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0 n/a n/a

1,387 n/a n/a

Village of Wellington 12300 Forest Hill Blvd , Wellington, FL 33414

vacant Cheryl Lee Allen land appraisal-possible VOW acquisition

55 4 15 15 10

0 1 0

Res Single Family Res Single Family

35 1,795 299

1 40 30

The subjects immediate market area is 

well established and features detached homes and multi-family units. The market area is convenient to shopping, 

schools,employment, highways, entertainment and places of worship with most of these amenities within .50 to 2 miles.

101x147 approx 14,864 sf

RS - Residential Single Family

None asphalt

Above road grade

Typical

Rectangle

Residential

Adequate

BOUNDARIES; North to Southern 

Blvd, South to South Shore Blvd; West to Paddock Dr, East to power company easemenets just west of State Rd 7/441.The subject is  

located on a corner lot in an area with a high number of multi-family units. 
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0

$/Sq. Ft.

Flexmls/Imapp

n/a

Residential

14,864 sf

Flex Mls#

DOM

Type of Sale

n/a

n/a

1444 Northampton Ter

Wellington, FL 33414

1.89 miles E

83,000

Flexmls/Imapp

10/23/2014 +9,960

Residential

15,999 sf/Canal -5,000

RX10069447

30 0

ArmLength 0

Cash 0

0 0

4,960

87,960

1610 Yarmouth Ave

Wellington, FL 33414

0.54 miles SE

110,000

Flexmls/Imapp

03/09/2015 0

Residential/Sup -25,000

9,898 sf/Resid. +2,483

RX10107339

20 0

REO 0

Cash 0

0 0

-22,517

87,483

824 Sage Ave

Wellington, FL 33414

0.96 miles NW

80,000

Flexmls/Imapp

11/22/2013 +27,200

Residential/Sup -25,000

8,887 sf/Resid. +2,988

RX3351132

235 0

ArmLength 0

Cash 0

0 0

5,188

85,188

Vacant land sales are scarce. The appraiser needed to go back 2 years to find comparables. Comp 1 sold 

during the last 6 months and is also currently listed for sale at a higher price than its recent closed sales price. Comp 2 is the most 

recent closed sale. Comp 3 & 4 are older closed sales. 

There are no appraisal conditions.

Greatest weight is given to the sales comparison approach in the final estimate of value because it best           

reflects the current market conditions and trends. Cost Approach and Income Approach are not applicable for vacant land.

01/15/2015 87,500

Cheryl Lee Allen

05/01/2015

State Certified Residential

Cert Res RD5619 FL
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04/302015
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LAND APPRAISAL REPORT
File No.

S
U

B
J
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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
E

IG
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

E
T
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A

T
A
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N

A
L

Y
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
E
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O
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C
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IA

T
IO

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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14022 Veronica Ct
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0

$/Sq. Ft.

Flexmls/Imapp

n/a

Residential

14,864 sf

Flex Mls#

DOM

Type of Sale

n/a

n/a

14596 Horseshoe Trce

Wellington, FL 33414

0.95 miles NW

75,000

Flexmls/Imapp

03/05/2013 +36,000

Residential/Sup -25,000

10,433 sf/Resid. +2,215

RX3311308

151 0

ArmLength 0

Cash 0

0 0

13,215

88,215
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ADDITIONAL COMPARABLE SALES
File No.
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ITEM SUBJECT PROPERTY COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.

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

08/11



SUBJECT SECTION 

Mls data source is Flex multiple listing service - website flexmls.com

USPS- Address

Subject and Comp address's are usps compliant - per USPS

MAILING ADDRESS RECORDED ON TAX RECORDS

Owner of records address is different than subjects address; 4841 NE 28TH AVE

POMPANO BEACH FL 33064 7913

TAX INFORMATION

The tax information is the most current found on the Palm Beach County Property Appraisers Website  

NEIGHBORHOOD SECTION

OTHER LAND USE

The other land use is schools, parks, golf course. The other land usage is part of the local support facilities of the

market area and are not detrimental to marketability or value.

MY COMPARABLE SEARCH AND RESULTS/SALES OVER 1 MILE/ OVER 6MONTHS

The search criteria for the one unit housing data on page 1 are from the sales during the last 24 months within the

described boundary lines on page. 

There was 1 sale during the last 12 months; 4 sales during the last 24 months. There are 3 listings with 2 under

contract. 1 of these listings(which was used as comp 1) actually closed and was not marked closed. The tax records

show the sale date.

Market Conditions

During 2002-2005 banks were offering attractive financing options and loosened lending guidelines allowing more buyers to

qualify for financing. This trend caused property values to rise rapidly. In the later part of 2005 and early 2006 the market began

to change. Unemployment began to rise,, lending guidelines tightened,  short sales became more popular and when they didn't

sell they became bank owned foreclosures. The banks would then discount the properties to be competitive in the market

attempting to recoup some of their losses. This caused alot of seller competition to compete for the shortage of qualified buyers.

Values began to decline more rapidly. In 2010 the market began to stabilize some and the rate of depreciation was not as

drastic as in the past. 

Market values for vacant land have been steadily increasing. This is evident by the closed sale dates. The more recent

sales have higher closed sales prices than the older closed sale dates. 

TIME ADJUSTMENT 

A 2% per month time adjustment is warranted. The rate of appreciation was extracted from comp 1 - the most

recently closed sale. The other comparables also support the 2% monthly improvement. 

The time adjustment  applied was 2% per month to month of this report. 

Site Measurements

The lot dimensions were estimated by using the mapping tool provided in the tax aprpaisers website. The lot size is

from Imapp. The subject lot is currently vacant.

COMPARABLE COMMENTS

Comp 1-closed within 6 months and is in a neighborhood that features primarily multi-family housing which is similar

to the use of the subjects neighborhood. Comp 1 is close in proximity to one of the navigable lakes with properties

located along the lake or canal leading to it having a premium price. This comp is located along the canal leading to

the lake.

Comp 2 - most recently closed sale, in a neighborhood of detached single family homes is considered to be a

premium location according to the recent closed sales and list prices. The majority of homeowners do not want to

have their residence in close proximity to multi-family housing. It was a bank owned sale .
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have their residence in close proximity to multi-family housing. It was a bank owned sale .

Comp 3- older closed sale in a neighborhood of detached single family homes is considered to be a premium

location according to the recent closed sales and list prices. The time adjustment applied is supported by comps 1 &

2 which were the most recently closed sales.

Comp 4-   older closed sale in a neighborhood of detached single family homes is considered to be a premium

location according to the recent closed sales and list prices. The time adjustment applied is supported by comps 1 &

2 which were the most recently closed sales.

ADJUSTMENTS

The Method used to determine the adjustments were paired analysis and market extraction

$.50 per sf of land - extracted from comps 1 & 2

$25,000 superior detached residential neighborhood - extracted from comp 1

$5000 canal/water- extracted from comps 2-4

2% time adjustment from month of sale to month of report.extracted from comps 1 & 2

USE:
Reading the appraisal report or possessing the report does not constitute use. Relying on the appraisal
report to understand how the appraiser developed the opinion of value does not constitute use. Use
means relying on the appraisal report to make a decision or to take an action.

MARKET CONDITIONS/EXPOSURE TIME

Exposure Time
A reasonable exposure time for the subject property at the opinion of value indicated is estimated to be 1-3 months and was

derived by reviewing similar closed sales in the subjects market area as described on page 1 within the last 24 months and

averaging the reported days on market for those sales. 

Appraiser Independence Requirements (AIR)

The appraiser has prepared this appraisal in full compliance with applicable Appraiser Independence Requirements and has not

performed, participated in, or been associated with any activity in violation of those requirements. 

ADDITIONAL CERTIFICATION: PRIOR SERVICES

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.

PURPOSE OF THE REPORT

The subject is currently vacant. and is not currently listed or advertised for sale. The Village Of Wellington is

interested in negotiating an offer for the subject property with the plans of turning it into a neighborhood park.

Scope Of Work/Intended User

This Report Is Intended To Determine Market Value Of The Subject Property as of the effective date of the report.. The
Appraisal Is Based On Information Gathered By The Appraiser From Public Records, Other Sources Identified In The Report,
Inspection Of The Property And Neighborhood, And A Selection Of Comparables Sales And Listings Within The Subjects
Market Area. The Original Source For Comparables Is Noted In The Data Source Section Of The Market Grid Along With
Sources Of Confirmation When Available.  The Sources And Data Are Considered Reliable.  Data Believed To Be Unreliable
Was Not Included In The Report Nor Used As A Basis For The Value Conclusion.

Intended User of this appraisal report is the Client and client noted on page 1 - Village of Wellington and Scott
Campbell. No Other Intended Users Are Identified By The Appraiser 

RECONCILIATION

Comps 1 & 2 carry the most weight and was the basis used for most of the adjustments. Comp 1 is in a similar type

neighborhood as the subject that features mostly multi-family housing. Comp 2 is the most recently closed sale, however,

located in a superior neighborhood. The remaining comparables used were supportive of the appraised value.
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Subject Photo Page
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Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

14022 Veronica Ct

0

Residential

14,864 sf

Subject Street

Subject Street Sign
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City County State Zip Code
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