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CALL TO ORDER 
 
ROLL CALL 
 
PLEDGE OF ALLEGIANCE 
 
ADDITIONS, DELETIONS, MODIFICATIONS, AND APPROVAL OF AGENDA 
 
PUBLIC COMMENT – (3 minute individual limit) 
 
REGULAR AGENDA ITEMS 
1. Consideration of Land Purchase Contract (By: Town Manager Stevens) 
2. Resolution No. 2022-09: A Resolution of the Town Commission of the Town of Ocean Ridge, 

of Palm Beach County, Florida, Adopting Budget Amendments for the Fiscal Year Beginning 
October 1, 2021 and Ending September 30, 2022, Providing for an Effective Date (By: Town 
Manager Stevens) 

 
ADJOURNMENT 



Item #1  
 

Town of Ocean Ridge, Florida 
 

Town Commission Agenda Memorandum 
 

Office of the Town Manager, Tracey Stevens 
_________________________________________________________________________ 

Meeting Date: April 12, 2022 
Subject:   Land Purchase 
_________________________________________________________________________ 

Mayor & Commissioners: 
 
As you know, the Town is currently under an option contract to purchase land in Ocean Ridge, 
with a 60 day due diligence period in order for the Town Commission to have the opportunity 
to hear from residents and either vote for or against the contract.  The property consists of 
approximately 9 acres of land and the original contract price was $1,999,000. The deposit in 
the amount of $199,900 has been placed in escrow in accordance with the contract. 
 
In accordance with state statutes, the Town hired two separate firms to complete appraisals 
for the property.  The first appraisal came in at $1,400,000 and the second appraisal came in 
at $800,000, with an average price of $1,100,000. 
 
As we indicated in the Town Commission meeting on April 4th, I began conversations with our 
Real Estate Attorney prior to the April 4th Town Commission meeting regarding the price 
negotiation once we received one of the appraisals.  Once we received the second appraisal 
on April 4th, we negotiated even further.  However, the sellers did not accept our price 
amendment prior to the Town Commission meeting, so we presented the option contract to 
the Commission in the amount of $1.999 million along with the advice to negotiate further.   
 
Since the sellers realized that the Commission was not going to accept the option contract at 
the meeting in the amount of $1.999 million, they seemed more willing to negotiate further.  
We presented a first counter in the amount of $1.1 million which was the average of the two 
appraisals, and the sellers rejected the offer and came back at $1.7 million.  The second 
counter was presented at $1.4 million which was the higher of the two appraisals, and that 
offer was also rejected.  Our final offer of $1.5 million was presented over the weekend, and 
the seller’s accepted it today (Monday, April 11th).  See attached addendum. 
 
I have also attached the Legal Notice regarding this purchase, along with information 
regarding the benefits of the purchase to the Town and its residents. 
 
Suggested Motion:  I move to approve the Vacant Land Contract to purchase 
property with the ID No. of 46-43-45-22-00-000-7010 in the amount of 
$1,500,000 and to authorize Town Manager Stevens to execute the documents 
necessary to complete this purchase. 
 
Respectfully, 

 
Tracey L. Stevens, MMC 
Town Manager & Finance Director 
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The Town is currently under contract to purchase land in Ocean Ridge.  The following 
points support the purchase of the Priest Property: 
 
1.  Purchase will Boost the Town’s CRS Rating and Lower Flood Insurance Rates for 
Residents 
 
Purchasing the property will also have the beneficial effect of boosting the Town’s CRS 
ratings in the National Flood Insurance Program in order to gain additional savings on 
flood insurance rates for its residents, while also preserving the character of the Town 
and controlling the population and number of dwelling units per our already established 
Comprehensive Plan cap of 1,730 dwelling units. 
 
2.  Purchase Supports County Requested Re-Zoning 
 
Palm Beach County & Spanish Creek, LLC, have both applied to the Town to re-zone 
their properties from Residential Single Family to Preservation/Conservation in the area 
to the west and northwest of Town Hall in order to preserve the precious mangrove 
areas and related marine habitats and resources.  The Town would like to join in 
expanding this Preservation/Conservation area by purchasing the property north of the 
Palm Beach County property. 
 
3. Purchase Supports Comprehensive Plan Policies and Coastal Resilience Partnership 
Strategies 
 

a. Protection of mangroves is key to the Town’s environmental health, our 
resiliency strategies, and is a policy objective in the Town’s Comprehensive Plan’s 
Conservation Element and Coastal Management Element.  With the ability to 
store vast amounts of carbon, mangrove forests are key weapons in the fight 
against climate change. The thick, impenetrable roots of the mangrove forests 
are vital to the Town’s shoreline community as a natural buffer against storm 
surges (to help with flooding), which is an increasing threat due to rising sea 
levels. The dense root systems of mangroves inhibit the flow of tidal water, act as 
a natural filter for pollutants, and encourage the deposition of nutrient-rich 
sediments, while also offering critical nursing environments for juveniles of 
thousands of fish species. 
 

b. Further, consistent with key policies in the Town’s Comprehensive Plan, the Town 
recently joined the Coastal Resilience Partnership (CRP) along with Palm Beach 
County and five other jurisdictions to perform a climate change vulnerability 
assessment. According to the assessment, the objectives of the Town are to 



improve resiliency and address vulnerabilities through the establishment of 
Adaptation Action Areas (AAAs), or a similar geographic concept as defined by 
the Town, to identify areas that experience coastal flooding, storm surge and sea 
level rise and use the AAAs to provide targeted strategies improving resilience, 
reducing risks, prioritizing funding, creating adaptation planning standards and 
sharing information. Thus, the Town needs to address the vulnerabilities of 
neighborhoods or portions of neighborhoods due to coastal flooding, storm surge 
and sea level rise within the community by establishing Neighborhood AAAs and 
a map indicating those locations that are at risk by 2040. The property at issue 
will likely serve as a part of an AAA under the assessment. 

 
4. Purchase Addresses Potential Building, Development, and Flooding Issues 
 
The Town is cognizant of the fact that building on submerged lands or areas with a muck 
base poses future drainage problems for residents, as we are already experiencing in 
some areas.  Certain areas in Town are continually inundated with water during high 
tides and moderate to heavy rains, causing nuisance flooding in the roadways.  Expenses 
to the Town and its residents become exorbitant to maintain the drainage systems in 
these areas over time. 
 
5. Purchase Creates Other Opportunities 
 
Once the Town purchases the property and re-zones the area to 
preservation/conservation, the Town may be able to utilize the property for mitigation 
or other conservation and preservation and potential recreational uses to benefit the 
residents of Ocean Ridge. 



PUBLIC NOTICE 
 
NOTICE IS HEREBY GIVEN that the Town Commission of the Town of Ocean Ridge, Florida, at a Regular Town 
Commission Meeting to be held on Monday, April 4, 2022 at 6:00 P.M. in the Commission Chambers of the Town 
Hall, Ocean Ridge, Florida, will have on the agenda for its consideration an option contract for the purchase of the 
following generally described vacant real property in the Town of Ocean Ridge: 
 
Ten (10) acres off of the North side of that part of the Southeast quarter of the Southwest quarter of Section 22, 
Township 45 S. of Range 43 E. lying East of the Florida Coast Lien Canal, except that portion containing 1.05 acres 
deeded to the United Sates of American in an easement deed dated May 8, 1931 and more particularly described as 
follows:  Commencing at the Southwest corner of said Section 22, for a Point of Reference, and run thence along the 
South line of said Section 22, South 89°39’17” East One Thousand Six Hundred Ninety-Eight and Forty-One 
hundredths feet to an intersection with the Easterly Right-of-Way line of the Intracoastal Waterway; Thence along 
said Easterly Right-of-Way line, North 7°31’41” East 850.71 feet to an intersection with the South line of the above 
described 10 acres, for a Point of Beginning; 
 
From said Point of Beginning run thence along said South Line North 89°31’12” west 100.76 feet to an intersection 
with the Easterly line of the Florida East Coast Canal Right-of-Way; thence along said Easterly line, North 7°31’41” 
East 458.73 feet to an intersection with the North line of said 10 acres; thence along said north line, South 89°31’12” 
East 100.76 feet to an intersection with the Easterly Right-of-Way line of the Intracoastal Waterway; Thence along 
said Easterly Right-of-Way line South 7°31’41” West 458.73 feet to the Point of Beginning. 
 
Parcel Control Number:  46-43-45-22-00-000-7010 
 
ALL PERSONS INTERESTED IN PROVIDING PUBLIC COMMENT ON THIS MATTER may appear before 
the Town Commission at the time and place aforesaid and be heard. 
 
IF A PERSON DECIDES TO APPEAL ANY DECISION MADE BY THE COMMISSION WITH RESPECT TO 
ANY MATTER CONSIDERED AT SUCH MEETING OR HEARING, HE OR SHE WILL NEED A RECORD 
OF THE PROCEEDINGS, AND THAT, FOR SUCH PURPOSE, HE OR SHE MAY NEED TO ENSURE THAT 
A VERBATIM RECORD OF THE PROCEEDINGS IS MADE, WHICH RECORD INCLUDES THE 
TESTIMONY AND EVIDENCE UPON WHICH THE APPEAL IS TO BE BASED. 
 
PERSONS WHO NEED AN ACCOMMODATION IN ORDER TO ATTEND OR PARTICIPATE IN THIS 
MEETING SHOULD CONTACT THE TOWN CLERK AT 561-732-2635 AT LEAST 3 DAYS PRIOR TO THE 
REGULAR COMMISSION MEETING IN ORDER TO REQUEST SUCH ASSISTANCE.   
 
 
Dated:  February 24, 2022   TOWN OF OCEAN RIDGE, FLORIDA 
Publish: Town Hall and Town website  Karla M. Armstrong 
Publish Date: February 24, 2022   Karla Armstrong, Town Clerk 
 
THIS NOTICE IS PROVIDED PURSUANT TO SECTION 166.045, FLORIDA STATUTES. 
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Addendum to Contract

Addendum No. ______ to the Contract with the Effective Date of ____________________ between

__________________________________________________________________________________________ (Seller) 

and _______________________________________________________________________________________ (Buyer) 

concerning the property described as:  __________________________________________________________________ 

_________________________________________________________________________________________________ 

(the "Contract").  Seller and Buyer make the following terms and conditions part of the Contract:

Buyer:  __________________________________________________ Date:  ___________________________

Buyer:  __________________________________________________ Date:  ___________________________

Seller:  __________________________________________________ Date:  ___________________________

Seller:  __________________________________________________ Date:  ___________________________

1

William P Priest Trust, Priest Family Irrevocable Trust, et.al.

Town of Ocean Ridge, Florida, a Florida municipal corporation

 +/- 8.95 Acres Ocean Ridge, Ocean Ridge, FL 33435

Seller and buyer agree to reduce the purchase price to $1.5 million.  All other terms and conditions of the contract remain 
in full force and effect. 

February 22, 2022

20325616 test tbd41035461FLfalse0 016135

Java/1.8.0_231Jennifer Thron  |  Sand067763-300164-93521Authentisign ID: F91054E6-4CB8-EC11-997E-501AC586CB79

Sheri Priest Rock 4/10/2022 4:34 PM EDT

Tyler Johnson 4/11/2022 9:29 AM EDT

Caren M. Kilpatrick 4/10/2022 1:25 PM EDT

Electronically Signed using eSignOnline™ [ Session ID : 495c5ee0-da97-46f1-b94a-5ddb916b860c ]

Sheri Priest Rock 4/10/2022 4:34 PM EDT

Tyler Johnson 4/11/2022 9:29 AM EDT

Caren M. Kilpatrick 4/10/2022 1:25 PM EDT

Electronically Signed using eSignOnline™ [ Session ID : 495c5ee0-da97-46f1-b94a-5ddb916b860c ]



 



 

 

 

 

Valuation and Advisory Services 

Michael P. Jonas, MAI, AI-GRS 
State-Certified General 
Real Estate Appraiser RZ2623 
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J. Lee Norris, MAI, SRA 
State-Certified General 
Real Estate Appraiser RZ643 
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April 4, 2022 
 

Town of Ocean Ridge 
Attention:  Tracey L. Stevens, Town Manager & Finance Manager 
6450 N. Ocean Ridge  
Ocean Ridge, Florida 33435-5251 

  
Re:   9.13 Acre – Vacant Submerged Land 

Ocean Ridge, Florida  33435 
Our File Number: 22-54 

 
Dear Ms. Stevens: 
 
At your request and authorization, Carlson, Norris and Associates has completed an   Appraisal 
Report for the above referenced real property. Per the request of the client, we have provided the 
market value for the subject based on an “As Is” basis.  This will be discussed more fully in the body 
of the attached appraisal report.  The interest appraised includes the fee simple estate. 
 
The subject property contains a wetland parcel with approximately 9.13 acres in Ocean Ridge. The 
land is located west of N Ocean Boulevard, north of E Ocean Avenue. The parcel has no legal or 
physical roadway access.  

Data, information, and calculations leading to the value conclusion are incorporated in the report 
following this letter.  The report, in its entirety, including all assumptions and limiting conditions, is an 
integral part of, and inseparable from, this letter. Any special assumptions and limiting considerations 
were especially noted in Section 7 of this report. Your attention is directed to these General 
Assumptions and Limiting Conditions which are part of this report.  

The following appraisal sets forth the most pertinent data gathered, the techniques employed, and 
the reasoning leading to the opinion of value. The analyses, opinions and conclusions were 
developed based on, and this report has been prepared in conformance with, our interpretation of the 
guidelines and recommendations set forth in the Uniform Standards of Professional Appraisal 
Practice (USPAP) of the Appraisal Foundation, the requirements of the Code of Professional Ethics 
and Standards of Professional Appraisal Practice of the Appraisal Institute, the Financial Institutions 
Reform, Recovery, and Enforcement Act of 1989 (FIRREA), and Title XI Regulations. 
 
Carlson, Norris and Associates does not authorize the out-of-context quoting from or partial reprinting 
of this appraisal report.  Further, neither all nor any part of this appraisal report shall be disseminated 
to the general public by the use of media for public communication without the prior written consent of 
the appraisers signing this report. 
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Based upon the results of the investigation and analyses, the market value of the fee simple interest 
of the subject in its “As Is” condition under the extraordinary assumptions noted and market 
conditions existing as of February 28, 2022 is: 
 
EIGHT HUNDRED THOUSAND DOLLARS .................................................................. ($800,000.00). 
 
PLEASE NOTE: The Novel Coronavirus (COVID-19) outbreak, declared by the World Health 
Organization as a global health emergency on 1-30-2020, is causing heightening uncertainty in local, 
national and global markets. This outbreak was identified as a pandemic on 3-11-2020 and further 
classified as a National Emergency on 3-13-2020. Worldwide cases of COVID-19 have been 
identified and the scope of this crisis has expanded. Travel and “shelter in place” restrictions have 
been implemented to “blunt the curve” of infections and stem the scale and longevity of the outbreak. 
A prolonged medical and economic crisis may have a significant, yet unquantifiable impact on real 
estate markets. 

The information provided within this appraisal is based on market data available at this juncture (date 
of value and date of the report). However, due to the significant uncertainty in property and capital 
markets, as well as the rapid unfolding of this event, it is indeterminable for the appraiser to quantify 
and assess the impact that this outbreak has had/or will have on real estate property values. Values 
and incomes may change more quickly and significantly than during more typical market conditions. 
It should be emphasized that the results of this appraisal analysis and the value conclusions 
reported herein are based on the effective date of the appraisal and the appraiser makes no 
representation as to the effect on the subject property of any unforeseen event subsequent to 
the effective date. 
 
Please refer to the attached appraisal report, plus exhibits, for documentation of the value estimates 
contained herein. It has been a pleasure to assist you in this assignment. If you have any questions 
concerning the analysis, or if Carlson, Norris and Associates can be of further service, please contact 
us.  
 

Respectfully submitted,     

CARLSON, NORRIS, & ASSOCIATES 

 

Michael Jonas, MAI, AI-GRS, CCIM 
State-certified general real estate appraiser RZ2623                     
 
 
 
Angelica Jordan, Associate  
State-registered trainee appraiser RI23979 
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Aerial Photograph 
 

 
 

9.13 Acre – Vacant Land Parcel 
Ocean Ridge, Florida  33435 
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Section 1 – Summary of Salient Facts 

Property Reference: 46-43-45-22-00-000-7010 

Property Type: Vacant Land – Submerged Wetland 

Property Address: No physical address 
Ocean Ridge, Florida  33435 

Report Format: Appraisal Report  

Date of Inspection: February 28, 2022 

Date of Value: February 28, 2022 
Date of Report: April 4, 2022 

 
Interest Appraised: Fee Simple 

Purpose of the Appraisal: The purpose of this appraisal is to estimate the market value of 
the subject property on an “As Is” basis in fee simple ownership 
under market conditions existing as of the effective date of 
value, under reporting requirements of the Uniform Standards 
of Professional Appraisal Practice, (USPAP), as defined by the 
Appraisal Foundation. 

Use of the Appraisal: 
 
 

The intended use of this appraisal is to assist our client with 
acquisition activities and potential purchase of the subject 
property.  

Intended Users: The intended users of this report are Town of Ocean Ridge 
and/or their representatives. 

Client: The client for this report is the Town of Ocean Ridge. 

Location: The subject property is located about 500 feet west of N Ocean 
Boulevard, and about 1,400 feet north of E Ocean Avenue, in 
Ocean Ridge.   

Site Description: The property is irregular in shape and contains a total of 9.13 
acres. The property is designated as wetlands and is mostly 
submerged land. 

Legal Description: The subject site has lengthy metes and bounds descriptions.  
The properties are located within Section 22, Township 45, 
Range 22 in Palm Beach County, Florida. 

A complete legal description is contained within a later section 
of the report. 

Land Use Designation: Urban/Suburban 

Zoning Classification: RSF – Single Family Residential 

Highest And Best Use: Conservation or recreational use.  

Value Indications: Cost Approach:                                      Not Applicable 
Income Approach:                                  Not Applicable 
Sales Comparison Approach:                 $800,000 
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Market Value Estimates as 
of  February 28, 2022: 
 

$800,000 
 

Appraisal Firm: Carlson, Norris and Associates 

Appraiser: Michael Jonas, MAI, AI-GRS, CCIM 
State-certified general real estate appraiser RZ2623 

Angelica Jordan 
State-registered trainee appraiser RI23979 
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Section 2 – Premises of the Appraisal 
 

Purpose of Appraisal: The purpose of this appraisal is to estimate the market value of the subject 

property, as described on an “as is” basis in fee simple ownership under market conditions existing 

as of the effective date of value, under the reporting requirements of the Uniform Standards of 

Professional Appraisal Practice (USPAP), as defined by the Appraisal Foundation.   

 

Use of Appraisal:  The intended use of this appraisal is to assist our client with acquisition activities 

and potential purchase of the subject property. 

 

Intended Users of Appraisal: The intended users of this report is the Town of Ocean Ridge and/or 

their representatives. 

 

Appraisal Client:  The client for this report is the Town of Ocean Ridge. 

 

Competency of Appraiser:  The appraiser has previously provided specific qualifications are 

included within this report.  These qualifications serve as evidence of their competence for the 

completion of this appraisal assignment in compliance with the competency provision contained 

within the Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal 

Standards Board of the Appraisal Foundation.  The appraisers' knowledge and experience, 

combined with their professional qualifications that are commensurate with the complexity of this 

assignment based on the following: 

• Professional experience 

• Educational background and training 

• Business, professional, academic affiliations and activities 
 

The appraiser has previously provided consultation and market value estimates for acreage parcels 

in South Florida. 
 

Scope of Work:  The Uniform Standards of Professional Appraisal Practice (USPAP) define the 

scope of work as: “the type and extent of research and analyses in an assignment”.  “The scope of 

work includes, but is not limited to: the extent to which the property is identified, the extent to which 

tangible property is inspected, the type and extent of data research and the type and extent of 

analysis applied to arrive at opinions or conclusions.”  
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The scope of this appraisal has been to collect, confirm, and report data. Other general market data 

and conditions have been considered. Consideration has been given to the property’s zoning, 

surrounding improvements and neighborhood. The work performed for this assignment included but 

is not limited to: 

• Extent to which the property was identified 

o The subject property is identified by property record card indicating the Palm Beach 

County Property Appraiser STRAP Number for the subject property, as provided by 

our client. 

• Extent to which the property was inspected 

o  An inspection of the property being appraised as well as the neighborhood in which it 

is located was done on February 28, 2022. During the inspection, an inventory of the 

property attributes was collected based on visual observation. (NOTE: The term 

“inspection” should not be construed to be a professional engineer’s report 

concerning the condition of the building, structural integrity, or condition of any 

mechanical items. If the client has concerns of this type, a professional engineer’s 

inspection and report are recommended. That type of inspection is beyond the 

scope of work of this assignment and the professional abilities of a certified 

appraiser. This inspection is made only for observation of property attributes). 

o The appraiser gathered information about the physical characteristics of the subject 

site that are relevant to the valuation problem.   

• Type and extent of the data researched 

o Investigation of public records for the property’s land use, zoning, flood hazard area 

classification and property appraiser’s tax records for attributes of the property. 

o Collection and analysis of comparable land sales with wetland components was used 

in order to form an opinion of the value of the land. 

o Numerous sales and listings in the market area were considered.  Land sales were 

selected based on physical and locational characteristics and were compared to the 

subject.  

o The data was verified by buyer, seller or representative of the comparable as well as 

public records. 
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• Type and extent of analysis applied 

o Three approaches were considered in determining value. 1) Cost Approach – either 

reproduction or replacement cost can be used to develop a value indication for the 

subject property 2) Income Approach – valued on the ability of a property to generate 

a cash stream and 3) Sales Comparison Approach – value indication is derived by 

comparing sales of similar properties.  

o The subject property is vacant land with no improvements, therefore, the Cost 

Approach does not apply. 

o Properties like the subject are not rented for purposes of generating an income 

stream.  The Income Approach was not considered applicable and was not utilized. 

o Investigated comparable sales of other land parcels with wetland components, which 

led to analysis and completion of the Sales Comparison Approach. 

▪ We researched the market area and located a number of sales which can be 

compared to the subject. 

▪ The data was verified with the buyer or seller or their representative of the 

comparables as well as the public records.   

▪ An analysis utilizing the price per acre was performed. 

o The value opinions presented in this report are based upon analysis of the market 

conditions affecting real property values, the attributes of competitive properties, and 

sales data for similar properties. 

o Reconciling the value indications from the appropriate approaches to value into a final 

value opinion for the subject property; all as of the effective date of this report. 

o Preparation of a written appraisal report. 

To develop the opinion of value, Carlson, Norris and Associates performed an appraisal as defined 

by the Uniform Standards of Professional Appraisal Practice (USPAP).  In this appraisal, Carlson, 

Norris and Associates used the Sales Comparison Approach exclusively to develop a reliable value 

indication. 

Furthermore, the value conclusions reflect information about the subject and market conditions. This 

appraisal of the subject has been presented in the form of an Appraisal Report, which is intended 
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to comply with the reporting requirements set forth under Standards Rule 2-2(a) of the 

USPAP. 

Property Rights Appraised:  The property ownership rights valued in this appraisal is known as fee 

simple. 

 

Fee Simple Interest: The fee-simple interest is defined as: “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.”1 

Market Value Definition:  As defined in the Agencies’ appraisal regulations, “The most probable 

price that a property should bring in a competitive and open market under all conditions requisite to a 

fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is 

not affected by undue stimulus. Implicit in this definition are the consummation of a sale as of a 

specified date and the passing of title from seller to buyer under conditions whereby: 

• Buyer and seller are typically motivated; 

• Both parties are well informed or well advised, and acting in what they consider their best 

interests; 

• A reasonable time is allowed for exposure in the open market; 

• Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

• The price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale.” 

(Source:  Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal 

Register, Volume 75, Number 237, Page 77472) 

Date of Inspection: February 28, 2022 

Date of Value Estimate “As Is”: February 28, 2022 

Date of the Report:         April 4, 2022 
 

 

  1 The Dictionary of Real Estate Appraisal, Sixth Edition, The Appraisal Institute. 
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Sales History:  The Uniform Standards of Professional Appraisal Practice requires a statement of 

the listings, purchase contracts and sales history of the subject property for the three years prior to 

the appraisal date.  There have been no known arm’s length transactions affecting the property 

during the three years preceding this value. As of the date of appraisal, the subject property was 

currently pending a contract for purchase. The property was listed for $1,999,000 prior to the pending 

contract. Jen Thron who is familiar with the listing stated that the contract is set at the asking price of 

$1,999,000. Reportedly the property was originally listed for $1,600,000 in June of 2021 and was 

relisted for $2,000,000 in January of 2022. Since this price change there was reportedly other interest 

in the property including a pending contract for $2,800,000 which did not close due to legal issues 

that came up for the prospective buyer.  

Valuation History: The Uniform Standards of Professional Appraisal Practice requires the appraiser 

to divulge any services provided on the subject property during the preceding three years. The 

appraisers nor Carlson, Norris and Associates have not completed an appraisal of the subject 

property, nor have we provided any services related to the property during the three years preceding 

the date of this appraisal.   

 

Appraisal Analysis and Report Type:  The Appraisal Standards Board controls the process of 

making an appraisal of a parcel of real estate.  The Board issues rules and guidelines from which all 

appraisals and resulting reports are made. The process of administration of those rules and 

guidelines is addressed to the Real Estate Appraiser Commission of each respective state. The 

Appraisal Standards Board issues the rules and guidelines in the form of a document update 

published each year by The Appraisal Foundation. That document is entitled “The Uniform Standards 

of Professional Appraisal Practice” (USPAP).  

As of January 1, 2016, the two types of appraisal types are; Appraisal Report and Restricted 

Appraisal Report.  The following definitions have been adopted for each type of report: 

• An Appraisal Report:  A written report prepared under Standards Rule 2-2(a). 

• Restricted Appraisal Report: A written report prepared under Standards Rule 2-2(b).  

This appraisal is reported in an Appraisal Report format. 

 

Exposure Time:  Exposure time is the estimated length of time the property would have been 

offered prior to a hypothetical market value sale on the effective date of appraisal. It is a retrospective 
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estimate based on an analysis of recent past events, assuming a competitive and open market. It 

assumes not only adequate, sufficient, and reasonable time but also adequate, sufficient, and 

reasonable marketing effort. Exposure time is therefore interrelated with appraisal conclusion of 

value. 

An estimate of exposure time is not intended to be a prediction of a date of sale or a simple one-line 

statement. Instead, it is an integral part of the appraisal analysis and is based on one or more of the 

following: 

• statistical information about days on the market 

• information gathered through sales verification 

• Interviews of market participants. 

The reasonable exposure period is a function of price, time, and use. It is not an isolated estimate of 

time alone. Exposure time is different for various types of real estate and under various market 

conditions. 

• In consideration of these factors, we may have analyzed the following: 

• Exposure periods of comparable sales revealed during the course of this appraisal; 

• Macroeconomic exposure times for the subject property type across the Subject MSA and 

the entire United States as published in multiple articles and websites. 

• Knowledgeable real estate professionals. 

Based on information available in the marketplace and some information relating to sales and listings 

would tend to indicate an exposure time of 12 to 18 months could be expected for the subject 

property.  This would be conditional on the property being properly priced for the marketplace and 

aggressively promoted.  

Marketing Time:  Marketing time is the period a prospective investor would forecast to sell the 

subject property immediately after the date of value, at the value estimated. The marketing time is an 

estimate of the number of months it will require to sell the subject from the date of value, into the 

future. The anticipated marketing time is essentially a measure of the perceived level of risk 

associated with the marketability, or liquidity, of the subject property. The marketing time estimate is 

based on the data used in estimating the reasonable exposure time, in addition to an analysis of the 

anticipated changes in market conditions following the date of appraisal. The future price for the 

subject (at the end of the marketing time) may or may not equal the appraisal estimate. The future 

price depends on unpredictable changes in the physical real estate, demographic and economic 
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trends, real estate markets in general, supply/demand characteristics for the property type, and many 

other factors.  

Based on the premise that present market conditions are the best indicators of future performance, a 

prudent investor will forecast that, under the conditions described above, the subject will require a 

marketing time of 12 to 18 months.  

Summary of the Appraisal Problem:  The analyst has been asked to estimate the market value of 

the fee simple interest of the subject property as of the effective date of appraisal.. 

In order to estimate the value for the subject property the analyst should consider sales of properties 

located in close proximity. We looked for sales with similar locational characteristics and physical 

components. The sales utilized in this report are considered to be the best and most appropriate in 

estimating the value of the property.   

Extraordinary Assumptions:  Extraordinary assumptions are defined as:  “An assumption, directly 

related to a specific assignment, 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. An 

extraordinary assumption may be used in an assignment only if: 

• It is required to properly develop credible opinions and conclusions; 

• The appraiser has a reasonable basis for the extraordinary assumption; 

• Use of the extraordinary assumption results in a credible analysis; and 

• The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary 

assumptions.”  

Please note the following extraordinary assumptions: 

• A soil analysis for the site has not been provided for the preparation of this appraisal. In the 

absence of a soil report, it is a specific assumption that the site has adequate soils to support 

the highest and best use.  The analyst is not an expert in area of soils, and would 

recommend that an expert be consulted. 

• It is assumed that there are no hidden or unapparent conditions to the property, soil, or 

subsoil, which would render them more or less valuable.  Subsurface oil, gas or mineral rights 

were not considered in this report unless otherwise stated.  The analyst is not an expert with 

respect to subsurface conditions, and would recommend that an expert be consulted. 
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• It is assumed that there are no toxic or hazardous materials either at ground level or 

subsurface. The analyst is not an expert in the valuation of site contamination, and 

recommend that an expert be consulted. 

• The subject’s land size has been taken from the Palm Beacg County Property Appraiser. It is 

assumed that the stated size for the subject property is correct.  
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Section 3 – Description of Real Estate Appraised 

PALM BEACH COUNTY AREA ANALYSIS 

 
 

The subject property is located in Palm Beach County, FL. Palm Beach County is on Florida’s 

southeast coast. Palm Beach County is bordered by Martin County to the north as well as Hendry 

and Glades County to the west and Broward County to the south. The Atlantic Ocean borders Palm 

Beach County to the east. West Palm Beach is the County Seat. Interstate 95 is the major 

north/south corridor which extends through all of Palm Beach County. Palm beach got its name from 

a shipwrecked Spanish vessel carry coconuts. As coconuts were not native to the area, and the 

shipwrecked within a short distance to shore, the coconuts got planted there and sprouted a lush 

groove of palm trees, hence earning it the title of Palm Beach County. 

 
PHYSICAL FACTORS 
Palm Beach County has a total of 2,203 square miles including 1,974 square miles of land, 229 

square miles of water and 47 miles of coastline. It is the second largest county by land area and third 

largest in total area. 17% of the county is covered by water. Palm Beach County can be divided into 

six physical zones; the Atlantic Ocean, barrier islands, lakes and lagoons, sandy flatlands, swamps or 

marshes, and Lake Okeechobee. Boca Raton is the largest city in the County. 

 

The Arthur R. Marshall Loxahatchee National Wildlife Refuge is a massive, 147,392 acre, preserve in 

Palm Beach County. Other natural areas include John D. MacArthur Beach State Park, Grassy Waters 

Everglades Preserve, and Leon M. Weekes Environmental Preserve, among many others. Many coral 



T O W N  O F  O C E A N  R I D G E  

C A R L S O N ,  N O R R I S ,  &  A S S O C I A T E S  

 

15 

reefs can be found along the coast of this county, as well as its neighboring counties, and Palm Beach 

County has taken careful steps to preserve the ecosystems found there.  

Since the Gulf Stream come closer to the land in Palm Beach County than anywhere else, it 

appropriately affects much of the climate in the county. This gives Palm Beach County a Tropical 

Climate. 

 
Weather: The average high temperature is 90° in the month of July and the average low temperature 

is 60° in the month of December. Additionally, average precipitation throughout the year 2019 was 

5.19 inches. The heaviest rain came in June with an average of 8.13 inches, and the driest month 

was February with an average of only 2.82 inches.  

 

Due to the favorable weather patterns that exist along the east coast of Florida is expected that Palm 

Beach County will continue to grow and prosper. The continued growth is in people moving from 

northern markets and a strong winter tourist season. This in turn will spurn additional commercial, 

industrial and residential development in Palm Beach County.  

ECONOMIC-FINANCIAL FACTORS 

There are numerous economic factors that impact the supply and demand for all types of real estate 

and specifically housing in any given area.  These factors will be considered and discussed in the 

following paragraphs.  Although these factors are considered individually, they do not act as 

independent agents in the marketplace.  They interact and effect, one another.  Therefore, the 

economic-financial factors considered, should be considered in totality, as a part of the economic 

framework. 
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Population: Estimates for current population sit right around 1,517,150. Palm Beach County has 

seen around a 1-2% increase in population since 2010. Note that the 53.29% Growth Rate for 2010 

is a reference to the population growth since 1990, not 2009. 

 

Currently Palm beach has a fairly diverse population, more so then certain neighboring counties, with 

74.6% White, 23.4% Hispanic, nearly 20% Black or African American, nearly 3% Asian, .6% 

American Indian and Alaska Native, and .01% Native Hawaiian and Other Pacific Islander citizens.  

48% of the citizens are male while the majority of 52% are female. The median age range is 44.9 

years old, with the composition as follows: 75,578 are under 5 y/o, 155,270 are 5-14 y/o, 81,177 are 

15-19, 251,216 are 20-34, 164,543 are 35-44, 291,552 are 45-59, 254,547 are 60-74, and 170,927 

are 75+. 

Employment: The unemployment rate in Palm Beach County as of August 2020 was 8.1% 

compared to 3.6% a year ago. The Leisure and Hospitality, and Mining and Logging Industries both 

saw a -% loss compared to their stats from a year ago. Construction, Manufacturing, Trade, 

Information, Financial Activities, Professional & Business Services, Education & Health Services, and 

Governmental Industries all increased 1-4% compared to their stats from last year. Construction was 

the highest % change at 4.1%. 
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Taxes: Florida is one of the few remaining states without a personal income tax. The absence of 

personal income taxes draws many people to Florida. Businesses enjoy additional incentive of low 

corporate income taxes. Florida’s tax rate of 6% is one of the lowest in the U.S. and far below the 

12% levied by some states. The Florida statues provide for the annual assessment and collected at 

the county level as revenue for counties, municipalities, school districts and special taxing districts. 

The tax rate is set by the taxing authority. One mill is equal to $1 per $1,000 of property value. The 

chart below indicates important factors relating to property tax and valuation in DeSoto County, 

Florida in 2020.  

 

 
 

 
Prices: The leading industry in Palm Beach County is tourism providing $2,000,000,000 annually in 

revenues. Below  is the most recent price index for Palm Beach County. As noted, the national 

average sits am unchanging 100, so the corresponding data in the chart shows whether the price for 

each category in Palm Beach County is higher or lower than the national average is. For example, 

Overall, it is more expensive to live in Palm Beach County than it is to live in the rest of the United 

States by a pretty hefty margin of 12.8. On the bright side it’s cheaper in Palm Beach County to 

receive health care than it is in the rest of the country.  
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Banking/Interest Rates/Financing:  As of October 2020, the prime rate was reported at 3.25%.  
Approximately one year ago the prime rate was 5%. The federal discount rate is recently reported to 
be .25%; a year ago was 2.50%. The federal funds rate is .25% as opposed to 2.00% a year ago. 
Currently the rate for a 30-year fixed loan is about 3.050%, 15-year fixed loan about 2.560%, and a 
five-year one-year adjustable arm at about 3.090%. Mortgage rates have shown volatility up and 
down over the last year.  The trend is expected for higher interest rates moving forward.   
 

 

Financing both commercial and residential properties became difficult during the downturn in the 

economy. Financing for vacant land is the most difficult.  Vacant land is currently being purchased by 

investors with cash and expectation of longer holding periods. Generally financing of improved 

properties requires loans of 60%-75% of commercial properties and 90%-95% financing available for 

residential properties.  
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Budget: The chart below is the fiscal budget for 2020/2021. It breaks down the requested funding 

and approved amounts per sector of government receiving the funding. Each year the approved 

funding for personnel services and operating expenses both increased each year. The total allotment 

for the budget was $5,187,741,528.  

 

Real Estate and Housing:  Palm Beach County leads the state in agricultural productivity; agriculture 

is Palm Beach County's second-largest industry, after real estate development. The real estate market in 

Palm Beach County is strong with thriving sectors existing in all facets including office, industrial, retail and 

rental apartments.  

As of 2020 there were a total of 544,227 households in Palm Beach County. 340,709 were Family led 

homes. 163,880 of those homes had a single resident living alone. There were also 147,894 household 

with at least one person under the age of 18 living there.  

In 2020 the median Household income is $53,242 for Palm Beach County residents. The value of the 

average home property in the county is $320,509, which is 10.5% higher than a year ago in September of 

2019. The average house price in September 2019 was $290,000. 

Transportation: Air transportation is provided through the Palm Beach International Airport. This 

airport oversees nearly 200 flights on average per day through 12 airlines with service to 34 

destinations. August 2020 saw 113,627 passengers fly out of Palm Beach International Airport. This 

is a nearly 76% decrease from the year prior. This of course is mostly due to COVID-19, but really 

goes to show how greatly this is affecting the travel and tourism industry. There were no international 

flights in August 2020. 
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Palm Beach County also has a railway service with two main rail corridors. The Florida East Coast 

(FEC) railway corridor and the CSX railway corridor. In 2018 a Brightline, a privately funded express 

train service, finished construction as well. This railway uses the existing FEC railway corridor to take 

customers between West Palm Beach and Miami as well as Orlando.  

There is also the Port of Palm Beach. This is a full service, diversified port that processes more than 

$7 billion, 2.5 million tons of cargo, and 700,000 cruise passengers annually.  

Florida’s turnpike also passes through the County. Other north/south roads in Palm Beach County 

include U. S. 441, U. S. 1, Military Trail, Congress Avenue and A1A. There are also many east/west 

roads which provide access throughout the County into other areas of the west coast of Florida.  

POLITICAL-GOVERNMENTAL FACTORS 

Education: The Palm Beach County School system has a budget of almost $3.8 Billion with over 

22,698 employees, 13,086 of those are classroom teachers. They ranked as the 10th largest district in 

the nation overall. The school system also boasts a 91.6% graduation rate in 2019-2020. 
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Educational are doing well in Palm Beach County are good including colleges and universities.   

These universities include Palm Beach Atlantic College, Palm Beach Atlantic University, Palm Beach 

State College and Lynn University. 88% of the population of Palm Beach County has at least a high 

school education. 36% of the people has a bachelor’s degree or higher. 

 

 
Recreation: Palm Beach County is home to 31,000 acres of conservation lands across the county. 

Nature Centers include Daggerwing Nature Center, Okeeheelee Nature Center, and Riverbend Park. 

Below is a chart of the Future Land Use in Palm Beach County.  

 
Healthcare: 17% of the population in Palm Beach County are currently uninsured as of 2020. 

Compared to 16% uninsured throughout the rest of Florida, Palm Beach County is nearly on par with 

the state, though just below it. 
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There is 1 primary care physician per 1,260 people, 1 mental health physician per 490 people, and 1 

dentist per 1,360 people. All three categories fall just short of the state average. Only 49% of the 

county has had their flu vaccination, compared to 43% of the rest of the state of Florida. 

 
Crime: In a county of 1,517,150 people, 40,482 of them were arrested in 2019 according to the latest 

data from the Florida Department of Law Enforcement. Of that 40,482 people 389 of them were 

arrested for violent crimes, 2,205 were arrested for property crime, and the remaining 37,888 were 

arrested on miscellaneous charges. Something else to note is a downward trend in the number of 

Total Offenses, Violent Crimes, and Property Crimes from 2018 to 2019 despite the 1% growth in the 

overall population. This is a positive thing to see crime overall going down in an expanding and 

growing county. 

.  

SUMMARY 

Palm Beach County is a decently large county with a population of 1,517,150. More jobs are being 

created each month and seem to be increasing steadily since the beginning of 2020. Education is 

increasing its spending each year and overall doing well. The crime rate is in a downward trend as of 

2019. 

Florida as of 2020 was ranked 1st among all states as the best place to retire according to WalletHub 
a financial technical company. With the good weather, expensive housing, and good healthcare Palm 
Beach County remains one of the best places to retire in the United States. The climate, more 
luxurious lifestyle, and accessibility to many amenities makes this county a great place for tourism, 
immigration, and entrepreneurship. 

Palm Beach County has experienced tremendous growth over the past twenty years, though a 
recent trend of slower growth has been noted. A trend of increasing population, both citizens born 
and those who internationally immigrated, is highly visible, with no signs of reversing anytime soon. 
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Palm Beach County is still seeing new construction every day, a reliable sign of a growing 
community. An investment back into the county shows signs of continues prosperity.  

The residential real estate market was adversely affected by the national slump which began in 2006 
and experienced most significant declines around 2009.  This was followed by a couple of years of 
stable prices.  More recently, property values have been improving and should continue with this 
trend. The effects of COVID-19 are still being monitored. 

LOCATION MAP 
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MARKET AREA MAP 

 

Market Area Description: “The geographic or locational delineation of the market for a specific 

category of real estate, i.e., the area in which alternative, similar properties effectively compete with 

the subject property in the minds of probable, potential purchasers and users.”  Please note the 

market area map above which defines the subject market. 

Boundaries: Southern: South of Woolbright Road 

Eastern: East of N Ocean Boulevard 

Northern: North end of Ocean Ridge boundary 

Western: Intercoastal Waterway 
 

Life Stage: “Because market areas are perceived, organized, constructed, and 
used by people, each has a dynamic quality.  Appraisers describe 
this quality as a market area’s life cycle.  The complimentary land 
uses that make up neighborhoods and homogeneous land uses 
within districts typically evolve through four stages: 

Growth – a period during which the market area gains public favor 
and acceptance 
Stability – a period of equilibrium without marked gains or losses 
Decline – a period of diminishing demand 
Revitalization – a period of renewal, redevelopment, modernization 
and increasing demand”  

It is our opinion the subject market area is currently in the stability 
cycle due to the mostly built out defined market area for most all 
property types and relatively stable population.  
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A period of robust growth and property values occurred in Palm Beach County as well as Ocean 

Ridge in recent years. This market area contains mostly residential with some preserve/conservation 

land uses. The residential uses include conventional single family homes and condominiums. There 

are public owned lands and parks located in the town also. The Town has four Future Land Use 

designations: Single Family Residential, Multiple Family Residential, Public and 

Preservation/Conservation. There are no Industrial or Commercial Future Land Use designations 

within the Town. The Single Family Residential Future Land Use designation has a maximum density 

of three dwelling units per acre. The Multiple Family Residential Future Land Use designation has a 

maximum density of 10 dwelling units per acre. Although there are no designated areas for Industrial 

or Commercial uses, the Town is located within Palm Beach County’s Urban Service Boundary and 

all dwelling units within the town are within two miles of commercial or industrial uses. Many of the 

homes of less than one mile from these uses. Sidewalks connect the Town’s neighborhoods with the 

adjacent non-residential land use.  

Electricity, telephone and water are typically available in most areas of Ocean Ridge. Electricity is 

provided by Florida Power and Light and water is provided by Boynton Utilities. The Ocean Ridge 

Police Department provides police protection while the Boynton Beach Fire department provides fire 

protection. There are no public schools located in the town.  

 

Legal Description:   The legal description for the subject property has been taken from a Trustee’s 

Deed dated May 13, 2015, recorded in Palm Beach County Official Records, Book 27581, Page 

1648. The subject  is legally described as follows:   

 
Owner of Record: According to information obtained from the Palm Beach County Property 

Appraiser’s record as well as information provided by the Palm Beach County Tax Collector’s office, 

the current owner of record is listed as follows  
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PRIEST WILLIAM P TRUST/PRIEST FAMILY IRREV TRUST/LEDBETTER DAVID 
C TR & RESIDUARY TRUST 

3355 OAKLEA DR 
DELAND FL 32720 1220 

Assessed Value and Taxes: According to the Palm Beach County Tax Collector’s Office the subject 

property is identified by parcel identification number 46-43-45-22-00-000-7010. For the 2021 tax roll 

year the subject parcel has a market assessed and taxable value of $160,688.  The total tax liability 

for the property is $3,119 which reflects a 19.4103 millage rate. We invite your attention to the 

following assessed value and tax summary chart which presents a summary of the market assessed 

value, taxable value, millage rate, ad valorem taxes, non-ad valorem taxes and total tax liability. This 

summary chart covers the tax roll for the years 2019 through 2021. 

Market Total

Assessed Value Ad Valorem Non-Ad Valorem Tax Liability

2021 $160,688 $160,688 19.4103 $3,119 $0.00 $3,119

2020 $160,688 $160,688 19.4290 $3,122 $0.00 $3,122

2019 $160,688 $160,688 19.6468 $3,157 $0.00 $3,157

Account Number 	46-43-45-22-00-000-7010

Year Taxable Value Millage Rate
Tax Liability

 

Only the Palm Beach County Property Appraiser’s office can assess properties for taxation purposes. 

The actual tax liability is calculated by utilizing the millage rate as set by the Palm Beach County 

Commission and Town of Ocean Ridge, then multiplying this by the assessed value of the property.  

Should the millage rate or the assessed value change for the property, the tax liability would be 

different from that as reported herein.  

Delinquent Taxes:  According to information obtained from the Palm Beach County Tax Collectors 

office there were no delinquent or outstanding taxes on the property.     

Site Description:  Site is defined as: “A compilation of detailed factual data, often including a legal 

description, other title and record data, and information on the pertinent physical characteristics of a 

parcel of land or a site.”  

Next you will find aerial views of the subject property which shows the relative size, configuration and 

location of the site. This will be followed by a plat map.  We invite your attention to these exhibits for a 

more complete understanding of the site and configuration of the property.  These exhibits will be 

followed by general site information and data as well as information on the physical characteristics 

and economic factors that affect this property. The property is being valued based upon information 

obtained from the Palm Beach County Property Appraiser’s office relative to the size of the parcel.  
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Any substantial deviation from the assumptions made in this report may impact the value as reported 

herein.   
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AERIAL PHOTOGRAPH 

 
PLAT MAP 
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General Site Information  
Assessor’s Parcel Numbers: 46-43-45-22-00-000-7010 

Address: No physical address 
Ocean Ridge, Florida 33435 

Physical Characteristics of the Site 
Frontage: The parcel has about 458 feet of shoreline frontage along the 

Intercoastal Waterway. These measurements were taken from the 
Palm Beach County Property Appraiser’s online services and are 
approximate. 
 

Total Site Area: The subject property contains a total of 9.13 acres according from 
information obtained from the Palm Beach County Property 
Appraiser’s office.  

Shape of Tract: Irregular 
Access: There are no legal roadways providing access to the subject.  
Corner Influence: No corner influence. 
Utilities to Site: Water/Sewer: Public Available  

Electric: Florida Power & Light 
Phone: Multiple Providers 
Police Protection:  
Fire Protection: 

Ocean Ridge Police 
Boynton Fire 

 

 
Flood Designation: 

 
The subject property is identified as being in a Flood Zone AE 
which is a mandatory flood zone.  This information is taken from 
Flood Zone Panel Number 125134-12099C0791F. The date of this 
panel is October 5, 2017.  A flood location map is provided in the 
addenda. 
 

Easements: Typical utility easements are presumed to exist.   
Oil, Gas, Mineral Rights: Oil, gas and mineral rights are not considered to effect the 

valuation.   

Soil Analysis: A web soil survey was conducted by Carlson, Norris and 
Associates through the utilization of the National Cooperative Soil 
Survey National Resources Conservation Service. This soil survey 
identifies one soil type on the subject property, Wulfert and Durbin 
muck, which is a common wetland soil. The site appears to be 
entirely wetland.  

Topography: The topography of the property is primarily submerged land with 
mangrove. 

Improvements: There does not appear to be any improvements to the property. 

Land Use Designation: Single Family Residential 
Zoning Classification: RSF – Single Family Residential 
Detrimental Conditions: None observed 
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Comprehensive Land Use Plan Classification: According to information obtained from the 

Future Land use plan in Ocean Ridge, Florida the subject property is located in an area 

identified as being Single Family Residential.   

Future land use within the Town shall be depicted within four land use categories. These categories 

are: Single Family Residential, Multiple Family Residential, Public and Preservation/Conservation. 

The Single Family Residential Future Land Use designation shall have a maximum density of three 

dwelling units per acre. The Multiple Family Residential Future Land Use designation shall have a 

maximum density of 10 dwelling units per acre. 

 
Zoning Classification:  The subject property is in an area with a zoning classification of RSF- Single 

Family Residential. 

(a) Purpose and intent. It is the intent of the town commission to introduce and maintain 
certain elements of "human scale" to the proportion of single-family residential dwellings 
within the town. As used in this land development code, human scale refers to architectural 
elements of construction, such as windows, doors, entryways, ceiling heights, roofs, 
building envelope and overall height, and the keeping of such elements in an approximate 
1:1 relationship with the scale of the human body. This is being done in the best interest of 
the health, safety and welfare of the community, and to provide adequate light, air, and 
separation between buildings. In addition, the town commission is seeking to harmonize 
the building character within the community by restricting the use of large and overstated, 
or overbearing building elements.  

(b) Permitted uses in the single-family residential districts are as follows:  

(1) Single-family dwelling and its customary private accessory uses, including garage, 
swimming pool and tennis court.  
(2) Community residential home.  

(c) Prohibited uses. The following uses are specifically prohibited in the single-family 
residential districts:  

(1) Commercial uses.  
(2) Transient housing units.  
(3) Vacation rentals or units.  
(4) Any other use not specifically provided for in this Code.  

(d) Special exceptions subject to town commission approval. Special exceptions permitted 
subject to town commission approval are as follows:  

(1) Public and private utility uses.  
(2) Reserved.  
(3) Private recreation facilities and clubs.  
(4) Houses of worship, and accessory buildings (see also section 64-53)  
(5) Planned residential development.  
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SUBJECT PHOTOGRAPHS 
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Section 4 – Highest and Best Use Analysis 

The principal of highest and best use is defined as: “That reasonably probable use and legal use of 

vacant land or an improved property that is physically possible, appropriately supported, financially 

feasible, and that results in the highest value.”  

The four criteria the highest and best use must meet are legal permissibility, physical possibility, 

financial feasibility, and maximum profitability. 

• Permissible Use (Legal) - what uses are permitted by zoning and deed restrictions on the site 

in question? 

• Possible Use- to what uses is it physically possible to put the site in question? 

• Feasible Use-, which possible and permissible uses will produce any net return to the owner 

of the site? 

• Highest and best Use- among the feasible uses, which use will produce the highest net return 

or the highest present worth? 

 

Highest and Best Use “As Vacant”  
 

Legally Permissible Use: Factors that impact the legally permissible uses for a subject property 

include such things as the comprehensive land use plan classification affecting the site, zoning 

classification, deed restrictions and additional government regulations. The subject property is 

located in the Town of Ocean Ridge and has a comprehensive land use plan and zoning 

classification of Single Family Residential. The land use and zoning classifications allow for 

primarily single family residential uses  

 

Physically Possible Use: The subject property contains 9.13 acres. The entire site is designated 

as wetlands. The site is densely covered with Mangrove Swamp. Access to the property is not 

physically or legally in place and is only directly accessible along the water. The site has heavy 

vegetation with wetlands evident. Residential uses would only be physically possible with significant 

mitigation expense and legal and site development costs. To this point the uses which are both 

legally permissible and physically possible support primarily conservation uses.  

Economically and Financially Feasible Uses: Local ecosystems are of high fundamental 

biological, societal, and economic value but are diminishing in extent and condition. Ecological 
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restoration seeks the highest and best conservation outcomes for ecosystems at increasingly larger 

scales. While it is impossible without a proposed site development plan to know the exact mitigation 

and site development costs we believe they will be extensive and may eliminate residential or other 

uses from being economically viable. The legally permissible and physically possible uses which are 

economically feasible are for the sites to be used for conservation use. 

 

Maximally Productive Use:  The test of maximum productivity is applied to the uses that have 

passed the first three tests. Additional analysis of the market forces of supply and demand may aid 

the process of use elimination. Economical and financially feasible uses support conservation uses. 
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Section 5 – Valuation of the Subject  
 

VALUE ESTIMATE BY THE COST APPROACH 

Cost Approach is defined as: “A set of procedures through which a value indication is derived for the 

fee simple interest in a property by estimating the current cost to construct a reproduction of (or 

replacement for) the existing structure, including an entrepreneurial incentive, deducting depreciation 

from the total cost, and adding the estimated land value. Adjustments may then be made to the 

indicated fee simple value of the subject property to reflect the value of the property interest being 

appraised.”  

 

There are no improvements \ on the subject property. Therefore, the Cost Approach does not apply.   

VALUE ESTIMATE BY THE INCOME APPROACH 

Income Approach is defined as “A set of procedures through which an appraiser derives a value 

indication for an income-producing property by converting its anticipated benefits (cash flows and 

reversion) into property value. This conversion can be accomplished in two ways. One year's income 

expectancy can be capitalized at a market-derived capitalization rate or at a capitalization rate that 

reflects a specified income pattern, return on investment, and change in the value of the investment. 

Alternatively, the annual cash flows for the holding period and the reversion can be discounted at a 

specified yield rate”. 

 

The Income Approach is widely applied in appraising income-producing properties. Anticipated future 

income and/or reversions are discounted to a present worth figure through the capitalization process.  

Since vacant land such as the subject is typically not purchased for its ability to generate income, the 

Income Approach does not apply. 

 
VALUE ESTIMATE BY THE SALES COMPARISON APPROACH 

Sales Comparison Approach is defined as: “A set of procedures in which a value indication is derived 

by comparing the property being appraised to similar properties that have been sold recently, then 

applying appropriate units of comparison and making adjustments to the sale prices of the 

comparables based on the elements of comparison. The sales comparison approach may be used to 

value improved properties, vacant land, or land being considered as though vacant; it is the most 

common and preferred method of land valuation when an adequate supply of comparable sales are 

available.”  
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The Sales Comparison Approach involves the comparison of properties similar to the subject, 

analyzing the differences between the sales and the subject property and correlating the results of 

the comparison of the sales to the subject into a value indication.  

 

We have searched for comparable sales of wetlands throughout the State of Florida. Due to the 

limited amount of sales for this type of property we have had to expand our search back to 2004. We 

have researched and included five comparables for this analysis. The following map shows where 

each of the comparables is located along with the subject site. The following pages will include 

descriptions of the comparables used, along with an analysis grid and narrative for adjustments 

made. All sales have been researched and verified by a party to the transaction when possible. 

 

LAND SALES LOCATION MAP 
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COMPARABLE 1 

 

 

 

Property Reference: 

Property Type: Submerged Land Vacant Land 
Address: Sunset Flats, Lot 48 (Submerged) 
 Boca Grande, FL     33921 
County: Lee 
Location: north of Jode Gaspar Drive 

STRAP/ID: 11-43-20-04-00000.0480  
Grantor: 5F, LLC 
Grantee: Alan & Nancy Kubicka 

Legal Data: 

Sale Date: May 03, 2019 
Sale Price: $13,068 
Sale Price per Sq. Ft.: $1.00 
Sale Price per Acre: $43,560 
Recording: Inst. 2019000117501 
Interest Conveyed: Fee Simple 
Deed Conveyed: Spec. Warranty Deed 
Land Use: Wetlands (25%) 
Zoning: RS-1 
Highest and Best Use: Submerged Land 

        CNA Data #                                 1470
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Site Data: 

Site Dimensions: 135' x 117' x 127' x 130' 
Site Size: 13,068 square feet,  0.300 acres 
Shape: Irregular 
Topography: N/A 
Corner/Visibility Influence: No 
Utilities: N/A 
Access: Boat only 
Wetlands/Uplands: Wetlands 
Soils: N/A 

Sale Analysis: 

Sale Price: $13,068 
Financing: Cash to seller 
Price per SF: $1.00 
Price per Acre: $43,560 

Sale Confirmation: 

Verification: Ron Strich, Seller, 941-504-2407 
Verifying Appraiser: Angelica Jordan, May 22, 2019 
Sale History: No sales in three years prior 

Comments:  
  This was the sale of submerged lot 48 of Sunset Flats. The lot is the submerged area directly 
north of Lot 120 of the Boca Grande Isles subdivision. The submerged land was purchased by 
the owner of the directly adjacent lot. 
 

      
 
CNA Data #                                 1470 
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COMPARABLE 2 

 

 

 

Property Reference: 

Property Type: Residential multi-family land Vacant Land 
Address: 3822 S. Ocean Blvd. 
 Highland Beach, FL     33487 
County: Palm Beach 
Location: On A1A in between Spanish River and Linton Blvd. 

Just S. of Toscana 
STRAP/ID: 24-43-47-04-00-001-0030 
Grantor: Highland Beach Estates LLC 
Grantee: Meir Swedlow 

Legal Data: 

Sale Date: February 07, 2013 
Sale Price: $1,500,000 
Sale Price per Sq. Ft.: $4.68 
Sale Price per Acre: $204,065 
Recording: 25785/00708 
Interest Conveyed: Fee Simple 
Deed Conveyed: Warranty Deed 
Land Use: Residential Low Density 
Zoning: RML-Multi-Family Low-Density 
Highest and Best Use: Residential Development 

        CNA Data #                                 2337
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Site Data: 

Site Dimensions: 1,055' x 301' 
Site Size: 320,192 square feet,  7.351 acres 
Shape: Rectangular 
Topography: Appears Level and Wooded, Partly Submerged  
Corner/Visibility Influence: No/Average 
Utilities: Electric, Gas, Phone Line, Water 
Access: Average 
Wetlands/Uplands: Mostly wetland with submerged portion 
Soils: N/A 

Sale Analysis: 

Sale Price: $1,500,000 
Financing: Cash to Seller 
Price per SF: $4.68 
Price per Acre: $204,065 

Sale Confirmation: 

Verification: Ryan Mueller-Listing Agent, 561-391-0110 
Verifying Appraiser: Hannah Dwyer, March 31, 2022 
Sale History: $425,000 on 3/24/11 

Comments:  
  This is the sale of a vacant land parcel located between the Intracoastal Waterway and A1A in 
Highland Beach. The site encompasses 7.35 acres with the western facing quarter being 
submerged. The current zoning of RML allows for multi-unit development. 
 

      
 
CNA Data #                                 2337 
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COMPARABLE 3 

 

 

 

Property Reference: 

Property Type: Residential multi-family land Vacant Land 
Address: 3833 S Ocean Blvd. 
 Highland Beach, FL     33487 
County: Palm Beach 
Location: West side of S Ocean Blvd 

STRAP/ID: 24-43-47-04-00-001-0160 
Grantor: Sam and Simone Spiegel 
Grantee: Island Beach Dock LLC 

Legal Data: 

Sale Date: June 01, 2018 
Sale Price: $250,000 
Sale Price per Sq. Ft.: $2.44 
Sale Price per Acre: $106,135 
Price per Dev. Unit: 

 

Recording: 29907/01958 
Interest Conveyed: Fee Simple 
Deed Conveyed: Warranty Deed 
Land Use: Single-Family 
Zoning: RML-Multi-Family Low-Density 
Highest and Best Use: Residential Development 

        CNA Data #                                 2338
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Site Data: 

Site Dimensions: 1,043' x 108' 
Site Size: 102,606 square feet,  2.356 acres 
Shape: Rectangular 
Topography: Appears Level and Improved, Wooded,Partially 

Submerged 
Corner/Visibility Influence: No/Average 
Utilities: Electric, Water 
Access: Average 
Wetlands/Uplands: Mostly wetland with submerged portion 
Soils: N/A 

Sale Analysis: 

Sale Price: $250,000 
Financing: Cash to Seller 
Price per SF: $2.44 
Price per Acre: $106,135 

Sale Confirmation: 

Verification: Greg Fishman-Title Company, 305-792-6945 
Verifying Appraiser: Hannah Dwyer, April 01, 2022 
Sale History: No qualified sales in prior 3 years. 

Comments:  
  This is the sale of vacant land parcel split between the  west and east sides of South Ocean 
Blvd. with 100 feet of ocean frontage in Highland Beach. At the time of sale, the parcel was 
vacant aside from a dock but has since been improved with a 4 story 13,505 SF residential 
home built in 2019 that sits on the east side of S. Ocean Blvd.  
 

      
 
CNA Data #                                 2338 
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COMPARABLE 4 

 

 

 

Property Reference: 

Property Type: Multi-family Vacant Land 
Address: 820 NE 7th St. 
 Boynton Beach, FL     33435 
County: Palm Beach 
Location: East side of NE 7th St 

STRAP/ID: 08-43-45-21-32-007-0180 
Grantor: POM Development LLC 
Grantee: Granvita 1 LLC 

Legal Data: 

Sale Date: January 31, 2017 
Sale Price: $150,000 
Sale Price per Sq. Ft.: $2.02 
Sale Price per Acre: $87,823 
Recording: 28898/1853 
Interest Conveyed: Fee Simple 
Deed Conveyed: Warranty Deed 
Land Use: Mixed Use 
Zoning: R3-Multi Family 
Highest and Best Use: Residential or Conservation 

        CNA Data #                                 2342
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Site Data: 

Site Dimensions: 204' x 245' 
Site Size: 74,400 square feet,  1.708 acres 
Shape: Square 
Topography: Appears Wooded and Partially Submerged 
Corner/Visibility Influence: No/Average 
Utilities: Publiuc available 
Access: Average 
Wetlands/Uplands: Mostly Wetlands with submerged portion 
Soils: N/A 

Sale Analysis: 

Sale Price: $150,000 
Financing: Cash to Seller 
Price per SF: $2.02 
Price per Acre: $87,823 

Sale Confirmation: 

Verification: Paul H. Kupfer-Title Company, 954-755-3600 
Verifying Appraiser: Hannah Dwyer, March 29, 2022 
Sale History: No qualified sales in prior 3 years. 

Comments:  
  This is a vacant land parcel located off NE 7th St. in Boynton Beach on the west side of 
Intracoastal. The parcel is heavily wooded with its eastern quarter being fully submerged. The 
adjoining property was purchased in Feb. of 2017 by the same grantee. 
 

      
 
CNA Data #                                 2342 
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COMPARABLE 5 

 

 

 

Property Reference: 

Property Type: Recreation/Conservation Vacant Land 
Address: 200 NW 18th Ave. 
 Fort Lauderdale, FL     33311 
County: Broward 
Location: East side of NW 18th Avenue 

STRAP/ID: 50-42-04-47-0010 
Grantor: Corporate Connection Lines, Inc. 
Grantee: Broward County 

Legal Data: 

Sale Date: July 30, 2004 
Sale Price: $192,130 
Sale Price per Sq. Ft.: $2.24 
Sale Price per Acre: $97,375 
Recording: 37936/10 
Interest Conveyed: Fee Simple 
Deed Conveyed: Warranty Deed 
Land Use: Activity Center 
Zoning: P-Public Use 
Highest and Best Use: Conservation lands 

        CNA Data #                                 2343
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Site Data: 

Site Dimensions: N/A 
Site Size: 85,948 square feet,  1.973 acres 
Shape: Irregular 
Topography: Appears Level and partially Wooded 
Corner/Visibility Influence: No/Average 
Utilities: Public available 

Access: Average 
Wetlands/Uplands: Mainly Wetlands 
Soils: N/A 

Sale Analysis: 

Sale Price: $192,130 
Financing: Cash to Seller 
Price per SF: $2.24 
Price per Acre: $97,375 

Sale Confirmation: 

Verification: Laurdes Cline-Title, 954-764-3550 
Verifying Appraiser: Hannah Dwyer, March 29, 2022 
Sale History: No qualified sales in prior 3 years. 

Comments:  
  This is a vacant land parcel purchased by Broward County as part of the county land 
conservation program. The parcel is located on the corner of NW 18th Ave and NW 2nd St. in 
Boynton Beach. The parcel is mainly wetlands and wooded with a small portion appearing to be 
paved. 
 

      
 
CNA Data #                                 2343 
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Criteria Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

Location No physical address Sunset Flats, Lot 48 3822 S. Ocean Blvd. 3833 S Ocean Blvd. 820 NE 7th St. 200 NW 18th Ave.
Ocean Ridge Boca Grande Highland Beach Highland Beach Boynton Beach Fort Lauderdale

Recording N/A Inst. 2019000117501 25785/00708 29907/01958 28898/1853 37936/10
Sales Price N/A $13,068 $1,500,000 $250,000 $150,000 $192,130
Sale/Appraisal Date February 28, 2022 May 3, 2019 February 7, 2013 June 1, 2018 January 31, 2017 July 30, 2004
Parcel Size (SF) 397,703 13,068 320,192 102,606 74,400 85,948
Parcel Size (Acres) 9.13 0.30 7.35 2.36 1.71 1.97
Sale Price N/A 13068 1500000 250000 150000 192130
Sale Price per Acre N/A $1.00 $4.68 $2.44 $2.02 $2.24

Transactional Adjustments
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Financing N/A Cash to seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller
Conditions of Sale N/A None noted None Noted None Noted Arm's Length Arm's Length
Expenditures Immed. after Sale N/A N/A N/A N/A N/A N/A
Market Conditions N/A N/A N/A N/A N/A N/A
Adjusted Sale Price N/A $13,068 $1,500,000 $250,000 $150,000 $192,130
Adjusted Sale Price per acre N/A $1.00 $4.68 $2.44 $2.02 $2.24
Physical Properties
Location Ocean Ridge Boca Grande Highland Beach Highland Beach Boynton Beach Fort Lauderdale
Parcel Size (AC) 397,703 13,068 320,192 102,606 74,400 85,948
Land Use Single Family Res. Wetlands Residential Low Density Residential Low Density Mixed Use Activity Center
Zoning RSF RS-1 RML-Multi-Family Low-Density RML-Multi-Family Low-Density R3-Multi Family P-Public Use
Utilities None on site - Public nearby None on site - Public nearby None on site - Public nearby None on site - Public nearby None on site - Public nearby None on site - Public nearby
Access No road access No road access Average Average Average Average
Miscellaneous All Wetlands All Wetlands Mostly Wetlands Mostly Wetlands Some wetlands Some wetlands

Physical Property Ratings
Location Ocean Ridge Similar Similar Similar Similar Similar
Parcel Size 397,703 Similar Similar Similar Similar Similar
Land Use Single Family Res. Inferior Similar Similar Similar Similar
Zoning RSF Similar Similar Similar Similar Similar
Utilities None on site - Public nearby Similar Similar Similar Similar Similar
Access No road access Similar Superior Superior Superior Superior

Overall Rating Inferior Superior Superior Superior Superior

Land Sales Adjustment Analysis - Qualitative
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Analysis and Adjustment Process:  The sales were compared to each other individually and 

collectively as well as being specifically compared to the subject property in order to assist in the 

analysis process. 
 

The transactional adjustments to be considered first include property rights, financing, conditions of 

sale, expenditures after sale, and market conditions.  These adjustments will create an adjusted 

sales price as well as an adjusted price per acre for each of the comparable sales. 

 

Property Rights:  “An element of comparison in the sales comparison approach; comparable 

properties can be adjusted for differences in the real property rights involved in a transaction.”  In 

this analysis all property rights conveyed were fee simple, no adjustments were necessary. 

 

Financing:  “An element of comparison in the sales comparison approach; comparable properties 

can be adjusted for differences in the financing terms of a transaction, also called cash 

equivalency adjustment.”  All of the transactions were conventionally financed, privately financed 

or cash transactions.  No adjustments are made for financing. 

 

Conditions of Sale:  “An element of comparison in the sales comparison approach; comparable 

properties can be adjusted for differences in the motivations of either the buyer or a seller in a 

transaction, e.g., when the comparable transaction is not an arm's-length sale.”  There were no 

significant conditions of sale noted  to adjust for. 

 

Expenditures Immediately After Sale:  There were no factors relating to any of the sale 

properties which resulted in expenditures after sale and therefore no adjustments are made for this 

factor.   

 

Market Conditions:  “An element of comparison in the sales comparison approach; comparable 

properties can be adjusted for differences in the points in the real estate cycle at which the 

transactions occur, also called a time adjustment because the differences in dates of sale are often 

compared.”  

 

While property values have reported increases as a whole over the last five years, it is 

undetermined of the overall change in market values for property types such as that of the subject 

and comparables over this time period. Therefore, we have not adjusted for market conditions. 
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Quantitative Analysis:  Next, the sales will be compared to the subject on a quantitative basis.  

Wherein measurable differences between the sale properties and the subject exist, an upward or 

downward adjustment will be applied.  When factors are relatively similar no adjustment will be 

made.   
 

Location:  The subject property is located in Ocean Ridge along the Intercoastal Waterway. All 

sales are located in similar markets with water frontage, and all sales were rated similar for 

location.  
 

Parcel Size:  The subject property will contain approximately 9.13 acres or 397,703 square feet.  

The comparable sales range in total size from 13,068 to 320,192 square feet. Typically, when 

comparing wetland tracts, there tends to be minimal economies of scale, and there are not usually 

drastic changes in price per unit as size changes. We have not considered any significance in the 

difference in sizes of the sale comparables to the subject, and all sales have been rated similar for 

size. 
 

Land Use and Zoning Classification: The subject property’s land use and zoning classification 

are both Single Family Residential. Sale 1 was rated inferior for land use. All other sales were 

rated similar for these units of comparison due to no significant impact on value due to the wetland 

characteristics of the comparables.   

 

Utilities: The subject property has utilities available nearby but not extended to the site. All other 

comparables In comparison to the subject were rated relatively similar for utility characteristics.  

 

Access: The subject property has no roadway access.  Sales 2, 3, 4, and 5 have road access 

along one side of the site and were adjusted downward for superiority. Sale 1 has similar access 

to the subject and was rated similar.   

 

Final Analysis:  Support for the market value of the subject is inclusive of the comparable sales 

which occurred between 2004 and 2019.  The comparable sales yielded a range on an adjusted 

per square foot basis from $1.00 to $4.68 per square foot.   

 

A qualitative analysis was employed comparing each of the sales to one another and specifically 

to the subject property. Sale 1 is rated overall inferior to the subject and represented the lower end 

of the range. Sales 2, 3, 4, and 5 are rated superior and represent the upper end of the range. The 
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median and mean of the adjusted values was $2.53 and $2.24 per square foot.   This analysis 

supports a conclusion of value of $2.00 per square foot, below the mean and median value per 

square foot.  Multiplying the indicated value of $2.00 per square foot by the 397,703 square feet 

contained within the subject site results in a market value estimate of $795,406 or $800,000 

rounded. 
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Section 6 – Reconciliation of Value 

Summary of Value Conclusions 

      Cost  Approach                                                             Not Applicable                                          
      Income Approach                                                              Not Applicable                                     
      Sales Comparison Approach                                                                     $800,000 

 

The Cost Approach was considered in this analysis. There are no improvements that exist on the 

subject property; therefore, the Cost Approach was not utilized.  
 

The Income Approach compares rentals of similar properties to the subject.  Vacant land is not 

typically purchased for its ability to generate a positive cash stream.  The subject properties do not 

have income potential in their current state and therefore the Income Approach is not applicable.   
 

The Sales Comparison Approach references sales of similar properties located in competitive 

areas.  The five sales analyzed provide a range of value indications which is supportive of value 

for the subject property as estimated.  The adjusted sales prices were then calculated on a per 

square foot basis. The value estimated by this analysis is well supported by the sales utilized.   
 

Based upon the results of the investigation and analyses, the market value of the fee simple 

interest of the subject property, “As Is” under the extraordinary assumptions noted and market 

conditions existing as of February 28, 2022, is: 
 
EIGHT HUNDRED THOUSAND DOLLARS .............................................................. ($800,000.00). 
 
Respectfully submitted,                                                                                                                               
 
CARLSON, NORRIS AND ASSOCIATES,                 
 
 
 
 
Michael Jonas, MAI, AI-GRS, CCIM 
State-certified general real estate appraiser RZ2623 
 
 

 

Angelica Jordan 
State-registered trainee appraiser RI23979
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Section 7 – Certification and Limiting Conditions 

Certification of Michael Jonas, MAI, AI-GRS, CCIM 
 

I certify to the best of my knowledge and belief: 

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

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

assumptions and limiting conditions and is our personal, impartial and unbiased 

professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in or bias with respect to the property that is the 

subject of this report and have no personal interest in or bias with respect 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 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. 

• This appraisal assignment was not based upon a requested minimum valuation, a specific 

valuation, or the approval of a loan. 

• My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice of 

The Appraisal Foundation and the requirements of the Code of Professional Ethics and the 

Standards of Professional Appraisal Practice of the Appraisal Institute, as well as the 

requirements of the State of Florida relating to review by its duly authorized representatives. 

This report also conforms to the requirements of the Financial Institutions Reform, 

Recovery, and Enforcement Act of 1989 (FIRREA). 

• The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Practice of the Appraisal Institute. 

• The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 

• Michael Jonas has completed the requirements of the continuing education program of the 

Appraisal Institute. Certification is current through December 31, 2022. 
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• As of the date of this report, Michael Jonas has completed the Standards and Ethics 

Education Requirements for Candidates of the Appraisal Institute. 

• As of the date of this report, Michael Jonas has completed the continuing education 

program for Designated Members of the Appraisal Institute. 

• Michael Jonas has completed the requirements of education for registration through the 

State of Florida is current until November 30, 2022. 

• Michael Jonas has made a personal inspection of the property that is the subject of this 

report. 

• No one has provided significant real property appraisal assistance to the persons signing 

this report. 

• Although other appraisers may be contacted as a part of our routine market research 

investigations, absolute client confidentiality and privacy are maintained at all times with 

regard to this assignment without conflict of interest. 

• Michael Jonas is in compliance with the Competency Provision in the USPAP as adopted in 

FIRREA 1989 and has sufficient education and experience to perform the appraisal of the 

subject property. 

• Michael Jonas has not appraised the subject in the last three years. He has not provided 

any other services related to the property in the last three years. 

Based upon the results of the investigation and analyses, the market value of the fee simple 

interest of the subject property, “As Is” under the extraordinary assumptions noted and market 

conditions existing as of February 28, 2022, is: 
 
EIGHT HUNDRED THOUSAND DOLLARS .............................................................. ($800,000.00). 
 
 

CARLSON, NORRIS AND ASSOCIATES,  

 
 
Michael Jonas, MAI, AI-GRS, CCIM 

State-certified general real estate appraiser RZ2623 
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Certification of Angelica Jordan 

 
I certify to the best of my knowledge and belief: 

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

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

assumptions and limiting conditions and is our personal, impartial and unbiased 

professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in or bias with respect to the property that is the 

subject of this report and have no personal interest in or bias with respect 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 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. 

• This appraisal assignment was not based upon a requested minimum valuation, a specific 

valuation, or the approval of a loan. 

• My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice of 

The Appraisal Foundation and the requirements of the Code of Professional Ethics and the 

Standards of Professional Appraisal Practice of the Appraisal Institute, as well as the 

requirements of the State of Florida relating to review by its duly authorized representatives. 

This report also conforms to the requirements of the Financial Institutions Reform, 

Recovery, and Enforcement Act of 1989 (FIRREA). 

• Angelica Jordan has completed the requirements of education for registration through the 

State of Florida is current until November 30, 2022. 

• Angelica Jordan has not made a personal inspection of the property that is the subject of 

this report. 

• No one has provided significant real property appraisal assistance to the persons signing 

this report. 

• Although other appraisers may be contacted as a part of our routine market research 

investigations, absolute client confidentiality and privacy are maintained at all times with 

regard to this assignment without conflict of interest. 
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• Angelica Jordan is in compliance with the Competency Provision in the USPAP as adopted 

in FIRREA 1989 and has sufficient education and experience to perform the appraisal of 

the subject property. 

• Angelica Jordan has appraised the subject in the last three years in March 2020. She has 

not provided any other services related to the property in the last three years. 

Based upon the results of the investigation and analyses, the market value of the fee simple 

interest of the subject property, “As Is” under the extraordinary assumptions noted and market 

conditions existing as of February 28, 2022, is: 
 
EIGHT HUNDRED THOUSAND DOLLARS .............................................................. ($800,000.00). 
 

CARLSON, NORRIS AND ASSOCIATES,  

 

Angelica Jordan 
State-registered trainee appraiser RI23979 
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General Assumptions & Limiting Conditions 

Information Used:  No responsibility is assumed for accuracy of information furnished by others 
or from others, including the client, its officers and employees, or public records.  We are not liable 
for such information or for the work of contractors, subcontractors and engineers.  The comparable 
data relied upon in this appraisal has been confirmed with one or more parties familiar with the 
transaction unless otherwise noted; all are considered appropriate for inclusion to the best of my 
factual judgment and knowledge. 

Certain information upon which the opinions and values are based may have been gathered by 
research staff working with the appraiser.  Names, professional qualifications and extent of their 
participation can be furnished to the client upon request. 
 
Legal, Engineering, Financial, Structural or Mechanical Nature, Hidden Components, Soil:  
No responsibility is assumed for matters legal in character or nature nor matters of survey, nor of 
any architectural, structural, mechanical or engineering nature.  No opinion is rendered as to the 
legal nature or condition of the title to the property, which is presumed to be good and marketable.  
The property is appraised assuming it is free and clear of all mortgages, liens or encumbrances, 
unless otherwise stated in particular parts of this report. 

The legal description is presumed to be correct, but I have not confirmed it by survey or otherwise.  
I assume no responsibility for the survey, any encroachments or overlapping or other 
discrepancies that might be revealed thereby. 

I have inspected, as far as possible by observation, the land thereon; however, it was not possible 
to personally observe conditions beneath the soil or hidden; as a result, no representation is made 
herein as to such matters unless otherwise specifically stated.  The estimated market value 
assumes that no such conditions exist that would cause a loss of value.  I do not warrant against 
the occurrence of problems arising from any of these conditions.  It is assumed that there are no 
hidden or unapparent conditions to the property, soil, subsoil or structures, which would render 
them more or less valuable.  No responsibility is assumed for any such conditions or for any 
expense or engineering to discover them.   

Information relating to the location or existence of public utilities has been obtained through inquiry 
to the appropriate utility authority, or has been ascertained from visual evidence.  No warranty has 
been made regarding the exact location or capacities of public utility systems.  Subsurface oil, gas 
or mineral rights were not considered in this report unless otherwise stated. 
 
Legality of Use:  The appraisal is based on the premise that there is or will be full compliance with 
all applicable Federal, State and local environmental regulations and laws, unless otherwise stated 
in the report; and that all appropriate zoning, building and use regulations and restrictions of all 
types have been or will be complied with and required licenses, consent, permits or other authority, 
whether local, State, Federal and/or private, have been or can be obtained or renewed for the use 
intended and considered in the value estimate. 
 
Component Values:  The distribution of the total valuation of this report between land and 
improvements applies only under the proposed program of utilization.  The separate valuations of 
land and buildings must not be used in conjunction with any other appraisal, and are invalid if so 
used. 

A report related to an estate that is less than the whole fee simple estate applies only to the 
fractional interest involved.  The value of this fractional interest, plus the value of all other fractional 
interests, may or may not equal the value of the entire fee simple estate considered as a whole. 
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A report relating to the geographic portion of a larger property applies only to such geographic 
portion and should not be considered as applying with equal validity to other portions of the larger 
property or tract.  The value for such geographic portions, plus the value of all other geographic 
portions, may or may not equal the value of the entire property or tract considered as a single 
entity. 

All valuations in the report are applicable only under the estimated program of the highest and best 
use and are not necessarily appropriate under other programs of use. 
 
Auxiliary and Related Studies:  No environmental or impact studies, special market study or 
analysis, highest and best use analysis study or feasibility study has been requested or made by 
us unless otherwise specified in this report or in my agreement for services.  I reserve the unlimited 
right to alter, amend, revise or rescind any of these statements, findings, opinions, values, 
estimates or conclusions upon any subsequent study or analysis or previous study or analysis that 
subsequently becomes available to us. 

Dollar Values, Purchasing Power:  The value estimates and the costs used herein are as of the 
date of the estimate of value.  All dollar amounts are based on the purchasing power and price of 
the United States dollar as of the date of value estimate 

Inclusions:  Furnishings and equipment or business operations, except as otherwise specifically 
indicated, have been disregarded, with only the real estate being considered. 

Proposed Improvements Conditioned Value:  For the purpose of this appraisal, on- or off-site 
improvements proposed, if any, as well as any repairs required, are considered to be completed in 
a good and workmanlike manner according to information submitted and/or considered by us.  In 
cases of proposed construction, the report is subject to change upon inspection of the property 
after construction is complete.  The estimate of value, as proposed, is as of the date shown, as if 
completed and operating at levels shown and projected. 

Value Change, Dynamic Market Influences:  The estimated value is subject to change with 
market changes over time.  Value is highly related to interest rates, exposure, time, promotional 
effort, supply and demand, terms of sale, motivation and conditions surrounding the offering.  The 
value estimate considers the productivity and relative attractiveness of the property both physically 
and economically in the marketplace. 

The estimate of value in this report is not based in whole or in part upon race, color or national 
origin of the present owners or occupants of the properties in the vicinity of the property appraised. 

In the event this appraisal includes the capitalization of income, the estimate of value is a reflection 
of such benefits and my interpretation of income and yields and other factors which were derived 
from general and specific market information.  Such estimates are made as of the date of the 
estimate of value.  As a result, they are subject to change, as the market is dynamic and may 
naturally change over time.  The date upon which the value estimate applies is only as of the date 
of valuation, as stated in the letter of transmittal.  The appraisal assumes no responsibility for 
economic or physical factors occurring at some later date which may affect the opinion stated 
herein. 

An appraisal is the product of a professionally trained person, but nevertheless is an opinion only, 
and not a provable fact.  As a personal opinion, a valuation may vary between appraisers based 
upon the same facts.  Thus, the appraiser warrants only that the value conclusions are his best 
estimate as of the date of valuation.  There are no guaranties, either written or implied, that the 
property would sell for the expressed estimate of value. 
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Title Review:  Unless otherwise stated, the appraiser has not reviewed an abstract of title relating 
to the subject property.  No title search has been made, and the reader should consult an attorney 
or title company for information and data relative to the property ownership and legal description.  
It is assumed that the subject title is marketable, but the title should be reviewed by legal counsel.  
Any information given by the appraiser as to a sales history is information that the appraiser has 
researched; to the best of my knowledge, this information is accurate, but not warranted. 

Management of the Property:  It is assumed that the property which is the subject of this report 
will be under prudent and competent ownership and management over the entire life of the 
property.  If prudent and competent management and ownership are not provided, this would have 
an adverse effect upon the value of the property appraised. 

Confidentiality:  We are not entitled to divulge the material (evaluation or valuation) content of this 
report and analytical findings or conclusions, or give a copy of this report to anyone other than the 
client or his designee, as specified in writing, except as may be required by the Appraisal Institute, 
as they may request in confidence for ethic enforcement, or by a court of law with the power of 
subpoena. 

All conclusions and opinions concerning the analyses as set forth herein are prepared by the 
appraisers whose signatures appear.  No change of any item in the report shall be made by 
anyone other than the appraiser, and the firm shall have no responsibility if any such unauthorized 
change is made. 

Whenever our opinion herein with respect to the existence or absence of fact is qualified by the 
phrase or phrases "to the best of our knowledge", "it appears" or "indicated", it is intended to 
indicate that, during the course of our review and investigation of the property, no information has 
come to our attention which would give us actual knowledge of the existence or absence of such 
facts. 

The client shall notify the appraiser of any error, omission or invalid data herein within 10 days of 
receipt and return of the report, along with all copies, to the appraiser for corrections prior to any 
use whatsoever.  Neither our name nor this report may be used in connection with any financing 
plans which would be classified as a public offering under State or Federal Security Laws. 

Copies, Publication, Distribution, Use of Report:  Possession of this report, or any copy 
thereof, does not carry with it the right of publication, nor may it be used for other than its intended 
use.  The physical report remains the property of the firm for the use of the client, with the fee 
being for the analytical services only.  This report may not be used for any purpose by any person 
or corporation other than the client or the party to whom the report is addressed.  Additional copies 
may not be made without the written consent of an officer of the firm, and then only in its entirety. 

Neither all nor any part of the contents of this report shall be conveyed to the public through 
advertising, public relations effort, news, sales or other media without my prior written consent and 
approval of the client.  

It has been assumed that the client or representative thereof, if soliciting funds for his project, has 
furnished to the user of this report complete plans, specifications, surveys and photographs of land 
and improvements, along with all other information which might be deemed necessary to correctly 
analyze and appraise the subject property. 

Authentic Copies:  Any copy that does not have original signatures of the appraiser is 
unauthorized and may have been altered and, therefore, is considered invalid. 

Testimony, Consultation, Completion of Contract for Appraisal Services:  A contract for 
appraisal, consultation or analytical services is fulfilled and the total fee payable upon completion 
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of the report.  The appraisers or those assisting in the preparation of the report will not be asked or 
required to give testimony in court or hearing because of having made the appraisal in full or in 
part, nor will they be asked or required to engage in post appraisal consultation with client or third 
parties except under separate and special arrangement and at an additional fee. 

Any subsequent copies of this appraisal report will be furnished on a cost plus expenses basis, to 
be negotiated at the time of request. 

Limit of Liability:  Liability of the firm and the associates is limited to the fee collected for 
preparation of the appraisal.  There is no accountability or liability to any third party. 

Fee:  The fee for this appraisal or study is for the service rendered, and not for time spent on the 
physical report.  The acceptance of the report by the client takes with it the agreement and 
acknowledgement that the client will pay the negotiated fee, whether said agreement was verbal 
or written.  The fee is in no way contingent on the value estimated. 

Special Limiting Conditions:  The Americans with Disabilities Act became effective January 26, 
1992.  Not withstanding any discussion of possible readily achievable barrier removable 
construction items in this report, Carlson, Norris and Associates, has not made a specific 
compliance survey and analysis of this property to determine whether it is in conformance with the 
various detailed requirements of the A.D.A.  It is possible that a compliance survey of the property 
together with a detailed analysis of the requirements of the A.D.A. could reveal that the property is 
not in compliance with one or more of the requirements of the A.D.A.  If so, this fact could have a 
negative effect on the value estimated herein.  Since Carlson, Norris and Associates has no 
specific information relating to this issue, nor is Carlson, Norris and Associates qualified to make 
such an assessment, the effect of any possible non compliance with the requirements of the 
A.D.A. was not considered in estimating the value of the subject property.  

Extraordinary Assumptions:  Extraordinary assumptions are defined as:  “An assumption, 
directly related to a specific assignment, 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. An extraordinary assumption may be used in an assignment only if: 

• It is required to properly develop credible opinions and conclusions; 

• The appraiser has a reasonable basis for the extraordinary assumption; 

• Use of the extraordinary assumption results in a credible analysis; and 

• The appraiser complies with the disclosure requirements set forth in USPAP for 
extraordinary assumptions.”  

Please note the following extraordinary assumptions: 
• A soil analysis for the site has not been provided for the preparation of this appraisal. In the 

absence of a soil report, it is a specific assumption that the site has adequate soils to 
support the highest and best use.  The analyst is not an expert in area of soils, and would 
recommend that an expert be consulted. 

• It is assumed that there are no hidden or unapparent conditions to the property, soil, or 
subsoil, which would render them more or less valuable.  Subsurface oil, gas or mineral 
rights were not considered in this report unless otherwise stated.  The analyst is not an 
expert with respect to subsurface conditions, and would recommend that an expert be 
consulted. 
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• It is assumed that there are no toxic or hazardous materials either at ground level or 
subsurface.  The analyst is not an expert in the valuation of site contamination, and 
recommend that an expert be consulted. 

 

 

 

 

 

 

 

Section 8 – Addenda 
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Flood Map 
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APPRAISERS' LICENSES 

LICENSE FOR MICHAEL JONAS, MAI, AI-GRS 

 
 

LICENSE FOR ANGELICA JORDAN 
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APPRAISAL REPORT 

OF 
VACANT CONSERVATION LAND PARCEL (9.13 ACRES) 

 
OWNER: WILLIAM P. PRIEST TRUST, ET AL 

 
LOCATED AT 

 
WEST OF 6530 N. OCEAN BOULEVARD 

OCEAN RIDGE, FLORIDA 
 

AS OF 
 

MARCH 21, 2022 
 

PREPARED FOR 
 

TOWN OF OCEAN RIDGE 
6450 N. OCEAN BOULEVARD 

OCEAN RIDGE, FLORIDA 33435 



  

11424 South  Andrews Avenue     Sui te 200      For t  Lauderdale     Flor ida  33316  
Telephone:  954-522-6226    Fax:  954-522-6422   www:  theurbangroup.com 

1 

March 31, 2022 

Ms. Tracey L. Stevens 
Town Manager & Finance Director 
Town of Ocean Ridge 
6450 N. Ocean Blvd. 
Ocean Ridge, Florida 33435 
  

RE: Vacant land parcel located in an area west of 6530 N. Ocean Boulevard and east of 
The Intracoastal Waterway in the Town of Ocean Ridge, Florida, 33435  

 
 Folio: 46-43-45-22-00-000-7010 
 

Property Owner:  
William P.  Priest, Trust, Priest Irrevocable Trust David C. Ledbetter Trustee and 
George P. Johnson, Co-Trustees under the Residuary Trust – Trust B Under the 
Felice P Ledbetter Trust dated the 21st day of July, 1999, for the benefit of David C. 
Ledbetter 

 
 
Dear Ms. Stevens: 
 
Per your request, we have completed an appraisal report for the parcel of vacant land located in a 
wetland area west of 6530 N. Ocean Boulevard and east of The Intracoastal Waterway in the Town 
of Ocean Ridge, Florida, 33435. The site is basically wetlands with mangroves and considered to 
be a conservation area with a total area of  9.13 acres or 397,703 square feet of land area. This is 
one of the few remaining privately owned parcels of land located along the Intracoastal Waterway 
at this location. The subject parcel has no street frontage.  
 
The purpose of our report is to estimate the market value of the site for the possible acquisition by 
the Town of Ocean Ridge.  The intended users of this report are the owners, the Town of Ocean 
Ridge and their respective legal representatives.  
 
This Appraisal Report includes property descriptions, development of applicable valuation 
approaches, exhibits, etc.  Additional data and information are included in our office files. The 
appraisal report has been performed in accordance with and subject to the requirements of the 
Code of Professional Ethics and Standard of Professional Practice of the American Society of 
Appraisers and Uniform Standards of Professional Appraisal Practice (USPAP) 
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Ms. Stevens, 
March 28,2022 
Page 2 
 
 
This appraisal is based on the estimation of the market value; based on the highest and best use 
of the parcel.  The highest and best use is considered to be for conservation lands.   
 
Based on our review of the factors, it is our opinion that market value of the subject property as 
of March 21, 2022 is as follows: 
  

 
ONE MILLION FOUR HUNDRED THOUSAND DOLLARS 

($1,400,000) 
 

Special Assumption 
 
The property appraiser indicates the land size at 9.13 acres, the most recent deed shows the land size 
at 10 acres, and the listing agent lists the property at 8.95 acres of land.  We have utilized the 
property appraiser land size at 9.13 acres in our analysis.   
 
If you have any questions regarding this report or conclusions, please do not hesitate to contact 
the undersigned.  
 
Sincerely yours,  

 
 
Robert D. Miller, ASA 
State Certified General Real Estate Appraiser #RZ1270 
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CERTIFICATE OF VALUE 

I certify that, to the best of my knowledge and belief: 
 
The statements of fact contained in this report are true and correct. 
 
The reported analyses, opinions, and conclusions are limited only by the reported  
assumptions and limiting conditions, and are my personal, unbiased professional analyses,  
opinions and conclusions. 
 
I have no present or prospective interest or bias in the property that is the subject of this  
report and I have no personal interest or bias with respect to the parties involved. 
 
My compensation is not contingent upon the reporting of a predetermined value or direction 
in value that favors the cause of the client, the amount of the value estimate, the attainment of a 
stipulated result, or the occurrence of a subsequent event. 
My analyses, opinions, and conclusions were developed, and this report has been prepared  
in conformity with the Uniform Standards of Professional Appraisal Practice. 
 
I have made a personal inspection of the property that is the subject of this report.   
No other appraisal services were performed on the site in the past three years.  
 
John F. Zink provided significant professional assistance to the signature appraisers. 
 
I, Robert D. Miller have met the minimum prescribed continuing educational requirements  
mandated by the American Society of Appraisers for its' Accredited Senior Appraisers  
(ASA). 
 
The market value of the beach lands by ownership as of March 21, 2022, is as follows: 

 
ONE MILLION FOUR HUNDRED THOUSAND DOLLARS 

($1,400,000) 
 

 
                                                       
 Robert D. Miller, ASA      
 State Certified General Real Estate Appraiser #RZ1270  
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SUMMARY OF SALIENT FACTS, VALUES AND IMPORTANT INFORMATION 
 
Property Location: Located west of the developed properties along the 

west side of North Ocean Blvd., and east of The 
Intracoastal Waterway in the Town of Ocean Ridge, 
Florida.  Please see aerial maps and sketches for 
specific location.     

 
Owner's Name/Address: William P.  Priest, Trust, Priest Irrevocable Trust 

David C. Ledbetter Trustee and George P. Johnson, 
Co-Trustees under the Residuary Trust – Trust B 
Under the Felice P Ledbetter Trust dated the 21st day 
of July 1999, for the benefit of David C. Ledbetter 

  
Site Size: 9.13 Acres or 397,703 Square Feet 
 
Improvements: The site is vacant wetlands with no improvements.  
 
Present Use: Vacant Land.  
 
Tax Folio Number: 46-43-45-22-00-000-7010 
 
Property Assessment (2021): $160,188 
 
Real Estate Taxes (2021): $3,026.72 Paid 1/5/2022 
  
Zoning: RSF – Single Family Residential 
 
Highest and Best Use: Conservation Lands  
 
Date of Valuation:    March 21, 2021 
 
Market Value Conclusion:   $1,400,000 
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AERIAL OF SUBJECT PARCEL 

  
 

 
 

Subject 
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AREA AND NEIGHBORHOOD MAP 
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SCOPE OF SERVICES 
 
The scope of our services for this appraisal assignment includes a systematic analysis of the factors 
that bear upon the value of real estate.  An orderly program by which the problem is defined, the work 
necessary to solve the problem is planned, and the data involved are acquired, classified, analyzed, 
and interpreted into an estimate of value.   
 
Due to the limited nature of the potential uses of the site, we reviewed the market value of the site as 
a vacant site and considered sales of lands with little utility purchased by landowners of similar 
properties.  With legal physical access from water only and no street frontage, the property has 
very little utility for development with any financially viable development.  Thus, the value as a 
vacant wetlands site was considered the most applicable use of the property.  Since there is a limited 
market for wetlands parcels, we investigated the main source for wetlands parcels and that were either 
water access only, limited roadway access or roadway and water access. These sales although older 
in time, reflect the limited demand for these type parcels.   In addition, we reviewed and considered 
previous purchases of similar lands by the Town of Ocean Ridge, the Town of Boynton Beach and 
similar properties in North Broward County.   
 
PURPOSE AND FUNCTION OF APPRAISAL 
 
The purpose of this appraisal assignment is to estimate the market value of the subject property for 
potential purchase by the Town of Ocean Ridge.  The function of the report is for use in the 
negotiations for the potential purchase of the property by the Town of Ocean Ridge.  The date of value 
for this assignment is March 21, 2022. 
 
INTENDED USERS OF THE REPORT 
 
The report is to be utilized by the Town of Ocean Ridge, their legal representatives and the 
representatives of the property owners.  These representatives may include legal and accounting 
experts as well as possible governmental review of the reports.  
 
PROPERTY RIGHTS APPRAISED  
 
The property rights appraised are the fee simple title ownership of the property.     
 
COMPETENCY PROVISION  
 
The appraiser has completed numerous vacant land appraisals for properties in his 40 years as a 
real estate appraiser in South Florida with numerous assignments in Broward, Palm Beach, Miami 
Dade Counties and various other Florida Counties.   Further, the appraiser has completed similar 
appraisals of this type in both Broward, Palm Beach and Dade Counties and completed appraisals 
for South Florida Water Management on numerous conservation land parcels.   As a result of the 
appraiser’s experience, the competency provision of USPAP has been met.   
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EXPOSURE/MARKETING PERIOD 
 
The exposure/marketing period is limited in this assignment, as there is a limited number of viable  
buyers. The potential buyers of this property are limited to the Town of Ocean Ridge and the 
surrounding property owners.  Based on our review, it appears that Ocean Ridge owns some of the 
surrounding lands and thus would have only a limited interest in the site.  Because the site does have 
access by streets and is accessible via water only, there may be a limited few potential investors that 
would want this site.  At the present time, we do not believe that any development of the site would 
be allowed.    
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DEFINITION OF MARKET VALUE 
 
Market value is defined in the Revised Edition of the Real Estate Appraisal Terminology, published 
by the American Institute of Real Estate Appraisers and the Society of Real Estate Appraisers, 
Copyright 1996, as follows: 
 
The most probable price which a property should bring in a competitive and open market under all 
condition’s requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and 
assuming the price is not affected by undue stimulus.  Implicit in this definition are the consummation 
of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 
 
 A. Buyer and seller are typically motivated; 
 
 B. Both parties are well informed or well advised, and each acting in what he considers his 

own best interest; 
 
 C. A reasonable time is allowed for exposure in the open market; 
 
 D. Payment is made in terms of cash or its equivalent in U.S. dollars or in terms of financial 

arrangements comparable thereto, and; 
 
 E. The price represents the normal consideration for the property sold unaffected by special 

financing and/or terms, services, fees, costs, or credits incurred in the transaction. 
 
HISTORY OF THE SUBJECT PROPERTY 
 
The Subject Parcel was acquired by David C. Ledbetter Trustee via a Trustees Deed on June 4, 2015 
for $10.00 as recorded in OR Book 27581 Page 1648. The prior transfer to William P. Priest, Trustee 
was in July of 2001 via Warranty Deed, OR Book 12767, Page 01922. None of the prior sales were 
considered in our current analysis.  The property is current listed for sale with an asking price of 
$1,999,000 and this listing has a pending contract with the Town of Ocean Ridge at or near the asking 
price.   
 
In the addendum is a history of the listing of this property for sale.  The property has been listed for  
as much as $2,500,000 in April of 2013 and was reduced to an asking price of $1,299,000 in February 
of 2015.  The property was listed at $1,999,000 in June and reduced to $1,595,000 in July of 2021 
and is currently at $1,999,000.  .  

 



 

12 

SITE SKETCH - MLS 
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SURVEY PROVIDED BY THE TOWN OF OCEAN RIDGE 

  



 

14 

AERIAL PHOTOGRAPHS PROVIDED BY THE TOWN OF OCEAN RIDGE 
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AERIAL PHOTOGRAPHS PROVIDED BY THE TOWN OF OCEAN RIDGE 
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AERIAL PHOTOGRAPHS PROVIDED BY THE TOWN OF OCEAN RIDGE 
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LEGAL DESCRIPTION OF THE SUBJECT PROPERTY 
(Taken from the Latest Trustee’s Deed Parcel 3-See Addendum) 
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SITE SIZE:  9.13 Acres, or 397,703 Square Feet 
 
The above size is based on our review of the property appraiser information.  ketch as previously 
included in the report and the most recent deed (See addendum).  There were two other sources for 
the subject land size, and we have relied on the Palm Beach County Property Appraiser data that 
indicates a land size of 9.13 acres.  
 
We have made a SPECIAL ASSUMPTION that the land size is 9.13 acres.  Any variation may 
subject our value conclusion and report to review.  
 
 
REAL ESTATE TAXES 
 
The subject is assessed by the Palm Beach Assessor’s office as the following tax parcel and the taxes 
for 2021 have been paid for the parcel as of 1/5/2022. There are no delinquent taxes on the parcels.  
The taxes under governmental ownership would be exempt.      
 
Folio: 46-43-45-22-00-000-7010 
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IMPROVEMENTS 
 
The site is vacant land with no improvements on the site.  
 
PRESENT USE 
 
The parcel is current vacant and consists mainly of water and mangroves.  
 
HIGHEST AND BEST USE 
 
In estimating the highest and best use of the subject property, we have taken into consideration the 
current use, the surrounding uses and the zoning. 
 
We have reviewed the size, shape, zoning, current use and other factors. We have reviewed those uses 
which are physically possible, legally permissible, financially feasible and maximally productive and 
based upon our review of these criteria, it is our opinion that the highest and best use of the site is 
limited to vacant land. The surrounding properties are owned by the Town of Ocean Ridge and private 
entities located close to the subject with the private owners not requiring the lands for their existing 
developments.  Considering the adjoining zoning and the governmental ownership, the most probable 
use of the property would be vacant and conservation in conjunction with the current zoning.   
 
Therefore, in conclusion, it is our opinion that the site has very limited utility and has a limited 
demand.  It is our opinion that the site has a highest and best use for continued use as vacant land with 
public ownership.   
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ZONING 
 
The property is zoned RSF- Residential Single Family in the Town of Ocean Ridge.   
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

  

Subject 
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FUTURE LAND USE  

 

Subject 
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APPROACHES TO VALUE AND METHODLOGY 
 
The Sale Comparison Approach to Value was considered in our valuation of this type of property.  
The Cost and Income Approaches were not considered applicable due to the appraisal of the site as 
vacant land.   
 
The Market or Sales Comparison Approach relies heavily on the principle of substitution.  A 
comparative analysis between the subject and similar properties that have sold will provide an 
indication of the market demand and market value.  The limited use of the site as a vacant wetland 
parcel with water access only required the use of similar type land sales which were limited thus we 
have relied on and considered older conservation land sales as well.   
 
In addition to the review of similar land values, we also considered the history of purchases of 
conservation lands in the South Florida area.  Palm Beach and Broward County have numerous 
examples of lands purchased as part of their respective conservation land purchase programs.  Further, 
we considered the purchases of numerous parcels by South Florida Water Management District over 
the past twenty years.    
 
Other factors considered in our review, were the purchases of surface and subsurface easements and 
their relationship to the adjoining fee land value.  These percentages were utilized in our overall 
review and consideration of the market value for the subject lands. The consideration of the value in 
relationship to the adjoining lands is similar to eh acquisition of permanent easement over the property 
to negate the development potential.   
 
After considering all of this data, we will estimate a market value for the subject property.   
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MARKET APPROACH TO VALUE 
 
 COMPARABLE VACANT LAND SALE NUMBER 1    

 
RECORDED: OR BOOK 28914 PAGE 1721 
 
FOLIO NO: 08-43-45-21-32-007-0160 & 0170 
 
DATE OF SALE: February 14, 2017 
 
GRANTOR: Chris & Bill Holdings, LLC 
 
GRANTEE: Granvita 1, LLC 
 
CONSIDERATION: $100,000 
 
FINANCING: Cash to Seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 1 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 850 NE 7th Street, Boynton Beach, Florida 
 
  LAND SIZE: 27,639 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: Parcel 1 - Lot 16, Block 7, LAKE ADDITION, a 

subdivision of Boynton Beach, according to the plat 
thereof on file in the office of the Clerk of the Circuit 
Court in and for Palm Beach County, Florida, in Plat 
Book 11, Page 71. 

 Parcel 2 - Lot 17, Block 7, LAKE ADDITION, a 
subdivision of Boynton Beach, according to the plat 
thereof on file in the office of the Clerk of the Circuit 
Court in and for Palm Beach County, Florida, in Plat 
Book 11, Page 71. 

APPRAISAL INDICATORS: 

 SALE PRICE PER SQ FT: $3.62 per square foot of land area.  
 
COMMENTS: Property is located on the west side of Intracoastal.  

Property is zoned with a R1-A Single Family zoning 
classification. Adjoining property purchased in 
January of 2017 by same grantee – See Sale 6. 
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LATEST DEED 
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COMPARABLE VACANT LAND SALE NUMBER 2 

 
 
RECORDED: OR BOOK 13612 PAGE 1474 
 
FOLIO NO: 08-43-45-21-32-006-0010 & 0020 
 
DATE OF SALE: March 14, 2002 
 
GRANTOR: Hemmerle Construction Co., Inc. 
 
GRANTEE: Intracoastal Estates, LLC 
 
CONSIDERATION: $150,000 
 
FINANCING: Cash to Seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 2 (CONTINUED) 
 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 1140 & 1120 NE 7th Street, Boynton Beach, Florida 
 
  LAND SIZE: 29,303 square feet  
 
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: Loat 1 and 2, Block 6, of LAKE ADDITION TO 

BOYNTON, according to the Plat thereof, as 
recorded in Plat Book 11, at Page 71, of the Public 
Records of Palm Beach County, Florida. 

 
APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $5.12 per square foot of land area.  
 
COMMENTS: Two lots located on the Intracoastal Waterway.  

Eventually property was quit claimed to the City of 
Boynton Beach for Conservation lands in January of 
2020. 
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WARRANT DEED - 3/14/2002 SALE 
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COMPARABLE VACANT LAND SALE NUMBER 3 

 
 
RECORDED: OR BOOK 32493 PAGE 191 
 
FOLIO NO: 46-43-45-27-70-000-0020 
 
DATE OF SALE: May 7, 2021 
 
GRANTOR: Ronald Kerrigan  
 
GRANTEE: Franklin D Hoet and Daniela Martinez De Hoet   
 
CONSIDERATION: $510,000 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 3 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 4 Whitney Way, Ocean Ridge, Florida 
 
  LAND SIZE: 140,651 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 

LEGAL DESCRIPTION: Lot B, Kerrigan Subdivision according to the map or 
plat thereof as recorded in Plat Book 123, Page 50, 
Public Records of Palm beach County, Florida. 

 
APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $3.63 per square foot of land area. 
 
COMMENTS: This is the adjoining property to Sale 4.  Site is 

mainly wetlands or conservation lands with access 
from newly constructed Whitney Way.  Adjoining 
owner has obtained approval for construction of 
home. 
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LATEST DEED 
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COMPARABLE VACANT LAND SALE NUMBER 4 

 
 
RECORDED: OR BOOK 32300 PAGE 1285 
 
FOLIO NO: 46-43-45-27-70-000-0010 
 
DATE OF SALE: March 10, 2021 
 
GRANTOR: Anuska V Demille 
 
GRANTEE: Mission Farms Everglades Investment, LLC  
 
CONSIDERATION: $620,000 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 4 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 2 Whitney Way, Ocean Ridge, Florida 
 
  LAND SIZE: 73,560 square feet 
  
HIGHEST AND BEST USE: Conservation Lands and Single Family 
 
LEGAL DESCRIPTION: Lot A, Kerrigan Subdivision, according to the plat 

thereof as recorded in Plat Book 123, Page 50, Public 
Records of Palm Beach County, Florida 

 
APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $8.43 per square foot of land area. 
 
COMMENTS: This site contained some uplands with majority of 

site conservation or wetlands. Owner went to 
considerable expense to get approval to build a     
residence on a small part of the site. Expense 
included construction of Whitney Way.  Adjoins Sale 
3.  
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LATEST DEED 
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COMPARABLE VACANT LAND SALE NUMBER 5 

 
 
RECORDED: OR BOOK 33588  PAGE 1118 
 
FOLIO NO: 48-42-06-10-0010, 0020, 0030 
 
DATE OF SALE: August 7, 2002 
 
GRANTOR: George H. Lange and Kathleen G. Lange, as trustee 

of the George H. Lange Living Trust 
 
GRANTEE: The Trust for Public Land   
 
CONSIDERATION: $3,400,000 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 5 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 4701 W Hillsboro Blvd., Coconut Creek, Florida 
 
  LAND SIZE: 526,888 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: All of Parcels A, B, and C of the Centrum Hillsboro 

Plat, according to the Plat thereof, recorded in Plat 
Book 148, Page 6, of the Public Records of Broward 
County, Florida. 

 
APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $6.45 per square foot of land area. 
 
COMMENTS: This sale involves a rectangular shaped parcel of land 

located at NWC of Hillsboro Boulevard and Lyons 
Road.  Site had wetlands and was purchased as part 
of a government conservation program.  Voluntary 
sale negotiated between parties. 
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WARRANTY DEED – 8/7/2002 SALE 

. 
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COMPARABLE VACANT LAND SALE NUMBER 6 

 
 
RECORDED: OR BOOK 28898  PAGE 1853 
 
FOLIO NO: 08-43-45-21-32-007-0180 
 
DATE OF SALE: January 31, 2017 
 
GRANTOR: POM Development, LLC 
 
GRANTEE: Granvita 1, LLC 
 
CONSIDERATION: $150,000 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 6 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 820 NE 7th Street, Boynton Beach, Florida 
 
  LAND SIZE: 74,400 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: Lots 18, 19, 20 and 21, in Block 7 of LAKE 

ADDITION TO BOYNTON FLORIDA, according 
to the Plat thereof as recorded in Plat Book 11, Page 
71, of the Public Records of Palm Beach County, 
Florida. 

APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $2.02 per square foot of land area. 
 
COMMENTS: Property is located on the West side of Intracoastal.  

Property is zoned with R3 multi-family zoning. 
Adjoining property purchased in February of 2017 
by same grantee- See Sale 1. 
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LATEST DEED 
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COMPARABLE VACANT LAND SALE NUMBER 7 

 
 
RECORDED: OR BOOK 37936  PAGE 10 
 
FOLIO NO: 50-42-04-47-0010 
 
DATE OF SALE: July 30, 2004 
 
GRANTOR: Corporate Connection Lines, Inc. 
 
GRANTEE: Broward County 
 
CONSIDERATION: $192,200 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
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COMPARABLE VACANT LAND SALE NUMBER 7 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 200 NW 18th Avenue, Fort Lauderdale, Florida 
 
  LAND SIZE: 85,948 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: Parcel A, J.E.T. SON PLAT, according to the map or 

plat thereof as recorded in Plat Book 130, Page(s) 12, 
Public Records of Broward County, Florida. 

APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $2.24 per square foot of land area. 
 
COMMENTS: Negotiated purchase as part of the county land 

conservation program.  Mainly wetlands.  
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WARRANTY DEED – 7/30/2004 SALE 
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COMPARABLE VACANT LAND SALE NUMBER 8 

 
 
RECORDED: OR BOOK 38491  PAGE 1704 
 
FOLIO NO: 48-42-13-32-0010 
 
DATE OF SALE: November 5, 2004 
 
GRANTOR: Todd Stephens and Matthew Roberts 
 
GRANTEE: Broward County 
 
CONSIDERATION: $1,325,000 
 
FINANCING: Cash to seller 
 
EFFECT ON SALES PRICE: None 
 
CONDITION OF SALE: Arm’s Length 
 
PROPERTY RIGHTS CONVEYED: Fee Simple 
 
EFFECT ON PURCHASE PRICE: None 
 
  



 

51 

COMPARABLE VACANT LAND SALE NUMBER 8 (CONTINUED) 
 
PHYSICAL CHARACTERISTICS: 
  LOCATION: 701 NE 41st Street, Pompano Beach, Florida 
 
  LAND SIZE: 434,349 square feet 
  
HIGHEST AND BEST USE: Conservation Lands 
 
LEGAL DESCRIPTION: Lengthy Legal- See Deed in addendum 
 
APPRAISAL INDICATORS: 
 SALE PRICE PER SQ FT: $3.05 per square foot of land area. 
 
COMMENTS: Purchased as part of county land consideration 

program.  Sales negotiated between the parties and 
not under threat of condemnation.  Scrub lands 
preserved for nature area.   
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LATEST DEED 
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SUMMARY OF COMPARABLE SALES DATA 

      

SALE  SALE 
DATE ADDRESS   SITE 

SIZE SF  
 SALE 
PRICE  

  
PRICE 
PER SF  

1 2/14/2017 
850 NE 7th Street, 
Boynton Beach, Fl. 

33435 
 27,639   $ 100,000   $ 3.62  

2 3/14/2002 
1140 & 1120 NE 7th 

Street, Boynton 
Beach, Fl. 33435 

 29,303   $ 150,000   $ 5.12  

3 5/7/2021 4 Whitney Way, 
Ocean Ridge, Fl. 33435 140,651   $ 510,000   $ 3.63  

4 3/10/2021 2 Whitney Way, 
Ocean Ridge, Fl. 33435   73,560   $ 620,000   $ 8.43  

5 8/7/2002 
4701 W. Hillsboro 

Blvd. Coconut Creek, 
Fl. 33073 

526,888  $3,400,000   $ 6.45  

6 1/31/2017 
820 NE 7th Street, 
Boynton Beach, Fl. 

33435 
  74,400   $ 150,000   $ 2.02  

7 7/30/2004 
200 NW 18th Avenue, 

Ft. Lauderdale, Fl. 
33311 

  85,948   $ 192,200   $ 2.24  

8 11/5/2004 
701 NE 41st Street, 
Deerfield Beach, Fl. 

33064 
434,349  $1,325,000   $ 3.05  

            

  
Subject  William P. Priest Trust 

Ocean Ridge Fl. 33453 397,703 
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SALES LOCATION MAP 
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SALES COMPARISON APPROACH TO VALUE (Continued) 
 
We researched over twenty (20) sales of what we felt were properties that came as close to comparable 
sale over a number of year and determined the eight (8) sales contained herein are the most 
comparable to the subject property. These eight (8) sales dates ran from the oldest starting at 
3/14/2002 to the latest of 5/7/2021. These sales also ranged in a sale price from a low of $2.02 per 
square foot of land to a high of $8.43 per square foot of land area. The sales site size ranged from the 
smallest at 27,639 square feet of land to the largest at 526,888 square feet of land, compared to the 
subject at 397,703 square feet of land area.  
  
Sales 3 and 4 were the most current sales and within 12 months of the subject date of value. Sales 1 
and 6 were the next closest in sales date to the subject date of value. These sales ranged in a sale price 
from an unadjusted low of $2.02 per square foot of land to an unadjusted high of $8.43 per square 
foot of land.  
 
Sale 1: This sale was smallest in size at 27,639 square feet of land and sold in February of 2017 for 
an unadjusted sale price of $3.62 per foot of land area. The parcel had frontage accessibility on the 
east side NE 7th Street. This property was similar mangrove lands with street frontage. .  
 
Sale 2: This sale was 29,303 square feet of land and the oldest sale selling in March of 2002 unadjusted 
sale price of for $5.12 per foot of land area. The parcel had frontage accessibility on the east side NE 
7th Street.  This property was eventually transferred to the City of Boynton Beach and is conservation 
lands. 
 
Sale 3: This was the newest with 140,651 square feet of land and sold in May of 2021 for an 
unadjusted sale price of $3.63 per foot of land area. The parcel had frontage accessibility on the west 
side of Whitney Way which was recently constructed by the owner of Sale 4.   This site has 
considerable mangroves on the property and is located in Ocean Ridge. .  
 
Sale 4: This sale is located to the south of Sale 3 on Whitney Way and contains 73,560 square feet of 
land and sold in March of 2017 for an unadjusted sale price of $8.43 per foot of land area. The parcel 
had frontage accessibility to the west side of Whitney Way, which is a new street providing access to 
one lane Thompson Avenue. The owner has gone to great expense to get approval for a single home 
on the site and thus this was considered superior overall.  
 
Sale 5: This sale was the largest sale with 526,888 square feet of land and sold in August of 2002 for 
an unadjusted sale price of for $6.45 per foot of land area. The parcel had frontage accessibility on 
the east side Hillsboro Boulevard. It was concluded this parcel was superior to the subject property as 
there was some development potential, but it was purchased for conservation lands, and it will never 
be developed.   
 
Sale 6: This sale was 74,400 square feet of land and sold in January of 2017 for the lowest  unadjusted 
sale price of $2.02 per foot of land area. The parcel had frontage accessibility on the east side NE 7th 
Street. This land is similar to Sale 1 and Sale 2 and is located just west of the subject lands on the west 
side of the Intracoastal Waterway.   
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SALES COMPARISON APPROACH TO VALUE (Continued) 
 
Sale 7: This sale was 85,948 square feet of land and sold in July of 2004 for an unadjusted sale price 
of for $2.24 per foot of land area. The parcel was a conservation property with mangroves and 
purchased as part of the Broward County Land Conservation project.  This was a negotiated sale 
between the parties and not subject to the threat of eminent domain.  This was located on the Middle 
River in Ft. Lauderdale.  
 
Sale 8: This sale was 434,39 square feet of land and sold in November of 2004 for an unadjusted sale 
price of for $3.05 per foot of land area. Again, this was  purchased as part of the Broward County 
Land Conservation project.  This was a negotiated sale between the parties and not subject to the 
threat of eminent domain. This parcel did not have any wetlands but was ana example of the value of 
conservation lands.   
 
VALUE CONCLUSION 
 
After reviewing the sales data, it was our opinion that a land value within the range of sales was 
applicable.  The sales ranged in unit sale prices from a low of $$2.02 to a high of $8.43 per square 
foot of land area.   Sales 4 and 5 were considered to be superior and both had some development 
potential.   The remaining sales were in the range of $2.02 to $5.12 per square foot with the majority 
of these sales in the range of $2.02 to $3.63 per square foot of land area.  In our opinion, a value 
conclusion within this range was considered to be applicable.  We estimated the market value at $3.50 
per square foot of land area.  
 
We also considered sales of miscellaneous parcels by the City of Deerfield Beach over the past twenty 
years.   These sales were portions of  the beach area on the Atlantic Ocean and most of these purchases 
were made to insure no development on these parcels.  These lands were purchased for values over 
$10 per square foot and other impacts were considered in the purchase of these site.  However, it 
shows that governmental bodies will pay above market values for sites in order to prevent any 
potential development.   
 
Based on the review of the sales data, it is our opinion that the market value of the subject property 
based on the assumed size of 9.13 acres as of March 21, 2022 would be as follows: 
 

397,703 X $3.50 = $1,391,961  say $1,400,000 
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RECONCILIATION 
 
The reconciliation involves the analysis of the various approaches to value. In this assignment, we 
have only considered the Market or Sales Comparison Approach to be most applicable. The Cost and 
Income Approaches to Value were not considered to be applicable on a land only appraisal.    
 
Based on our review, e, it is our opinion that the market value of the site would be $3.50 per square 
foot.  Therefore, it is our opinion that the market value of the subject site as of March 21, 2022 would 
be: 

 
 

ONE MILLION FOUR HUNDRED THOUSAND DOLLARS 
($1,400,000) 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
 
The size and dimensions of the subject property were provided by the client and are assumed to be 
correct.  The client provided a sketch and tax roll printout of the property.  This data is assumed to be 
accurate and is subject to a formal survey. 
 
All existing liens and encumbrances have been considered; however, the property is appraised as 
though free and clear, under responsible ownership and competent management. 
 
The information identified in this report as being furnished to the appraiser by others is believed to be 
reliable; however, the appraiser assumes no responsibility for its accuracy. 
 
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 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 any improvements is within the boundaries or property 
lines of the property described and that there is no encroachment or trespass unless noted in the report. 
 
The distribution, if any, of the total valuation in this report between land and any improvements 
applies only under the stated program of utilization.  The separate allocations for land and buildings 
must not be used in conjunction with any other appraisal and are invalid if so used. 
 
The review of the Palm Beach County Property Appraiser data indicates a lower land size (9.13 Acres) 
and we have made a SPECIAL ASSUMPTION that the land size is 10 acres as indicated in the 
most recent deed transfer.  Any variation may subject our value conclusion and report to review.  
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued) 
 
Possession of this report, or copy thereof, does not carry with it the right of publication.  It may not 
be used for any purpose by any person other than the party to whom it is addressed without the written 
consent of the appraiser, and in any event, only with proper written qualifications and only in its 
entirety. 
 
Disclosure of the contents of this appraisal is governed by the by-laws and Regulations of the 
American Society of Appraisers. 
 
The appraiser herein by reason of the 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. 
 
Neither all, nor part of the contents of this report, especially any conclusions as to value, the identity 
of the appraiser, or the firm with which the appraiser is connected, shall be disseminated to the public 
through advertising, public relations, news, sales, or other media without the prior written consent 
and approval of the appraiser. 
 
The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  I have not made 
a specific compliance survey and analysis of this property to determine whether or not it is in 
conformity with the various detailed requirements of the ADA.  It is possible that a compliance survey 
of the property, together with a detailed analysis of the requirements of the ADA, could reveal that 
the property is not in compliance with one or more of the requirements of the Act.  If so, this fact 
could have a negative effect upon the value of the property.  Since I have not direct evidence relating 
to this issue, I did not consider possible non-compliance with the requirements of ADA in estimating 
the value of the property. 
 
Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be 
present on the property, was not observed by the appraiser.  The appraiser has no knowledge of the 
existence of such materials on, or in the property.  The appraiser is not qualified to detect such 
substances.  The presence of substances such as asbestos, urea-formaldehyde foam insulation or other 
potentially hazardous materials may affect the value of the property.  The value estimate is predicated 
on the assumption that there is no such material on or in the property that would cause a loss in value.  
No responsibility is assumed for any such conditions, or for any expertise or engineering knowledge 
required to discover them.  The client is urged to retain an expert in this field, if desired.  
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DEFINITION OF HIGHEST AND BEST USE 
 
That reasonable and probable use that will support the highest present value, as defined, as of the 
effective date of the appraisal. 
 
Alternatively, that use, from among reasonable, probable, and legal alternative uses, found to be 
physically possible, appropriately supported, financially feasible, and which results in highest land 
value. 
 
The definition immediately above applies specifically to the highest and best use of land.  It is to be 
recognized that in cases where a site has existing improvements on it, the highest and best use may 
very well be determined to be different from the existing use.  The existing use will continue, however, 
unless and until land value in its highest and best use exceeds the total value of the property in its 
existing use. 
 
Implied within these definitions is recognition of the contribution of that specific use to City 
environment or to City development goals in addition to wealth maximization of individual property 
owners. 
 
Also implied is that the determination of highest and best use results from the appraiser's judgment 
and analytical skill, i.e., that the use determined from analysis represents an opinion, not a fact to be 
found.  In appraisal practice, the concept of highest and best use represents the premise upon which 
value is based.  In the context of most probable selling price (market value) another appropriate term 
to reflect highest and best use would be "most probable use".  In the context of investment value, an 
alternative term would be "most profitable use". 
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QUALIFICATION OF APPRAISER 

ROBERT D. MILLER, ASA 
 

EDUCATION:   Appraisal Institute Courses 
  SSP Standards of Professional Practice 
  I-A Fundamentals of Real Estate Appraisal 
  I-B Capitalization Theory and Techniques 

8 Appraising a Single-Family Residence 
2-1 Case Studies in Real Estate Valuation 
2-2 Report Writing 

Business Valuation Seminar 
Litigation Valuation 
Other Appraisal Courses 

     Mass Appraisal of Residential Properties 
     Florida State Law and USPAP 
     Factory Built Housing 
     Automated Valuation Models 
 
PROFESSIONAL  Senior Member of American Society of Appraisers- 
AFFILIATION: South Florida Chapter No. 82 – Accredited Senior Appraiser (ASA) 

Real Property Urban  
 
LICENSED:  Certified General Real Estate Appraiser #0001270- State of Florida 
 
EXPERIENCE: 1993-Present Vice President-The Urban Group, Inc.  
 1995-Present Owner-Miller Appraisal Group, Inc.  

1978-1993        Real Property Analysts, Inc., Fort Lauderdale,  
   Florida, Executive Vice President 

1987  Involved in United States Senate Study Right-of-Way 
Acquisition Procedures  

QUALIFIED AS 
EXPERT WITNESS FOR: Condemnation proceeding in Broward, Dade, Monroe, Palm Beach and 

Duval Counties, Florida and Lake, Kankakee, Cook and DuPage 
Counties, Illinois. Testified in Bankruptcy Court in Florida and Texas 
and Federal Court in Miami, Florida 

 
HAS COMPLETED: Appraisal Assignments   Counseling 
 Commercial, vacant, and improved  Acquisition projects 
 Condemnation projects   Income tax analysis 
 Industrial, vacant, and improved  Investment analysis 
 Multi-family residential,    Tax assessments 
 Mobile Home Parks   ROW Cost Analysis 
 Office, vacant and improved  Special assessments 

Special purpose properties   Review Services   
  



 

 

VARIOUS CLIENTS OVER THE PAST TEN YEARS 
 
GOVERNMENT 
    BROWARD COUNTY 
    BROWARD COUNTY AVIATION DEPARTMENT 
    BROWARD COUNTY SCHOOL BOARD 
    CITY OF BOYNTON BEACH 
    CITY OF CORAL SPRINGS 
    CITY OF DELRAY BEACH 
    CITY OF FORT LAUDERDALE 
    CITY OF FORT MYERS 
    CITY OF HALLANDALE BEACH 

CITY OF HOLLYWOOD 
CITY OF LAUDERDALE LAKES 
CITY OF KEY WEST 
CITY OF MARGATE 
CITY OF MIAMI 
CITY OF MIAMI SPRINGS 
CITY OF NORTH LAUDERDALE 
CITY OF POMPANO BEACH 
CITY OF RIVIERA BEACH 
CITY OF SUNRISE 
CITY OF TAMARAC 
CITY OF WEST PALM BEACH 
FEDERAL AVIATION ADMINISTRATION 
FLORIDA DEPARTMENT OF TRANSPORTATION 
MIAMI DADE COUNTY 
SOUTH FLORIDA WATER MANAGEMENT 
TOWN OF DAVIE 
TOWN OF PALM BEACH 
TOWN OF OCEAN RIDGE 
US DEPARTMENT OF HOUSING & URBAN DEVELOPMENT 
 

PRIVATE 
    CLEAR CHANNEL OUTDOOR 
    CLEVELAND CLINIC 
    LENNAR HOMES 

THE TAUBMAN COMPANY 
    SBA TOWERS INC. 
    UNITED HOMES 
    WAL-MART CORPORATION 
 
ATTORNEY 
    ACKERMAN SENTERFITT 

BECKER & POLIAKOPF 
TOBY BRIGHAM 
BRUSCHI LP 

    COKER AND FEINER 
BRIAN PATCHEN PA 
HOLLAND & KNIGHT 
GREENSPOON MARDER 
TEW CARDENAS 
GOREN CHEROF DOODY & EZROL PA 
WEISS-SEROTA-HELFMAN 



Item #2 
 

Town of Ocean Ridge, Florida 
 

Town Commission Agenda Memorandum 
 

Office of the Town Manager, Tracey Stevens 
_________________________________________________________________________ 

Meeting Date: April 12, 2022 
Subject:   Resolution No. 2022-09 Budget Amendment 
_________________________________________________________________________ 

Mayor & Commissioners: 
 
In order to complete the vacant land purchase as discussed under item #1 of the April 
12, 2022 meeting agenda, a budget amendment to utilize funds from the reserves of the 
Town will be necessary. The proposed budget amendment for fiscal year FY22 is 
attached for your review and consideration. 
 
The unaudited reserve balance of the Town at the end of fiscal year 2021 is 
approximately $7,310,172, some of which are restricted reserves for specific purposes, 
and some of which are general reserves for any purpose.  The land purchase would 
reduce the reserves to approximately $5,810,172.  
 
Suggested motion:  I move to approve Resolution No. 2022-09, 
approving the budget amendment as presented. 
 
Respectfully, 

 
Tracey L. Stevens, MMC 
Town Manager & Finance Director 



 
 RESOLUTION NO. 2022-09 
 

RESOLUTION OF THE TOWN COMMISSION OF THE TOWN OF OCEAN 
RIDGE, OF PALM BEACH COUNTY, FLORIDA, ADOPTING BUDGET 
AMENDMENTS FOR THE FISCAL YEAR BEGINNING OCTOBER 1, 2021 
AND ENDING SEPTEMBER 30, 2022, PROVIDING FOR AN EFFECTIVE 
DATE. 

 
 
 WHEREAS, the Town Commission of the Town of Ocean Ridge of Palm 
Beach County, Florida, has determined that it is in the best interest 
of the residents of the Town of Ocean Ridge to amend the FY 2021/2022 
Budget in order to utilize the reserve funds of the town for the 
purchase of land near the Town Hall facility; and 
 
 WHEREAS, such amendment does not increase the ad valorem taxes 
charged to residents for fiscal year 2021/2022; and  
 
 WHEREAS, such transfers are explained in the attached Exhibit 
“A”. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COMMISSION OF THE 
TOWN OF OCEAN RIDGE OF PALM BEACH COUNTY, FLORIDA THAT: 
 
 Section 1.  The Fiscal Year 2021/2022 Budget Amendments be 
adopted as submitted by the Finance Director in Exhibit “A”.  
 
 Section 2.  This Resolution shall take effect immediately 
upon its adoption.  
 
 
Commissioner _____________ moved the adoption of Resolution No. 
2022-09. The motion was seconded by Commissioner _______________. 
 
PASSED AND ADOPTED by an affirmative vote of the Town Commission of 
the Town of Ocean Ridge of Palm Beach County, Florida, at its Special 
Meeting this 12th day of April, 2022. 
 
        
        _________________________ 
        Susan Hurlburt, Mayor 
Attest: 
 
______________________________ 
Karla Armstrong, Town Clerk 



Department Funds & Descriptions FY 2017 FY 2018 FY 2019 FY 2020 FY 2021 FY 2022 % change User

Actual Actual Actual Actual Budgeted Proposed F21>F22 Notes

 FY Millage Rate Applied: 5.35 mils 5.25 mils 5.35 mils 5.35 mils 5.35 mils 5.50 mils

Revenue

Dept:  310.000  Taxes 5,265,365 5,536,291 5,970,061 6,214,184 6,462,644 6,969,610 7.84%

Dept:  320.000  Licenses & Permits 268,600 269,490 671,953 628,877 355,600 605,200 70.19%

Dept:  330.000  Intergovernmental Revenue 233,100 227,323 217,243 315,233 178,240 221,340 24.18%

Dept:  340.000  Charges For Services 372,500 375,867 386,346 631,272 582,454 649,500 11.51%

Dept:  350.000  Fines & Forfeits 15,744 73,097 10,149 11,087 9,400 12,200 29.79%

Dept.  360.000  Miscellaneous Revenues 30,000 23,664 39,575 100,224 22,000 32,500 47.73%

Dept:  380.000  Insurance Proceeds 0 0 56,734 94,821 5,000 5,000 0.00%

(Outside) Revenues Sub-Totals 6,185,309 6,505,733 7,352,060 7,995,698 7,615,338 8,495,350 11.56%

Dept:  380.000  Reserves Budgeted (not actual) 266,581 25,683 153,265 296,367 706,421 1,831,090 159.21% <<<< Balancing Line - Reserves

Total Revenues 6,451,890 6,531,416 7,505,325 8,292,065 8,321,759 10,326,440 24.09%

Expenditures

General Government

511.101  Town Commission 23,078 23,682 26,670 34,960 42,366 46,760 10.37%

512.102  Town Manager 139,634 142,190 152,978 181,758 192,465 211,358 9.82%

513.103  Town Clerk & Treasurer 310,249 343,478 340,979 279,711 293,970 315,103 7.19%

514.104  Legal Services 142,611 158,650 151,589 239,599 395,000 338,000 -14.43%

514.105  Appointed Boards 2,366 1,419 1,224 3,375 3,450 3,767 9.19%

519.106  General Government Services 959,330 1,037,621 983,209 1,018,025 1,022,640 1,145,610 12.02%

521.107  Law Enforcement & Fire Rescue 3,213,283 3,310,964 3,746,428 3,837,417 4,299,589 4,387,927 2.05%

524.108  Building Department 157,500 157,500 153,924 400,604 425,020 536,124 26.14%

534.111  Solid Waste & Recycling Services 244,362 249,853 257,109 275,557 282,380 290,851 3.00%

539.112  Other Physical Environment 282,682 408,307 473,749 409,503 485,520 446,920 -7.95%

541.113  Public Works 250,136 252,667 258,302 243,708 358,359 358,520 0.05%

580.114  Contingency 42,429 134,710 63,430 95,939 100,000 150,000 50.00%

590.100  Transfers to Capital Projects 218,500 218,500 138,560 536,000 421,000 2,095,500 397.74%

Total Expenditures 5,986,160 6,439,541 6,748,151 7,556,157 8,321,759 10,326,440 24.09%

Revenue Over Expenditure 465,730 91,875 757,174 735,908 0 0

Increase in Fund Balance from Last Year 234,882 160,050 687,129 627,625 n/a n/a

Fund Balance as of 9/30 4,808,094 4,968,144 5,655,273 6,282,898 n/a n/a

TOWN OF OCEAN RIDGE
Proposed 2021-2022 Fiscal Year Budget (FY22)

FY22 Budget Workbook: Version 5.0
GENERAL FUND #001 - REVENUE & EXPENDITURES

STATEMENT OF REVENUES & EXPENDITURES



Departments, Funds & Descriptions FY 2017 FY2018 FY 2019 FY 2020 FY 2021 FY 2022  % change User

Actual Actual Actual Actual Budgeted Proposed F21>F22 Notes

Capital Fund Revenues

Dept:  360.000  Miscellaneous Revenues

361.100  Interest Earned 0 83 35 0 0 0 0.00%

Dept:  380.000  Non - Revenues

380.100  Fund Balance Unappropriated 115,000 0 0 0 0 188,000 0.00% Capital Reserves

381.100  Interfund Transfer 218,500 188,675 138,576 536,000 421,000 2,095,500 397.74% Transfer from General Operating Acct

Capital Fund Revenue Totals 333,500 188,675 138,611 536,000 421,000 2,283,500 442.40%

Capital Fund Expenditures

Dept:  519.106  General Government See Capital Improvement Plan for

503.100  Professional Services 0 0 0 0 0 0 0.00% Breakdown of Capital Expenditures

504.900  Other Current Charges 0 0 0 0 0 0 0.00%

506.100  Land (Capital Outlay) 0 0 0 0 0 1,500,000 0.00% Land Purchase - Priest Property

506.200  Buildings (Capital Outlay) 0 0 0 8,831 10,000 34,000 240.00%

506.400  Machinery & Equipment 0 0 0 30,129 0 60,000 100.00%

General Government Totals 0 0 0 38,960 10,000 1,594,000 15840.00%

Dept:  521.107  Law Enforcement & Fire Control

506.400  Machinery & Equipment 118,500 0 0 25,819 106,000 64,750 -38.92%

Law Enforcement & Fire Control Totals 118,500 0 0 25,819 106,000 64,750 -38.92%

Dept:  524.108 Building & Inspection Services

506.400  Machinery & Equipment 0 0 0 0 0 18,750 100.00%

Building & Inspection Services Totals 0 0 0 0 0 18,750 100.00%

Dept:  539.112  Other Physical Environment

503.100  Professional Services 15,000 0 0 0 0 0 0.00%

503.120  Town Engineer 0 0 0 0 0 0 0.00%

504.900  Other Current Charges (Bank Fees) 0 757 393 0 0 0 0.00%

506.300  Improvements Not Buildings 200,000 173,681 85,305 250,704 260,000 601,000 131.15%

506.310  Bridge Construction 0 0 0 0 0 0 0.00%

TOWN OF OCEAN RIDGE
Proposed 2021-2022 Fiscal Year Budget (FY22)

FY22 Budget Workbook: Version 5.0
CAPITAL FUND #302 - DEPT: CAPITAL INVESTMENT

CAPITAL FUND - STATEMENT OF REVENUES & EXPENDITURES



Departments, Funds & Descriptions FY 2017 FY2018 FY 2019 FY 2020 FY 2021 FY 2022  % change User

Actual Actual Actual Actual Budgeted Proposed F21>F22 Notes

TOWN OF OCEAN RIDGE
Proposed 2021-2022 Fiscal Year Budget (FY22)

FY22 Budget Workbook: Version 5.0
CAPITAL FUND #302 - DEPT: CAPITAL INVESTMENT

CAPITAL FUND - STATEMENT OF REVENUES & EXPENDITURES

506.330  Inlet Cay Piling Repairs 0 0 0 0 0 0 0.00%

Other Physical Environment Totals 215,000 174,438 85,698 250,704 260,000 601,000 131.15%

Dept:  541.113  Public Works

506.400  Machinery & Equipment 0 0 0 0 45,000 5,000 -88.89%

Pubic Works Totals 0 0 0 0 45,000 5,000 -88.89%

Capital Fund Expenditures Sub Totals 333,500 174,438 85,698 315,483 421,000 2,283,500 442.40%

Fund Balance, Reserves, Net Assets 0 0 0 0 0 0 0.00%

Capital Fund Expenditures Totals 333,500 174,438 85,698 315,483 421,000 2,283,500 442.40%

Revenue Over Expenditure 0 14,320 52,913 220,517 0 0
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