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100   CERTIFICATE OF VALUE 
 

 Project:                 Captain Drive    
 County:                 Volusia                                                
  Parcel No.:            “Tract J”     
        Tax ID Nos.:         813035000100                             
I certify to the best of my knowledge and belief, 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, 
unbiased, professional analyses, opinions, and conclusions.  
 
3. I have no present or prospective interest in the property or bias with respect to the property that is the subject of this report, and I have no per-
sonal interest or bias with respect to the parties involved. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results.  
 
4. 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 the agreement to perform this assignment.  
 
5. 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.  
 
6. My analyses, opinions, or conclusions were developed and this report has been prepared in conformity with the Uniform Standards of Profes-
sional Appraisal Practice, and the provisions of Chapter 475, Part II, Florida Statutes.  
 
7. I have made a personal inspection of the property that is the subject of this report. I have also made a personal field inspection of the compa-
rable sales relied upon in making this appraisal. The subject and the comparable sales relied upon in making this appraisal were as represented 
by the photographs contained in this appraisal.  
 
8. No persons other than those named herein provided significant real property appraisal assistance to the person signing this certification.  
 
9. I understand that this appraisal is to be used for negotiating a purchase price by the City of Deltona.  
 
 10. This appraisal has been made in conformity with the appropriate State laws, regulations, policies and procedures applicable to appraisal of 
right-of-way for transportation purposes; and, to the best of my knowledge, no portion of the property value entered on this certificate consists 
of items which are non-compensable under the established law of the State of Florida.  
 
11. I have not revealed the findings or results of this appraisal to anyone other than the proper officials of the City of Deltona and I will not do 
so until I am required by due process of law, or until I am released from this obligation by having publicly testified as to such findings. 
 
12. Regardless of any stated limiting condition or assumption, I acknowledge that this appraisal report and all maps, data, summaries, charts and 
other exhibits collected or prepared under this agreement shall become the property of the City of Deltona without restriction or limitation on 
their use.  
 
13. Statements supplemental to this certification required by membership or candidacy in a professional appraisal organization, are described on 
an addendum to this certificate and, by reference, are made a part hereof.  
 
Based upon my independent appraisal and the exercise of my professional judgment, my opinion of the market value of the subject property, as 
of the    7th     day of   January   , 20 26 , is:      TWENTY-TWO THOUSAND FIVE HUNDRED DOLLARS  (22,500)    
  
 
Market value should be allocated as follows: 
LAND $  22,500  LAND AREA: (Ac/SF)       0.792 Ac                                         
IMPROVEMENTS $           0  Land Use (HABU as vacant):      Residential                                 
NET DAMAGES &/OR        
COST TO CURE         $           0          
TOTAL            $  22,500 

                         January 9, 2026                               
                                 DATE   DAVID K. HALL, ASA 
                  State-Certified General Real Estate Appraiser RZ1314
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ADDENDUM TO CERTIFICATE 
 
 

• I hereby certify that, to the best of my knowledge and belief, the statements of 
fact contained in this report are true and correct. This report was prepared in 
conformity with the Uniform Standards of Professional Appraisal Practice of the 
Appraisal Foundation, and the Principles of Appraisal Practice and Code of Eth-
ics of the American Society of Appraisers. 

 
• The American Society of Appraisers has a mandatory re-certification program 

for all of its Senior Members. Mr. Hall is in compliance with that program. 
 

• The following individual provided significant professional assistance to the un-
dersigned real estate appraiser. 

 
 Craig S. Adams, State-Certified General Real Estate Appraiser RZ665. 

Mr. Adams assisted the appraiser in field inspections of the subject and 
comparable properties, collection and analysis of comparable sales and 
rentals, data verification, valuation analysis and report writing. 

 
 

     January 9, 2026                                                          
              Date          David K. Hall, ASA 
        State-Certified General Real Estate Appraiser RZ1314 

 
 



BULLARD, HALL & ADAMS, INC. 
Appraisers – Consultants 

 
DAVID K. HALL, ASA 
President, State-Certified General  
Real Estate Appraiser RZ1314 
 
CRAIG S. ADAMS 
Vice-President, State-Certified General  
Real Estate Appraiser RZ665 

1144 Pelican Bay Drive 
Daytona Beach, Florida  32119 

386/788-3770 
FAX:  386/788-7995 

E-Mail:  Info@BHAFL.com 
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January 9, 2026 
 
 
 
Ms. Deborah James, FRP 
Paralegal 
City of Deltona 
2345 Providence Boulevard 
Deltona, Florida  32725 

 
RE: Appraisal of “Tract J” Of Deltona Lakes Unit 35, Plat Book 27, Pages 100-157, 

Volusia County, Florida; Parcel ID No. 813035000100; Owners – Miguel A. Gomez 
and Amanda Gomez; Our Project No. 25-15. 

 
Ms. James: 
 
 In accordance with your request, I have appraised the above-referenced parcel for 
the purpose of rendering an opinion of the market value of the subject property. It is my 
understanding that the function and intended use of this appraisal will be for purchase ne-
gotiations. 
 
 This Appraisal Report as requested by the City of Deltona is intended to comply with 
the reporting requirements set forth under Standard Rule 2-2(a) of the Uniform Standards of 
Professional Appraisal Practice. 
 
 It is my opinion that the market value of the subject property, as of January 7, 2026, 
is as shown below. 
 

TWENTY-TWO THOUSAND FIVE HUNDRED DOLLARS 
($22,500) 

 
 The legal description and valuation discussions are included in the report. The report 
also includes the definition of market value, underlying assumptions and limiting condi-
tions, and qualifications of the appraisers. 

mailto:Info@BHAFL.com


 
Ms. Sally Myers 
January 9, 2026 
Page 2 
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 I trust that this report is sufficient for your purposes. If I can furnish additional infor-
mation, please contact me. 
 
  Yours very truly, 

   
  David K. Hall, ASA 
  State-Certified General 
  Real Estate Appraiser RZ1314 
 
DKH/jaj 
 
Attachment:  Appraisal Report
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115   ASSUMPTIONS OR LIMITING CONDITIONS 
 
The subject property is identified as “Tract J” of Deltona Lakes Unit 35, Map Book 27, Pages 
105-157. The plat does not indicate the intended use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline 
corridor to the southeast. Therefore, the subject land is not considered developable. It adjoins 
a powerline corridor to the southeast and residential lots to the northwest. The Across the 
Fence Method (“ATF”) of valuation is appropriate. The value of this parcel will be based on 
the value of the adjoining residential lots less the existing encumbrance. 
 
According to the plat, the subject property contains 0.792 acre (34,500 square feet). 
 
Common areas such as “Tract J” do not typically sell in the open market but are an integral 
part of the overall subdivision. The “ATF” property is Deltona Lakes Unit 35 which is a 
single family subdivision with typical lots containing 10,000 square feet and irregular and 
corner lots generally containing up to 15,000 square feet. 
 
There are no other qualifying and limiting conditions that will affect the analyses, opinions, 
and conclusions. The general assumptions and limiting conditions can be found in the Ad-
dendum of this report. 
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120   SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
OWNER OF RECORD: Miguel A. Gomez and Amanda Gomez 
 
 
OWNER’S ADDRESS: 107 Wax Myrtle Drive 
 Sanford, FL  32773 
 
 
PROPERTY LOCATION: The southwest side of Captain Drive, northwest of the 

Florida Power & Light Company powerline corridor and 
two lots east of Whitehorse Street, Deltona, Volusia 
County, Florida. 

 
 
INSPECTION DATE(S): January 7, 2026 
 
 
ACCOMPANIED APPRAISER: David Hall and Craig Adams of this office attended 

the inspection. 
 
 
EXTENT OF INSPECTION: The land was inspected from Captain Drive and the ad-

joining powerline.  
 
 
SIZE OF LAND: 0.792 Acre (34,500 Square Feet) 
 
 
DATE OF VALUE: January 7, 2026 
 
 
ZONING: 
   Subject: P, Public Use (City of Deltona) 
   “ATF” Parcel: R1, Single-Family Residential (City of Deltona) 
 
 
PRESENT USE: “Tract J” (common area) 
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HIGHEST AND BEST USE: As Vacant – Low density residential development 
(“ATF” parcels) 

 As Improved – N/A 
 
 
RIGHTS OR INTERESTS 
  APPRAISED: Market value of the subject property 
 
 
CLIENT/INTENDED USERS OF 
    THE APPRAISAL REPORT: The City of Deltona (the client) and other agents of 

the City 
 



 “Tract J”  
 Volusia County, Florida 
 Our Project No. 25-15 
 
 

 
 11 

130   TYPE OF REPORT FORMAT 
 
This Appraisal Report, as requested by the City of Deltona is intended to comply with the 
reporting requirements set forth under Standard Rule 2-2(a) of the Uniform Standards of 
Professional Appraisal Practice and FDOT Supplemental Standards of Appraisal. 
 
 
140   PURPOSE, INTENDED USE, INTENDED USER OF THE APPRAISAL 
 
The purpose of the appraisal is to develop and report an opinion of market value. The in-
tended use of the appraisal is for the City of Deltona to use as a basis for establishing the fair 
market value of the subject property. The intended user of the appraisal is the City of Deltona 
(client) and other agents of the City. 
 
 
150   DEFINITION OF MARKET VALUE 
 
“Value’ as used in eminent domain statute, ordinarily means amount which would be paid 
for property on assessing date to willing seller not compelled to sell, by willing purchaser, 
not compelled to purchase, taking into consideration all uses to which property is adapted 
and might reasonably be applied.”  
 
The preceding market value definition relates to case law found in Florida State Road Dept. 
v. Stack, 231 So.2d 859 Fla., 1st DCA 1969. 
 
Inherent in the willing buyer-seller test of the market value are the following: 
 
1. A fair sale resulting from fair negotiations. 
2. Neither party acting under compulsion of necessity (this eliminates forced liquidation 

or sale at auction). 
3. Both parties having knowledge of all relevant facts. 
4. A sale without peculiar or special circumstances. 
5. A reasonable time to find a buyer. 
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160   PROPERTY RIGHTS (INTEREST) APPRAISED 
 
This appraisal renders an opinion of the market value of the subject. 
 
There are no non-realty items appraised. 
 
 
175   SCOPE (EXTENT OF PROCESS OF COLLECTING, CONFIRMING AND  
               REPORTING DATA) 
 
The appraisal process is an orderly program in which the data used in the valuation of the 
subject property is gathered, analyzed, and presented in report form. The scope of the ap-
praisal is the extent of the process of collecting, confirming, and reporting data. The extent 
to which the market is researched is contingent upon the type of property included in the 
appraisal assignment. 
 
The City of Deltona seeks to acquire the subject property by negotiation.  
 
The subject property is identified as “Tract J” of Deltona Lakes Unit 35, Map Book 27, Pages 
105-157. The plat does not indicate the intended use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline 
corridor to the southeast. Therefore, the subject land is not considered developable. It adjoins 
a powerline corridor to the southeast and residential lots to the northwest. The Across the 
Fence Method (“ATF”) of valuation is appropriate. The value of this parcel will be based on 
the value of the adjoining residential lots less the existing encumbrance. 
 
According to the plat, the subject property contains 0.792 acre (34,500 square feet). 
 
Common areas such as “Tract J” do not typically sell in the open market but are an integral 
part of the overall subdivision. The “ATF” property is Deltona Lakes Unit 35 which is a 
single family subdivision with typical lots containing 10,000 square feet and irregular and 
corner lots generally containing up to 15,000 square feet. 
 
To familiarize myself with the Deltona market, sales searches for several property types 
were analyzed and inspected and conversations with a number of local real estate agents 
were considered. In arriving at the conclusions of highest and best use, the appraisers con-
sidered the neighborhood improvements and researched the future land use plan, as well as 
the zoning code for the City of Deltona.  
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The market search was restricted to Deltona because the value of real estate is local in 
nature and sales from other areas would not be applicable. The information contained in 
the General Area and Neighborhood Discussions was furnished from sources thought to be 
reliable. 
 
The opinion of value of the land is developed using the Sales Comparison Approach. To 
apply this appraisal technique, I investigated the real estate market and searched for sale 
properties comparable to the subject. During this process, I became familiar with the real 
estate market and market conditions as of the effective date of valuation. 
 
I inspected the subject property and studied maps and photographs depicting the property. 
The sales used in direct comparison were inspected by David K. Hall. The sales were ver-
ified and analyzed. This information was compiled to prepare the appraisal report. 
 
 
180   APPRAISAL PROBLEM 
 
The appraisal problem is to render an opinion of the market value of the subject property. 
 
 
200   IDENTIFICATION OF PROPERTY AND LEGAL DESCRIPTION 
 
The subject is on the southwest side of Captain Drive, northwest of the Florida Power & 
Light Company powerline corridor and two lots east of Whitehorse Street, Deltona, Volusia 
County, Florida. 
  
The subject property is vacant land with no known street address. The Volusia County Prop-
erty Appraiser’s Identification Number is 813035000100. 
 
The legal description for the subject property is in the last deed of conveyance (O.R. Book 
5477, Page 3543) and is in the Addendum of this report. 
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220   DESCRIPTION OF AREA AND NEIGHBORHOOD 
 
AREA DATA 
 
A lengthy description of the area can be found in the Addendum of this report. 
 
NEIGHBORHOOD DISCUSSION 
 
Volusia County is in Central Florida east of Orange, Seminole, and Osceola Counties, south 
of Flagler and Duval Counties, and north of Brevard County. The City of Deltona is located 
on the northern shore of Lake Monroe. The neighborhood boundaries can be described as the 
City of Deltona.  
 
The city, previously known as Deltona Lakes, was originally established as a planned 
residential community. Since its opening in 1962, the community has rapidly grown from a 
small subdivision to becoming one of the largest cities in Central Florida. The city is mostly 
residential and primarily serves as a commuter town for the nearby cities of Orlando and 
Daytona Beach, as well as its surrounding communities. In 1995 it was incorporated as the 
City of Deltona. 
 
The average daily traffic counts per the Florida Department of Transportation in the City of 
Deltona are summarized as follows: 
 

MAJOR ROADS 

Location YEAR ADT 

Lake Helen Osteen Road 2024 6,900 

Catalina Boulevard 2024 2,500 

Courtland Boulevard 2024 4,600 

Howland Boulevard 2024 19,100 

Elkcam Boulevard 2024 7,900 

Providence Boulevard 2024 8,600 

Newmark Drive 2024 9,200 

Saxon Road 2024 26,000 

Fort Smith Road 2024 3,800 

Doyle Road 2024 8,400 
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In 2025 the population of Deltona was 100,513. Deltona is currently growing at a rate of 1.37 
percent annually and its population has increased by 6.88 percent since the most recent 
census, which recorded a population of 94,046 in 2020. 
 
There are eight elementary schools, three middle schools, and two high schools in the city.  
   



  

NEIGHBORHOOD MAP 
“TRACT J” 
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230   DESCRIPTION OF PROPERTY, PHOTOGRAPHS AND SKETCHES 
 
Property Type 
 
Residential 
 
Existing Use 
 
Vacant land 
 
Land 
 
Area, Shape, Dimensions 
 
The subject property (“Tract J”) is basically a trapezoid. The northwest line measures 544.94 
feet, the southeast line measures 679.43 feet, the southwest line measures 72.48 feet, and the 
northeast line measures 61,54 feet along Captain Drive. It contains 0.792 acre (34,500 square 
feet), more or less. Please see the Parcel Sketch for dimensions and orientation. 
 
Ingress/Egress 
 
“Tract J” is common area (an access or buffer strip) between the residential lots in this 
subdivision and the Florida Power & Light powerline corridor.  
 
Topography 
 
The topography is relatively level and near road grade. 
 
Floodplain, Drainage 
 
The Flood Insurance Rate Map (FIRM) #12097C230G, dated June 18, 2013, indicates that 
the tract is entirely in Zone X, minimal flood hazard. 
 
Soil Characteristics 
 
The subject appears to consist of the following soil types: Astalula fine sand, 0 to 3 percent 
slopes. This is an excessively drained, nearly level to sloping soil on sandhills. Tavares fine 
sand, 0 to 5 percent slopes. This is a moderately well drained, nearly level, to gently sloping 
sandy soil. Myakka fine sand is nearly level and poorly drained soil. These soils have been 
developed in the immediate area. 
 



 “Tract J”  
 Volusia County, Florida 
 Our Project No. 25-15 
 
  

 
 18 

Utilities On Site 
 
Electricity, telephone, and public water are available along Captain Drive. Sewage disposal 
in this area is by private septic systems. 
 
Utilities Available 
 
Electricity is available from Duke Energy. Telephone service is available from numerous 
service providers. Water lines in this area are from the City of Deltona. 
 
Site Improvements 
 
Vacant land 
 
Easements, Encroachments, or Restrictions 
 
The subject property is common area (“Tract J”) in the Deltona Lakes Unit 35, Map Book 
27, Pages 105-157. The plat does not indicate the use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline corri-
dor to the southeast. Therefore, the subject land is not considered developable. 
 
The only known governmental restrictions are those of zoning, land use, and concurrency. 
No private restrictions were noted. 
 
Building Improvements 
 
There were no building improvements on the subject property on the date of inspection. 
 
Other Pertinent Features    
 
None observed. 
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1. LOOKING SOUTHEAST AT THE FRONTAGE ALONG CAPTAIN DRIVE 

 
 

 
2. LOOKING SOUTHWEST AT “TRACT J”
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3. LOOKING NORTHEAST AT “TRACT J” 

 
 

 

 
4.   LOOKING NORTHEAST AT THE “ATF” PARCELS 



 

PARCEL SKETCH 
“TRACT J” 
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SIZE OF LAND:   0.792 Acre (34,500 Square Feet) 
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AERIAL PHOTO 
“TRACT J” 
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SUBJECT LOCATION MAP 
“TRACT J” 
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235   EXISTING TRANSPORTATION FACILITY DESCRIPTION 
 
Captain Drive is a two-lane, paved road in a 70-foot right of way. 
 
 
240   ZONING, LAND USE PLAN, CONCURRENCY 
 
The subject is zoned P, Public Use, by the City of Deltona. The general purpose and intent 
of the Public Use zoning is as follows: “(a) These zoning regulations have been prepared 
and adopted by the Deltona City Commission with due consideration to existing conditions, 
future conditions and the adopted comprehensive plan for the city. (b) The zoning regula-
tions are designed to lessen congestion in the streets; to secure safety from fire, panic and 
other dangers; to promote public health, safety, morals and the general welfare; to provide 
adequate light and air; to prevent the overcrowding of land; to avoid undue concentration 
of population; to retain productive agricultural areas; and to facilitate the provision of es-
sential governmental services, such as transportation, water, sewage disposal, schools and 
parks.”1 
 
The Across the Fence parcels are zoned R1, Single-Family Residential, by the City of Del-
tona. The purpose and intent of the R1 zoning is as follows: “The  Single-Family classifi-
cations are established within the city to provide areas for single-family dwellings and cus-
tomary accessory buildings. The regulations for this classification are designed to promote 
the construction and continued use of the land for single-family dwellings, and to provide 
as conditional uses certain structures and uses required to serve the residents, such as 
churches and noncommercial recreational areas. Prohibited are uses of land that would 
create potential nuisances to residential areas, adversely affect residential property values, 
overburden public facilities, or cerate potentially adverse individual or cumulative impacts 
to adjacent lakes that would diminish their water quality or aesthetic appeal.”2 

 
A copy of the R1 zoning ordinance is in the Addendum. 
 
The future land use plan designates the subject property as Public/Semi Public/Conserva-
tion. The future land use plan of the “ATF” properties is Low Density Residential. The 
zoning and land use are consistent for the subject and the “ATF” parcels. 
 
The concurrency review process considers the impact a proposed use will have on the lev-
els of service for roadways, schools, water, sewer, solid waste, drainage, parks and 

 
1City of Deltona Zoning; Chapter 110 - Zoning; Article III. – Establishment of Classifications and Official Zoning Map; Section 110-
101. P, Public Use Designation. 
2 City of Deltona Zoning; Chapter 110 - Zoning; Article III. – Establishment of Classifications and Official Zoning Map; Section 110-
307. R1-AAA, AA, A, and R1, Single Family Classifications. 
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recreation, etc. The subject property is the common area in the Deltona Lakes subdivision 
and concurrency is not a factor. 
 
 
250   ASSESSED VALUE, TAXES, & SPECIAL ASSESSMENTS 

 
Parcel No.     813035000100  Year           2025 
Land $395  Authority   Volusia County 
Improvement Value $0  Taxes; Ad-Valorum) $7.41 
Just Value $395   (Paid 11/30/24) 
Non-SOH Assessed $395    
Exemption $0    
Taxable $395    
 
The Ad-Valorum assessments are based upon mass appraisal techniques, whereas this is 
an individual appraisal assignment.  
 
 
260   HISTORY OF PROPERTY 
 
Property has sold within the last 5 years          Yes  [  ] No  [ X ] 
 
Last deed of record: 
Grantor: 
Grantee: 
Date: 
OR Book/Page: 
Consideration: 
Confirmation:  
Type of Instrument: 
Condition of Sale: 
Comments: 
 

Just Inc. of Daytona 
Miguel A. Gomez and Amanda Gomez 
January 10, 2005 
5477-3543 
$22,900 
Public records 
Corporate Warranty Deed 
Unknown 
This sale is remote in time and not applicable in 
this current appraisal of the subject property.  
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270   EXPOSURE TIME 
 
Exposure time precedes the effective date of the appraisal. The USPAP 2024 Edition de-
fines exposure time as follows: 
 

“An opinion, based on supporting market data, of the length of time that the property inter-
est being appraised would have been offered on the market prior to the hypothetical con-
summation of a sale at market value on the effective date of the appraisal.” 
 

The value for the subject property is based on a reasonable exposure time of 12 months. 
 
 
280   PUBLIC AND PRIVATE RESTRICTIONS 
 
The subject property is common area (“Tract J”) in the Deltona Lakes Unit 35, Map Book 
27, Pages 105-157. The plat does not indicate the use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline corri-
dor to the southeast. Therefore, the subject land is not considered developable. 
 
The only known governmental restrictions are those of zoning, land use, and concurrency. 
No private restrictions were noted. 
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300   HIGHEST AND BEST USE ANALYSES 
 
Is same as   [  ],     different from  [ X ]    present use 
 
PRESENT USE: Common area 
 
ZONING: Across the Fence Parcel – R1, Single-

Family Residential (City of Deltona) 
 
HIGHEST AND BEST USE: Land As Vacant –Low density residential 

development 
 As Improved –N/A 
  
 
In the 7th Edition of The Dictionary of Real Estate Appraisal, the Appraisal Institute defines 
highest and best use as:   
 
 "The reasonably probable use of property that results in the highest value. The four 

criteria that the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum productivity." 

 
The highest and best use of both land, as vacant, and the property, as improved, must meet 
four criteria. The highest and best use must be: 1) Physically possible, 2) Legally permis-
sible, 3) Financially feasible, and 4) Maximally productive. These criteria are usually con-
sidered sequentially so that the uses considered for each item must have conformed to the 
preceding requirement. 
 
The highest and best use of the land, as vacant, considers what use should be made of the 
land, what type of improvements should be constructed, and when. The purpose of deter-
mining the highest and best use of land, as vacant, is to identify a site's potential use, which 
governs its value.  
 
The purpose of determining the highest and best use of property as improved is to identify 
the use that is expected to produce the greatest overall return on the capital investments, 
and to help the appraiser select comparable properties. The highest and best use of the 
property as improved must conform to the same criteria as the value of the land as  vacant. 
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The Four Criteria are as follows: 
 
Physically Possible 
 
The size, shape, terrain, soil conditions, topography, and access affect the physical utility 
and adaptability of the land and improvements. 
 
Legally Permissible 
 
The legal restraints of zoning, deed restrictions, easements, building codes, and environ-
mental regulations affect the value and utility of the land and improvements. 
 
Financially Feasible 
 
One or more of the uses that meet the first two criteria are the most financially feasible. 
These uses should produce returns that exceed the income required to satisfy operating 
expenses and debt service. The most financially feasible use to the real estate is generally 
the long term use that would produce the greatest return on equity and repay the capital 
outlay. 
 
Maximally Productive 
 
The use that produces the highest price, or value, consistent with the rate of return war-
ranted by the market is the maximally productive use. 
 
APPLICATION TO THE SUBJECT 
 
The subject property is identified as “Tract J” of Deltona Lakes Unit 35, Map Book 27, Pages 
105-157. The plat does not indicate the intended use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline 
corridor to the southeast. Therefore, the subject land is not considered developable. It adjoins 
a powerline corridor to the southeast and residential lots to the northwest. The Across the 
Fence Method (“ATF”) of valuation is appropriate. The value of this parcel will be based on 
the value of the adjoining residential lots less the existing encumbrance. 
 
According to the plat, the subject property contains 0.792 acre (34,500 square feet). 
 
Common areas such as “Tract J” do not typically sell in the open market but are an integral 
part of the overall subdivision. The “ATF” property is Deltona Lakes Unit 35 which is a 
single family subdivision with typical lots containing 10,000 square feet and irregular and 
corner lots generally containing up to 15,000 square feet. 
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Land As vacant 
 
Physically Possible 
 
The subject is “Tract J” which contains 0.792 acre. The “ATF” method is used to value the 
subject. The “ATF” parcels are single family lots in this subdivision that contain between 
10,000 to 15,000 square feet. The description of the property discussion indicates that low 
density residential development of the “ATF” parcels is physically possible.  
 
Legally Permissible 
 
The subject is zoned P, Public Use, and the future land use is Public/Semi Public/Conser-
vation. The Across the Fence parcels are zoned R1, Single-Family Residential, by the City 
of Deltona, and the future land use for the “ATF” properties is for Low Density Residential 
development. Low density residential development of the ”ATF” parcels, as vacant, is le-
gally  permissible. 
 
Financially Feasible 
 
The subject is in the Deltona Lakes residential subdivision. Low density residential devel-
opment of the ”ATF” parcels, as vacant, is financially feasible. 
 
Maximally Productive 
 
The prior discussions indicate that the maximally productive and highest and best use of 
the “ATF” parcels, as vacant, is for low density residential development. 
 
Property As Improved 
 
The subject property is improved with a portion of the common area for the low density 
residential subdivision. Therefore a discussion of the highest and best use, as improved, is 
not applicable. 
 
302   Highest and Best Use Conclusion 
 
The maximally productive and highest and best use of the subject, as vacant, is for low 
density residential development. 
 
The maximally productive and highest and best use of the subject, as improved, is not 
applicable. 
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305   APPROACHES TO VALUE USED AND EXCLUDED 
 
Approaches Excluded: 
[   ]  Sales Comparison,  [  X  ]  Cost,  [  X  ]  Income Capitalization 
 
The Cost, Income Capitalization, and Sales Comparison (as improved) Approaches are not 
applicable since the subject is vacant land. 
 
The Sales Comparison Approach is also used to render an opinion of the value of the land, 
as vacant. 
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310   LAND VALUATION 
 
The land value analysis utilizes the Sales Comparison Approach. The Sales Comparison 
(Land Valuation) is based upon the Principle of Substitution. The premise is that an in-
formed purchaser would pay no more for a property than the cost to purchase another of 
equal utility. In the Sales Comparison Approach, sales of similar or comparable properties 
are analyzed and compared to the subject taking into consideration differences and simi-
larities in the date of sale, age, location, physical characteristics, conditions influencing the 
sale, etc. After giving consideration to the differences between each sale and the subject, a 
value range is indicated and correlated into the total opinion of value by this approach. 
There are three basic steps to the Sales Comparison Approach which are shown as follows: 
 

1. Locate comparable properties that have recently sold. 
2. Analyze and compare each to the subject, taking into consideration any dissim-

ilarity between them and the subject. 
3. Provide an opinion of value for the subject based on the sale’s relative similari-

ties, dissimilarities, and analyses thereof. 
 
The subject property is identified as “Tract J” of Deltona Lakes Unit 35, Map Book 27, Pages 
105-157. The plat does not indicate the intended use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline 
corridor to the southeast. Therefore, the subject land is not considered developable. It adjoins 
a powerline corridor to the southeast and residential lots to the northwest. The Across the 
Fence Method (“ATF”) of valuation is appropriate. The value of this parcel will be based on 
the value of the adjoining residential lots less the existing encumbrance. 
 
According to the plat, the subject property contains 0.792 acre (34,500 square feet). 
 
Common areas such as “Tract J” do not typically sell in the open market but are an integral 
part of the overall subdivision. The “ATF” property is Deltona Lakes Unit 35 which is a 
single family subdivision with typical lots containing 10,000 square feet and irregular and 
corner lots generally containing up to 15,000 square feet. 
 
A diligent search was made in the project area and general area for vacant land sales that 
are similar to the Across the Fence properties. This investigation revealed several sales. 
Each of the sales utilized in direct comparison would be an alternative for the Across the 
Fence properties to a potential buyer. The following tabulation contains the pertinent data 
obtained from each sale. Detailed sale data sheets, photographs, and deeds describing each 
transaction have been included in the Addendum. 
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Sale 8687-2275 occurred on March 26, 2025, and is at 3262 Agar Terrace, Deltona, Volu-
sia County, Florida. This 10,530 square foot lot sold for $65,000 or $6.17 per square foot. 
The site was vacant at the time of my inspection. 
 
Sale 8689-0396 occurred on March 31, 2025, and is at 2002 Alameda Drive, Deltona, 
Volusia County, Florida. This 10,738 square foot lot sold for $69,000 or $6.43 per square 
foot. The site was vacant at the time of my inspection. 
 
Sale 8707-3970 occurred on May 22, 2025, and is at 2768 Fayson Circle, Deltona, Volusia 
County, Florida. This 11,800 square foot lot sold for $68,000 or $5.76 per square foot. The 
site was vacant at the time of my inspection. 
 
Sale 8750-1252 occurred on September 3, 2025, and is at 1327 Catalina Boulevard, Del-
tona, Volusia County, Florida. This 11,305 square foot lot sold for $74,000 or $6.55 per 
square foot. The site was vacant at the time of my inspection. 
 
An analysis sheet for each sale in the chart is included in the Addendum. The details will 
not be repeated here, except in generalities. The normal items of comparison are discussed 
following the chart. 
 
The tract is encumbered as common area in the Deltona Lakes subdivision as open space 
or as an access corridor. Once the ATF value of the subject property is established, 
consideration is given to the effect the encumbrance has on the value.  
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SALES COMPARISON APPROACH 

 Subject 
 

Sale 
8687-2275 

Sale 
8689-0396 

Sale 
8707-3970 

Sale 
8750-1252 

Sale Date  3/26/25 3/31/25 5/22/25 9/3/25 
Square Foot Size (“ATF” 
Properties) 

10,000 to 
15,000 

10,530 10,738 11,800 11,305 

Sale Price  $65,000 $69,000 $68,000 $74,000 
Price / Square Foot  $6.17 $6.43 $5.76 $6.55 

Zoning R1 R1 R1 R1 R1 
Street Address N/A 3262 Agar 

Ter 
2002 Alameda 

Dr 
2768 Fayson 

Cir 
1327 Catalina 

Blvd 
Cash Equiv. Adj. 
Cash Equiv. Price 

 - 
$6.17 

- 
$6.43 

- 
$5.76 

- 
$6.55 

Condition of Sale 
Condition Adj. Price 

 - 
$6.17 

- 
$6.43 

- 
$5.76 

- 
$6.55 

Market Conditions Adjustment 
Market Conditions Adj. Price 

 - 
$6.17 

- 
$6.43 

- 
$5.76 

- 
$6.55 

Other Adjustments 
Size  - - - - 
Location  - - - - 
Topography  - - - - 
Zoning  - - - - 
Shape/Depth  - - - - 
Access  - - - - 
Utilities   - - - - 

Unit Price 
Net Adjustment 

 $6.17 
      -0- 

$6.43 
      -0- 

$5.76 
      -0- 

$6.55 
      -0- 

Adjusted Price  $6.17 $6.43 $5.76 $6.55 

 
 
Adjustments 
 
It is desirable to support adjustments for normal items of comparison with sale-on-sale/re-
sale comparisons. A diligent search did not reveal a sufficient number of sales in the market 
to prove or disprove such adjustments. Brokers, developers, appraisers, and other persons 
knowledgeable in the real estate field are aware that the market recognizes differences 
(usually minor) between parcels even though they cannot be proven mathematically/statis-
tically. Adjustments should be made for these differences even though they cannot be 
proven. These differences will be discussed briefly with a logical explanation for the minor 
adjustments. 
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Cash Equivalency 
 
All of the sales were purchased cash to the seller. There were no other funding vehicles 
found that would indicate an advantage to the buyer or seller. 
 
Condition of Sale Discussion 
 
There were no extraordinary conditions of sales for any of the sales and no adjustments are 
indicated. 
 
Market Conditions Discussion 
 
The sales occurred between March 2025 and September 2025. The sales are relatively re-
cent and no market conditions adjustments are necessary. 
 
Size Discussion 
 
It is generally accepted in the real estate profession that smaller parcels sell for a higher 
unit price than larger parcels, all other things being equal. The “ATF” properties contain 
between 10,000 square feet and 15,000 square feet. The sales contain between 10,530 
square feet and 11,800 square feet, are relatively similar to the subject for size, and no 
adjustments are necessary. 
 
Location Discussion 
 
The “ATF” properties and the sales are in the same planned development and are similar. 
No adjustments are indicated. 
 
Topography Discussion 
 
The “ATF” properties and the sales are level, near road grade, and similar in topography. 
No adjustments are indicated. 
 
Zoning Discussion 
 
The “ATF” properties are zoned for low density residential development and the subject is 
zoned for Public Use (common area) in the platted subdivision.. The “ATF” properties and 
the sales are similar and no adjustments are indicated. 
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Shape/Depth Discussion 
 
The “ATF” properties and the sales have usable shapes/depths to be developed with a sin-
gle family residence and are similar. No adjustments are indicated. 
 
Access Discussion 
 
The “ATF” properties and the sales have access on paved roads and are similar. No adjust-
ments are indicated. 
 
Utilities Discussion 
 
The “ATF” properties and the sales have electric, telephone, and public water available. 
The “ATF” properties and the sales are similar for utilities and no adjustments are indi-
cated. 
 
Reconciliation 
 
The values ranged from $5.76 per square foot to $6.55 per square foot. 
 
After consideration of the above discussions, it is my opinion that a reasonable market 
value estimate of the “ATF” properties, as of the date of value, is $6.50 per square foot.  
 
The subject property is identified as “Tract J” of Deltona Lakes Unit 35, Map Book 27, Pages 
105-157. The plat does not indicate the intended use of this common area but it appears that 
it is encumbered for open space between the lots in this subdivision and the powerline 
corridor to the southeast. Therefore, the subject land is not considered developable. It adjoins 
a powerline corridor to the southeast and residential lots to the northwest. The Across the 
Fence Method (“ATF”) of valuation is appropriate. The value of this parcel will be based on 
the value of the adjoining residential lots less the existing encumbrance. 
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The existing encumbrances are estimated at approximately 90 percent of the value of the 
“ATF” parcels indicating that the square foot value of the subject land is $0.65 per square 
foot ($6.50/square foot x .10 = $0.65/square foot). The market value of the subject property 
is summarized as follows. 

 
Land Classification Area Unit Value  Total Value 

“ATF” Value - Residential 34,500 Sq.Ft. @ 
0.792 Acre 

$0.65/Sq.Ft. = 
 

$22,425  

TOTAL FOR LAND   Say   $22,500 

 
Site and Building Improvements 
 
There are no site or building improvements on the subject property. 
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315   THE COST APPROACH 
 
The Cost Approach is not applicable since the subject is vacant land. 
 
 
335   SALES COMPARISON APPROACH 
 
The Sales Comparison (as improved) Approach is not applicable since the subject is vacant 
land. 
 
 
360   THE INCOME CAPITALIZATION APPROACH 
 
The Income Capitalization Approach is not applicable since the subject is vacant land. 
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390   RECONCILIATION OF VALUE INDICATIONS AND FINAL VALUE OPINION 
 
Cost Approach N/A 
 
Sales Comparison Approach $22,500 
 
Income Capitalization Approach N/A 
 
The Cost, Income Capitalization, and Sales Comparison (as improved) Approaches are not 
applicable since the subject is vacant land. 
 
The Sales Comparison Approach is utilized to render an opinion of the value of the land as 
vacant. 
 
 
395   ALLOCATION OF LAND, SITE IMPROVEMENTS, STRUCTURES, & 
            OTHER IMPROVEMENTS 
 
It is my opinion that the market value of the fee simple interest of the subject property, as 
of the date of value, was: 
 

TWENTY-TWO THOUSAND 
FIVE HUNDRED DOLLARS 

($22,500) 
 
 

Allocated As:  
Land: $22,500 
Improvements: $         0 
Total: $22,500 
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GENERAL AREA DATA 
 
 Central Florida 
 
The Central Florida area consists of Osceola, Seminole, Orange, Brevard, Volusia, and 
Lake Counties. In the chart below, the 2000 and 2010 population estimates are from the 
U.S. Census via CensusViewer, the 2018 and 2020 population estimates are from the Uni-
versity of Florida Bureau of Economic and Business Research, and the 2022 population 
estimates are from the Florida Legislature Office of Economic and Demographic Research. 
 

 2000 2010 2018 2020 2022 

Osceola 172,493 268,685 352,496 387,055 424,946 

Seminole 365,196 422,719 463,560 476,727 484,054 

Orange  896,344 1,145,958 1,349,597 1,415,260 1,481,321 

Brevard 476,230 543,376 583,562 606,671 627,544 

Volusia 443,343 494,593 531,062 551,588 572,815 

Lake 210,528 297,052 342,917 366,742 403,857 

 Totals 2,564,134 3,172,383* 3,623,194** 3,804,043*** 3,994,537 
*      23.7% Increase Between 2000 and 2010 
**    14.2% Increase Between 2010 and 2018 
***   19.9% Increase Between 2010 and 2020 
****  5.00% Increase Between 2020 and 2022 

 
Metropolitan Orlando is the economic and cultural core of the Central Florida area and 
consists of Orange, Seminole, Osceola, and Lake Counties. 
 
The highway accessibility is excellent. Interstate 4 runs northeast/southwest through the 
mid section of the area and connects with I-95 at Daytona Beach and I-75 near Tampa. The 
Florida Turnpike runs in a general northwest/southeast direction and connects with Miami 
to the southeast and I-75 to the northwest. There are numerous federal highways, state 
highways, and local arteries that provide convenient access to specific points within the 
area. The Central Florida Expressway Authority and the FDOT Turnpike District combine 
with a number of expressway toll roads that provide more convenient intra-area accessibil-
ity. 
 
Sunrail provides service from DeBary in Volusia County through Downtown Orlando to 
Poinciana in Osceola County. Lynx and Votran bus systems also service the various Sunrail 
stations and the Greater Orlando Area. 
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Rail transportation is by CSX Railroad and Amtrak. Bus transportation is available via 
Greyhound. There are more than 25 common carrier truck lines. 
 
Global air transportation is available from the Orlando International Airport in Orange 
County and the Orlando Sanford International Airport in Seminole County. The Orlando 
Executive Airport, near downtown Orlando, is popular for corporate and private aircraft. 
 
The average temperature is approximately 72 degrees, and the climate is characterized by 
warm summers and mild winters. The theme park attractions (including Walt Disney 
World, Disney’s Hollywood Studios, Universal Studios, Sea World, and others) combined 
with the favorable weather, make the Orlando Metropolitan Area a favorite worldwide 
tourist destination. 
 
The public education system is excellent. High schools in Orange and Seminole Counties 
have achieved top ten ratings in the United States on several occasions. The population 
expansion in the Central Florida area has caused many new schools to be constructed in a 
relatively short time. State supported education includes several state colleges (formerly 
community colleges) and the University of Central Florida in the area. Private universities 
include Rollins College in Winter Park and Stetson University in nearby DeLand. 
 
The economic base of the area has changed over the years. Historically, the area was known 
for its prime citrus groves and cattle grazing. The defense industry giant, Martin Marietta, 
and other smaller plants contributed to the employment base. The reduction in defense 
spending has caused this industry to downsize and convert to other efforts. The opening of 
Walt Disney World in 1971 was the impetus for the change to a more diversified economy 
where tourism is a major force. 
 
Orlando is famous worldwide as the home of Disney World, Universal and Disney’s      
Hollywood Studios, Sea World, and other major attractions, which have spawned other 
minor attractions and tourist accommodations. The tremendous benefit from all of these 
jobs has resulted in a great demand for housing and related commercial/industrial activities. 
The unemployment rate is generally below the state average.  
 
Lake, Osceola, and Seminole Counties are governed by county commissions with members 
elected in a countywide election. Orange County has a mayor elected countywide and six 
single member districts for council seats. The cities typically have a mayor/council form 
of government. These forms of government have been successful and are generally ac-
cepted by the local populace. 
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The local governments in the Orlando MSA have various zoning ordinances and land use 
plans. Future land use guidelines are enacted with the consent of the state to oversee future 
growth. The governing bodies within the area have a variety of impact and developmental 
fees. New development requires a concurrency review to measure its impact on all services 
including sewer, water, transportation, and schools before permits can be issued. The con-
currency review is intended to help contain urban sprawl. 
 
The Orlando Business Journal (June 4, 2020) compiles numerous rankings for local area 
business. This is the source for the “Top Employers,” the “Top Publicly Traded Compa-
nies,” and the “Golden 100: Top Privately Held Companies” shown on following pages. 
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SALES DATA SHEET 
VOLUSIA COUNTY, FLORIDA 

 
 SALE NUMBER:  8687-2275 
  
(A) RECORDING DATA: COUNTY O.R. BOOK/PAGE:   79-8687-2275  
 
(B) GRANTOR:  Cheryl J. Silva a/k/a Cheryl Johanna Silva Beniamino, a married woman, and Frances C.L. Weigle a/k/a 

Frances Caroline Weigle, a married woman 
  
(C) GRANTEE:   D.R. Horton, Inc. 
 
(D) DATE OF TRANSACTION:   March 26, 2025 (E)   DATE INSPECTED:   January 7, 2026 
 
(F) SIZE:  10,530 square feet (0.24 acre) (G)   CONSIDERATION:   $65,000  
 
(H) UNIT PRICE:   $6.17/square foot; $65,000/lot 
 
(I)   TYPE OF INSTRUMENT:  General Warranty Deed 
  
(J) TAX IDENTIFICATION/FOLIO NO.:   Short ID # 8130-35-00-0100 (Volusia County) 
 
(K) PROPERTY LOCATION: 3262 Agar Terrace, Deltona, Volusia County, Florida 
 
(L) ZONING:  R1, Single Family (City of Deltona) 
 
(M) PRESENT USE:  Vacant land 
 
(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development  
 
(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller 
 
(Q) ENCUMBRANCES:   None known that would affect the overall value of the property. 
 
(R) TYPE OF IMPROVEMENTS:   Vacant at sale date 
 
(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage 

disposal is by a private septic system. 
 
(T) VERIFIED WITH: 
 NAME:  Lisa Gonzalas      DATE:   1/7/26       RELATIONSHIP:   Selling real estate agent      By:  David K. Hall  
                         
(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development 
 
(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price. 
 
(W) EXPOSURE TIME:   6 months 
 
(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   191 days 
 
(Y) REMARKS: 
 

This is the sale of a vacant parcel of land with frontage along the east side of Agar Terrace. The topography is relatively 
level and near road grade. Access is available from Agar Terrace. The site was vacant at the time of inspection.
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SALES DATA SHEET 
VOLUSIA COUNTY, FLORIDA 

 
 SALE NUMBER:  8689-0396 
  
(A) RECORDING DATA: COUNTY O.R. BOOK/PAGE:   79-8689-0396  
 
(B) GRANTOR:  Judith Ann Cifani, an unmarried woman 
  
(C) GRANTEE:   D.R. Horton, Inc. 
 
(D) DATE OF TRANSACTION:   March 31, 2025 (E)   DATE INSPECTED:   January 7, 2026 
 
(F) SIZE:  10,738 square feet (0.25 acre) (G)   CONSIDERATION:   $69,000 
 
(H) UNIT PRICE:   $6.43/square foot; $69,000/lot 
 
(I)   TYPE OF INSTRUMENT:  General Warranty Deed 
  
(J) TAX IDENTIFICATION/FOLIO NO.:   Short ID # 8130-16-23-0150 (Volusia County) 
 
(K) PROPERTY LOCATION: 2002 Alameda Drive, Deltona, Volusia County, Florida 
 
(L) ZONING:  R1, Single Family (City of Deltona) 
 
(M) PRESENT USE:  Vacant land 
 
(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development  
 
(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller 
 
(Q) ENCUMBRANCES:   None known that would affect the overall value of the property. 
 
(R) TYPE OF IMPROVEMENTS:   Vacant at sale date 
 
(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, public water, and public sewer are available to the 

site. 
 
(T) VERIFIED WITH: 
 NAME:   Danielle Hughes        DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall  
                         
(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development 
 
(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price. 
 
(W) EXPOSURE TIME:   6 months 
 
(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   121 days 
 
(Y) REMARKS: 
 

This is the sale of a vacant parcel of land with frontage along the east side of Alameda Drive. The topography is 
relatively level and above road grade. Access is available from Alameda Drive. 
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Photo Taken on 1/7/26 by David K. Hall 
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SALES DATA SHEET 
VOLUSIA COUNTY, FLORIDA 

 
 SALE NUMBER:  8707-3970 
  
(A) RECORDING DATA: COUNTY O.R. BOOK/PAGE:   79-8707-3970  
 
(B) GRANTOR:  Valerie E. Duda and Andrea M. Duda 
  
(C) GRANTEE:   LCI Homes – Florida, LLC 
 
(D) DATE OF TRANSACTION:   May 22, 2025 (E)   DATE INSPECTED:   January 7, 2026 
 
(F) SIZE:  11,800 square feet (0.27 acre) (G)   CONSIDERATION:   $68,000   
 
(H) UNIT PRICE:   $5.76/square foot; $68,000/lot 
 
(I)   TYPE OF INSTRUMENT:  Warranty Deed 
  
(J) TAX IDENTIFICATION/FOLIO NO.:   Short ID # 8130-43-37-0090 (Volusia County) 
 
(K) PROPERTY LOCATION: 2768 Fayson Circle, Deltona, Volusia County, Florida 
 
(L) ZONING:  R1, Single Family (City of Deltona) 
 
(M) PRESENT USE:  Vacant land 
 
(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development  
 
(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller 
 
(Q) ENCUMBRANCES:   None known that would affect the overall value of the property. 
 
(R) TYPE OF IMPROVEMENTS:   Vacant at sale date 
 
(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage 

disposal is by a private septic system. 
 
(T) VERIFIED WITH: 
 NAME:     Nicole Lane               DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall  
                         
(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development 
 
(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price. 
 
(W) EXPOSURE TIME:   6 months 
 
(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   122 days 
 
(Y) REMARKS: 
 

This is the sale of a vacant parcel of land with frontage along the south and west sides of Fayson Circle. The topography 
is relatively level and above road grade. Access is available from Fayson Circle. 
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Photo Taken on 1/7/26 by David K. Hall 
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SALES DATA SHEET 

VOLUSIA COUNTY, FLORIDA 
 

 SALE NUMBER:  8750-1252 
  
(A) RECORDING DATA: COUNTY O.R. BOOK/PAGE:   79-8750-1252  
 
(B) GRANTOR:  Nataly Chandia a/k/a Chandia Leon Viano a/k/a Nataly Irma Chandia Leon, a married woman 
  
(C) GRANTEE:   D.R. Horton, Inc. 
 
(D) DATE OF TRANSACTION:   September 3, 2025 (E)   DATE INSPECTED:   January 7, 2026 
 
(F) SIZE:  11,305 square feet (0.26 acre) (G)   CONSIDERATION:   $74,000 
 
(H) UNIT PRICE:   $6.55/square foot; $74,000/lot 
 
(I)   TYPE OF INSTRUMENT:  General Warranty Deed 
  
(J) TAX IDENTIFICATION/FOLIO NO.:   Short ID # 8130-71-08-0210 (Volusia County) 
 
(K) PROPERTY LOCATION: 1327 Catalina Boulevard, Deltona, Volusia County, Florida 
 
(L) ZONING:  R1, Single Family (City of Deltona) 
 
(M) PRESENT USE:  Vacant land 
 
(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development  
 
(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller 
 
(Q) ENCUMBRANCES:   None known that would affect the overall value of the property. 
 
(R) TYPE OF IMPROVEMENTS:   Vacant at sale date 
 
(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage 

disposal is by a private septic system. 
 
(T) VERIFIED WITH: 
 NAME:   Kathryn McGee         DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall  
                         
(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development 
 
(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price. 
 
(W) EXPOSURE TIME:   6 months 
 
(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   175 days 
 
(Y) REMARKS: 
 

This is the sale of a vacant parcel of land with frontage along the south side of Catalina Boulevard and frontage along 
the east side of Tansboro Drive. The topography is relatively level and near road grade. Access is available from 
Catalina Boulevard or Tansboro Drive. 
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Photo Taken on 1/7/26 by David K. Hall 
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QUALIFICATIONS OF THE APPRAISER 
 David K. Hall, ASA 
 1144 Pelican Bay Drive 
 Daytona Beach, Florida 32119 
 
 
MEMBERSHIP: 
 
 - Accredited Senior Appraiser (ASA) designation, American Society of 

Appraisers 
   
 
EDUCATION: 
 
 - Graduated from New Smyrna Beach High School, New Smyrna Beach, Florida, 1978. 
 - Received Bachelor of Science Degree in Business Administration, major in Real Estate, 

Florida State University, December 1981. 
 
 
LICENSE: 
 
 - State-Certified General Real Estate Appraiser RZ1314 
 
 
EXPERIENCE: 
 
 - President, Bullard, Hall & Adams, Inc., Daytona Beach, Florida, October 1998 to 

present 
 - Staff Appraiser, Bullard & Associates, Inc., Daytona Beach, Florida, March 1984 to 

October 1998 
 - J.E. Tumblin Realty, New Smyrna Beach, Florida, 1983 to March 1984 
 
 
A PARTIAL LIST OF CLIENTS INCLUDE: 
 

Florida Department of Transportation 
Florida Turnpike Enterprise 
Osceola County 
Osceola County School Board 
Volusia County 
Orange County 
Central Florida Expressway Authority 

Seminole County 
City of Daytona Beach 
City of New Smyrna Beach 
Jacksonville Transportation Authority 
Florida Inland Navigation District 
American Acquisition Group 
Numerous Attorneys for Eminent Domain 
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DAVID K. HALL QUALIFICATIONS – Continued 

 
 
RECENT COURSES & SEMINARS: 
 

Year Organization Course/Seminar Course Name 
2010 
2010 
2010 
2012 
2012 
2014 
2014 
2014 

 
2014 
2014 
2014 
2014 
2016 
2016 
2018 
2018 
2019 

 
2019 
2020 
2020 
2020 
2020 
2020 
2022 
2022 
2022 
2022 
2024 
2024 
2024 
2024 
2024 
2024 

FDOT 
FDOT 
FDOT 
FDOT 
FDOT 

APPRAISAL INSTITUTE 
APPRAISAL INSTITUTE 
RE Education Specialists 

 
APPRAISAL INSTITUTE 
APPRAISAL INSTITUTE 
APPRAISAL INSTITUTE 
APPRAISAL INSTITUTE 

FDOT 
FDOT 
FDOT 
FDOT 

McKissock 
 

McKissock 
Bert Rodgers Schools 
Bert Rodgers Schools 
Bert Rodgers Schools 
Bert Rodgers Schools 
Bert Rodgers Schools 

McKissock 
McKissock 
McKissock 
McKissock 

Calypso Continuing Education 
Calypso Continuing Education 
Calypso Continuing Education 
Calypso Continuing Education 
Calypso Continuing Education 
Calypso Continuing Education 

Course 
Course 
Course 
Course 
Course 
Seminar 
Seminar 
Course 

 
Seminar 
Seminar 
Seminar 
Seminar 
Course 
Course 
Course 
Course 
Course 

 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 

USPAP and Florida Law Update 
Advanced Appraisal Review 
Supervisor and Trainee Appraiser 
USPAP and Florida Law Update 
Advanced Appraisal Review 
Online Data Verification Methods 
Online Advanced Internet Search Strategies 
USPAP Update, Florida Law Update & Unique & Complex  
     Properties 
Online Tools; New Technologies for Real Estate Appraisers 
Online Analyzing Operating Expenses 
Online Introduction to Green Buildings: Principals & Concepts 
Online Forecasting Revenue 
USPAP & Florida Law Update 
Appraisal Review B (20 Hours) 
USPAP & Florida Law Update 
Appraisal Review B (20 Hours) 
Introduction to Expert Witness Testimony for Appraisers:  
     To Do or Not to Do 
The Basics of Expert Witness for Commercial Appraisers 
Florida Real Estate Appraisal Laws & Rules 
Mortgages, Appraisers, and Foreclosures 
An Appraisers Guide to Expert Witness Assignments 
Appraising Small Residential Income Properties 
2020-2021 7-Hour Equivalent USPAP Update Course 
2022-2023 7-Hour National USPAP Update 
Florida Appraisal Laws and Regulations 
Market Disturbances – Appraisals in Atypical Market 
Appraising Today’s Manufactured Homes 
2024-2025 7-Hour USPAP Equivalency Course 
3-Hour Florida Laws & Regulations for Appraisers 
7-Hour Construction Details; From Concept to Completion 
3-Hour Victorian Era Architecture For Real Estate Professionals 
3-Hour Mold 
7-Hour ANSI (American National Standards Institute) Standard; 
Measuring Residential Properties Properly 
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QUALIFICATIONS OF THE APPRAISER 

 Craig S. Adams 
 1144 Pelican Bay Drive 
 Daytona Beach, Florida  32119 
 
 
EDUCATION: 
 

- Graduated from Ward Melville High School, Setauket, New York; 1969 
- American Institute of Real Estate Appraisers - College Equivalency; 1986 

 
 
LICENSES: 
 
 - State-Certified General Real Estate Appraiser RZ665 
 - Licensed Real Estate Broker - State of Florida 
 
 
EXPERIENCE: 
 
 - Vice President, Bullard, Hall & Adams, Inc., Daytona Beach, Florida, October 1998 to 

present 
 - Staff Appraiser, Bullard & Associates, Inc., Daytona Beach, Florida, 1993 to 1998 
 - Partner, Cowart & Adams, Kissimmee, Florida, 1992 to 1993 
 - Branch Manager, Pomeroy Appraisal Associates of Florida, Inc., 1988 to 1992 
 - Staff Appraiser, Bullard & Associates, Inc., Daytona Beach, Florida, December 1983  
  to 1988 
 
 
A PARTIAL LIST OF CLIENTS INCLUDES: 
 
Florida Department of Transportation 
Orange County 
Central Florida Expressway Authority 
    (formerly Orlando/Orange County Expressway             
Authority) 
Volusia County Department of Public Works 
City of Daytona Beach 
Osceola County 
City of New Smyrna Beach 
 
 

Jacksonville Transportation Authority 
Florida Inland Navigation District 
Numerous Attorneys for Eminent Domain 
American Acquisition Group 
Orange County School Board 
Lake County 
FDOT Turnpike District 
Seminole County 
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CRAIG S. ADAMS QUALIFICATIONS – Continued 
 
RECENT COURSES & SEMINARS: 
 
From 1984 through 2009 I have taken 35 courses and seminars. 
 
Year Organization Course/Seminars  
2010 
2010 
2010 
2012 
2012 
2014 
2014 
2016 
2016 
2018 
2018 
2019 
2020 
2020 
2020 
2020 
2022 
2022 
2022 
2022 
2022 
2022 

 
2024 
2024 
2024 

 
2024 

 
2024 

FDOT 
FDOT 
FDOT 
FDOT 
FDOT 

Steve Williamson 
Steve Williamson 

FDOT 
FDOT 
FDOT 
FDOT 

Gold Coast School of RE 
RE Education Specialists 
RE Education Specialists 
RE Education Specialists 
RE Education Specialists 

McKissock 
McKissock 
McKissock 
McKissock 
McKissock 
McKissock 

 
McKissock 
McKissock 
McKissock 

 
McKissock 

 
McKissock 

Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 
Course 

 
Course 
Course 
Course 

 
Course 

 
Course 

USPAP and Florida Law Update 
Advanced Appraisal Review 
Supervisor and Trainee Appraiser 
USPAP and Florida Law Update 
Advanced Appraisal Review 
USPAP Update & USPAP & Florida Law Update 
Unique & Complex Properties 
USPAP and Florida Law Update 
Appraisal Review B (20 Hours) 
USPAP and Florida Law Update 
Appraisal Review B (20 Hours) 
Distance) Continuing Education 
Law Update 
Solutions to Common Appraisal Issues 
Cool Tools II: Digging Your Data 
USPAP Update 
2022-2023 7-Hour National USPAP Update 
Green Building Concepts for Appraisers 
Valuation of Residential Solar 
Florida Appraisal Laws and Regulations 
Residential Property Inspection for Appraisers 
Supporting Your Adjustments; Methods for  
   Residential Appraisers 
Florida Appraisal Laws and Regulations (3 Hours) 
2024-2025 7-Hour National USPAP Update Course 
Introduction to Expert Witness Testimony for  
   Appraisers – To Do or Not To Do (4 Hours) 
Evaluating Today’s Residential Appraisal: Reliable 
Review (7 Hours) 
Introduction to Commercial Appraisal Review (7 Hours) 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 
This estimate is subject to the following contingent and limiting conditions unless other-
wise noted. 

 
1. The legal description is assumed to be correct. 
 
2. No responsibility is assumed for matters legal in character and no opinion is ren-

dered of the title, which is assumed to be good and marketable. Unless otherwise 
noted, any existing liens or encumbrances have been disregarded and the property 
is appraised as though free and clear under responsible ownership and competent 
management. 

 
3. Any plot plan or sketch in this report is included to assist the reader in visualizing 

the property. No survey has been made by the appraiser and no responsibility is 
assumed in connection with such matters. 

 
4. It is assumed there are no hidden or unapparent conditions of the property, subsoil, 

or structures that render the property more or less valuable unless stated within the 
appraisal report. The appraiser(s) assumes no liability for any hidden or unapparent 
conditions of the property. No responsibility is assumed for such conditions, or for 
arranging for engineering studies that may be required to discover them. 

 
5. Certain data used in compiling this report was furnished from sources considered 

reliable; however, no guarantee is made for the correctness of such data, although 
the data has been reasonably checked and is believed to be correct. 

 
6. The distribution of the total valuation between land and improvements applies only 

as described in the estimate. The separate valuations for land and building must not 
be used in conjunction with any other estimate and are invalid if so used. 

 
7. Testimony in court is not required with reference to the property herein estimated 

nor is there an obligation to appear before any governmental body, board or agent 
unless prior arrangements have been made therefore. 

 
8. Possession of this report, or copy thereof, does not carry with it the right of publi-

cation or reproduction, nor may it be used by any but the applicant without prior 
written consent of the applicant and the appraiser(s), and in any event only in its 
entirety. 
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9. Unless otherwise stated in this report, the existence of hazardous material, 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, however, is not qualified to detect such substances. The presence of 
substances such as asbestos, unreaformaldehyde foam insulation, or other potential-
ly 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 condition, or 
for any expertise or engineering knowledge required to discover them. The client is 
urged to retain an expert in this field, if desired. 

 
10. Neither all nor any part of the contents of this report (especially any conclusions as 

to value, the identity of the appraisers, or the firm with which the appraisers are 
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. 

 
11. Unless otherwise stated in this report, the subject property is appraised without a 

specific compliance survey having been conducted to determine if the property is or 
is not in conformance with the requirements of the Americans with Disabilities Act. 
It is possible that a compliance survey of the property, together with a detailed anal-
ysis of the requirements of the ADA, could reveal that the property is not in com-
pliance 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.  

 


	Market value should be allocated as follows:
	LAND $  22,500  LAND AREA: (Ac/SF)       0.792 Ac
	IMPROVEMENTS $           0  Land Use (HABU as vacant):      Residential
	NET DAMAGES &/OR
	January 9, 2026
	DATE   DAVID K. HALL, ASA
	(K) PROPERTY LOCATION: 3262 Agar Terrace, Deltona, Volusia County, Florida
	(L) ZONING:  R1, Single Family (City of Deltona)
	(M) PRESENT USE:  Vacant land
	(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development
	(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller
	(Q) ENCUMBRANCES:   None known that would affect the overall value of the property.
	(R) TYPE OF IMPROVEMENTS:   Vacant at sale date
	(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage disposal is by a private septic system.
	(T) VERIFIED WITH:
	NAME:  Lisa Gonzalas      DATE:   1/7/26       RELATIONSHIP:   Selling real estate agent      By:  David K. Hall
	(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development
	(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price.
	(W) EXPOSURE TIME:   6 months
	(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   191 days
	(Y) REMARKS:
	(K) PROPERTY LOCATION: 2002 Alameda Drive, Deltona, Volusia County, Florida
	(L) ZONING:  R1, Single Family (City of Deltona)
	(M) PRESENT USE:  Vacant land
	(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development
	(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller
	(Q) ENCUMBRANCES:   None known that would affect the overall value of the property.
	(R) TYPE OF IMPROVEMENTS:   Vacant at sale date
	(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, public water, and public sewer are available to the site.
	(T) VERIFIED WITH:
	NAME:   Danielle Hughes        DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall
	(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development
	(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price.
	(W) EXPOSURE TIME:   6 months
	(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   121 days
	(Y) REMARKS:
	(K) PROPERTY LOCATION: 2768 Fayson Circle, Deltona, Volusia County, Florida
	(L) ZONING:  R1, Single Family (City of Deltona)
	(M) PRESENT USE:  Vacant land
	(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development
	(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller
	(Q) ENCUMBRANCES:   None known that would affect the overall value of the property.
	(R) TYPE OF IMPROVEMENTS:   Vacant at sale date
	(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage disposal is by a private septic system.
	(T) VERIFIED WITH:
	NAME:     Nicole Lane               DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall
	(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development
	(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price.
	(W) EXPOSURE TIME:   6 months
	(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   122 days
	(Y) REMARKS:
	(K) PROPERTY LOCATION: 1327 Catalina Boulevard, Deltona, Volusia County, Florida
	(L) ZONING:  R1, Single Family (City of Deltona)
	(M) PRESENT USE:  Vacant land
	(N) HIGHEST AND BEST USE AT TIME OF TRANSACTION:  Low density residential development
	(O) CONDITION OF TRANSACTION:   Arm’s length (P)   FINANCING:   Cash to seller
	(Q) ENCUMBRANCES:   None known that would affect the overall value of the property.
	(R) TYPE OF IMPROVEMENTS:   Vacant at sale date
	(S) UTILITIES, OR DISTANCE TO UTILITIES: Electricity, telephone, and public water are available to the site. Sewage disposal is by a private septic system.
	(T) VERIFIED WITH:
	NAME:   Kathryn McGee         DATE:   1/7/26       RELATIONSHIP:   Listing real estate agent      By:  David K. Hall
	(U)  MOTIVATION OF PARTIES:    Grantor – Dispose of asset; Grantee – Single family residential development
	(V) PERTINENT SALES INFORMATION:   Cash to seller; no effect on the sale price.
	(W) EXPOSURE TIME:   6 months
	(X) NUMBER OF DAYS PROPERTY WAS ON MARKET:   175 days
	(Y) REMARKS:
	ASSUMPTIONS AND LIMITING CONDITIONS


