
AGENDA FOR REGULAR MEETING OF THE CITY COUNCIL OF THE CITY OF 
INVERNESS, FLORIDA, CITY HALL, 212 WEST MAIN STREET 

September 1, 2026 - 5:30 PM 
 

 

 

NOTICE TO THE PUBLIC 
Any person who decides to appeal any decision of the Governing Body with respect to 
any matter considered at this meeting will need a record of the proceedings and, for 
such purpose, may need to provide that a verbatim record of the proceeding is made, 
which record includes testimony and evidence upon which the appeal is to be based 
(Section 286.0105, Florida Statutes). 
  
Accommodation for the disabled (hearing or visually impaired, etc.) may be arranged 
with advance notice of seven (7) days before the scheduled meeting, by dialing (352) 
726-2611 weekdays from 8 AM to 4 PM. 

 

ENCLOSURES* 

 

1) INVOCATION, PLEDGE OF ALLEGIANCE & ROLL CALL  

2) PLEASE SILENCE ELECTRONIC DEVICES  

3) ACCEPTANCE OF AGENDA  

4) PRE-SCHEDULED APPEARANCES / RECOGNITIONS  

    a) Sunrise Consulting Group - City Lobbyist 

5) PUBLIC HEARINGS / WORKSHOPS  

6) OPEN TO THE PUBLIC 
The public is invited to speak. (Speaking time limit: Individual - 3 minutes; 
Group/Organization - 5 minutes) 

7) CITY ATTORNEY REPORT  

8) CONSENT AGENDA  

    a) Bill Listing* 

    b) Council Minutes* -  08.18.2026 

9) CITY CLERK'S REPORT  

    a) Declaration of Surplus Equipment 

10) CITY MANAGER’S REPORT  
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AGENDA FOR REGULAR MEETING OF THE CITY COUNCIL OF THE CITY OF 
INVERNESS, FLORIDA, CITY HALL, 212 WEST MAIN STREET 

September 1, 2026 - 5:30 PM 
 

 

    a) Cootertober, Cootertober, Cootertober 

    b) Florida City Week 

    c) Mannings Bar Property - Contract for Sale 

   

 d) Project and Program Updates 

• Ebikes 
• IGC lease with BOCC 
• Budget Hearings 
• Other 

11) MAYOR & COUNCIL SUBJECTS / REPORTS  

    a) Mayor Plaisted 

    b) Councilwoman Bega 

    c) Councilwoman Hepfer 

    d) Councilwoman Lizanich 

    e) Councilman Davis 

    f) Councilman Craig 

12) NON-SCHEDULED PUBLIC COMMENT 
(Speaking time limit: Individual - 3 minutes; Group/Organization - 5 minutes) 

13) ADJOURNMENT  

   

 a) DATES TO REMEMBER 
Tentative Budget Public Hearing 
Thursday, September 3, 2026 @ 5:01pm 
IGC – Council Chambers 
 
Market at the Depot 
Saturday, September 5, 2026 from 9:00am – 1:00pm 
Depot Pavilion 
 
Labor Day Observance 
Monday, September 7, 2026 
(All City Parks, City Fire Department, Utilities, & Law Enforcement 
Operate)  
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AGENDA FOR REGULAR MEETING OF THE CITY COUNCIL OF THE CITY OF 
INVERNESS, FLORIDA, CITY HALL, 212 WEST MAIN STREET 

September 1, 2026 - 5:30 PM 
 

 

9/11 Ceremony and Exhibit 
Friday, September 11, 2026  
•    9/11 Ceremony at 8:30am 
Depot Pavilion 
•    9/11 Exhibit from 9:30am – 6:00pm 
Valerie Theatre 
 
9/11 Exhibit 
Saturday, September 12, 2026 from 12:00pm – 7:00pm 
Valerie Theatre 
 
Chamber Business Expo 
Saturday, September 12, 2026 from 9:00am – 1:00pm 
Depot Pavilion 
 
Small Town Saturday Night – Journey Tribute Band 
Saturday, September 12, 2026 from 5:00pm – 9:00pm 
Downtown Inverness 
 
Ribbon Cutting – Whispering Pines Park New Entrance 
Tuesday, September 15, 2026 at 10:00am 
Highway 41 N 
 
Inverness City Council Regular Meeting 
Tuesday, September 15, 2026 @ 5:30pm 
IGC – Council Chambers 
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CITY OF INVERNESS

CASH REQUIREMENTS REPORT

Report generated: 08/26/2026 15:10
User:             siddings
Program ID:       apcshreq

Page      1

VENDOR DOCUMENT     INVOICE              VOUCHER   DESCRIPTION                    DUE DATE    DUE 09/30/26

                    TOTALS FOR ACE HARDWARE CO OF INV INC                                            39.72

                    TOTALS FOR GAY, MARGARET                                                        705.00

                    TOTALS FOR CITY TIRE OF INVERNESS                                             1,393.96

                    TOTALS FOR DUKE ENERGY                                                           21.16

                    TOTALS FOR GEM SUPPLY COMPANY                                                   134.75

                    TOTALS FOR KYOCERA DOCUMENT SOLUTIONS SOUTHEAST, LL                              77.61

                    TOTALS FOR UNITY CHURCH OF CITRUS COUNTY                                     11,926.80

                                                 REPORT TOTALS                                   14,299.00

                                         ** END OF REPORT - Generated by Stacey Iddings **                                          
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                         August 18, 2026 
           5:30 PM 

 
The City Council of the City of Inverness met on the above date in Regular Session at 207 
Courthouse Square – Valerie Theatre, with the following members present:   
 

President Lizanich  
Vice President Bega  
Councilwoman Hepfer 
Councilman Craig  
Councilman Davis  
Mayor Plaisted  
 

Also present were City Manager Williams, City Attorney Hartley, Staff Members, and City 
Clerk Jackson. 
 

The Invocation was given by Mayor Plaisted  and the Pledge of Allegiance was led by the City 
Council. 
 
ACCEPTANCE OF AGENDA  
Councilwoman Hepfer motioned to accept the Agenda as presented.  Seconded by 
Councilwoman Bega.  The motion carried.   
 
PRE-SCHEDULED APPEARANCES 
None  
 
PUBLIC HEARINGS / WORKSHOP  
None 
 

OPEN PUBLIC MEETING 
None 
 

CITY ATTORNEY REPORT 
None  
 
CONSENT AGENDA  

a) Bill Listing* 
• Recommendation – Approval  

b) Council Minutes* – 08/04/2026 
• Recommendation - Approval 

 
Councilwoman Bega motioned to accept the Consent Agenda.  Seconded by 
Councilwoman Hepfer.  The motion carried.  
 
CITY CLERK’S REPORT 
None  
 
CITY MANAGER’S REPORT 
10)a)  Interlocal Agreement for Solid Waste Disposal - Renewal* with City Manager 
Williams stating the City and County have had an established mutually beneficial relationship 
for the use of the County landfill for the City’s solid waste disposal (garbage) for many years.  
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The FY 2026 agreement renewal increased the contract rates to $60.00 per ton for covered 
secured loads with no increase in surcharge for uncontained or uncovered waste consisting 
of a $10.00 minimum charge plus $10.00 per ton.  This year’s renewal price per ton is $64.00 
for residential municipal solid waste and $71.00 per ton for commercial municipal solid 
waste. The uncontained waste surcharge remains unchanged at $10.00 minimum charge plus 
$10.00 per ton. This increase is largely due to increased costs of Citrus County to adequately 
maintain the daily operation of the landfill.  This would become effective October 1, 2026.  
Councilwoman Bega questioned commercial customers and dumpsters.  City Manager 
Williams explained the reasons for both Waste Management and GFL.  Councilwoman 
Hepfer confirmed the agreement was for one year and City Manager Williams added multi-
year agreements would be evaluated.  Councilman Craig noted a conversation with Sumter 
County at the FLC Conference regarding increases.  Councilwoman Bega  motioned to 
approve the Interlocal Agreement for FY 2027 with Citrus County for Solid Waste 
Disposal at the County Landfill and authorize the Council President to execute the 
document.  Seconded by Councilwoman Hepfer.  The motion carried.   
 
10)b)  Commercial Sanitation Rates – Fiscal year 2027* with City Manager Williams 
stating the City has an excellent solid waste program that includes yard waste, bulk items, and 
single stream recycling for residents. Rates are annually adjusted by contracts for all facets of 
the program. The City must additionally manage (adjust) rates for the commercial sanitation 
program.  Rate adjustments are made on an annual basis as part of the Franchise Agreement 
for Solid Waste Collection Services. The Rate Schedule has been adjusted to correspond 
to the change in the Consumer Price Index and in accordance with the Franchise Agreement 
and a 5.5% increase will be applied for the upcoming fiscal year.  The City also maintains a 
relationship with the Citrus County Landfill that allows for an agreed upon rate for disposal 
of solid waste that is set annually by an interlocal agreement, with this year having an increase 
in disposal of 19% per ton. Based upon the proposed increase, the City will have to adjust the 
disposal fees for commercial rates accordingly.  Rates will become effective October 1, 2026. 
As the fees for sanitation charges are billed a month in advance, implementation of the rates 
would begin with the September Billing for an October 1 effective date.  No action required. 
 
10)c) Project/Program Updates (Verbal) 

• Budget Development moving forward with no significant changes other than 
the Oak Ridge Cemetery maintenance.  

• Other with City Manager included this evening is Elections so vote.  
Congratulations to the Councilmembers and Mayor running unopposed for 
another term.  Spoke of aspects of attending the recent FLC conference and the 
focus on data centers, AI, Amendment 3, etc. 

 
COUNCIL/MAYOR SUBJECTS 
Mayor Plaisted enjoyed the recent conference classes.  It was a great education event. 
 

Councilman Davis enjoyed attending the FLC conference as well. 
 

Councilman Craig stated he learned a lot at the conference.  Provided a Withlacoochee State 
Trail update regarding trail curtesy, signs, electric bikes, user education, etc.  Larger stop signs 
for trail users at intersections will be installed. 
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Councilwoman Hepfer stated the FLC Conference was very interesting and noted that 
Inverness is ahead of many other cities in various aspects.  Noted the concerns of others 
regarding Amendment 3. 
 

Councilwoman Bega enjoyed the Conference and the train ride to and from the event.  Spoke 
of various sessions she attended. 
 

Council President Lizanich agreed with all that was mentioned. 
 
CITIZENS NOT ON AGENDA  
Debbie Wheatley questioned the difference of residential and commercial solid waste. She is 
against Amendment 3 regarding property taxes. 
 
 
Meeting adjourned at 5:54 p.m. 
 
 
 
________________________________            __________________________________ 
City Clerk          Council President 
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Agenda Memorandum - City of Inverness 
September 1, 2026 

  
TO: Elected Officials 

FROM: Susan Jackson, City Clerk  

SUBJECT: Declaration of Surplus Equipment 

CC: Bobby Bessler, Fire Chief, Eric Williams, City Manager, Alexis Koter, Finance 
Director 

Enclosures:  

 
 

  
It has been determined that the equipment listed below is no longer useful for the operation of 
the City of Inverness. The City Council is asked to declare the listed items as surplus and 
authorize that we proceed with disposal. 
 
Year   Make/Model 
1995 E-One/Freightliner Fire Engine 
 
The items will be directed through the disposal process, to be written off the books. 
 
Recommended Action -  

1. Allow staff to speak 
2. Motion and second to declare the listed item as surplus property and authorize to proceed 

with disposal. 
3. Deliberate the matter. 
4. Vote the matter. 

Thank you for your support in this matter. 
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Agenda Memorandum - City of Inverness 
September 1, 2026 

  
TO: Elected Officials 

FROM: Eric Williams, City Manager  

SUBJECT: Cootertober, Cootertober, Cootertober 

CC: Susan Jackson, City Clerk, Aidan Marshall, Assistant City Manager, Woody 
Worley, Parks & Recreation Director 

Enclosures:  

 
 

  
Cootertober, Cootertober, Cootertober..... 
 
Three years ago, the City introduced a month-long set of events known as Cootertober.  The 
approach relied on a multitude of public private partnerships, that maintained the Cooter brand 
and recognized the popularity of elements of premium musical acts and cultural arts.  With over 
30 events across the City, Cootertober gave everyone in the family something to enjoy. 
 
This year's Cootertober is set to have well over 40 events that will be sure to engage the entire 
community.  This evening, the Parks & Recreation staff will present this year's Cootertober slate 
of events and opportunities. 
 
Recommended Action – (Verbal) 
  
No action is required at this time. 
 
If you wish to discuss this further, please contact me at your convenience. 
 
Eric C. Williams 
City Manager 
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Agenda Memorandum - City of Inverness 
September 1, 2026 

  
TO: Elected Officials 

FROM: Eric Williams, City Manager  

SUBJECT: Florida City Week 

CC: Susan Jackson, City Clerk, Woody Worley, Parks & Recreation Director, Aidan 
Marshall, Assistant City Manager 

Enclosures:  

 
 

  
Florida City Week will be held from October 19 through October 25, 2026.  This is a week-long 
event for cities across the state to celebrate, showcase, and engage citizens in the work of 
municipal government.  Florida City Week is an opportunity for municipalities to foster civics 
education, collaboration, volunteerism, and more.  It is an opportunity to show why our city is 
great and what makes it a Small Town Done Right. 
 
City staff will present what Inverness has planned for this year and celebrate what makes our 
community special while recognizing the important work that happens at the local level every 
day.  From parks and recreation to public safety, infrastructure, events, and community 
partnerships, the City of Inverness works to enhance the quality of life for our residents.  
 
Recommended Action – (Verbal) 
  
No action is required at this time. 
 
If you wish to discuss this further, please contact me at your convenience. 
 
Eric C. Williams 
City Manager 
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Agenda Memorandum - City of Inverness 
September 1, 2026 

  
TO: Elected Officials 

FROM: Eric Williams, City Manager  

SUBJECT: Mannings Bar Property - Contract for Sale 

CC: Aidan Marshall, Assistant City Manager, Susan Jackson, City Clerk 

Enclosures: 1. Appraisal - Rusaw 
2. Appraisal - Tolle 
3. Sales Contract 

 
 

  
The property known as Manning’s Bar, located at 2608 Highway 44 West, became City property 
upon transfer from the County due to unpaid taxes. Additionally, the property has a number of 
City liens stemming from Code Compliance actions over the course of years. This included 
demolition of an unsafe structure and removal of potential hazardous materials from the site by 
the City. 
 
As you are aware Council provided consensus direction to place the property for sale given it has 
no public purpose and would be best positioned for returning to the commercial tax base. The 
City Charter requires that two appraisals (see attached) be garnered in order to sell the property 
in concert with a vote in the affirmative by 4 members of City Council when presented with an 
offer. 
 
This evening, City Council is being asked to consider the approval for sale of the property based 
on the attached offer contract from the neighboring property owner (Richie’s Garage). The offer 
is a cash price of $190,00 with the ability to close within 15 days from Council approval. The 
offered amount falls within the two appraisals and would allow the buyer to expand their business 
footprint. 
 
It is recommended that Council proceed to approve the sale of the Manning’s Bar property to the 
interested party as presented and authorize the City Manager to execute the documents to 
complete the transaction. 
 
Reccomended Aciton: 

1. Allow staff to present 
2. Motion and second to approve the sale of the property located at 2608 Highway 44 West 

(Manning's Bar) pursuant to the offer as presented and authorize the City Manager to 
execute the documents to complete the transaction. 

3. Deliberate the matter 
4. Vote the matter  
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Eric C. Williams 
City Manager 
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File No.

File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the market value of the subject property, as improved.
The property r ights appraised are the fee simple interest in the site and improvements.

In my opinion, the market value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
f inal  opinion of  value, descr ipt ive photographs, l imi t ing condi t ions and appropr iate cert i f icat ions.

26-134

PO #202610252

Post Office Box 66  Lecanto, FL. 34460

APPRAISAL SERVICES REX A. RUSAW, INC.

rar

State Certified General Real Estate Appraiser, RZ1472

Appraisal Services Rex A. Rusaw, Inc

Rex A. Rusaw, MNAA, Realtor

Respectively submitted,

Two Hundred Forty-Four Thousand  Dollars

$244,000

June 2, 2026

Inverness, FL  34453

2608 Hwy 44 W

City of Inverness,

26-134

Inverness, FL, 34450

212 W. Main Street

City of Inverness

Collette Schwomeyer

June 04, 2026
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LAND APPRAISAL REPORT File No.

T h e  p u r p o s e  o f  t h i s  a p p r a i s a l  r e p o r t  i s  t o  p r o v i d e  t h e  l e n d e r / c l i e n t  w i t h  a n  a c c u r a t e  s u p p o r t e d  o p i n i o n  o f  t h e  m a r k e t  v a l u e  o f  t h e  s u b j e c t  p r o p e r t y .

CLIENT AND PROPERTY IDENTIFICATION

Property Address: City: State: Zip:

Borrower: Owner of Public Record: County:

Legal Description:

Assessor's Parcel #: Tax Year: R.E. Taxes:

Neighborhood Name: Map Reference: Census Tract:

Special Assessments: PUD Yes No HOA: $ Per Year Per Month

Property Rights Appraised: Fee Simple Leasehold Other (describe)

Assignment Type: Purchase Transaction Refinance Transaction Other (describe)

Lender/Client: Address:

CONTRACT ANALYSIS

I did did not analyze the contract for sale for the subject purchase transaction.  Explain the results of the analysis of the contract for sale or why the analysis was not performed.

Contract Price $: Date of Contract: Is the property seller the owner of public record? Yes No Data Source(s)

Is there any financial assistance (loan charges, sale concessions, gift or down payment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No

If Yes, report the total dollar amount and describe the items to be paid.   $

NEIGHBORHOOD DESCRIPTION

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries: High Commercial %

Pred. Other %

Good Aver. Fair Poor

Convenience to Employment

Convenience to Shopping

Convenience to Primary Education

Convenience to Recreational Facilities

Employment Stability

Neighborhood Description:

Market Conditions (including support for the above conclusions):

Good Aver. Fair Poor

Property Compatability

General Appearance of Properties

Adequacy of Police/Fire Protection

Protection from Detrimental Conditions

Overall Appeal to Market

SITE DESCRIPTION

Dimensions: Area: Acres Sq.Ft. Shape: View:

Zoning Classification: Zoning Description:

Zoning Compliance: Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Uses permitted under current zoning regulations:

Highest & Best Use:

Describe any improvements:

Do present improvements conform to zoning? Yes No No improvements If No, explain:

Present use of subject site: Current or proposed ground rent? Yes No If Yes, $

Topography: Size: Drainage:

Corner Lot: Yes No Underground Utilities: Yes No Fenced: Yes No If Yes, type:

Special Flood Hazard Area Yes No FEMA Flood Zone: FEMA Map #: FEMA Map Date:

UTILITIES Public Other Provider or Description

Electricity

Gas

Water

Sanitary Sewer

Other

Other

Off-Site Improvements Type/Description Public Other

Street Surface

Street Type/Influence

Curb/Gutter

Sidewalk

Street Lights

Alley

Are the utilities and off-site improvements typical for the market? Yes No If No, describe:

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe:

Site Comments:

Produced using ACI software, 800.234.8727 www.aciweb.com LAND_15 03082018

26-134

PO #202610252

212 W. Main Street, Inverness, FL 34450City of Inverness

Planning PurposesX

X

N/AX0.00

4514.00Inverness

0.00202519E19S130020 0120

Length Legal-See Attached

CitrusCity of InvernessCity of Inverness

34453FLInverness2608 Hwy 44 W

4.30

1.40

94

35

126

0

250

1,500

25

to the north by E. Dawson Dr, East by (US Hwy 41) N. Florida Avenue, 

South by E. Haven Street and West by S. Bea Avenue/S. South Avenue.

X

X

X

X

X

X

According to market data, this general market area has begun to stabilize. Value have 

stablized over the past several years ddecreasing in the residential sector. Foreclosures, REO and Short Sales have decreased. 

According to MLS there were no vacant commercial sale within this market area over the past 12 mos. Vacant commercial sales search 

was expanded to a 3 mile radius. Of 8 sales, found in Public Records, including improved properties, the 3 most relevant are included on 

Page #2-Sales Grid. The subject parcel is zoned for commercial use by the City of Inverness. Please see additional comments in 

addendum.

Subjects immediate nhbhd is considered the commercial corridor along E. Gulf to Lake Hwy (SR Hwy 44) and the 

peripheral residential districts consisting primarily of conventional single family homes located on .23 to .50 acres with housing stock of 

economy to average quality CBS ranging 900-2000 SF GLA with approx 5% manuf home developments. SR Hwy 44 is Commercial 

Development with Professional Offices, Gas station/Convenient stores, Auto sales, Auto repair, Doctor offices, Clinics and other service 

facilities typical of an Urban Commercial District and most supporting facilities are located along this corridor one mile East to Inverness, 

the county seat and 2 miles West.

X

X

X

X

X

X

X

X

X

X

The subjects site size and dimensions were taken from public records and subject to an engineering survey. 

Site Dimensions: Due to a lack of space within the above dimensions area, dimensions giving are effective sizes based on its Sq Ft Size 

and acreage. According to public records the overall site size of the 24,542 SF and Zoned for General Commercial Use. According to our 

measurements dimensions are: 184' x 130.05' x 193.8' x 129.92' also taken from Deed. Subject to survey.

Subject site appears to be typical in size, shape, view and general utility to neighboring and competing sites. Public water and sewer is 

available. According to County Map (see Addendum) the site averages about 1 to 3 feet above street grade and is cleared. This in itself 

enhances development possibilities because the site will require minimum self contained drainage and water retention.

X

N/AX

XNone

XMercury

XNone

XGrass Swale

Neighborhood/Positive

XPaved Asphalt

TelephoneX

TV, InternetX

City of InvernessX

City of InvernessX

Florida UtilitesX

Duke EnergyX

09-26-201412017C0353DXX

XXX

Adequate24542 or 0.56 AcresAbove Road Grade

N/AXVacant (Un Improved)

Un ImprovedX

Improved site: Public Paved Street, Central Public Sewer/Water available

As Commercial with little or no possibility of land use change.

Most any Commercial Use-See Addendum

X

Commercial-City of InvernessC

Commercial HwyRectangular (mol)X24542188.8' x 129.99'
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LAND APPRAISAL REPORT File No.

COMPARABLE SALES

There are comparable sites currently offered for sale in the subject neighborhood ranging in price from    $ to    $ .

There are comparable sites sold in the past 12 months in the subject neighborhood ranging in sale price from    $ to    $ .

FEATURE SUBJECT

Address

City/St/Zip

Proximity to Subject

Data Source(s)

Verification Source(s)

Sale Price $

Price/ $

Date of Sale (MO/DA/YR)

Days on Market

Financing Type

Concessions

Location

Property Rights Appraised

Site Size

View

Topography

Available Utilities

Street Frontage

Street Type

Water Influence

Fencing

Improvements

Net Adjustment (Total, in $)

Adjusted sales price of the

Comparable Sales (in $)

COMPARABLE SALE NO. 1

$

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 2

$

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 3

$

$

+ - $

Net Adj. %

Gross Adj. % $

The Appraiser has researched the transfer history of the subject property for the past 3 years and the listing history of the subject for the past 12 months prior to the effective date of this appraisal.

The appraiser has also researched the transfer and listing history of the comparable sales for the past 12 months.

The appraiser's research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of the appraisal.

Data Sources:

The appraiser's research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Sources:

The appraiser's research did did not reveal any prior listings of the subject property or comparable sales for the year prior to the effective date of the appraisal.

Data Sources:

Transfer/Sale (ONLY) of the

Subject in past 36 months:

Listing/Transfer History

(if more than two, use comments

section or an addendum.)
$

$

Listing and Transfer history of

Comp 1 in past 12 months:

$

$

Listing and Transfer history of

Comp 2 in past 12 months:

$

$

Listing and Transfer history of

Comp 3 in past 12 months:

$

$

List Date List Price Days on Market Data Source

List Date List Price Days on Market Data Source

Subject Property Is Currently Listed For Sale? Yes No Data Source:

Current Listing History

$

Subject Property has been listed within the last 12 Months? Yes No Data Source:

12 Month Listing History

$

$

Comments on Prior Sales/Transfers and Current and Prior Listings:

Summary of the Sales Comparison Approach:

Reconciliation Comments:

This appraisal is made "as is", or subject to the following conditions or inspections:

Based on a complete visual inspection of the subject site and those improvements upon said site, defined scope of work, statement of assumptions and

limiting conditions, and appraiser's certification, my (our) opinion of market value, as defined, of the real property that is the subject of this report is:

Opinion of Market Value: $ , as of: , which is the date of inspection and the effective date of this appraisal.

Page 2 of 4
Produced using ACI software, 800.234.8727 www.aciweb.com

LAND_15 03082018

26-134

PO #202610252

4,437,40089,0008

2,000,000112,5006

CentralPotable Water

CentralSeptic

As Vacant

None

None

Paved Public

180

elc,tv,cable,intnt

Above Road Grade

Typ Hwy Comm

24,542Sq.Ft.

Fee Simple

C:Comm Hwy

NA

NA

NA

NA

0.00

NA

Site Inspection

Public Records

Inverness, FL 34453

2608 Hwy 44 W

222,8001,898,652.3

-1,898,652.3

352,200X

Central

Central

-293,6003200 SF Off

None

None

Paved Public

100

elc,tv,cable,intnt

Above St Grade

Typ Hwy Comm

-58,60031,000 sf

Fee Simple

Commercial Highway

0$10,000

Conventional

644

05/28/2026

18.55

575,000

RACCMLS #837691

OR BK (New)

0.15 miles NW

Inverness, FL 34453

2519 Hwy 44 W

250,0007,762,312.6

-6,156,316.9

575,000X

Central

Central

As Vacant

75,000Demo Cost

None

Paved Public

878 (Corner)

elc,tv,cable,intnt

Above St Grade

Typ Hwy Comm

-650,00088,342 sf

Fee Simple

Commercial Highway

None Noted

Conventional

1,444

05/22/2025

9.34

825,000

RACCMLS #802254

OR BK 3569/363

0.00 miles

Inverness, FL 34453

2800 Hwy 44 W

258,400744,539.4

744,539.4

78,400X

Central

Central

As Vacant

None

None

Paved Public

80

elc,tv,cable,intnt

Above Grd Clear

Typ Hwy Comm

78,40017,095 sf

Fee Simple

Commercial Highway

None Noted

Cash

Unknown

01/03/2025

10.53

180,000

RACCMLS #None

OR BK 3531/268

0.98 miles NW

Inverness, FL 34453

3594 E. Gulf to Lake Hwy

Public Records: Property Appraiser, Clerk of Courts and Realtors MLS

X

Public Records: which may include Property Appraiser, Clerk of Courts and Realtors MLS

X

Public Records: Property Appraiser, Clerk of Courts and Realtors MLS

X

N/AN/A

N/AN/A

N/AN/A

N/AN/A

N/AN/A

N/AN/A

N/AN/A

N/AN/A

According to the most recent sales data, the indicated value range as illustrated by the "Adjusted Sales Price of the 

Comparables" is $222,800 to $258,400, with a mean of 243,700, (Rnd) and a median of $250,000 or about $459,874 per acre. With more than 95% commercial built out, 

vacant sales along this corridor over the past two years has been very limited. The relatively wide range of 15.98% range for the adjusted sales prices is an indication 

that this market is not yet stable, though as the annual sales for vacant sites within this neighborhood illustrate, prices have been stable. According to the most recent 

sales data the subjects overall value is about $244,000. The three sales represent the best of market data. Due to a lack of vacant sales, improved sales were also 

analyzed. The estimated value of the improvements were "extracted" from the sales price rendering what should be the contributing value of the site. Comp 3 above is 

vacant. All comparables are also Hwy Frontage (view). The subject has direct access to/from Hwy 44, two curb cuts on the Highway. Comps are located within the 

subjects immediate nhbhd and market area, similar in zoning & utility. The site size adjustments are based  upon the fact that prices start at a minimum size and the 

exponential increase in value does not necessarily equal that of its size. The estimated value is based upon commercial zoning, there is an indication that owner-

occupied commercial development may be within the near future.  It appears that the Highest & Best Use would be a Neighborhood Commercial or Service.

According to Public records the subject has not transferred within the past 3 yrs. None of 

the comparables are reported to have sold within one year previous of the most recent transfers.

Public RecordsNANANA

Realtors MLSNANANA

Public Records & Realtors MLSX

Public RecordsNANANA

Site InspectionX

06/02/2026244,000

X

The comparable sales illustrates the best of market data and reflects the interaction of buyers and sellers within the 

market place. Therefore, the Direct Sales Comparison Approach reflect the best indication of value.

Appraisal Services Rex A. Rusaw, Inc.
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LAND APPRAISAL REPORT File No.

PRODUCT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s): Detached Attached

Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

Legal Name of Project:

Total number of phases: Total number of units: Total number of units sold:

Total number of units rented: Total number of units for sale: Data source(s):

Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion:

Does the project contain any multi-dwelling units? Yes No Data Source:

Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion:

Describe common elements and recreational facilities:

CERTIFICATIONS AND LIMITING CONDITIONS

This report form is designed to report an appraisal of a parcel of land which may have some minor improvements but is not considered to be an "improved site". All improvements are considered

to be of relatively minor value impact on the overall value of the site. This report form is not designed to report on an "improved site" where significant value is derived from the improvements.

This appraisal report form may be used for single family, multi-family sites and may be included within a PUD development.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value, statement of assumptions and limiting conditions and certifications.

Modifications, additions, or deletions to the intended use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may expand the

scope of work to include any additional research or analysis necessary based on the complexity of this appraisal assignment. Modifications or deletions to the certifications are also not

permitted. However, additional certifications that do not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's continuing

education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the reporting requirements of this appraisal report form, including the 

following definition of market value, statement of assumptions and limiting conditions and certifications. The appraiser must, at a minimum; (1) perform a complete visual inspection of the subject 

site and any limited improvements, (2) inspect the neighborhood, (3) inspect each of the comparable sales from at least the street, (4) research, verify and analyze data from reliable public 

and/or private sources, and (5) report his or her analysis, opinions and conclusions in this appraisal report.

INTENDED USE: The intended use of the appraisal report is for the lender/client to evaluate the property that is the subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this report is the lender/client identified within the appraisal report.

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 and 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 they consider

their own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in United States 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: OCC, OTS, FRS, & FDIC joint regulations published June 7, 1994)

* Adjustments to the comparables must be made for special or creative 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 judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect the subject property being appraised or the title to it, except for information that he or she

became aware of during the research involved in performing this appraisal. The appraiser assumes that the title is good and marketable and will not render any opinions

about the title

2. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted in this

appraisal report whether any portion of the subject site is located in an identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no

guarantees, express or implied, regarding this determination.

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. The appraiser has noted in this appraisal report any adverse conditions (such as the presence of hazardous wastes, toxic substances, etc.) observed during the

inspection of the subject property or that he or she became aware of during the research involved in performing this appraisal. Unless otherwise stated in this appraisal

report the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the subject property (such as, but not limited to,

needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) that would make the property less valuable,

and has assumed that there are no such conditions and makes no guarantees or warranties express or implied. The appraiser will not be responsible for any such

conditions that do exist or for the engineering or testing that might be required to discover whether such condition exist. Because the appraiser is not an expert in the

field of environmental hazards, this appraisal must not be considered as an environmental assessment of the property.

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in this appraisal report.

2. I performed a complete visual inspection of the subject site and any limited improvements. I have reported the information in factual and specific terms. I identified and

reported the deficiencies of the subject site that could affect the utility of the site and its usefulness as a building lot(s).

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the

Appraisal Standards Board of the Appraisal Foundation and that were in place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison approach to value. I have adequate

comparable market data to develop a reliable sales comparison approach for this appraisal assignment. I further certify that I considered the cost and income approaches

to value but did not develop them unless indicated elsewhere within this report as there are no or very limited improvements and these approaches to value are not

deemed necessary for credible result and/or reliable indicators of value for this appraisal assignment.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for sale of the subject property in the twelve months

prior to the effective date of this appraisal, and the prior sales of the subject property for a minimum of three years prior to the effective date of this appraisal, unless

otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the date of the sale of the comparable sale,

unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining multiple transactions into reported sales

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject property and the comparable sales.

10. I have verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services, tax assessment records, public land

records and other such data sources for the area in which the property is located.

Page 3 of 4
Produced using ACI software, 800.234.8727 www.aciweb.com

LAND_15 03082018

26-134

PO #202610252

N/A

N/A

X
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LAND APPRAISAL REPORT File No.

CERTIFICATIONS AND LIMITING CONDITIONS (continued)

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from reliable sources that I believed to be true and

correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject property, and the proximity of the subject

property to adverse influences in the development of my opinion of market value. I have noted in this appraisal report any adverse conditions (such as, but not limited

to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the

subject property or that I became aware of during the research involved in performing this appraisal. I have considered these adverse conditions in my analysis of the

property value, and have reported on the effect of the conditions on the value and marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all statements and information in this appraisal

report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the assumptions and limiting

conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or prospective personal interest or bias with respect to the

participants in the transaction. I did not base, either partially or completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion,

sex, age, marital status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or

occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned on any agreement or understanding,

written or otherwise, that I would report (or present analysis supporting) a predetermined specific value, a predetermined minimum value, a range or direction in value,

a value that favors the cause of any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage

loan application.

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I relied on significant real property appraisal

assistance from any individuals in the performance of this appraisal or the preparation of this appraisal report, I have named such individual(s) and

disclosed the specific tasks performed in this appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone

to make a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that ordered and will received this appraisal report.

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; the mortgagee or its successors and

assigns; mortgage insurers; government sponsored enterprises; other secondary market participants; data collection or reporting services; professional appraisal

organizations; any department, agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the

appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any other

party (including, but not limited to, the public through advertising, public relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws and regulations. Further, I am also subject

to the provisions of the Uniform Standards of Professional Appraisal Practice that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage insurers, government sponsored enterprises, and

other secondary market participants may rely on this appraisal report as part of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature", as those terms are defined in applicable federal and/or state laws

(excluding audio and video recordings), or a facsimile transmission of this appraisal report containing a copy or representation of my signature, the appraisal report

shall be as effective, enforceable and valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or criminal penalties including, but not limited to, fine or

imprisonment or both under the provisions of Title 18, United States Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's analysis, opinions, statements,

conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions, statements, conclusions, and the

appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the appraisal firm), is qualified to perform this

appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal Standards Board of

The Appraisal Foundation and that were in place at the time this appraisal report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature", as those terms are defined in applicable federal and/or state laws

(excluding audio and video recordings), or a facsimile transmission of this appraisal report containing a copy or representation of my signature, the appraisal report shall

be as effective, enforceable and valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

SIGNATURES

APPRAISER

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature and Report

Effective Date of Appraisal

State Certification #

or State License #

or Other (describe) State #

State

Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $

LENDER/CLIENT

Name

Company Name

Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property

Did inspect exterior of subject property from street

Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street

Did inspect exterior of comparable sales from street

Date of Inspection

Page 4 of 4
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LAND_15 03082018

26-134

PO #202610252

Inverness, FL 34450

212 W. Main Street

City of Inverness

Collette Schwomeyer

244,000

Inverness, FL  34453

2608 Hwy 44 W

11/30/2026

FL

RZ1472

06/02/2026

06/04/2026

teresarusaw@mindspring.com

352-628-4322

Lecanto, FL. 34460

PO Box 66

Appraisal Services Rex A. Rusaw, Inc.

Rex A. Rusaw, MNAA, Realtor

Appraisal Services Rex A. Rusaw, Inc.
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ADDENDUM

Borrower: City of Inverness File No.: 26-134

Property Address: 2608 Hwy 44 W Case No.: PO #202610252

City: Inverness State: FL Zip: 34453

Lender: City of Inverness

Addendum Page 1 of 1

Legal Description
 

ALL THAT PART LOT 12, FLETCHER HEIGHTS SUBDIVISION PB 1
PG 41, LYING N OF NEW STATE RD NO. 44 & ALL THAT PORT OF A
CERTAIN 33 FT STREET LYING N OF LOT 12, ALL IN FLETCHER
HEIGHTS SUBDIVISION PB 1 PG 41, AND ALSO INCLUDES PORT OF
SE 1/4 OF SW 1/4 LYING S OF OLD STATE RD NO. 44, MORE PART
DESC AS FOLLOWS:
COM AT SW COR OF SE 1/4 OF SW 1/4 OF SEC 12 TWN 19S RNG 19E;
THN N, ON W LINE OF ABOVE DESC SE 1/4 OF SW 1/4, 71.30 FT
TO N ROW LINE NEW STATE RD NO. 44, THN S 55 DEG 6M 40S E,
ALONG SAID ROW LINE, 76.17 FT TO POB; THN N 34 DEG 53M 20S
E 130.05 FT TO S ROW LINE OLD STATE RD NO. 44, THN ALONG
CURVE TO LEFT ON SAID S ROW LINE, CHORD BEAR & DIST S 57 DEG
58M E 264.60 FT TO POINT ON E LINE LOT 12, FLETCHER HEIGHTS
SUBDIVISION EXTENDED N, THN S 1 DEG 21M W, ACROSS CLOSED
STREET & ALONG SAID E LINE LOT 12, 169.80 FT TO N ROW LINE
NEW STATE RD NO. 44, THN N 55 DEG 6M 40S W, ALONG N ROW
LINE, 359 FT TO POB.
---LESS---
BEG AT SW COR LOT 6 BLK 4, INVERNESS VILLAGE PB 6 PG 26 -
29, SAID POINT ON NE'RLY ROW LINE STATE RD NO. 44 & 50 FT
FROM, MEASURED AT RIGHT ANGLE TO, CTRLINE SAID STATE RD
NO. 44, THN N 54 DEG 28M 20S W, ALONG SAID ROW LINE, 175 FT,
THN LEAVE SAID ROW LINE N 37 DEG 49M 40S E 129.92 FT TO
POINT ON S'RLY ROW LINE OLD STATE RD NO. 44, SAID POINT 33
FT FROM, MEASURED RADIALLY TO, CTRLINE SAID OLD STATE RD
NO. 44, SAID POINT ON CURVE, CONCAVED NE'RLY, CNTRL ANGLE
6 DEG 55M 50S & RADIUS 587.51 FT, THN SE'RLY ALONG ARC SAID
CURVE 71.07 FT TO POINT ON N'RLY PROJECTION OF W LINE LOT
6 BLK 4 SAID INVERNESS VILLAGE (CHROD BEAR & DIST BTWN
POINTS S 66 DEG 40M 21S E 71.02 FT), SAID LINE N'RLY
PROJECTION OF E LINE LOT 12, FLETCHER HEIGHTS PB 1 PG 41,
THN S 0 DEG 48M 15S W, ALONG SAID N'RLY PROJECTION, 41.83
FT TO NE COR SAID LOT 12, SAID POINT ALSO NW COR SAID LOT
6, THN CONT S 0 DEG 48M 15S W, ALONG W LINE SAID LOT 6,
SAID LINE ALSO E LINE SAID LOT 12, 134.37 FT TO POB.
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SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date:
Appraised Value: $

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

244,000

June 2, 2026
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

Produced using ACI software, 800.234.8727 www.aciweb.com PHT3 05212013

City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

SUBJECT PROPERTY PHOTO ADDENDUM

STREET EASTWARD

CENTRAL WATER & GAS

FIRE HYDRATE
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COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

575,000

05/28/2026

Inverness, FL 34453

2519 Hwy 44 W

825,000

05/22/2025

Inverness, FL 34453

2800 Hwy 44 W

180,000

01/03/2025

Inverness, FL 34453

3594 E. Gulf to Lake Hwy
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LOCATION MAP

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness
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PLAT MAP

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

TOPO
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AERIAL MAP

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

Aerial Map
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FLOOD MAP

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

ZONING 2
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

ZONING
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

LAND USE
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Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Inverness

34453FLInverness

PO #2026102522608 Hwy 44 W

26-134City of Inverness

E&O
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Form GA3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

2608 Highway 44 W

.53 +/- Acres in Sec 12/Twn 19S/Rge 19E 

Inverness, FL 34453

Eric Williams, City Manager

City of Inverness

212 W. Main Street, Inverness, Fla. 34450

April 30, 2026

Hugh E. Tolle, SRA

Cert Gen RZ 1679

Tolle Appraisal Service, Inc.

835 NE Highway 19

Crystal River, Florida  34429

VACANT LAND VALUATION

LOCATED AT:

FOR:

AS OF:

BY:
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Form LND - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

26-288

City of Inverness (Owner) 4512.00 12/19/19

2608 Highway 44 W

Inverness Citrus FL 34453

Lengthy metes & bounds description in Sec 12/19S/19E  (Citrus County Tax Parcel #13/19/19-0020-0120)

N/A N/A N/A

Exempt* N/A *2025 Just Value $174,780

Eric Williams, City Manager, City of Inverness 212 W. Main Street, Inverness, Fla. 34450

Vacant Parcel Hugh E. Tolle, SRA, Cert Gen RZ 1679 See attached addenda.   Scope/Function is to 

estimate fee simple As-Is Market Value of subject parcel via summary form Appraisal Report.

30 5 45

5 15

15

25,000 1,000,000 200,000

New 50+ 5-20

Employment, shopping, schools, medical, 

and other services are located in east central Citrus County neighborhood within Inverness.  Recreational and government facilities located 

nearby.  Improvements are overall average and are generally well-maintained. Supportive services are good.  4 to 6 +/- Months east central 

Citrus County marketing time & exposure time is common for properties competitively priced similar to the subject.  

Rectangular (see tax aerial map) 23,304

C (Commercial) 

Highest and Best Use is for Commercial

N/A

City

City

Paved

Above SR 44 Road Grade (assumed 100% upland)

.53 Acres (23,304 SF +/-) per CCPA tax records

Rectangular Shape 

Commercial/Residential

Appears Adequate

Subject is assumed 100% upland .53 Acre 

parcel in Inverness city limits with Commercial zoning, primary road access from SR 44 (184 FF +/-), rear access from W. Forest Dr (191 FF 

+/-), and near SR 44/Independence Hwy lighted intersection. It includes a well, partial paved area, and assumed clear of any hazardous waste 

conditions from former building demolition. Parcel size, uplands & flood zone subject to survey (Zone AE&X, FIRM 12017C-0351D/353D; 9/14).

2608 Highway 44 W

Inverness, FL  34453

Price per SF

Total Sales Price

Inspection

N/A

Inverness

SR 44/Forest Dr.

Site Size/Eco Scale 23,304 SF/.53 Acre

Topography 100% Upland

Land Use/Zoning C Commercial

Site Shape/Config Rectangular/1 Parcel

Site Imp Well/Sm Pv

Cen Wtr/Swr Access

3594 E Gulf To Lake Hwy

Inverness, FL 34453

0.98 miles NW

10.53

180,000

OR BK/PG 3531/268 

1/25             

Inverness 

SR 44/Suzie Ln  5% +0.53

17,095 SF  

100% Upland  

GNC Commercial

Rect/Multi-Lots  -5% -0.53

None                  5% +0.53

Cen Wtr/Swr Acc   

0.53

11.06

703 Southerly Ave

Inverness, FL 34452

2.77 miles SE

4.24

175,000

OR BK/PG 3493/530

8/24 

Inverness

US 41/Sou Ave

41,320 SF        10% +0.42

100% Upland  

 C Commercial      

Tri/Multi-Lots     -5% -0.21

Paving/Elec     

Cen Wtr/Swr Acc 

0.21

4.45

3088 S Florida Ave

Inverness, FL 34450

3.20 miles SE

4.4

89,000

OR BK/PG 3629/2016

12/25

Inverness

US 41/Sou Ave

20,250 SF   

100% Upland

GNC Commercial

Rect/Multi-Lots -5% -0.22

None                 5% +0.22

Well/Septic       5% +0.22

0.22

4.62

All sales from Inverness neighborhood.   Few recent vacant commercial sales were available, the 3 most comparable 

sales were utilized.  All sales are given generally equal emphasis after adjustments with valuation on a per SF unit basis.   Adjustments 

required for size (economies of scale),  site/view (roadway), configuration (multi-lots), site improvements, and central utilities (access).    

Sale #1 sets upper limit of value range ($11.06/SF) being a parcel sale on SR 44 nearest to subject, and Sale 

#2 sets lower limit of value range ($4.45/SF) being a .95 Acre parcel on S Fla Ave (US 41).   The adjusted value range is somewhat 

reasonable.  The final value estimate is weighted towards the upper end of the adjusted value range being above the mean of all three 

adjusted sales ($6.71/SF) at $8.00/SF.  Emphasis is given towards Sale's #1 & #3 due primarily to having the most recent closed sale dates.         

The subject parcel has good roadway access/frontage on SR 44/E Gulf to Lake Hwy and on rear W Forest Drive.  

Assuming there are no hazardous waste conditions, the parcel includes no wetland area, and the CCPA parcel size of 23,304 SF/.53 Acres is 

correct, it is my opinion the As-Is Market Value estimate is: $8.00/SF X 23,304 SF = $186,000 (Rnd). 

April 30 2026 186,000

                            

Hugh E. Tolle, SRA, Cert Gen RZ 1679 

TOLLE APPRAISAL SERVICE, INC.

LAND APPRAISAL REPORT
File No.

ID
EN

TI
FI

C
A

TI
O

N

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 % 1 Family % 2-4 Family % Apts. % Condo % Commercial

% Industrial % Vacant %

Change in Present Land Use Not Likely Likely (*) Taking Place (*)

(*) From To

Predominant Occupancy Owner Tenant % Vacant

Single Family Price Range $ to $ Predominant Value $

Single Family Age 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 = Sq. Ft. or Acres Corner Lot

Zoning classification Present Improvements do do not conform to zoning regulations

Highest and best use Present use Other (specify)

Public

Elec.

Gas

Water

San. Sewer

Underground Elect. & Tel.

Other (Describe) 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 HUD Identified Special Flood Hazard Area? No Yes

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 three 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

Date of Sale and DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTION+(–)$ Adjust. +(–)$ Adjust. +(–)$ Adjust.
Time Adjustment

Location

Site/View

Sales or Financing
Concessions

Net Adj. (Total) + + +$

$

Indicated Value
of Subject

– – –$

$

$

$

R
EC

O
N

C
IL

IA
TI

O
N

Comments on Market Data:

Comments and Conditions of Appraisal:

Final Reconciliation:

I ESTIMATE THE MARKET VALUE, AS DEFINED, OF SUBJECT PROPERTY AS OF to be $

Appraiser(s) Review Appraiser (if applicable)

Did Did Not Physically Inspect Property

[Y2K]
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TOLLE APPRAISAL SERVICE, INC.

City of Inverness (Owner)

2608 Highway 44 W

Inverness Citrus FL 34453

Eric Williams, City Manager, City of Inverness

The purpose of this summary form Appraisal Report is to estimate current Market Value of the subject property for City of Inverness internal 

asset valuation analysis (not for lending purposes).   Market Value is defined within the certification pages of this report.  

The scope of work in this appraisal assignment includes: physical inspection of the subject property and all comparables used in the report and 

the surrounding sub-market area; research public records for comparable sales for comparison to the subject property, research the local 

Multiple Listing Service database and public records for prior sales of the subject and comparables; analyze and define the sales comparison 

approach to value as it relates to the subject; research and collect all other meaningful and relevant data as it deemed necessary to provide the 

client with a credible market value estimate; analyze and conclude an "as is" current market value estimate of the subject property from the 

range of value indicators; and finally, prepare an Appraisal Report  (summary form) which provides the client with the analyses and conclusions 

of the appraiser.

The intended user of this report is the client, Eric Williams, City Manager, City of Inverness, Inverness, Fla.  The intended use is to provide the 

client with current market value estimate as of 4/30/26, the most current date of inspection, for internal asset valuation analysis purposes.   No 

additional intended users are identified by the appraiser.

According to Realtors Association of Citrus County MLS, the subject property does not appear to be actively Broker listed 

for sale.

According to Citrus County Public Records the subject property was transferred to the current ownership via County Deed from Citrus 

County on Nov. 4, 2025 (OR BK 3617/292) for minimal consideration.   See also the Tax Deed on July 15, 2025 (OR BK 3584/1406).

Based on MLS sales data and discussions with area market participants, the marketing time is four to six months (+/-), and the exposure time 

has been four to six months (+/-) for most vacant commercial properties similar to the subject in the general City of Inverness area if 

competitively priced.

None is included in the estimate of value

The appraiser is not a licensed contractor or professional inspector, and is not qualified to survey, provide legal opinions, and/or analyze 

environmental issues.  This appraisal is based on observable conditions noted at time of inspection and other conditions known to exist at time 

of appraisal.  If any parties in this transaction have any questions or concerns regarding engineering or environmental issues, soil/sub-soil 

conditions, title issues, condemnation, and/or legal access issues regarding the subject property, an expert in that field should be consulted.  If 

the client desires complete assurance that no hazardous waste conditions exist, then a Phase 1 Environmental Site Assessment (ESA) is 

recommended.  It is assumed as an Extraordinary Assumption that the subject property can be fully developed for a commercial utility and the 

parcel size is accurate as obtained from CCPA tax records.  An Extraordinary Assumption is uncertain information accepted as fact.  If the 

assumption is found to be false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.   We were not 

provided a current Boundary Survey, JD Wetland Survey, Topographic Survey, ESA Phase 1, and/or Title Policy to review.  Our valuation 

assumes the subject property has clear and marketable title, and no significant detrimental easement, encroachment, environmental, and/or 

restriction issues.   The opinions of value reflects current market conditions, and likely actions of market participants as of the date of value. It is 

based on information gathered and provided to us, and which was deemed reliable. This does not predict future performance, as changing 

property and/or market conditions will likely have an effect on value. 

The reported analyses, opinions, and conclusions were developed and report has been prepared in confirmity with the Code of Professional 

Ethics, and Standards of Professional Appraisal Practice of the Appraisal Institute.  

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

As of the report date, Hugh E. Tolle, SRA, has completed the continuing education program of the Appraisal Institute.

3.   Hugh E. Tolle, SRA, Cert Gen RZ 1679, has 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.

Hugh E. Tolle, SRA, Cert Gen RZ 1679

04/30/26 & 05/5/26

Borrower

Lender/Client

FIRREA / USPAP ADDENDUM

Property Address

City County State Zip Code

Purpose

Scope

Intended Use / Intended User

History of Property

Current listing information:

Prior sale:

Exposure Time / Marketing Time

Personal (non-realty) Transfers

Additional Comments

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value

estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

Appraiser(s):

Effective date / Report date:

Supervisory Appraiser(s):

Effective date / Report date:
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Subject Photo Page

City of Inverness (Owner)

2608 Highway 44 W

Inverness Citrus FL 34453

Eric Williams, City Manager, City of Inverness

Subject Front View
                   from the South

Subject Rear View
from the North

Subject Street Scene

 

SR 44/E Gulf to

Lake Hwy Looking

West

Borrower

Lender/Client

Property Address

City County State Zip Code
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Subject Photo Page

City of Inverness (Owner)

2608 Highway 44 W

Inverness Citrus FL 34453

Eric Williams, City Manager, City of Inverness

Subject Interior

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

Subject Well Site
at SW corner

Subject Street Scene
W. Forest Drive

Looking East

Borrower

Lender/Client

Property Address

City County State Zip Code
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Neighborhood Map
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Subject/Land Sales Location Map

City of Inverness (Owner)

2608 Highway 44 W

Inverness Citrus FL 34453

Eric Williams, City Manager, City of Inverness

Borrower

Lender/Client

Property Address

City County State Zip Code
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Subject Tax Aerial Map 
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TOLLE APPRAISAL SERVICE, INC.

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.

* 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 APPRAISER'S 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 appraised on the basis of it being under responsible

ownership.

2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is included only to assist

the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted

in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes

no guarantees, express or implied, regarding this determination.

4. 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.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their contributory value. 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.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic

substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing

the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of the property or

adverse environmental conditions (including the presence of hazardous wastes, 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. Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an

environmental assessment of the property.

7. 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.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal Practice.

9. 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.

10. 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.

Freddie Mac Form 439 6-93 Fannie Mae Form 1004B 6-93Page 1 of 2
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2608 Highway 44 W, Inverness, FL 34453

Hugh E. Tolle, SRA, Cert Gen RZ 1679

05/05/2026

Cert Gen RZ 1679

FL

11/30/2026

10.   According to the client, the subject property is not MLS broker listed for sale.   
                                                                                                                                                                                                                     
11.  Hugh E. Tolle, SRA, Cert Gen RZ 1679, has 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.

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property

for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the market reaction to those items of significant

variation. If a significant item in a comparable property is superior to, or more favorable than, the subject property, I have made a negative adjustment to reduce

the adjusted sales price of the comparable and, if a significant item in a comparable property is inferior to, or less favorable than the subject property, I have made

a positive adjustment to increase the adjusted sales price of the comparable.

2. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the appraisal report. I have not

knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the

appraisal report are true and correct.

3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent

and limiting conditions specified in this form.

4. I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal interest or bias with

respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report

on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present

owners or occupants of the properties in the vicinity of the subject property.

5. I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this

appraisal is contingent on the appraised value of the property.

6. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,

the attainment of a specific result, or the occurrence of a subsequent event in order to receive my compensation and/or employment for performing the appraisal. I

did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal

Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal, with the exception of the departure provision of those

Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value

and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the

reconciliation section.

8. I have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables in the appraisal report.

I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate

vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that

I had market evidence to support them.  I have also commented about  the effect of the adverse conditions on the marketability of the subject property.

9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on significant professional

assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal report, I have named such individual(s) and

disclosed the specific tasks performed by them in the reconciliation section of this appraisal report. I certify that any individual so named is qualified to perform

the tasks. I have not authorized anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, I will take

no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:

I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,

agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:

Name: Name:

Date Signed: Date Signed:

State Certification #: State Certification #:

or State License #: or State License #:

State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property

Freddie Mac Form 439 6-93 Fannie Mae Form 1004B 6-93Page 2 of 2

Page 46 of 61



Form 69F - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

TOLLE APPRAISAL SERVICE, INC.

City of Inverness (Owner)

2608 Highway 44 W

Inverness Citrus FL 34453

Eric Williams, City Manager, City of Inverness

X

X

X

X

X

X

Borrower

Lender/Client

ENVIRONMENTAL ADDENDUM
APPARENT* HAZARDOUS SUBSTANCES AND/OR DETRIMENTAL ENVIRONMENTAL CONDITIONS

Address

City County State Zip code

*Apparent is defined as that which is visible, obvious, evident or manifest to the appraiser.

This universal Environmental Addendum is for use with any real estate appraisal.  Only the statements which have been checked by the appraiser apply

to the property being appraised.

This addendum reports the results of the appraiser's routine inspection of and inquiries about the subject property and its surrounding area.  It also states what assumptions

were made about the existence (or nonexistence) of any hazardous substances and/or detrimental environmental conditions. The appraiser is not an expert environmental

inspector and therefore might be unaware of existing hazardous substances and/or detrimental environmental conditions which may have a negative effect on the safety and

value of the property.  It is possible that tests and inspections made by a qualified environmental inspector would reveal the existence of hazardous materials and/or detrimental

environmental conditions on or around the property that would negatively affect its safety and value.

DRINKING WATER

Drinking Water is supplied to the subject from a municipal water supply which is considered safe. However the only way to be absolutely certain that the water meets

published standards is to have it tested at all discharge points.

Drinking Water is supplied by a well or other non-municipal source.  It is recommended that tests be made to be certain that the property is supplied with adequate pure

water.

Lead can get into drinking water from its source, the pipes, at all discharge points, plumbing fixtures and/or appliances. The only way to be certain that water does not

contain an unacceptable lead level is to have it tested at all discharge points.

The value estimated in this appraisal is based on the assumption that there is an adequate supply of safe, lead-free Drinking Water.

Comments

SANITARY WASTE DISPOSAL

Sanitary Waste is removed from the property by a municipal sewer system.

Sanitary Waste is disposed of by a septic system or other sanitary on site waste disposal system. The only way to determine that the disposal system is adequate and in

good working condition is to have it inspected by a qualified inspector.

The value estimated in this appraisal is based on the assumption that the Sanitary Waste is disposed of by a municipal sewer or an adequate properly permitted alternate
treatment system in good condition.

Comments

SOIL CONTAMINANTS

There are no apparent signs of Soil Contaminants on or near the subject property (except as reported in Comments below).  It is possible that research, inspection and

testing by a qualified environmental inspector would reveal existing and/or potential hazardous substances and/or detrimental environmental conditions on or around the

property that would negatively affect its safety and value.

The value estimated in this appraisal is based on the assumption that the subject property is free of Soil Contaminants.

Comments

ASBESTOS

All or part of the improvements were constructed before 1979 when Asbestos was a common building material. The only way to be certain that the property is free of

friable and non-friable Asbestos is to have it inspected and tested by a qualified asbestos inspector.

The improvements were constructed after 1979. No apparent friable Asbestos was observed (except as reported in Comments below).

The value estimated in this appraisal is based on the assumption that there is no uncontained friable Asbestos or other hazardous Asbestos material on the property.

Comments

PCBs (POLYCHLORINATED BIPHENYLS)

There were no apparent leaking fluorescent light ballasts, capacitors or transformers anywhere on or nearby the property (except as reported in Comments below).

There was no apparent visible or documented evidence known to the appraiser of soil or groundwater contamination from PCBs anywhere on the property (except

as reported in Comments below).

The value estimated in this appraisal is based on the assumption that there are no uncontained PCBs on or nearby the property.

Comments

RADON

The appraiser is not aware of any Radon tests made on the subject property within the past 12 months (except as reported in Comments below).

The appraiser is not aware of any indication that the local water supplies have been found to have elevated levels of Radon or Radium.

The appraiser is not aware of any nearby properties (except as reported in Comments below) that were or currently are used for uranium, thorium or radium extraction

or phosphate processing.

The value estimated in this appraisal is based on the assumption that the Radon level is at or below EPA recommended levels.

Comments
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X

X

X

N/A

X

N/A

X

X

X

 

It is assumed that no hazardous waste conditions are present within the subject property.

X

USTs (UNDERGROUND STORAGE TANKS)

There is no apparent visible or documented evidence known to the appraiser of any USTs on the property nor any known historical use of the property that would

likely have had USTs.

There are no apparent petroleum storage and/or delivery facilities (including gasoline stations or chemical manufacturing plants) located on adjacent properties (except

as reported in Comments below).

There are apparent signs of USTs existing now or in the past on the subject property. It is recommended that an inspection by a qualified UST inspector be obtained to

determine the location of any USTs together with their condition and proper registration if they are active; and if they are inactive, to determine whether they were

deactivated in accordance with sound industry practices.

The value estimated in this appraisal is based on the assumption that any functioning USTs are not leaking and are properly registered and that any abandoned USTs are

free from contamination and were properly drained, filled and sealed.

Comments

NEARBY HAZARDOUS WASTE SITES

There are no apparent Hazardous Waste Sites on the subject property or nearby the subject property (except as reported in Comments below). Hazardous Waste Site

search by a trained environmental engineer may determine that there is one or more Hazardous Waste Sites on or in the area of the subject property.

The value estimated in this appraisal is based on the assumption that there are no Hazardous Waste Sites on or nearby the subject property that negatively affect the

value or safety of the property.

Comments

UREA FORMALDEHYDE (UFFI) INSULATION

All or part of the improvements were constructed before 1982 when UREA foam insulation was a common building material. The only way to be certain that the

property is free of UREA formaldehyde is to have it inspected by a qualified UREA formaldehyde inspector.

The improvements were constructed after 1982. No apparent UREA formaldehyde materials were observed (except as reported in Comments below).

The value estimated in this appraisal is based on the assumption that there is no significant UFFI insulation or other UREA formaldehyde material on the property.

Comments

LEAD PAINT

All or part of the improvements were constructed before 1980 when Lead Paint was a common building material. There is no apparent visible or known documented

evidence of peeling or flaking Lead Paint on the floors, walls or ceilings (except as reported in Comments below). The only way to be certain that the property

is free of surface or subsurface Lead Paint is to have it inspected by a qualifed inspector.

The improvements were constructed after 1980. No apparent Lead Paint was observed (except as reported in Comments below).

The value estimated in this appraisal is based on the assumption that there is no flaking or peeling Lead Paint on the property.

Comments

AIR POLLUTION

There are no apparent signs of Air Pollution at the time of the inspection nor were any reported (except as reported in Comments below). The only way to be certain

that the air is free of pollution is to have it tested.

The value estimated in this appraisal is based on the assumption that the property is free of Air Pollution.

Comments

WETLANDS/FLOOD PLAINS

The site does not contain any apparent Wetlands/Flood Plains (except as reported in Comments below). The only way to be certain that the site is free of Wetlands/

Flood Plains is to have it inspected by a qualified environmental professional.

The value estimated in this appraisal is based on the assumption that there are no Wetlands/Flood Plains on the property (except as reported in Comments below).

Comments

MISCELLANEOUS ENVIRONMENTAL HAZARDS

There are no other apparent miscellaneous hazardous substances and/or detrimental environmental conditions on or in the area of the site except as indicated below:

Excess Noise

Radiation + Electromagnetic Radiation

Light Pollution

Waste Heat

Acid Mine Drainage

Agricultural Pollution

Geological Hazards

Nearby Hazardous Property

Infectious Medical Wastes

Pesticides

Others (Chemical Storage + Storage Drums, Pipelines, etc.)

The value estimated in this appraisal is based on the assumption that there are no Miscellaneous environmental Hazards (except those reported above) that would

negatively affect the value of the property.

When any of the environmental assumptions made in this addendum are not correct, the estimated value in this appraisal may not be valid.
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Hugh Tolle Qualifications
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Hugh Tolle Qualifications
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Hugh Tolle Qualifications
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Engagement Purchase Order
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Agenda Memorandum - City of Inverness 
September 1, 2026 

  
TO: Elected Officials 

FROM:  

SUBJECT: Project and Program Updates 

• Ebikes 
• IGC lease with BOCC 
• Budget Hearings 
• Other 

CC: 
 

Enclosures:  
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