the following:

1. Describing the property and its environment.

2. Conducting an expanded analysis of the market area for sales that are
impacted by proximity to a hospital.

3. Conducting an inspection of the subject site.

4. Gathering from the subject market, information on comparable land sales.

5 Verifying, analyzing data and applying the Sales Comparison Approach to
the subject, as is, land only.

6. Estimating the current value in use by the analysis of the market data.

7. Preparing an appraisal report as per S.R. 2-2(a) of the Uniform Standards
of Professional Appraisal Practice based on the findings.

8. Identifying and reporting assignment conditions including any
extraordinary assumptions and hypothetical conditions.

This assignment is to appraise the subject land only, as if part of and incorporated into
the proposed site plan for the proposed hospital located across U.S. Highway 17 from
the subject site. The subject will be part of the new alignment of Hogan Street with U.S.
Highway 17, and is intended to be used in conjunction with the proposed hospital
improvements. The scope of work in this assignment requires a value in use. Thus, an
expanded sales search was conducted into neighboring counties to find sales of sites
with proximity to or that have been incorporated into a hospital’s site plan. Of the four
counties researched for properties displaying these characteristics, including Hardee,
Polk, Highlands and Osceola Counties, verifiable data was obtained and provides a
range of unit value with which to value the subject. While dates of sale of the
comparable properties is more dated that is usually used in a market value appraisal,
the market conditions at the times of sale are similar to those currently in place as of the
effective date of appraisal.



A brief description of the existing improvements in included for informational purposes.
Even so, the improvements identified within this report do not appear to contribute to the
highest and best us of the subject site. Thus, within this analysis various counties
outside the subject market area, but within the central Florida land market were
researched and the resulting data was used to provide an indication of the value in use
for the subject land as is.

Extent of the Process of Collecting and Confirming Data:

The appraiser personally inspected the subject site and took photographs of the
property and environs. The zoning code and the land use designation for the property
was confirmed. Utility availability and flood zone classification was checked and verified.

A comprehensive search was made to find the most recent comparable sales to
compare to the property appraised. Data sources used to find and analyze comparable
sales include CoStar, NDC, the Polk, Highlands, Osceola and Hardee County Real
Property Appraiser’s Offices, as well as other forms of media.

Secondary sales information was investigated by reviewing the physical data of the
comparable properties, inspecting the properties, examining transference and mortgage
documents, and verifying sales data with the buyer, seller, or an authorized
representative, when possible.

PURPOSE, INTENDED USE AND INTENDED USER OF THE APPRAISAL

The purpose of this report is to provide an opinion of the current value in use of the fee
simple interest, as is of the subject property. The intended user of this report is the
client, Mr. Bill Lambert, Director of the Hardee County Economic Development Council
(EDC) as the sole intended user. The intended use is for internal planning and potential
sale of the subject site.

DEFINITIONS

VALUE IN USE

Value in use245 is defined within the Appraisal Institute’s The Dictionary of Real Estate
Appraisal, Sixth Edition, 2015, page 245 as:

“The value of a property assuming a specific use, which may or may not be the
property’s highest and best use on the effective date of appraisal. Value in use may
or may not be equal to market value but is different conceptually.”
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PROPERTY RIGHTS APPRAISED

The property rights appraised herein are the fee simple interests in the current value in
use of subject property, as is, as of February 5, 2016.

Fee Simple Estate is defined within the Appraisal Institute’s The Dictionary of Real Estate
Appraisal, Sixth Edition, 2015, page 90 as:

"Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the government powers of taxation, eminent domain, police power,
and escheat.”

Exposure Time

Exposure Time is defined by The Dictionary of Real Estate of Appraisal, Sixth Edition,
2015, page 83 as

"The estimated length of time 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; a retrospective estimate based upon an analysis
of past events assuming a competitive and open market."

Inherent in this definition is the assumption that exposure is presumed to occur prior to
the effective date of the appraisal. A reasonable exposure time of two years or less is
considered applicable for a property such as the subject. This is based on
conversations with various real estate brokers and developers in the subject marketing
area of Osceola County, as well as a review of data compiled within Charles R. Cowart
& Associates Inc. appraisal office.

Verification of the sales further supports this exposure time, however, each of the sales
represents historical data and as such primary consideration is given to the information
obtained from brokers and developers.

Marketing Time

Marketing time is defined by The Dictionary of Real Estate of Appraisal, Sixth Edition,
2015, page 140 as

"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.”

11



Inherent is this definition is adequate time for negotiation, exposure, the exercise of due
diligence, and the sale of the property at a price supported by market data. Due to the
state of the U.S. economy as a whole, the demand for commercial development within
the subject market area has stabilized. Based on this level of demand and market
activity in central Florida, a marketing time of two years is estimated for the subject
property.

Extraordinary Assumption

The Appraisal Standards Board 2016-2017 Edition of the Uniform Standards of
Professional Appraisal Practice, defines an extraordinary assumption as

“An assumption, directly related to a specific assignment, which, if found to be false,
could alter the appraiser’s opinion or conclusions.”

Additional commentary reads as follows:

“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.”

There are no extraordinary assumptions used in this report.

Hypothetical Condition

The Appraisal Standards Board 2016 - 2017 Edition of the Uniform Standards of
Professional Appraisal Practice, defines a hypothetical condition as

A condition, directly related to a specific assignment, which is contrary to what is known
by the appraiser to exist as of the effective date of the assignment results, but is used
for the purpose of the analysis.”

Additional commentary reads as follows:

“Hypothetical conditions assume conditions 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 of trends; or about the integrity of date used in
an analysis.”

This appraisal is subject to the hypothetical condition that the subject property is
incorporated into the proposed hospital plan as provided to the appraiser.

The use of this hypothetical condition might have affected the assignment results.

12



LEGAL DESCRIPTION

The legal description for the subject property can be found on the property record cards
located in the Addenda.

TYPE OF PROPERTY

The subject of this appraisal consists of two tax parcels under one ownership which
contain 28,246 square feet, mol. This site is improved with a single family residence
with no contributory value, and a small masonry/frame construction office which does
not appear to have contributory value. The site is zoned Industrial and the Land Use
Plan designation is Commercial. The Scope of Work requires a value of the land only.

HISTORY OF THE PROPERTY

There have been no other arms-length sales over the three years for either tax parcel nos.
09-34-25-0270-0000A-0017 or 09-34-25-0270-0000A-0006. No other listings or current
contracts are known by the appraiser.

13



Map of Hardee County
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Aerial View of North Central Hardee County
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HARDEE COUNTY DATA AND THE CENTRAL FLORIDA AREA

Hardee County is located near the center of the State of Florida, and has an area of 638
square miles. It is bordered on the east by Highlands County, on the south by Desoto
County, on the west by Manatee County, Hillsborough County on the northwest, and on
the north by Polk County.

The county seat is the City of Wauchula. The two other primary communities are the
City of Bowling Green to the north near the Polk County line, and the Town of Zolfo
Springs which is located approximately 5 miles southerly of Wauchula. All three
communities are serviced by U.S. Highway 17, a four-lane thoroughfare which connects
Hardee County with the Polk County communities of Ft. Meade, Bartow and Lakeland to
the north, and the Desoto County community of Arcadia to the south. Various county
roads run in an east-west direction and connect with U.S. Highway 17, including S.R. 62
and S.R. 64 which connect Hardee County to U.S. Highway 301 approximately 25 miles
to the west and to U.S. Highway 27 approximately 20 miles to the east. U.S. Highway
301 connects with and provides access to Interstates 75 and 4 in Hillsborough County,
and U.S. Highway 27 connects with and provides access to Interstate 4 in eastern Polk
County. C.R. 663, adjacent to the subject’s westerly property line runs north-south and
provides access from S.R. 62 south to the City of Arcadia in Desoto County.

Hardee County does not have a passenger rail service. A CSX rail line is located in the
Ft. Green area (adjacent to the subject site), which has the potential to provide rail
spurs for future industrial development. The Wauchula Airport is located on Maurice
Clavel Road approximately 5 miles southwest of Wauchula. As such, given its size and
population the local transportation network is sufficient for continued population growth.

Population

The following page was taken from the Bureau of Economic and Business Research,
Volume 46, Bulletin 165 as of March 2013, as compiled by the University of Florida
College of Liberal Arts and Sciences. Projections are for the State of Florida’s
population growth to average approximately 234,000 per year for the current decade,
with approximately 243,000 average between 2020 and 2030, and 198,000 per year
from 2030 to 2040.

As per the BEBR Hardee County had a 2012 population of 27,762. The low estimate for
2015 is 26,200, the medium estimate is 27,900, and the high estimate is 29,600. The
following page lists the projections for Hardee County through 2040.
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Local Business Summary

Within the following excerpts from Site To Do Business, Business Summary the
subject’s 5, 10, and 15-mile radii are analyzed with respect to business in the subject
neighborhood and market area. The Business Summary that follows indicates there are
a total of 1,066 businesses within the 15-mile radius from the subject, with a total of
9,863 employees out of a total population of 34,199. This equals a 0.29:1
employee/resident population ratio. Within this area 7.2% of the business are in
agriculture and mining, 5.5% are in construction, and 1.6% are in manufacturing. The
15-minute drive time encompasses the Cities of Wauchula and Bowling Green, and the
Town of Zolfo Springs, all of which are within Hardee County and accessed by U.S.
Highway 17.

There are a total of 1,069 business within a 10-mile radius from the subject, employing
7,921, with a total residential population of 25,127. This equals a 0.32:1
employee/resident population ratio. Within the 10-minute drive time from the subject.
4% are in agriculture and mining, 5.1% are in construction, and 5.7% are in
manufacturing.

There are a total of 689 business within a 5-mile radius from the subject, employing
6,403, with a total residential population of 16,788. This equals a 0.38:1
employee/resident population ratio. Within the 10-mile radius from the subject. 5.1% are
in agriculture and mining, 4.8% are in construction, and 1.5% are in manufacturing. The
5 mile radius encompasses the subject neighborhood and the City of Wauchula.

Within the Hardee County area the local airport is located about 5 miles southwesterly
of the City of Wauchula. It is zoned for industrial development but has not displayed
significant current activity. The Commerce Park is the county’s primary industrial
development project and is located on the southerly right of way of S.R. 62,
approximately 2 miles easterly of the subject site and westerly of U.S. Highway 17. It is
zoned I-1, Light Industrial. According to the Hardee County Economic Development
Council Director, Mr. Bill Lambert the Commerce Park does not have a lot of
restrictions. The community is pro-development and offers numerous incentives for
industrial development, which will be discussed in this report with respect to the subject.
The following excerpts are from Site To Do Business, Business Locations.
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Medical, Educational, and Institutional Facilities

In February of 2015 Florida Hospital Wauchula announced it will be building a new
structure as opposed to renovating the existing facilities. This new facility is proposed
for operation in 2016, will provide emergency care, and is complemented by other local
facilities such as Central Florida Health Care on Palmetto Street, local physician’s
offices, and the Hardee County Health Department which is located on K.D. Revell
Road, all in Wauchula. The Hardee Health Department also provides pediatric care in
addition to traditional medical and health services to the local community.

The Hardee Correctional Facility is located at 6901 S.R. 62, Bowling Green,
approximately 5 miles northwesterly of the subject and Ft. Green Road. It is part of the
Region 3 facilities network, which covers all of central and south Florida. This facility
has 310 staff members on duty at all times. It has a maximum capacity of 1,541 and is a
level 6 facility for adult males. This correctional facility provides close, medium,
minimum, and community custody grades, has self-contained housing units, and has
both medical and psychological services.

Numerous schools are located in Hardee County. These facilities include Hardee High
School, Hardee Junior High School, and Hilltop, Wauchula, North Wauchula, Zolfo
Springs, and Bowling Green Elementary schools. A branch campus for SFSC, South
Florida State College is located on U.S. Highway 17, approximately 2 way between
S.R. 62 and the City of Wauchula.

As such, the county has sufficient infrastructure to provide a standard quality of life for
its citizens. The infrastructure includes its county and city parks, community centers,
rodeo arena, and natural resources such as the Peace River, all of which enhance the
quality of life for citizens and visitors alike.

Current Economic Conditions
According to the U.S. Bureau of Labor Statistics, as of February 2015 the national
unemployment rate was approximately 5.5%. This is a significant improvement over

January 2010 when the unemployment rate stood at 9.7%.

The following data with compare national, regional and local trends that ultimately
impact industrial property values:
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As will be seen in the following pages Hardee County has a relatively mid-position with
respect to unemployment. Furthermore, trends that impact the local area will be
discussed.

As can be seen below on the Nonagricultural Employment chart, employment in Florida
has steadily rised from 2010 through February of 2015. Total nonagricultural
employment has increased by 266,000 jobs, with Trade, Transportation, and Utilities
gaining more jobs than any other industry segment in the State.

22



The following maps were obtained from the Federal Reserve Economic Data, St. Louis
branch. As of October 9, 2015 the state of Florida had an unemployment rate of 5.2%.
Numerous counties within the State of Florida have continued to struggle with sluggish
economies and relatively high levels of unemployment subsequent to the recession.
Hardee County, as of the same date, has an unemployment rate of 8.6%.
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State of Florida Unemployment Map

Federal Reserve Unemployent Data — Hardee County, FL
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Conclusion

In conclusion, Hardee County offer residents and businesses a centralized location
within the state; well-developed transportation systems; stable population, business and
economic indicators, a healthy agricultural sector at 23.46% of the local economy, and
good medical & educational facilities. Taken together, these attributes indicate
infrastructure and support systems that are adequate and should continue to develop
into the foreseeable future.

The Central Florida and Hardee County economy is anticipated to continue economic
recovery during 2015 - 2016. Despite numerous industrial sites for sale in the Hardee
County area, recent gains have been made as indicated by the opening in October of
2015 of an 88,000 square foot manufacturing facility. This facility is expected to
generate an additional 50 jobs for the county, and is located within the Commerce Park |
on S.R. 62, in the subject neighborhood. The owner of this facility moved its operations
to Hardee County after receiving approximately $4.5 million in incentives from the
Hardee County Economic Development Authority, Thus, recent events lend support for
a marketing time of two years subsequent to the effective date of appraisal.
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Wauchula Area Map with Traffic Count
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Subject Market Area and Neighborhood

Market Area - A market area is defined within the Appraisal Institute’s The Dictionary of
Real Estate Appraisal, Sixth Edition, 2015, page 139 as:

“The geographic region from which a majority of demand comes and ion which the
majority of completion is located.”

The subject market area is identified as Hardee County and the City of Wauchula. The
U.S. Census Bureau Quick Facts indicates the 2014 population for Hardee County was
27,469, with a median household income of $37,125 in 2013, 29.6% of the population
was below poverty level, 64.2% of the county residents had a high school education,
and 30.7% had health insurance. In addition, Hardee County had a total of 9,669
housing units, and the county had a total of 1.363 companies.

In 2013 Hardee County has a total of 380 private, non-farm establishments with private,
non-farm employment of 4,172. Non-employer establishments in 2013 totaled 1,272. As
mentioned above, Hardee County’s agricultural sector comprises approximately 23.46%
of the local economy, with cattle production a significant segment of employment.

Based on information obtained from The Site to Do Business, the heaviest traffic
corridors in the subject market area are Interstates 74 and 4, located outside the
subject’s immediate area but within a 60 to 90-minute drive from the subject site. The
population characteristics will be discussed in the Neighborhood section of this report,
for comparison purposes.
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Aerial View of City of Wauchula and the Subject Neighborhood

28




Neighborhood Analysis

A neighborhood is defined within the Appraisal Institute’s The Dictionary of Real Estate
Appraisal, Sixth Edition, 2015, page 156 as:

“A group of complementary land uses; a congruous grouping of inhabitants, buildings,
or business enterprises.”

The subject is located in the City of Wauchula. U.S. Highway 17, also known as 5™ and
6" Avenues South in the subject's immediate area, is the primary north-south
thoroughfare for this area. Within Hardee County U.S. Highway 17 connects Wauchula
with the Town of Zolfo Springs approximately 3 miles to the south of the subject and
with the City of Bowling Green approximately 5 miles to the north. Each of these
communities is within the 10 minute drive time from the subject property as can be seen
on the Traffic County map on page 29. Highway 17 is two-lane on both the north bound
lanes (6™ Avenue South) and the north bound lanes (5™ Avenue South) in the City of
Wauchula.

Highway 64A, also known as Main Street connects the City of Wauchula with U.S.
Highway 27 in Highlands County and the City of Avon Park approximately 20 miles to
the east. It also provides access to the west part of Hardee County which contains the
local airport, approximately 5 miles southwesterl?/ of the subject. Traffic counts from
2005 indicate the closest cross street with 6™ Avenue S. is E. Orange Street
approximately 0.04 miles southerly of the subject, with 18,300 vehicles per day. The
intersection with Louisiana Street approximately 0.18 miles to the north indicates 19,100
vehicles per day. Traffic counts in the subject neighborhood are as follows:
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The following reports are from the Site To Do Business, Executive Summary and detail
the subject population trends for the 5-mile radii which encompasses the subject
neighborhood, as well as the 10-mile radii which encompasses the Cities of Wauchula
and Bowling Green, as well as the Town of Zolfo Springs. The 15-mile radii
encompasses the subject market area previously identified as Hardee County.
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The subject neighborhood is identified as the 5-mile radii from the subject. Within a 5-
mile radii from the subject site the 2015 population is 16,788, up from 16,244 in 2010.
The five-year 2020 projection is for 17,409 persons, indicating growth of 0.73% annually
over the next 5 years. Households within a 5-mile radii from the subject site total 5,254,
up from 5,086 in 2010. The five-year 2020 projection is for 5,453 households, indicating
growth of 0.75% annually over the next 5 years. The U.S. Highway 17 commercial
corridor between Bowling Green to the north and Zolfo Springs to the south identified as
the subject’s neighborhood, and is within this 5-mile radii.

Within a 10-mile radii from the subject site the 2015 population is 25,127, up from
23,849 in 2010. The five-year 2020 projection is for 26,403 persons, indicating growth of
1.0% annually over 5 years. Households in 2015 within a 10-mile radii from the subject
the total 7,688, up from 7,354 in 2010. The five-year 2020 projection is 8,072
households, indicating growth of 0.98% annually over 5 years.

Within a 15-mile radii from the subject site the 2015 population is 34,199, up from
33,055 in 2010. The five-year 2020 projection is for 35,502 persons, indicating growth of
0.75% annually over 5 years. Households in 2015 within a 15-mile radii from the subject
the total 10,362, up from 10,097 in 2010. The five-year 2020 projection is 10,748
households, indicating growth of 0.73% annually over 5 years.

As would be anticipated, many of the residents of Hardee County, including the cities of
Bowling Green and Wauchula, as well as the Town of Zolfo Springs would be within this
15-minute drive time and could be expected to provide an employee base and
customers for commercial properties such as the subject in the City of Wauchula.

A review of sales and listings in the subject market area indicates a slow, but stable
pattern of sales of properties similar to the subject. A two year marketing time is typical
due to lack of sustained growth in the market area.

Due to the current lack of sustained sales activity as well as the lack of current
development in the subject's immediate area, the subject is located within a stable
market, which is identified by the Appraisal Institute’s The Appraisal of Real Estate,
Fourteenth Edition, 2013, page 136 as

“A period of equilibrium without market gains or losses.”
Vacant sites such as the subject are still experiencing extended marketing periods as

compared to before the previous recession. This is due in large part to the lingering
effects of the previous recession.
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Conclusion

In summary, the subject neighborhood is considered to have a relatively average overall
position within Hardee County. The subject's immediate area experienced growth both
residentially and commercially prior to the past recession. These stable market
conditions would be expected to remain for the forthcoming year as the local economy
improves. The subject's immediate area has good access to the interstate, state and
local road systems via U.S. Highway 17. Land sales similar to the subject indicate a
market for parcels such as the subject site, as will be discussed within the Land
Valuation section of this report.

Aerial View of Subject Site
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Tax Parcel No. 09-34-25-0270-0000A-0017
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Tax Parcel No. 09-34-25-0270-0000A-0006
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Description of Site and Improvements

Site

The subject property has a physical address of 717 and 735 6™ Avenue South in
Wauchula, Florida, 33873. It has frontage on both sides of U.S. Highway 17, with

frontage on 5" Avenue as well as 6™ Avenue. This property contains 28,246 square feet

or 0.648 acres, mol. It is irregular in shape, and has approximately 98 feet of frontage
and potential access along the easterly right of way 6™ Avenue, and approximately 148
feet of frontage and potential access along the westerly right of way of 5th Avenue. It

has a depth of approximately 120 feet along its northerly property line.

Topography and Forestation

The subject site has a natural grass cover, with some native trees located on site. It

appears to slope toward the road frontage.

Soil Type

A soil survey was not prepared; however, observation did not reveal adverse conditions.

Flood Zone

The subject appears to be located within a non-flood prone designation (Flood Zone X
or C) as per HUD Community Map Panel No. 12049C0191D, dated November 6, 2013.

Subject Utilities include:

Water: Public System/City of Wauchula
Sewer: Public System/City of Wauchula
Electricity: Peace River Electric

Natural Gas: TECO

Telephone/Internet: Century Link

Police: Hardee County

Fire: Hardee County
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Improvements

The subject is improved with two, older, class D construction/wood frame structures.
The single family residence at 717 6™ Avenue South appears to be occupied, but the
appraiser was not given access to an interior inspection and was informed this house
was not rented. This structure was built in 1950 and is nearing the end of its economic
life.

Additionally, 735 6™ Avenue South is improved with an older, wood construction
structure listed on the Hardee County property records as an office. This structure was
built in 1960, appears to have not had continued maintenance, and is in poor condition
as of the date of inspection. Due to the zoning and land use plan designation of the
subject site, these improvements do not contribute to the highest and best use of the
subject land.

Industrial Zoning

The subject is currently zoned Industrial by the City of Wauchula. Various uses within
several categories of land use are allowed. For example, permitted uses include bed
and breakfast inns, hotel/motels, bank/financial institutions, professional offices, barber
and beauty shops, fithess centers, antique stores, bakeries, convenience stores without
gas, restaurants, retail sales, building supply stores/sales, truck stops, auto parts sales
(indoor), service stations, and manufacture of finished products, light industrial. Many
other industrial uses are permitted with conditions.

Site requirements include no minimum site size, a minimum FAR (floor area ratio) of 1.0
with respect to Comprehensive Plan density, and a Zoning maximum density of 0.5
FAR. Minimum site requirements are minimum setbacks of 25’ front, 10’ side, and 25’
rear. The maximum building height is 50 feet, and the maximum lot coverage is 40%

As such, there are numerous permitted commercial and light industrial uses within the |,
Industrial district that are available to the subject. As it is currently zoned, the subject
meets or exceeds all zoning requirements,

Commercial Land Use Plan

The subject is identified as Commercial on the City of Wauchula Comprehensive Land
Use Plan. Numerous commercial land uses are allowed under the Industrial zoning
category, and as such the zoning and land use plan designation are congruent.
However, with respect to land use, the land use plan takes precedence over zoning
should a conflict arise.

39



Subject Photographs

1. 5™ Avenue South looking southerly.

2. 5" Avenue South looking northerly
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3. View of tax parcel no. 09-34-25-0270-0000A-0006 from west property line.

4. View of improvements at 735 5™ Avenue South, on tax parcel no. 09-34-25-0270-
0000A-0006.
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5. View of improvements at 735 5™ Avenue South, on tax parcel no. 09-34-25-0270-
0000A-0006.

6. Interior view of subject site.

42



Flood Zone Map
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Assessed Value

The Hardee County Property Appraiser Tax Records indicate that as of the date of
valuation, the subject was assessed for 2015 as follows:

Parcel No. 09-34-25-0270-000A-0017

Total Assessed Values

Land: $ 67,361
Extra Features: 294
Buildings : 44,949
Total: $ 112,604

2015 taxes if no budget change is made equal $2,436.07
Parcel No. 09-34-25-0270-000A-006

Total Assessed Values

Land: $ 31,500
Extra Features: 524
Buildings : 0
Total: $ 32,024

2015 taxes if no budget change is made equal $692.80.

Public and Private Restrictions

Other than easements of record, no other public or private restrictions affecting value,
other than those mentioned in this report, are known or were observed upon inspection
and analysis of the subject property. However, a title search is recommended.

Appraisal Methodology

In appraisal practice, an approach to value is included or omitted based on its
applicability to the property type being valued and the quality and quantity of information
available. Within this assignment the Sales Comparison was used to value the subject
property.
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Cost Approach

The Cost Approach is based upon the principle of substitution in that an informed
purchaser would pay no more for the subject than the cost to produce a substitute
property with equal utility. This approach is particularly applicable when the property
being appraised involves relatively new improvements that represent the highest and
best use of the land, or when relatively unique or specialized improvements are located
on the site. Since the subject is vacant the Cost Approach is not applicable in this
assignment.

Sales Comparison Approach

The Sales Comparison Approach uses sales of similar, comparable properties that
when adjusted for dissimilarities, indicate a value for the subject. Within this method of
valuation this is typically performed using physical units of comparison such as price per
square foot, price per unit, etc., or economic units of comparison derived from the
comparable sales. The selected unit of comparison is then used to estimate total value.
Economic units of comparison are analyzed as to relevant differences, with the final
estimate derived based on the general comparisons.

Within this report the Sales Comparison Approach will be used in this analysis. Sales of
commercial sites in the central Florida Hardee County land market with the greatest
amount of similarity were used to compare to the subject.

Income Capitalization Approach

The Income Capitalization Approach reflects the subject’'s income-producing
capabilities. This approach is based on the assumption that value is created by the
expectation of benefits to be derived in the future. More specifically, the amount an
investor is willing to pay to receive an income stream plus reversion value from a
property over a period of time is estimated. The two common valuation techniques
associated with the Income Capitalization Approach are Direct Capitalization and the
Discounted Cash Flow (DCF) analysis. Due to the scope of work the Income Approach
will not be used in this analysis.
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Land Valuation

There are several methods available to estimate land value. The most reliable is called
the Direct Comparison Method which is based on comparison of the subject to similar
sites that have recently sold. This method was employed for the analysis subject.

The scope of work requires a value in use, subject to inclusion into the proposed
hospital site plan. As such, sales of sites with proximity to or incorporated into the
operation of existing hospitals were analyzed for this analysis. Three sales were
selected and compared to the subject under the hypothetical condition as stated herein.

Thus, the most comparable sales to the subject were used in the direct comparison
analysis. Adjustments for ownership rights transferred, financing, conditions of sale,
date of sale, location, zoning, and physical characteristics, among others, were
considered. The subject parent tract contains a total land area of approximately 28,246
square feet. The following grid displays the comparable land sales in relation to the
subject, followed by a land sale map, discussion of comparable sales, and the
correlation of unit price.
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Land Sales Comparison Grid

ITEM
OR BK/PG

LOCATION

CITY

COUNTY

SALE PRICE

OWNERSHIP RIGHTS
ADJUSTMENT
ADJUSTED PRICE

FINANCING
ADJUSTMENT
ADJUSTED PRICE

CONDITIONS OF SALE
ADJUSTMENT
ADJUSTED PRICE

DATE OF SALE
ADJUSTMENT
ADJUSTED PRICE

EXP. AFTER PURCHASE
ADJUSTED PRICE
LAND SIZE/SQ. FT.
ACCESS/FRONTAGE
TOPOGRAPHY

LAND USE PLAN

SHAPE

PRICE PER SQ. FT.
ADJUSTMENT PROCESS:
LOCATION

LAND SIZE
ACCESS/FRONTAGE
TOPOGRAPHY

LAND USE PLAN

SHAPE

NET ADJUSTMENT:
ADJUSTED PRICE/SQ. FT.
15-027 Lambert EDC

SUBJECT
N/A
735/717 6th
Ave South
Wauchula
Hardee

N/A

Fee Simple

N/A
N/A

N/A

05-Feb-16

28,246
Average/Paved
Level

Commercial
Irregular
N/A

SALE NO. 1
4463-1079

West Hilda
Street

Kissimmee
Osceola
$1,260,000
Fee Simple
0%
$1,260,000
CASH
0%
$1,260,000
Arm's Length
0%
$1,260,000
20-Jun-13
0.0%
$1,260,000
$0
$1,260,000
88,378
Average/Paved
Level

Office
Residential

Irregular
$14.26

-25%
50/0

0%
00/0

0%
0%
-20%
$11.41

SALE NO. 2
4013-2601

2470 N Orange
Blossom Trail

Kissimmee
Osceola
$850,000
Fee Simple
0%

$850,000
CASH

0%

$850,000
Arm's Length
0%

$850,000
23-Jul-10
0.0%
$850,000

$0

$850,000
51,400
Average/Paved
Level

Office
Residential

Irregular
$16.54

-25%
50/0
-10%
0%
0%
0%
-30%
$11.58

SALE NO. 3
9421-1655

U.S. Highway 27
Davenport
Polk
$1,450,000
Fee Simple
0%
$1,450,000
CASH

0%
$1,450,000
Arm's Length
0%
$1,450,000
19-Dec-14
0.0%
$1,450,000
$0
$1,450,000
183,600
Average/Paved
Level

Commercial/lndu
strial

Rectangular
$7.90

-5%
20%
0%
0%
0%
0%
15%
$9.08




Vacant Land Sale Map
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Discussion of Comparable Sales

Sale No. 1 sold on June 20, 2013 for $1,260,000 and contains 88,378 square feet. At
the time of sale this site was vacant and held for speculation by two retired physicians
with offices in the City of Kissimmee, adjacent to Adventist Health Systems hospital
which is located in the southwest quadrant of North Orange Blossom Trail and Donegan
Avenue. At the time of sale this site was zoned B5, Business and had a land use plan
designation of OR, Office Residential. Verification with the grantor’s representative
indicated this was an arm’s length sale. The grantee’s representative indicated this site
was intended to be incorporated into the expansion of the hospital.

This sale was adjusted downward by 25% for its superior location, since it is located in a
medical office district in the City of Kissimmee. It is larger, hence inferior in size as
compared to the subject and is adjusted upward for this item. After all adjustments the
indicated unit price is $11.41 per square foot.

Sale No. 2 sold on July 23, 2010 for $850,000 and contains 51,400 square feet. At the
time of sale this site was improved with an older, automotive service facility. This facility
had been rented at or near market levels as the time of purchase by Adventist Health
Systems. It is located at the southwest corner of North Orange Blossom Trail and
Donegan Avenue and has been incorporated into the hospital’s site plan. At the time of
sale this site was zoned B5, Business and had a land use plan designation of OR,
Office Residential. Verification with the grantor's representative indicated this was an
arm’s length sale. The grantee’s representative indicated this site was intended to be
incorporated into the expansion of the hospital.

This sale was adjusted downward by 25% for its superior location, since it is located in a
medical office district in the City of Kissimmee. It is larger, hence inferior in size as
compared to the subject and is adjusted upward for this item. Furthermore, this sale had
a location at a hard corner, signalized intersection with a primary north-south
commercial corridor for the City of Kissimmee, is superior with respect to frontage, and
was adjusted downward by 10% for this item. After all adjustments the indicated unit
price is $11.58 per square foot.

Sale No. 3 sold on December 14, 2014 for $1,450,000 and contains 183,600 square
feet. It is located on the westerly right of way of U.S. Highway 27, approximately 300
feet south of Holly Hill Road in Davenport, Florida. It is in the immediate vicinity of the
Heart of Florida Regional Medical center hospital and is adjacent to medical office
construction. This sale has a Commercial/Industrial land use classification, and is
currently offered on the market. Verification with the grantor’s representative indicated
this was an arm’s length sale. This sale has the closest proximity to the subject, is most
similar with respect to land use plan, and is the most current sale.
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This sale was adjusted downward by 5% for its superior location, since it is located in a
medical office district. It is larger, hence inferior in size as compared to the subject and
is adjusted upward by 20% for this item. After all adjustments the indicated unit price is
$9.08 per square foot.

Correlation

The adjusted sale prices range from $9.08 to $11.58 per square foot. Each of the sales
has a similar highest and best use as compared to the subject. Each sale required
adjustment, and each sale is given weight in this analysis. Sale No. 3 is the most
current sale and is most similar with respect to proximity. However, Sale Nos. 2 and 3,
like the subject, were purchased for inclusion into the hospital site plan. As such,
considering the subjects location and the quantity and quality of the available data a unit
value near the lower end of the range of the comparable sales is considered applicable
to the subject, resulting in a unit price of $10.00 per square foot. The subject land is
contains approximately 28,246 square feet, and the value is estimated as follows:

28,246 x $10.00/S.F. = $282,460
Rounded to $280,000
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Reconciliation and Value Conclusion — As Is

The Cost Approach was not used to value the subject, a vacant site. Thus, the Cost
Approach is not applicable in this assignment due to the scope of work.

The Sales Comparison Approach was applicable since sales of other vacant industrial
land sales. The subject is considered to be in a stabilized market, and due to the effects of
the previous U.S. recession values are down from before the recession. The current value
in use of the fee simple interest as is $280,000 as per the Sales Comparison Approach.

The Income Approach was not used to value the subject property. This approach is
typically applicable for income producing properties and is not applicable in this
assignment. Thus, the Income Approach is not applicable in this assignment due to the
scope of work.

Correlation of Value Estimates
The Sales Comparison Approach is given weight in valuing the subject property both as is
and as if repaired. Thus, considering the quantity and quality of the data which includes a

verified, current contract the current value in use of the subject’s fee simple interest as of
the effective date of value as of February 5, 2016 is $280,000.
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ADDENDA
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EXHIBIT A - PROPERTY TAX CARDS
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EXxHIBIT B — CORRESPONDENCE

57



58



ExHIBIT C — HOSPITAL SURVEY/PROPOSED SITE PLAN
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ExHIBIT D — APPRAISER’S LICENSE
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EXHIBIT E - GRAMM, BLILEY, LEACH ACT
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PRIVACY NOTICE AND OPT-OUT PROVISIONS:

As reflected as a key provision of the Gramm-Leach-Bliley Act, this notice is to comply
with the specific policy provisions as to notification by the appraiser with respect to the
use of private information. Appraisal is the measurement and interpretation of the
market for a specified assignment, and the use and reporting of data is necessary in this
operation. Data that is obtained from private sources will generally be used in both the
appraisal and reporting functions of the appraisal assignment. The publication of the
data will be provided only to the client and intended users of the appraisal, but the
appraiser has no further control of any additional dissemination of the data obtained in
the report to others. However, the intended user(s) may also be subject to the
requirements and provisions of the Gramm-Leach-Bliley Act. The appraiser may also
use the information in estimating values for other properties; however, the use of
specific private information will only be published in other appraisal reports with
permission from the confidential source. The party providing private information has the
right to opt-out of any further future use or dissemination of the data.

For this appraisal the property owner, has not chosen to opt-out of any further use of the
information provided to the appraiser.
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