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City of Gulf Breeze, Florida  

 
Invitation for Bid 

Surplus Real Property Sale  
 

The  City  of  Gulf  Breeze,  Florida  (the  City)  is  seeking  an  individual  or  other  legal  entity  to 
purchase a City owned property to be redeveloped for residential purposes consistent with the 
City’s Land Development Code and the private deed restrictions applicable to the subject real 
estate.  The property is zoned R1‐A Single Family Residential and has a common address of 417 
Fairpoint Drive.   The property is comprised of two separate lots containing a total of .688 acres. 
 
The City Council declared the property to be surplus and directed that the property be sold by 
an  invitation  for  bid  process.    The  property  will  be  sold  subject  to  the  deed  restrictions 
applicable to the conveyance to the City.   A copy of the deed can be reviewed at the website 
listed below.   
 
Invitation  for  Bid  is  available  at  www.cityofgulfbreeze.us/request‐for‐proposals/  or  by 
contacting Stephanie Lucas, City Clerk, at slucas@gulfbreezefl.gov.   All  sealed bids must be  in 
writing and delivered by hand, Fed Ex, or mail to the Office of the City Clerk, City of Gulf Breeze, 
1070  Shoreline  Drive,  Gulf  Breeze,  Florida  32561,  and  must  be  received  by  10:00  a.m., 
December 6, 2016.  The sealed bids will be publicly opened at this time. Only bids received by 
the stated time and date will be considered.  Bids received after the time set for opening will be 
rejected and  returned to  the submitter.   Bidders are  responsible  for  insuring  that  their bid  is 
stamped by office personnel by the deadline indicated. 
 
All bids shall be sealed and clearly labeled “SURPLUS PROPERTY SEALED BID” and addressed to:  
City of Gulf Breeze, Attn: City Clerk, 1070 Shoreline Drive, Gulf Breeze, Florida 32561.  Proposals 
are to be typed and contain all required information.  Submittals shall include one (1) original, 
four  (4) copies of the bid documents.   Questions concerning this request should be  in writing 
and directed to: 

Stephanie Lucas 
City Clerk 

City of Gulf Breeze 
PO Box 640 

Gulf Breeze, Florida 32562 
slucas@gulfbreezefl.gov 

 
The City reserves the right: (1) to accept or reject any and/or all bids either in whole or in part; 
(2) to waive any and all technicalities and to waive any defect in a bid which does not materially 
alter it; and (3) to make such awards which best suit the needs of the City of Gulf Breeze.  
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GENERAL INFORMATION 

1. Purpose and Intent.

The City of Gulf Breeze, Florida (the City) is seeking an individual or other legal entity to purchase 
a City owned property to be redeveloped for residential purposes consistent with the City’s Land 
Development Code and the private deed restrictions applicable to the subject real estate.  The 
property  is zoned R1‐A Single Family Residential and has a common address of 417 Fairpoint 
Drive.   The property is comprised of two separate lots containing a total of .688 acres. 

The City Council declared the property to be surplus and directed that the property be sold by an 
invitation for bid process.  The property will be sold subject to the deed restrictions applicable to 
the  conveyance  to  the City.   These deed  restrictions provide,  in part,  that  a new  residential 
structure may be built on the west lot no larger than the previous home on the property.  The 
restrictions also provide that the adjacent lot shall be maintained in its present natural condition.  
A  copy of  the deed  is attached hereto as Exhibit A.     Bidders are encouraged  to  review  this 
document carefully. 

The City will award  the  sale of  the property  to  the  individual or entity determined  the most 
qualified and financially sound  in meeting the City’s goals for the property. The City desires to 
return the property to the tax roll and to ensure that the property is redeveloped in accordance 
with the City’s Code of Ordinances and the deed restrictions in place for the real estate. 

The City will negotiate with the successful bidder on the terms and conditions of the purchase 
and sale agreement for the property; however, the bid amount and the requirements stated in 
this invitation for bid must be adhered to in the final version of the agreement.  

2. Minimum Requirements.

The following requirements must be met or agreed to in order to be considered for award and 
to close the transaction.  Failure to satisfy the following requirements and/or agree to the same 
will be cause for rejection of a bid and/or termination of the transaction.  All decisions of the City 
are final.  

A.   The successful bidder must be in good standing with the City. “Good standing” as used in 
this invitation for bid means the bidder is not subject to and does not have any outstanding City 
code enforcement fines, special assessments, taxes, judgments, administrative costs or liens of 
any kind assessed or recorded against the bidder or property owned by the bidder.  

B.   The  City will  evaluate  all  bids  based  on  the  valuation  from  a  recent  appraisal  of  the 
property prepared by Fruitticher Lowery Appraisal Group of Pensacola, Florida.  That appraisal 
determined the value of the property to be $115,000.   A copy of this appraisal is attached hereto 
as Exhibit B.  
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C.   The successful bidder shall be responsible for all costs associated with the purchase and 
renovation of  the property,  including but not  limited  to, closing costs,  title  insurance, survey, 
abstracting and permitting.  

D.   The  redevelopment of  the property must be complete and code compliant within 24 
months of the bidder’s receipt of the property from the City via quit claim deed. The City Council 
may grant a time extension for the renovation in accordance with established procedures.  

E.   The property is being sold “as is” and subject to any encumbrances of record.  

F.   The property will be sold subject to the deed restrictions  in place when the real estate 
was conveyed to the City.  A copy of that deed is attached hereto as Exhibit A.  

G.  Once acquired, the successful bidder shall not sell, assign, transfer, or otherwise dispose 
of the property without prior written approval of the City, which approval may be withheld in the 
City’s sole discretion.  

H.  All  redevelopment  of  the  property must  be  accomplished  in  accordance with  proper 
approvals and permits and all applicable laws, ordinances and regulations.  

I.  The successful bidder will be required to enter a purchase and sale agreement with the 
City which will  include, but not be  limited to,  incorporation of all terms and conditions of this 
invitation to bid. 

INSTRUCTIONS TO BIDDERS 

1. Bid Submission.

A.   One (1) original and four (4) copies of each bid must be submitted in a sealed envelope, 
marked on the outside of the envelope “SURPLUS PROPERTY SALE SEALED BID” and addressed 
to:    City  of  Gulf  Breeze,  Attn:  City  Clerk,  1070  Shoreline  Drive,  Gulf  Breeze,  Florida  32561.  
Proposals are to be typed and contain all required information.  

B.   Time is of the essence and any bid received after the closing date and time indicated on 
the cover of this invitation to bid, whether by mail or otherwise, will not be opened and will not 
be considered. The time of receipt shall be determined by the time clock located in the Office of 
the City Clerk. Bidders are responsible for insuring that their bid is stamped by City personnel by 
the  deadline  indicated.  The  City  shall  in  no  way  be  responsible  for  delays  caused  by  any 
occurrence. 

C.   Bids submitted by telephone, telegram facsimile or email shall not be accepted.  
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D.   Submission  of  a  bid  implies  a  full  understanding  of  this  invitation  to  bid.  Any 
misunderstanding as to such terms by the bidder will not relieve the bidder from performance.  

E.   This  invitation to bid consists of this document along with all attached documents and 
forms, all of which are incorporated herein by this reference.  

2. The Bid Package.

Each bid submitted in response to this invitation to bid shall contain the following documents:  

B1 Bid Package Cover Sheet  
B2 Bid  
B3 List of References  

It is the responsibility of the bidder to insure that all pages are included. All bidders are advised 
to closely examine this invitation to bid.  All bids must be submitted on the provided bid forms. 
Bids submitted on bidder’s letterhead or quotation forms will not be accepted.  

3. Bid Rejection.

In addition to the City’s right to reject any and all bids and/or re‐advertise the property for sale, 
bids may be rejected for noncompliance with the invitation for bid requirements after review by 
the City.  All bids must be submitted on the provided bid forms and signed in ink by an officer 
authorized to bind the bidder where applicable. 

4. Errors

Bids  having  erasures  or  corrections must  be  initialed  in  ink  by  the  bidder.  If  a  correction  is 
necessary, draw a single line through the entered figure and enter the corrected figure above it 
and initial the correction. Any illegible entries, pencil bids or corrections not initialed may not be 
accepted.  Bidders shall not be allowed to modify their bids after the bid opening time and date. 
By submitting a bid, each bidder represents that it has taken all necessary steps to ascertain the 
nature and  location of  the property and  that  it has  investigated and  satisfied  itself as  to  the 
general  and  local  conditions which  can  affect  the performance of  the  redevelopment of  the 
property.  Any  failure  by  bidder  to  take  these  steps  will  not  relieve  the  Bidder  from  the 
responsibility  for  estimating  properly  the  difficulty  and  cost  of  successfully  performing  the 
redevelopment activity on the real estate. 

5. Bid Amount.

All bid amounts shall remain valid for ninety (90) days after the date of bid closing.  
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6. Conflict of Interest and Code of Ordinances Requirements.

This invitation for bid is subject to the State of Florida Code of Ethics and the City of Gulf Breeze 
Code of Ordinances. Accordingly, there are prohibitions and limitations on the employment of 
City  officials  and  employees  and  contractual  relationships  providing  a  benefit  to  the  same. 
Bidders  are  highly  encouraged  to  review  both  the  Florida  Code  of  Ethics  in  order  to  insure 
compliance with the same. Furthermore Article V of Chapter 2 of the City of Gulf Breeze Code of 
Ordinances outlines limitation for the disposal of surplus property.  Bidders are also encouraged 
to review this section of the Code of Ordinances before bidding. 

7. Public Entity Crimes.

In accordance with Florida Statutes Sec. 287.133(2)(a), “A person or affiliate who has been placed 
on the convicted vendor list following a conviction for a public entity crime may not submit a bid 
on a contract to provide any goods/services to a public entity, may not submit a bid on a contract 
with a public entity for construction or repair of a public building or public work, may not submit 
bids on  leases of  real property  to a public entity, may not be awarded or perform work as a 
contractor, supplier, subcontractor, or consultant under a contract with any public entity, and 
may not transact business with any public entity in excess of the threshold amount provided in 
Section 287.017, for Category Two, for a period of 36 months from the date of being placed on 
the convicted vendor  list.”   By submitting a proposal  in response to this RFQ, the persons and 
firms submitting the proposal shall be deemed read and understood the above‐quoted provisions 
of Section 287.133(2) (a) and confirm that they are not precluded from submitting their proposal 
on the basis thereof. 

8. Inquiries and Addenda.

Any and all inquiries regarding this invitation to bid must be directed in writing, by US mail, fax 
or email to:  

Stephanie Lucas
City Clerk

City of Gulf Breeze 
PO Box 640 

Gulf Breeze, Florida 32562 
slucas@gulfbreezefl.gov 

Any addenda or other modification to the bid documents will be issued by the City, prior to the 
date and time of bid closing, as a written addenda posted on the City’s website and/or distributed 
to all prospective bidders who have obtained the bid package directly from the City.   Such written 
addenda or modification  shall be part of  the bid documents and  shall be binding upon each 
bidder.  No bidder may rely upon any oral or verbal modification or interpretation in preparing 
its bid.  
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9. Acceptance, Rejection and Cancellation. 

 
This invitation for bid may be cancelled and may or may not be re‐bid when determined to be in 
the best interests of the City.  Any or all bids may be accepted or rejected in whole or in part, 
when determined to be in the best interests of the City.  The City also reserves the right to reject 
the bid of any Bidder who has previously  failed  in the performance of an award or to deliver 
contracts of a similar nature on time or who is not in a position to perform properly under this 
award. The City reserves the right to inspect all facilities of bidders. Any bid received without an 
authorized signature or past the submittal deadline will be rejected.  
 
Any withdrawal or cancellation of  this  invitation  for bid, either before or after  selection of a 
bidder, shall be without liability or obligation on the part of the City or its employees. Any action, 
selection or  failure to select a successful bidder to this  invitation  for bid shall be without any 
liability or obligation of the part of the City or its employees.  The City reserves the right to waive 
any non‐material irregularities and technicalities, except timeliness and signature requirements.  
 
10.   Contract. 

 
The City and successful bidder will be contractually bound only if and when a written purchase 
and sale agreement between the parties is executed by the City. In the event the agreement is 
not executed with the successful bidder and City reserve the right to select the next “best value” 
bidder based on the bid tabulation and to contract with said bidder. The City may exercise said 
reserved right for up to a year after bid opening (subject to the agreement of the bidder). 

  
11.  Costs.  

 
All costs incurred by any party in responding to this Invitation for Bid are the sole responsibility 
of the Bidder including any costs, fees or expenses associated with a protest.  
 
12.  Property of the City. 

 
All materials submitted in response to this invitation for bid become the property of the City. The 
City has  the  right  to use any or all  ideas presented  in any  response  to  this  invitation  for bid, 
whether amended or not, and selection or rejection of a proposals does not affect this right. No 
variances to this provision shall be accepted.  
 
13.  Disclosure and Disclaimer. 

 
The information contained herein is provided solely for the convenience of the Bidders. It is the 
responsibility of each Bidder to assure itself that information contained herein is accurate and 
complete.  The City does not provide any assurances as to the accuracy of any information in this 
invitation to bid.  Bidders should rely exclusively on their own investigations, interpretations and 
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analyses  in  connection with  this matter. This  invitation  for bid  is being provided by  the City 
without  any warranty  or  representation,  express  or  implied,  as  to  its  content;  accuracy  or 
completeness and no Bidder or other party shall have recourse to the City  if any  information 
herein contained shall be inaccurate or incomplete. No warranty or representation is made by 
the  City  that  any  bid  or  proposal  conforming  to  these  requirements  will  be  selected  for 
consideration, negotiation or approval.  

Any action taken by the City in response to bids or proposals made pursuant to this invitation for 
bid or  in making any award or  failure or refusal  to make any award pursuant  to such bids or 
proposals, or in any cancellation of award, or in any withdrawal or cancellation of this invitation, 
either before or after issuance of an award, shall be without any liability or obligation on the part 
of the City.   Any recipient of this invitation for bid who responds hereto fully acknowledges all 
the provisions of this Discloser and Disclaimer and agrees to be bound by the terms hereof. Any 
proposal submitted pursuant to this invitation for bid is at the sole risk and responsibility of the 
party submitting such proposal. 

14. Compliance.

All  bids  or  proposals  received  in  accordance with  this  invitation  for  bid  shall  be  subject  to 
applicable Florida Statutes governing public records  including without  limitation Chapter 119, 
Florida. 
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B1 
BID PACKAGE COVER SHEET 

PROJECT TITLE: SURPLUS PROPERTY SALE SEALED BID 

Bidder’s Name: ______________________________________________________________ 

Enclose the following documents:  

_____ 1. Bid Package Cover Sheet (B1)  

_____ 2. Bid (B2) Must be signed  

_____ 5. List of References (B3) 

Please clearly mark the outside of the envelope with “SURPLUS PROPERTY SALE SEALED BID” 
and the date and time for the bid closing.  

THIS PAGE AND THE FOLLOWING PAGES ARE TO BE RETURNED WITH YOUR BID.  

Submit one (1) original and four (4) copies of your bid package. 

AVOID BID REJECTION: All bids must be submitted on the provided bid  forms with each  form 
completed and signed where requested.  Signatures must be in ink and by a person authorized 
to bind the bidder. 



9 

B2 
SURPLUS PROPERTY SALE SEALED BID 

Proposal of:  

______________________________________________________________________  
(Bidder Name)  

Bid Amount: $_____________________________  
(Write Dollar Figure Here) 

By signing the foregoing, the Bidder agrees to comply with all requirements of the invitation for 
bid and all other things necessary for the successful redevelopment of the property. 

The undersigned Bidder hereby further declares that:  

1. This bid is made in good faith, without collusion or fraud and is fair and competitive in all
respects.  

2. The bidder has carefully examined the invitation for bid and all requirements and bidder
has read all issued addenda.  

3. The bidder has made  a  full  examination of  the property  and  is  familiar with  the  site
conditions that may impact its renovation.  

4. Bidder furthermore agrees that, in case of failure on his/her part to execute a purchase
and sale agreement and provide all required documents necessary to close the transaction within 
ten (10) business days of the City’s request to close, the City’s offer to close may be immediately 
withdrawn.  

5. Bidder and all its affiliates, suppliers, subcontractor or consultants have not been placed
on the public entity Crimes convicted vendor list maintained by the State of Florida within the 36 
months immediately preceding the date of this bid. 

6. By signing and submitting this bid, bidder represents that all bid forms are fully
complete and accurate. 

7. Bidder acknowledges that the bid may be rejected if all bid forms are not fully complete,
not accurate or if forms are not signed by properly authorized signatures where required.  
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Name of Bidder:  

____________________________________________________  

Address: _____________________________________________ ST_____ Zip______________  

Phone: (_____) ___________________  

Email:__________________________________________  

FEIN: ___________________________ State of Incorporated: _________________  

Print Name: _____________________________________ Title: __________________________  

SIGNATURE: _____________________________________ Date: ________________  

Failure to fully complete and sign this bid form may result in rejection of the bid.   
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B3 
LIST OF REFERENCES 

Please provide at least three (3) references as to the bidder’s financial stability to purchase the 
property and complete the redevelopment project. 

Name and Address_______________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Telephone _____________________________  Email:__________________________________ 

Name and Address_______________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Telephone _____________________________  Email:__________________________________ 

Name and Address_______________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Telephone _____________________________  Email:__________________________________ 
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LAND APPRAISAL REPORT
File No.

S
U

B
JE

C
T

Borrower Census Tract Map Reference
Property Address
City County State Zip Code
Legal Description
Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD
Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions
Lender/Client Address
Occupant Appraiser Instructions to Appraiser

N
EI

G
H

B
O

R
H

O
O

D

Location Urban Suburban Rural
Built Up Over 75% 25% to 75% Under 25%
Growth Rate Fully Dev. Rapid Steady Slow
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Oversupply
Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.
Present
Land Use

% One-Unit % 2-4 Unit % Apts. % Condo % Commercial
% Industrial % Vacant %

Change in Present
Land Use

Not Likely Likely (*) Taking Place (*)
(*) From To

Predominant Occupancy Owner Tenant % Vacant
One-Unit Price Range $ to $ Predominant Value $
One-Unit Age Range yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor
Employment Stability
Convenience to Employment
Convenience to Shopping
Convenience to Schools
Adequacy of Public Transportation
Recreational Facilities
Adequacy of Utilities
Property Compatibility
Protection from Detrimental Conditions
Police and Fire Protection
General Appearance of Properties
Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise)

S
IT

E

Dimensions = Corner Lot
Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
Highest and Best Use Present Use Other (specify)

Public Other (Describe)
Elec.
Gas
Water
San. Sewer

Underground Elect. & Tel.

OFF SITE IMPROVEMENTS
Street Access Public Private
Surface
Maintenance Public Private

Storm Sewer Curb/Gutter
Sidewalk Street Lights

Topo
Size
Shape
View
Drainage
Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)

M
A

R
K

ET
 D

A
TA

 A
N

A
LY

S
IS

The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data

R
EC

O
N

C
IL

IA
TI

O
N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11

Fruitticher-Lowery Appraisal Group

TF15092L-S
City of Gulf Breeze/Owner 0109.00 32561

417 Fairpoint Dr
Gulf Breeze Santa Rosa FL 32561

Lots 14 & 15, Block 28, Casablanca Portion of Parcel #4
N/A N/A N/A

0 N/A N/A
City of Gulf Breeze/Client 1070 Shoreline Drive, Gulf Breeze, Fl 32561

Vacant Land Tom Fruitticher, MAI Appraise Current Market Value Fee Simple Int.

85 2 3 3 2
5

Vacant Land Single Family

150,000 280,000 230,000
0 60 40

See the following comments on the next
page.

Unknown 0.688 Acres
R1A - Single Family Residential

Re-developed with a Single Family Residential home.

Asphalt

Level
Double Lot
Rectangular
Interior
Appears to be good.

The subject property is a double lot that
is twice the size of other area properties but includes a deed restriction requiring the eastern 1/2 of the lot to remain wooded for 50 years. The
western 1/2 of the lot can be re-developed with a single family residential home. This deed restriction effectively creates the utility similar to one
of the area's normal sized single lots. No other adverse conditions are noted.

417 Fairpoint Dr
Gulf Breeze, FL 32561

N/A
$/Sq. Ft. N/A

County Information

N/A
Gulf Breeze
0.688 Acres/Interior

Zoning Residential

N/A
N/A

84 Shoreline Dr
Gulf Breeze, FL 32561

175,000
13.85

MLS Closed Sale #473141

3/31/2015
Gulf Breeze
0.29 Acres/Lim.Wtr -55,000
Residential

-55,000
Net 31.4 %

Gross 31.4 % 120,000

120 Gilmore Dr
Gulf Breeze, FL 32561

108,000
$8.00

MLS Closed Sale #468283

9/11/2014
Gulf Breeze
0.31 Acres/Interior
Residential

Net %
Gross % 108,000

117 Gilmore Dr
Gulf Breeze, FL 32561

119,000
$8.03

P.R. OR 3417/719

3/27/2015
Gulf Breeze
0.34 Acres/Interior
Residential

Net %
Gross % 119,000

The subject lot is unique in that it is a double lot; however, only the west lot can be developed and the east lot must
remain in a natural state for 50 years. Sale 1 is considered to be superior, as it offers a limited water view requiring a downward adjustment.
Sales 2 & 3 offer a superior location on a lower traffic road but are single lots. These two factors are considered to offset each other*

*and no net adjustment is considered necessary. A comparison of sale 1 to sales 2 & 3 indicates a downward
$55,000 adjustment is necessary for its superior view.

About equal weight is given to each sale resulting in a rounded value opinion of $115,000. Please see the following page for
an allocation of values.

5/20/2015 115,000
Tom Fruitticher, MAI

May 21, 2015
MAI

Cert Gen RZ#2029 FL

11/30/2016
5/20/2015
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LAND APPRAISAL REPORT
File No.

S
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B
JE

C
T

Borrower Census Tract Map Reference
Property Address
City County State Zip Code
Legal Description
Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD
Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions
Lender/Client Address
Occupant Appraiser Instructions to Appraiser

N
EI

G
H

B
O

R
H

O
O

D

Location Urban Suburban Rural
Built Up Over 75% 25% to 75% Under 25%
Growth Rate Fully Dev. Rapid Steady Slow
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Oversupply
Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.
Present
Land Use

% One-Unit % 2-4 Unit % Apts. % Condo % Commercial
% Industrial % Vacant %

Change in Present
Land Use

Not Likely Likely (*) Taking Place (*)
(*) From To

Predominant Occupancy Owner Tenant % Vacant
One-Unit Price Range $ to $ Predominant Value $
One-Unit Age Range yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor
Employment Stability
Convenience to Employment
Convenience to Shopping
Convenience to Schools
Adequacy of Public Transportation
Recreational Facilities
Adequacy of Utilities
Property Compatibility
Protection from Detrimental Conditions
Police and Fire Protection
General Appearance of Properties
Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise)

S
IT

E

Dimensions = Corner Lot
Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
Highest and Best Use Present Use Other (specify)

Public Other (Describe)
Elec.
Gas
Water
San. Sewer

Underground Elect. & Tel.

OFF SITE IMPROVEMENTS
Street Access Public Private
Surface
Maintenance Public Private

Storm Sewer Curb/Gutter
Sidewalk Street Lights

Topo
Size
Shape
View
Drainage
Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)
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N
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LY
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IS

The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data

R
EC
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N

C
IL

IA
TI

O
N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11
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Property Address
City County State Zip Code

File No.Supplemental Addendum

Form TADD — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

TF15092L-S
City of Gulf Breeze/Owner
417 Fairpoint Dr
Gulf Breeze Santa Rosa FL 32561
City of Gulf Breeze/Client

Borrower/Client

Lender

Page #2Main File No. TF15092L-S

• Land : Neighborhood Comments

 The subject neighborhood is Gulf Breeze, which is bound on the north & west by Pensacola Bay, South by Santa
Rosa Sound and east by the Live Oak Reservation. This is a very popular suburb of Pensacola as it offers some of the best
public schools in the area and homes are nicely maintained. Higher value homes are found along the water. Over the past 12
months the average home value sold was $135.81/SF, which is up nearly 7% over the previous 12 months average of
$127.40/SF. The area has a current supply of homes of about 9 months, which is considered to be in balance.

Allocation of values - As stated in the sales comparison analysis, the subject property is made up of two lots
that are identified under one tax parcel ID number. The eastern lot has a deed restriction that prohibits any development on it for
the next 50 years. As such, it has very limited utility and very little value in comparison to a developable lot, if it is considered as
a stand alone lot. If the western lot were to be sold seperately from the eastern lot, its value would be somewhat less than the
indicated value of $115,000, which is based on the comparison of the two interior located comparables two and three that
offered offsetting features such as a superior interior location versus a smaller overall size. Unforetunetly there were no lot sales
along Fairpoint Drive from which a single lot value could be extracted.

 Homes along Fairpoint typically sell for less than homes on the interior located lots in Gulf Breeze, as the traffic
counts are higher making the Fairpoint located properties slightly less desirable. A search of the five most recent home sales
along Fairpoint Drive indicated an average sale price of $132.88/SF. Similarly, a search of 5 random, non-flooded home sales
on interior Streets in the heart of Gulf Breeze resulted in an average value of $152.72/SF. Comparing the Fairpoint sales to the
interior sales indicates Fairpoint properties on average sell at a discount price that is 87% of what the interior properties sell for.
Applying this same discount to the individual lot value of $115,000 (based on sales 2 & 3) would indicate a single developable
lot value of a rounded $100,000, which would be applicable to the western subject lot. The remaining $15,000 would be
allocated to the deed restricted eastern subject lot.

 Test of Reasonableness - Considering the time/value of money, the eastern lot's present value can be estimated
through the use of a financial calculator. If the subject's eastern lot were developable today, it is shown above to have a value of
$100,000; however, it is not developable for the next 50 years. Considering an average appreciation rate similar to inflation or
3% annually for the next 50 years, this lot would have a value of $438,390, fifty years into the future. Considering this future
value and dicounting it back to a present value using a 7% present value factor, the present value of this future sale would be
$14,882, which is nearly identical to the allocated value of $15,000, adding strong support to the above value allocation and the
previous overall value of $115,000.



Property Address
City County State Zip Code
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Subject Photo Page
City of Gulf Breeze/Owner
417 Fairpoint Dr
Gulf Breeze Santa Rosa FL 32561
City of Gulf Breeze/Client

City of Gulf Breeze/Client

Sales Price
Gross Living Area
Total Rooms
Borrower/Client
Lender
Location
View
Site
Quality
Age

417 Fairpoint Dr
N/A

Gulf Breeze
0.688 Acres/Interior

Subject Buildable Area

Subject Street

Borrower/Client

Lender
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Subject Photo Page
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Sales Price
Gross Living Area
Total Rooms
Borrower/Client
Lender
Location
View
Site
Quality
Age
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N/A
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0.688 Acres/Interior

Subject Buildable Area

Subject Street

Borrower/Client

Lender

Property Address
City County State Zip Code
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City County State Zip Code
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Plat Map
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City of Gulf Breeze/Client

Subject Outlined In Red

Borrower/Client

Lender
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Plat Map
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Comparable Photo Page
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City of Gulf Breeze/Client

City of Gulf Breeze/Client1

Prox. to Subject
Sales Price
Borrower/Client
Lender
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

84 Shoreline Dr

175,000

Gulf Breeze
0.29 Acres/Lim.Wtr

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

120 Gilmore Dr

108,000

Gulf Breeze
0.31 Acres/Interior

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

117 Gilmore Dr

119,000

Gulf Breeze
0.34 Acres/Interior

Borrower/Client

Lender
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File No.
Property Address
City County State Zip Code

This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted
Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
restricted to the stated intended use by the specified client or intended user.)

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)
My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

APPRAISER:

Signature:
Name:

State Certification #:
or State License #:
State: Expiration Date of Certification or License:
Date of Signature and Report:
Effective Date of Appraisal:
Inspection of Subject: None Interior and Exterior Exterior-Only
Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:
Name:

State Certification #:
or State License #:
State: Expiration Date of Certification or License:
Date of Signature:

Inspection of Subject: None Interior and Exterior Exterior-Only
Date of Inspection (if applicable):

City of Gulf Breeze/Owner TF15092L-S
417 Fairpoint Dr
Gulf Breeze Santa Rosa FL 32561
City of Gulf Breeze/Client

FL

3 City of Gulf Breeze/Client

2-2(b)

Comments on Standards Rule 2-3
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, impartial, and unbiased professional
analyses, opinions, and conclusions.
— Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties involved.
— Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.
— I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.
— My engagement in this assignment was not contingent upon developing or reporting predetermined results.
— My compensation for 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.
— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that were
in effect at the time this report was prepared.
— Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
— Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report). Lender Borrower/Client

6 months or less.

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:
I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment.

Tom Fruitticher, MAI
MAI

Cert Gen RZ#2029

FL 11/30/2016
May 21, 2015

5/20/2015
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— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that were
in effect at the time this report was prepared.
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This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted
Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
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SUPERVISORY or CO-APPRAISER (if applicable):
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DEFINITION OF MARKET VALUE:  The most probable price which 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,  knowledgeably  and  assuming  the  price  is  not  affected  by  undue  stimulus.   Implicit  in  this
definition  is  the  consummation  of  a  sale  as  of  a  specified  date  and  the  passing  of  title  from  seller  to  buyer  under  conditions  whereby:  (1)  buyer  and  seller  are
typically motivated; (2) both parties are well informed or well advised, and each acting in what he considers his own best interest; (3) a reasonable time is allowed
for  exposure  in  the  open  market;  (4)  payment  is  made  in  terms  of  cash  in  U.S.  dollars  or  in  terms  of  financial  arrangements  comparable  thereto;  and  (5)  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:  FDIC  Interagency  Appraisal  and  Evaluation  Guidelines,  October  27,  1994.)

* Adjustments  to  the  comparables  must  be  made  for  special  or  creative  financing  or  sales  concessions.   No  adjustments  are  necessary
for  those  costs  which  are  normally  paid  by  sellers  as  a  result  of  tradition  or  law  in  a  market  area;  these  costs  are  readily  identifiable
since  the  seller  pays  these  costs  in  virtually  all  sales  transactions.   Special  or  creative  financing  adjustments  can  be  made  to  the
comparable  property  by  comparisons  to  financing  terms  offered  by  a  third  party  institutional  lender  that  is  not  already  involved  in  the
property or transaction.  Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession
but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the following conditions:

1.   The  appraiser  will  not  be  responsible  for  matters  of  a  legal  nature  that  affect  either  the  property  being  appraised  or  the  title  to  it.   The  appraiser  assumes  that
the  title  is  good  and  marketable  and,  therefore,  will  not  render  any  opinions  about  the  title.   The  property  is  valued  on  the  basis  of  it  being  under  responsible
ownership.

2.   Any sketch provided in the appraisal  report  may show approximate dimensions of  the improvements and is included only to assist  the reader of  the report  in visualizing
the property.  The appraiser has made no survey of the property.

3.   The  appraiser  will  not  give  testimony  or  appear  in  court  because  he  or  she  made  an  appraisal  of  the  property  in  question,  unless  specific  arrangements  to  do
so have been made beforehand, or as otherwise required by law.

4.  Any distribution of valuation between land and improvements in the report applies only under the existing program of utilization. These separate valuations of the
land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.

5.  The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the presence of hazardous waste,
toxic  substances,  etc.)  that  would  make  the  property  more  or  less  valuable,  and  has  assumed  that  there  are  no  such  conditions  and  makes  no  guarantees  or  warranties,
express  or  implied,  regarding  the  condition  of  the  property.  The  appraiser  will  not  be  responsible  for  any  such  conditions  that  do  exist  or  for  any  engineering  or
testing that might be required to discover whether such conditions exist.  This appraisal report must not be considered an environmental assessment of the subject property.

6.   The  appraiser  obtained  the  information,  estimates,  and  opinions  that  were  expressed  in  the  appraisal  report  from  sources  that  he  or  she  considers  to  be
reliable  and  believes  them  to  be  true  and  correct.   The  appraiser  does  not  assume  responsibility  for  the  accuracy  of  such  items  that  were  furnished  by  other
parties.

7.   The  appraiser  will  not  disclose  the  contents  of  the  appraisal  report  except  as  provided  for  in  the  Uniform  Standards  of  Professional  Appraisal  Practice,
and any applicable federal, state or local laws.

8.   The  appraiser  has  based  his  or  her  appraisal  report  and  valuation  conclusion  for  an  appraisal  that  is  subject  to  satisfactory  completion,  repairs,  or
alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

9.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report
(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal
organizations  or  the  firm  with  which  the  appraiser  is  associated)  to  anyone  other  than  the  borrower;  the  mortgagee  or  its  successors  and  assigns;  the  mortgage
insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality
of the United States or any state or the District of Columbia; except that the lender/client may distribute the property description section of the report only to data
collection or reporting service(s) without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also
be  obtained  before  the  appraisal  can  be  conveyed  by  anyone  to  the  public  through  advertising,  public  relations,  news,  sales,  or  other  media.

10.   The  appraiser  is  not  an  employee  of  the  company  or  individual(s)  ordering  this  report  and  compensation  is  not  contingent  upon  the  reporting  of  a  predetermined
value or direction of value or upon an action or event resulting from the analysis, opinions, conclusions, or the use of this report.  This assignment is not
based on a required minimum, specific valuation, or the approval of a loan.
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based on a required minimum, specific valuation, or the approval of a loan.

Page 1 of 2

Page #8Main File No. TF15092L-S



File No.

CERTIFICATION:  The  appraiser  certifies  and  agrees  that:

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

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

3.  Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no personal interest
interest with respect to the parties involved.

4.  Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject
of this report within the three-year period immediately preceding acceptance of this assignment.

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

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

7.  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.

8.  My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional
Appraisal  Practice  that  were  in  effect  at  the  time  this  report  was  prepared.

9.   Unless  otherwise  indicated,  I  have  made  a  personal  inspection  of  the  interior  and  exterior  areas  of  the  property  that  is  the  subject  of  this  report,
and the exteriors of all properties listed as comparables.

10.  Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are
exceptions, the name of each individual providing significant real property appraisal assistance is stated elsewhere in this report).

ADDRESS OF PROPERTY ANALYZED:

APPRAISER:

Signature:
Name:

State Certification #:
or State License #:
State: Expiration Date of Certification or License:
Date Signed:

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:
Name:

State Certification #:
or State License #:
State: Expiration Date of Certification or License:
Date Signed:

Did Did Not Inspect Property
Page 2 of 2
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