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Overview

The City of Ocala, located in Marion County, is situated 35 miles south of Gainesville
and 70 miles northwest of Orlando and is directly connected to Tampa and Atlanta via
Interstate 75. The City’s location in the north central region of Florida, less than 80
miles from Interstate 10, makes it easily accessible to Tallahassee and Jacksonville.
State Road 40 runs directly through Ocala providing proximity to both the east and west
coasts in one hour.

While the City has invested significant resources in revitalizing its Downtown and
historic neighborhoods, several of its inner core neighborhoods and commercial
corridors are experiencing challenges such as deteriorated buildings and structures,
code violations, economic distress and poor housing conditions. The City of Ocala
embarked upon its Ocala Vision 2035 process to actively engage citizens in the future
community development process. Since 2004, the City has initiated several community
planning efforts including, the Downtown Master Plan, Comprehensive Plan Update,
Vision 2035 Plan, and the Evaluation and Appraisal Report (EAR).

West Ocala and particularly, the portion thereof that is included within the proposed
West Ocala CRA! can be characterized by a number of matters including its lack of
private investment, small parcel size, vacant lots, deteriorated signs and a substantial
number of deteriorated properties. State Road 40, also known as Silver Springs
Boulevard is its major traffic corridor which carries approximately 26,466 vehicles per
day at peak hours in and out of downtown. The proposed West Ocala CRA is bounded
by Interstate 75 on the west, Pine Avenue on the northeast, SW College Road on the
south and Northwest 28" Place to the north. The plan to designate the proposed West
Ocala CRA is perhaps the first comprehensive effort to focus on the physical
improvement and economic sustainability in the area.

Tax Increment Financing (TIF) is a mechanism to fund infrastructure and redevelopment
activities within the designated boundaries of a CRA. A tax increment is the difference
between the amount of property tax revenue generated before TIF district designation
and the amount of property tax revenue generated after TIF designation. It is one of the
few remaining tools that local governments can use to attract new business, invest in
infrastructure and rebuild blighted areas.

The above mentioned plans recommended the employment of TIF as a mechanism to
fund infrastructure and redevelopment activities within the designated boundaries of
each plan.

Based on these recommendations, City staff has conducted a “Finding of Necessity
Study” and determined the existence of “blight” conditions in the proposed West Ocala
CRA, as defined by Section 163 of the Florida Statutes.

! "CRA" is frequently used by local governments to refer either to a community redevelopment area or to
the community redevelopment agency. It is used in the former sense in this Report.



Determining the existence of “slum” or “blight” within an area is the initial step in
evaluating the appropriateness of an area for designation as a Community
Redevelopment Area.

This document provides data and analysis to be analyzed to determine whether City
Council should make a finding of necessity, pursuant to Section 163.355, Florida
Statutes, that the conditions in the proposed West Ocala CRA meet the criteria for a
blighted area as defined in Florida Statutes, as well as additional matters that must be
set forth in such a resolution. Please note, that in making such consideration, City
Council should also consider additional evidence presented at public hearings at which
the issue will be considered, as well as its own knowledge of the proposed West Ocala
CRA.

This Report begins with an overview of the Community Redevelopment Act of 1969,
Section 163 of the Florida Statutes that provides a definition for the terms “slum” and
“blight” as per the Florida Statutes. Following the overview, Section Il describes the
boundaries, composition, land area and number of parcels in the proposed West Ocala
CRA. It also outlines the conditions of blight and other indicators in tabular form as
identified by state statute which exist in the proposed West Ocala CRA. Section Il
discusses the research methodology undertaken. Section IV presents an analysis of
the data derived from the Marion County Property Appraiser and other sources
demonstrating existing conditions of blight. Section V presents conclusions and
recommendations relating to the CRA designation proposed for the proposed West
Ocala CRA.

Appendix A contains the legal description of the proposed West Ocala CRA in
accordance with the boundaries approved for study by Ocala City Council on December
4,2012. Appendix B illustrates the criteria and indicators used to determine the
proposed West Ocala CRA for designation as a CRA through GIS based maps and
data. Appendix C includes a photo inventory of the blighted conditions compiled during
the fieldwork stage of the study.

l. Community Redevelopment Act of 1969

The Community Redevelopment Act of 1969, Chapter 163 Part Ill, Florida Statutes,
authorizes local governments to establish community redevelopment agencies to
improve slum and blighted areas within their jurisdiction. The Act sets forth the legal
process by which local governments may establish community redevelopment agencies
and provides financing and regulatory tools to undertake the complex task of correcting
the conditions that contribute to the causes of slum and blight in distressed areas of the
City.

Section 163.355 F.S. requires local governments desiring to establish a community
redevelopment agency to adopt, by resolution, a finding that one or more “slum” or
blighted” areas exist within its jurisdiction and that the rehabilitation, conservation, or



redevelopment of such areas is necessary in the interest of the public health, safety,
morals, or welfare of the residents of the area. Upon adoption of a redevelopment plan,
the City’s redevelopment agency can begin implementing the plan, including creation of
a tax increment trust fund for the redevelopment area. The following paragraphs
discuss “slum” and “blight” as defined in the Florida State Statute.

Section 163.335(1), F.S....Slum and blighted areas constitute a serious and growing
menace, injurious to the public health, safety, morals, and welfare of the residents of the
state; that the existence of such areas contributes substantially and increasingly to the
spread of disease and crime, constitutes an economic and social liability imposing
onerous burdens which decrease the tax base and reduce tax revenues, substantially
impairs or arrests sound growth, retards the provision of housing accommodations,
aggravates traffic problems, and substantially hampers the elimination of traffic hazards
and the improvement of traffic facilities; and that the prevention and elimination of slum
and blight is a matter of state policy and state concern in order that the state and its
counties and municipalities shall not continue to be endangered by areas which are
focal centers of disease, promote juvenile delinquency, and consume an excessive
proportion of its revenues because of the extra services required for police, fire,
accident, hospitalization, and other forms of public protection, services, and facilities.

Section 163.335(2), F.S....certain slum or blighted areas, or portions thereof, may
require acquisition, clearance, and disposition subject to use restrictions, as provided in
this part, since the prevailing condition of decay may make impracticable the
reclamation of the area by conservation or rehabilitation in such a manner that the
conditions and evils enumerated may be eliminated, remedied, or prevented; and that
salvageable slum and blighted areas can be conserved and rehabilitated through
appropriate public action as herein authorized and the cooperation and voluntary action
of the owners and tenants of property in such areas.

Section 163.335(3), F.S... powers conferred by this part are for public uses and
purposes for which public money may be expended and police power exercised, and
the necessity in the public interest for the provisions herein enacted is declared as a
matter of legislative determination.

Section 163.335(5), F.S... the preservation or enhancement of the tax base from which
a taxing authority realizes tax revenues is essential to its existence and financial health;
that the preservation and enhancement of such tax base is implicit in the purposes for
which a taxing authority is established; that tax increment financing is an effective
method of achieving such preservation and enhancement in areas in which such tax
base is declining; that community redevelopment in such areas , when complete, will
enhance such tax base and provide increased tax revenues to all affected taxing
authorities, increasing their ability to accomplish their other respective purposes; and
that the preservation and enhancement of the tax base in such areas through tax
increment financing and the levying of taxes by such taxing authorities therefore and the
appropriation of funds to a redevelopment trust fund bears a substantial relation to the
purposes of such taxing authorities and is for their respective purposes and concerns.



Section 163.335(7), F.S. ...prevention or elimination of a slum area of blighted area as
defined in this part and the preservation of enhancement of the tax base are not public
uses or purposes for which private property may be taken by eminent domain and do

not satisfy the public purpose requirement of s. 6(a). Article X of the State Constitution.

Section 163.340(8), Florida Statutes, states:

“Blighted area” means an area in which there are a substantial number of deteriorated,
or deteriorating structures, in which conditions, as indicated by government-maintained
statistics or other studies, are leading to economic distress or endanger life or property,
and in which two or more of the following factors are present:

a. Predominance of defective or inadequate street layout, parking facilities,
roadways, bridges, or public transportation facilities;

b. Aggregate assessed values of real property in the area for ad valorem tax

purposes have failed to show any appreciable increase over the 5 years prior to

the finding of such condition;

Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;

Unsanitary or unsafe conditions;

Deterioration of site or other improvements;

Inadequate and outdated building density patterns;

Falling lease rates per square foot of office, commercial, or industrial space

compared to the remainder of the county or municipality;

Tax or special assessment delinquency exceeding the fair value of the land;

Residential and commercial vacancy rates higher in the area than in the

remainder of the county or municipality

. Incidence of crime in the area higher than in the remainder of the county or
municipality;

k. Fire and emergency medical service calls to the area proportionately higher than
in the remainder of the county or municipality;

[. A greater number of violations of the Florida Building Code in the area than the
number of violations recorded in the remainder of the county or municipality

m. Diversity of ownership or defective or unusual conditions of title which prevent
the free alienability of land within the deteriorated or hazardous area; or

n. Governmentally owned property with adverse environmental conditions caused
by a public or private entity.

> @~oao

This definition imposes three requirements:

(1) There must be a substantial number of deteriorated or deteriorating structures. In
this regard, “structures” includes not only buildings, but also roads and other
infrastructure.

(2) Conditions within such structures, as indicated by government—maintained
statistics or other studies, must be leading to economic distress or endanger life or
property. In this regard, the statute is not clear as to whether the conditions must be



found in the structures, or in the area (in which the structures are located). Although,
grammatically, it is most likely that the Legislature intended that the conditions be found
in the area, the Florida Supreme Court has held, in dicta, that the conditions must be
found in the structures, and this Report will assume that the latter is the case. This
distinction is somewhat academic given the broad definition of structures and the fact
that, by establishing that the conditions exist in the structures, the conditions must
necessarily also exist in the area; and

(3) Two or more of the factors in subsections (a) through (n) also exist.

Il. CRA Description

This Report is focused on the area bounded by Interstate 75 on the west, Pine Avenue
on the northeast, SW College Road on the south and Northwest 28™ Place to the north.
The major corridors included in the Finding of Necessity include State Road 40 from I-
75 on the west and Pine Ave on the east, US 27 from I-75 on the west to Pine Ave on
the east, and State Road 200 from I-75 on the west and Pine Ave on the east; portions
of Martin Luther King, Jr. Blvd and 27" Ave are also included.

As illustrated in the Existing Land Use Map (Map 1) the proposed West Ocala CRA
consists of primarily residential, industrial, and undeveloped lots along SR 40; a mixture
of commercial, office, and undeveloped parcels along Pine Avenue and 10th Street; and
a majority of commercially developed lots along SW College Road (SR 200). The
designated area including US 27, 27" Avenue, and Martin Luther King, Jr. Blvd is also
comprised of many small single family residential parcels, large industrial parcels, large
undeveloped lots, with several institutional uses and places of worship scattered
throughout. The commercial development can be characterized by strip shopping
centers, gas and automobile service stations, and fast food restaurants.

Map 2 depicts certain blighted conditions, including deteriorated structures, faulty lot
layout, vacant/undeveloped parcels, and unsafe and unsanitary conditions. Maps
4,5,6,7,8, and 9 depict the locations of deteriorated structures and other locations of
blight indicators in the proposed West Ocala CRA discussed in more detail in Section
IV. Governmental uses have been deleted from the area (including the Marion County
jail, Pine Oaks Golf Course, and several municipally owned public works facilities).

Generally, the proposed boundary of the area that was studied was determined based
on the following criteria:

e Statutory criteria pertaining to site and economic conditions that warrant the use
of redevelopment powers provided by Statute.

e Consideration of future redevelopment potential.

e Consideration of sound planning principles for future land use based on land
attributes, transportation systems, and the efficient provision of government
utilities and services.



e Deteriorating commercial corridors, vacant lots, commercial lots and
manufacturing parcels

In 2011, City Council appointed East and West Ocala property owners, residents and
business representatives to recommend boundaries following the consideration of the
criteria mentioned above. Following a workshop with City Council in 2012, City Council
members expressed concerns with the boundaries proposed by advisory committees
with respect to size. Each elected official worked with senior staff to recommend
alternative boundaries, and based upon his and/or her own knowledge of conditions in
the recommended area submitted a recommended boundary.

Staff discovered commonalities among these individual submissions and developed a
map comprised of the areas City Council members had in common. This map showed
that City Council members considered the City’'s major gateway corridors and portions
of neighborhoods closest to the urban core as potential areas requiring redevelopment
efforts.

Based on the definitions in the Statute and analysis of “blight" conditions discussed in
this study, the recommended West Ocala CRA boundaries are described in Appendix A
(Legal Description) and are depicted in Map 3.

The Marion County Property Appraiser records indicate the recommended proposed
West Ocala CRA contains 2,806 parcels encompassing an area of 2,376.3 acres
excluding right-of-ways. There are 24,459 parcels in the City of Ocala encompassing
an unofficial area of 25,160.6 acres excluding right-of-ways. The proposed West Ocala
CRA represents approximately 9.44 percent of the City’s total land area and 11.47
percent of the total parcel count.

As set forth above, under the definition of “blighted area” set forth in Florida Statutes, in
addition to the substantial number of deteriorating structures and conditions leading to
economic distress, or endanger to life or property, two or more of the fourteen (14) listed
additional factors must be present. This study documents that in addition to the
existence of a substantial number of deteriorated, or deteriorating structures, in which
conditions, as indicated by government-maintained statistics or other studies, are
leading to economic distress or endanger life or property, at least four of these
additional factors exist in the proposed West Ocala CRA.

The conditions are summarized in Table 1:
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Table 1. Blight Conditions and Indicators, Recommended West Ocala CRA

Criteria Information Considered
163.340 (8) Substantial number of Quiality of Structure, Actual Age and
deteriorated or deteriorating structures Effective Age of Structures (Marion County

Property Appraiser Data)

Field surveys

163.340 (8) (b) No Appreciable increase in | Property Values (Marion County Property
aggregate assessed property values over | Appraiser Data)
last five years

163.340 (8) (c) Faulty Lot Layout in Parcel Sizes ( Marion County Property
relation to size, adequacy, accessibility, or | Appraiser Data and City of Ocala Code of
usefulness Ordinances)

163.340 (8) (d) Unsanitary or Unsafe City of Ocala Trak-IT reporting from Code
conditions Enforcement Violations

163.340 (8) (e) Deterioration of site or Age and Condition of Structures (Marion
other improvements County Property Appraiser Data)

Field surveys

Il Project Methodology

Meetings and discussions among senior management and staff contributed significantly
to the consideration of the proposed West Ocala CRA. .

Following these discussions, GIS databases provided to the City by the Marion County
Property Appraiser were analyzed to determine whether the statutory criteria for a
“blighted area” existed.

Additionally, staff conducted two field surveys to characterize, at a block and parcel
level, the types and extent of physical and economic blight existing within the area.
These field surveys were both windshield surveys and pedestrian surveys performed
from the right-of-way. These surveys took place on December 3, 2012 and March 26,
2013.

Following the initial field surveys, each parcel in the proposed West Ocala CRA was
individually evaluated through GIS-based analysis with respect to physical condition,
age, size, and market value. Parcels reflecting City of Ocala unsafe and unsanitary
violations were identified through the City's Trak-IT program. Additional information,
including records from the Municipal Code Enforcement Board, was examined.

Several of the conditions revealed by such analysis were then mapped separately to

illustrate their existence or location in the proposed West Ocala CRA. An additional map
was then prepared showing the locations, within which some blighted conditions occur,
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including: vacant/undeveloped lots, unsanitary/unsafe conditions, faulty lot layout
parcels, and deteriorated structure by quality grade.

The information was then analyzed to determine whether the statutory criteria for a
blighted area exist in the proposed West Ocala CRA.

IV.  Analysis

Section 163.340 (8) Substantial Number of Deteriorated or Deteriorating
Structures

The first requirement for a blighted area under Section 163.340 (8) is the presence of a
substantial number of deteriorated or deteriorating structures in the area.

The Act provides little specific criteria or guidance in Section 163.340 (8), F.S. regarding
the definition or attributes of deteriorated or deteriorating structures. Specifically, the Act
does not define “deteriorated,” or “deteriorating,” or, for that matter “deteriorate.” A
resort to dictionary definitions is therefore appropriate.

“Deteriorate” has been defined in a number of ways. Merriam Webster Dictionary
defines it as “to make inferior in quality or value impaired.” American College Dictionary
defines it as “to make or become worse; make or become lower in character or quality.”
Black’s Law Dictionary defines deterioration as a “hurt or impairment, involving some
degeneration in the substance of the thing, such as that arising from decay, corrosion,
or disintegration.” And Dictionary.com defines it as “to make or become worse or
inferior in character, quality, value, etc.,” or “to disintegrate or wear away.” The common
characteristic of these definitions indicates a deteriorating structure is one that is
becoming worse or inferior, typically in character, quality and value, and that a
deteriorated structure is one that has already suffered such conditions. In any event,
under these definitions, it is appropriate to focus on a number of factors, including
quality, character and value of the structure, and similar matters.

For the purpose of assessing deterioration, staff considered the following information
from the Marion County Property Appraiser:

(1)  Quality of Structure — This information is generated by the Marion County
Property Appraiser pursuant to its “Field Operations Real Property Residential
Quality Grade Manual.” The manual discusses how construction quality is
used in the valuation process through the assignment of grade factors. It
provides guidelines for determining the quality grade of improvement based
upon types of materials, design features and workmanship characteristics of
each quality grade. The manual and pictures of graded improvements are
included in Appendix E.
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(2)  Actual Age — According to the Florida Real Property Appraisal Guidelines,
adopted by the Florida Department of Revenue, “Actual age is the
chronological age of real property improvements.” The Florida Real Property
Appraisal Guidelines are located in Appendix D for review.

(3) Effective Age — Also according to the Florida Real Property Appraisal
Guidelines, “Effective age is the age indicated by the physical condition of
real property improvements. Effective age is determined by consideration of
the actual age of the property, the quality of maintenance, any renovation,
and any observed deferred maintenance.”

Staff also considered the information derived from its field surveys.

The foregoing and following data indicates the presence of deteriorated and
deteriorating structures in the recommended CRA.

Table 2 analyzes the Quality of Structure information as to each parcel within the
proposed West Ocala CRA. It lists the number of parcels that contain improvements
with Quality of Structure ratings between “Unusable (001)” and “Fair + (500),” because
such ratings represent below-average Quality of Structure characteristics.

Table 2. Citywide vs. Proposed West Ocala CRA - Quality of Structure

Structures with Fair to Poor Quality of Structure
% of Total % of Total West
Citywide | Citywide West Ocala CRA Ocala CRA
Total Structures 21,643 100.00% 2,088 100.00%
Unusable (001) 72 0.33% 12 0.57%
Very Poor (025) 4 0.02% 3 0.14%
Poor (050) 11 0.05% 5 0.24%
Poor + (100) 149 0.69% 46 2.20%
Low (200) 187 0.86% 83 3.98%
Low + (300) 1,305 6.03% 504 24.14%
Fair (400) 2,403 11.10% 501 23.99%
Fair + (500) 5,306 24.52% 448 21.46%
9,437 43.60% 1,602 76.72%

Source: Marion County Property Appraiser Database (2012)

Table 2 indicates that 1,602 structures, representing approximately 76.2 percent of the
structures in the CRA have issues concerning Quality of Structure. In comparison, only
43.6 percent of the total number of structures in the City was found to have such issues

Although the Quality of Structures alone is obviously not determinative of whether a

structure has deteriorated or is deteriorating, logic indicates that a structure that is
constructed of poor materials or with poor workmanship is much more likely to have
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deteriorated, or to be deteriorating, than is a structure that was constructed of quality
materials and with quality workmanship.

The Quality of Structures information is also significant in that, according to the Property
Appraiser, the Effective Age analysis can only depreciate a parcel’s original value down
to 40 percent of its original value. When additional depreciation must be applied to a
parcel, the Property Appraiser makes a downward adjustment in the Quality of Structure
grade. Thus, the parcels with Quality of Structure issues may have problems with, not
only construction materials or workmanship, but also extensive depreciation.

Table 3 compares the Quality of Structures information depicted on Table 2 within the
proposed West Ocala CRA, with other information concerning all structures within the
City.

Table 3. Citywide vs. Proposed West Ocala CRA - Quality of Structures

Citywide West Ocala CRA | Percentage Citywide

Total Structures 21,643 2,088 9.65%
Unusable (010) 72 12 16.67%
Very Poor (025) 4 3 75.00%
Poor (050) 11 5 45.45%
Poor + (100) 149 46 30.87%
Low (200) 187 83 44.39%
Low + (300) 1,305 504 38.62%
Fair (400) 2,403 501 20.85%
Fair + (500) 5,306 448 8.44%
9,437 1,602 16.98%

Source: Marion County Property Appraiser Database (2012)

The Table indicates that, although the proposed West Ocala CRA accounts for
approximately 9.65 percent of all City structures, 16.98 percent of the City structures
with sub-standard Quality of Structure conditions are located within the area.

As shown in Map 4, the structures with Quality of Construction negative characteristics
are concentrated in numerous areas throughout the proposed West Ocala CRA.

Table 4 and Map 5 illustrate the vacant/undeveloped properties in the proposed West
Ocala CRA.

Table 4. Proposed West Ocala CRA - Vacant/Undeveloped Lots

0,
Total West CRA Parcels West CRA West CRA Vacant % of Total
Vacant CRA Parcels
2,804 1,095 39.05%

Source: Marion County Property Appraiser Database (2012)
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Based on data provided by the Property Appraiser's Office, 39.05 percent of all parcels
in the proposed West Ocala CRA are undeveloped. Although not directly indicative of
deteriorated or deteriorating structures within the area, it is indicative, however, of the
fact that such structures have resulted in economic distress.

Based upon a study sponsored by the Journal of Urban Health in 2012, vacant lands
represent lost economic opportunity and erosion of a city’s tax base. While the study
set out to understand the impact of vacant land on health (to highlight the importance of
this impact to policy makers), the results of the study are particularly relevant to the
vacant lands data presented in the table above. A majority of the study participants
described their neighborhood as a decaying physical environment characterized by
vacant lots and abandoned homes, and based on the interview data, the themes related
to vacant lots included: 1) overshadows positive neighborhood characteristics, 2) loss of
community control, 3) fracturing community ties, 4) financial strain, and 5) fear of crime.

The age of buildings, both residential and commercial, is a potential indicator to the
declining conditions documented in the proposed West Ocala CRA. Aging buildings
typically require increased maintenance and repair. Additionally, the interior space,
exterior appearance, and functional aspects of older buildings may be considered
obsolete for modern market demands. Of course, the age of a building in and of itself is
not a blighting condition. If adequate investment and maintenance are made, older
buildings can remain viable and desirable in the real estate market. However, because
of their age, older buildings are more difficult to properly maintain and their value
typically does not support additional investment. Further, a concentration of older,
poorly maintained and deteriorated buildings creates many negative influences in an
area including a loss of economic status, a lack of interest in new development, an
increased occurrence of crime, and decreased revenues for businesses. This negative
influence will not diminish should the trend continue. Thus, it is safe to assume that, as
to many buildings, those with an older actual age are more likely to be deteriorated or
deteriorating than newer structures.

The foregoing also establishes that the age of buildings may create economic distress
and endanger life and/or property, particularly given their impact on property values and
lack of fire safety improvements.

Table 5 depicts the buildings within the proposed West Ocala CRA and throughout the
City based upon Actual Age (i.e., their chronological age, as noted above).

REMAINDER OF PAGE BLANK TO AVOID SPLITTING THE FOLLOWING TABLE
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Table 5. Citywide vs. Proposed West Ocala CRA - Actual Age

Structures by Year Citywide Citywide West Ocala | Percentage in
Built Percentage CRA West Ocala
CRA

Total Structures 21,643 100.00% 2,088 100.00%
Built 2000 to present 4,755 21.97% 234 11.21%
Built 1990 to 1999 1,857 8.58% 164 7.85%
Built 1980 to 1989 3,675 16.98% 318 15.23%
Built 1970 to 1979 3,901 18.02% 363 17.39%
Built 1960 to 1969 3,419 15.80% 251 12.02%
Built 1950 to 1959 2,214 10.23% 368 17.62%
Built 1940 to 1949 858 3.96% 205 9.82%
Built 1930 to 1939 384 1.77% 102 4.89%
Built 1929 or earlier 580 2.68% 83 3.98%
Total builtin 1979 or 11,356 52.47% 1,372 65.71%
earlier

Source: Marion County Property Appraiser Database (2012)

Table 5, shows that approximately 65.71 percent of the structures within the proposed
West Ocala CRA are over 30 years old (built 1979 or earlier). In comparison, 52.47
percent of the City’s total structures are over 30 years old. Thus, not only are there a

significant number of older structures within the proposed West Ocala CRA, but there is
a relatively higher number of such structures within the CRA than in the City as a whole.

Table 6 compares the information concerning Quality of Structure (see Table 2) with the
Actual Age of structures (as depicted in Table 5).

Table 6. Proposed West Ocala CRA - Quality of Structure and Age

Percent of

Total Structures within

West Structures with West Ocala CRA

Ocala CRA | Quality of with Quality of
Age Structures | Structure issues Structure issues
0-22 Years old (1990 - 2012) 398 166 41.71%
23-32 Years old (1980 - 1989) 318 144 45.28%
33-42 Years old (1970 - 1979) 363 326 89.81%
43-52 Years old (1960 - 1969) 251 223 88.84%
More than 53 years old (1959) 758 743 98.02%

2,088 1,602 76.72%

Source: Marion County Property Appraiser Database (2012)

This table shows the age of structures in the CRA and illustrates a high correlation
between sub-standard Quality of Structure and age of structures.
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Table 7 analyzes the Effective Age of structures within the proposed West Ocala CRA
and compares them to the information concerning the City as a whole.

Table 7. Citywide vs. Proposed West Ocala CRA - Effective Age

Structures by Effective City of Ocala % West Ocala CRA %

Age

Total Structures 21,643 | 100.00% 2,088 100.00%
1. 00-04 Yrs (2012-2008) 4,185 19.30% 194 9.29%
2. 05-09 Yrs (2007-2003) 2,685 12.38% 256 12.26%
3.10-14 Yrs (2002-1998) 3,229 14.89% 276 13.22%
4. 15-19 Yrs (1997-1993) 3,873 17.86% 268 12.84%
5. 20-24 Yrs (1992-1988) 3,774 17.40% 325 15.57%
6. 25-29 Yrs (1987-1983) 2,888 13.32% 516 24.71%
7.30-34 Yrs (1982-1978) 566 2.61% 187 8.96%
8. 35-39 Yrs (1977-1973) 223 1.03% 29 1.39%
9. 40-99 Yrs (1972-1913) 220 1.01% 37 1.77%
Total built in 1987 or 3,897 18.00% 769 36.83%

earlier

Although, at first glance, the concept of Effective Age would seem to be helpful in

determining whether a structure is in distress, the following information that City staff

obtained from the Property Appraiser indicates that its usefulness is very limited:

(1) Although Effective Age is supposed to include depreciation as an element,
the Property Appraiser’'s methodology limits the amount of depreciation that
may be applied to one parcel, for valuation purposes, to 40 percent of the
original value.

(2) Staff noted significant discrepancies between the Effective Ages and Actual
Ages of structures for which there was no apparent logical explanation.

Therefore, City staff places the most weight, in this analysis, upon the Quality of
Structure and Actual Age criteria, as well as the analysis discussed above and the field
surveys conducted by City staff. Even then, however, Table 7 does show that the
proposed West Ocala CRA has a higher percentage of structures with an Effective Age

of more than 24 years than does the City as a whole.

Finally, additional information examined in this Report, including those concerning
whether the “additional factors” set forth in subsections (b) through (e) of subsection
163.340 (8), Florida Statutes, present additional information that establishes that the

proposed West Ocala CRA contains a substantial number of deteriorated or
deteriorating structures. Although these are separate criteria to determine whether the
area is blighted, they are also relevant to a determination of deterioration.
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Based upon such information, there are a substantial number of deteriorated or
deteriorating structures within the proposed West Ocala CRA.

Section 163.340 (8) Economic Distress or Endanger Life or Property.

The second requirement for a blighted area under section 163.340 (8) is that the
conditions within the deteriorated or deteriorating structures (and therefore the area —
see above discussion), as indicated by government-maintained statistics or other
studies, are leading to economic distress or endanger life or property.

A plethora of government—maintained statistics and studies indicate that deteriorated
and deteriorating structures have a negative impact on the investment potential of a
community. They impair economic growth, and contribute to a lack of private
investment to maintain the integrity and value of existing development, depreciation in
property values, decreased potential for new development, and a reduced tax base for
the City. Additionally, deteriorated structures create added expense for the community
generated by increased code enforcement and inspection resources, fire hazards, and
community policing, and can provide a strain on such services. The structures also
present an increased fire hazard potential.

The information included in this Report includes other government-maintained statistics,
or other studies, establishing the relationship between deteriorated or deteriorating
structures and economic distress or danger to life or property. Rather than repeat some
such discussions here, reference to this requirement is included in other portions of this
Report.

For example, as set forth in greater detail elsewhere in this Report, the proposed area’s
property values have declined significantly and such decline has been greater than the
decline in property values within the City as a whole; this is indicative of economic
distress. There have been extensive code enforcement proceedings involving unsafe
and unsanitary conditions; this shows that the deteriorated structures with such
conditions endanger life or property. And the large number of vacant parcels depicts not
only the absence of development, but also the lower potential for new development and,
of course, a reduced tax base for the City with resulting economic distress.

Additional Factors Under 163.340 (8) (at least two are required).

The following information provides data reflecting four of the Act’s fourteen factors that
must be present to determine that blight conditions exist in the area.

Section 163.340(8) (c) Faulty Lot Layout

The size of parcels has a significant impact on their development or redevelopment
potential.
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Parcels that are too small under current zoning regulations are obviously unsuitable for
new development. Even already-developed small parcels may have limited
redevelopment potential because of their non-conformance with current zoning
regulations. Further, contemporary development trends favor larger sites for
redevelopment as they offer the flexibility to provide a variety of uses and a mix of
activities. Larger sites also reduce the complexities involved with assembly of smaller
parcels to support large scale redevelopment projects.

Map 8 identifies parcels within the proposed West Ocala CRA to the applicable lot size
requirements contained in the City's Code of Ordinances. Disparities between lot sizes
and lot size requirements by zoning area can be identified by comparing the minimum
lot area requirements contained in the zoning code to the existing lot parcel sizes.

REMAINDER OF PAGE BLANK TO AVOID SPLITTING THE FOLLOWING TABLE
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Table 8. Citywide vs. Proposed West Ocala - Faulty Lot Layout

% of West West
o o Parcels % of
Zoning Minimum Citywide | Citywide in Ocala | Ocala Parcels in
Districts Lot Size Parcel Faulty Citywide- CRA CRA CRA -
) (B) Count Lots Faulty Parcel | Faulty Faulty Lots
©) (D) Count Lots
Lots ) ) (F/E)
(D/C)
A-1 44,000 322 161 50.00% 10 3 30.00%
B-1 10,000 106 36 33.96% 40 21 52.50%
B-1A 10,000 53 23 43.40% 15 8 53.33%
B-2 10,000 655 114 17.40% 158 33 20.89%
B-2A 10,000 144 37 25.69% 8 - -
B-3&B-3A-C - 343 - - - - -
B-4 10,000 767 194 25.29% 374 98 26.20%
B-5 7,000 201 18 8.96% 24 3 12.50%
G-U - 135 - - 9 - -
IC - 13 - - - - -
INST 44,000 76 12 15.79% 4 - -
M-1 10,000 910 82 9.01% 127 3 2.36%
M-2 20,000 138 5 3.62% 13 1 7.69%
M-3 44,000 44 24|  54.55% 15 6 40.00%
MH - 199 - ; 4| - -
MISC - 1 - - 1| - ;
0-1 12,500 215 96 44.65% 2 - -
OH - 5 - - - - -
OP - 104 - - 23 - -
PDO - PD16 - 2,466 - - 2 - -
PDRO - 32 - - - - -
PMH - 4 - - - - -
PRV - 1 - - - - -
PUD - 1,811 - - - - -
R1 13,500 6,319 1,403 22.20% 24 6 25.00%
R1A 8,000 3,783 240 6.34% 223 78 34.98%
R1AA 6,000 311 2 0.64% - - -
R-2 7,000 2,901 977 33.68% 1,323 587 44.37%
R-3 7,500 1,942 928 47.79% 366 210 57.38%
R-4 - 47 - - 16 - -
RBH - RBH3 - 7 - - - - -
RE - 1 - - - - -
RO 12,500 267 97 |  36.33% 10 7 70.00%
RZL 5,000 67 6 8.96% - - -
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0
Pa{::efls West | West % of
, - Citywide | Citywide . CRA Ocala .
Zoning Minimum in Parcels in
o . Parcel Faulty o Ocala CRA
Districts Lot Size Citywide- CRA -
Count Lots Parcel | Faulty
(A) (B) Faulty Faulty Lots
€) (D) Count Lots
Lots © ) (F/E)
(D/C)
SC-SC3 - 35 - - 12
TRO - 3 - - 1
No Zone
Assigned S0 ) )
Total 24,478 4,455 18.20% 2,804 | 1,064 37.95%

Source: Marion County Property Appraiser Database (2012) and City of Ocala Code of
Ordinance

As can be seen, 52.5 and 53.3 percent of parcels within the B-1 and B-1A zone
respectively, in the proposed West Ocala CRA, are less than 10,000 square feet in area
and therefore do not meet the minimum lot size requirement under the City’s Code of
Ordinances. Additionally, the R-3 zone has a minimum lot size of 7,500; however,
57.38 percent of parcels zoned R-3 in the proposed West Ocala CRA do not meet such
requirements.

A similar pattern is displayed when the parcels are grouped into commercial and
residential categories. Approximately 26 percent of the commercially zoned properties
(B-1 to B-5) in the proposed West Ocala CRA, have lot sizes below those required by
the zoning code. Approximately 45.26 percent of all residentially zoned (R-1 to RO)
properties in the proposed West Ocala CRA are considered faulty due to their lot size

Therefore, a significant number of parcels within the proposed West Ocala CRA are too
small for new development or redevelopment.

Further, these properties do not meet contemporary design standards in terms of size
and usefulness. The development of commercial uses on substandard lots also has a
negative impact on neighboring residential uses due to traffic hazards caused by
business parking located in the front of the property, encroachments into residential
areas, inadequate buffering, and overflow parking. These properties are further limited
by their size in relation to parking and setback requirements, and landscaping
requirements.

Section 163.340 (b) No Appreciable Increase in Aggregate Assessed Values Over
Last Five Years

Table 9 analyzes the assessed property values of parcels within the proposed West
Ocala CRA.
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Table 9. Citywide vs. Proposed West Ocala CRA - Assessed Property Values

Year Citywide Citywide Citywide | West Ocala West Ocala West
Assessed Yearly Change | Percent | CRA Assessed | CRA Yearly Ocala
Values Change | Values Change CRA
Percent
Change
2007 | $5,191,990,931 $672,404,150
2008 | $5,447,981,783 | $255,990,852 4.7% | $691,256,747 | $18,852,597 2.7%
2009 | $5,166,318,219 | ($281,663,564) -5.5% | $644,858,660 | ($46,398,087) -1.2%
2010 | $4,548,671,367 | ($617,646,852) -13.6% | $563,455,236 | ($81,403,424) | -14.4%
2011 | $4,333,963,523 | ($214,707,844) -5.0% | $538,988,955 | ($24,466,281) -4.5%
2012 | $4,146,531,969 | ($187,431,554) -4.5% | $517,762,485 | ($21,226,470) -4.1%
Net -20.14% -23%

Source: 2007-2012 Marion County Property Appraiser

While property values increased within the proposed West Ocala CRA by 2.7 percent
from 2007 to 2008, they declined in the next four years by 25.1 percent, resulting in a
net decline of 23 percent. Because most properties within the City as a whole declined
in value during this time period, it is appropriate to compare this decline in value with the
trend in property values within the entire City during the same time period.

As noted above, the City as a whole experienced a net decrease in property values of
20.14 percent during this time period, compared to the decline within the proposed West

Ocala CRA of a net 23 percent. Further, in the only year in which property values

increased (2007), the increase within the proposed West Ocala CRA was substantially
below the increase in the City as a whole, and in each of the subsequent years, the

decrease in property values within the proposed West Ocala CRA was greater than the
decrease in values in the City as a whole.

Table 10 compares the mean home value for residential improvements within the

proposed West Ocala CRA to those within the City as a whole.

Table 10. Citywide vs. Proposed West Ocala CRA - Mean Home Value

Year Citywide West Ocala Percent of
Citywide Mean
Value
2012 $75,992.38 $32,746.11 43.09%

Source: 2012 Marion County Property Appraiser

The declining property values depicted in Table 9 support the conclusion that the
deteriorated or deteriorating structures within the proposed West Ocala CRA are
resulting in economic distress, particularly when one considers the fact that the net
worth of many persons is represented by the values of their properties. Further,
although Table 10 is not directly relevant to the criteria under Section 163.340 (8) (b)
(which focuses on lack of an increase on assessed values), it too supports a conclusion
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that the deteriorated or deteriorating structures within the area are resulting in economic
distress, particularly when one realizes that for many individuals, their primary net worth
is represented by the equity they have in their homes.

Section 163.340 (8) (d) Unsanitary or Unsafe Conditions

The percentage of unsafe and unsanitary conditions is also an indicator of the blight in
the proposed West Ocala CRA.

According to the City of Ocala Code Enforcement Manager, the following City Code
violations are indications of unsafe and unsanitary conditions: Abandoned/Derelict
Vehicles, Dilapidated Structures, lllicit Discharge, Job Abandonment, Junk & Debris,
Litter-yard Waste, Misc. Nuisances (including animal waste), Nuisances Generally
(including septic tank discharges, garbage, etc.), Pool Barriers, Vacant Building,
Vacant/Unsecured Building, Water Collections, Water/Sewer Violations, and Weeds.

Map 8, depicts the areas within the proposed West Ocala CRA where such unsanitary
or unsafe conditions during the time period 2007 through 2012 were found. The map
indicates that such conditions were found consistently throughout the proposed West
Ocala CRA.

During such time period, there were 2,734 code violations based upon such unsanitary
or unsafe conditions.

Further, Map 9 indicates that there are 115 septic tanks in the proposed West Ocala
CRA presently.

Many government studies — including the Wekiva Springs Study prepared by the Florida
Department of Environmental Protection (FDEP), the Marion County Springs Protection
Report, and FDEP’s analysis pursuant to which it established nutrient TMDL's (Total
Maximum Daily Load) for Silver Springs — established that septic tanks, particularly if
they are not property maintained to ensure that they are properly functioning (and many
of the studies concluded that they are not), can contribute to unsafe and unsanitary
conditions. Some such studies also indicated that, because of their contribution of
excess nitrogen to the groundwater, septic tanks (again, particularly if they are not
properly maintained), may be contributing to the water quality problems at Silver
Springs; given the significance of the Springs to the area’s economy, deteriorated septic
tanks are likely contributing to economic distress.

Section 163.340 (8) (e) Deterioration of Site or Other Improvements.
The information discussed above — analyzing the data that supports the conclusion that
there are a substantial number of deteriorated or deteriorating structures within the

proposed West Ocala CRA, also supports the conclusion that there has been
deterioration of site or other improvements.
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Such deterioration is also indicated by a number of the photographs included in
Appendix C depicting rusted signs, broken sidewalks, improperly maintained yards, and
other examples of other deterioration.

V. Conclusion

This study has identified and documented conditions in the recommended proposed
West Ocala CRA that are consistent with the definition of blight contained in the Florida
Statutes.

The analysis in this Report provides a basis for the City of Ocala to adopt a resolution
acknowledging the existence of blight in the proposed West Ocala CRA. These findings
also provide justification for using the tools provided to local governments through
Chapter 163 Part Il of the Florida Statues, The Community Redevelopment Act.

Specifically:

e Approximately 77 percent of the structures in the area have a below-average
Quiality of Structure, significantly higher than the 43.60 percent of such structures
within the City as a whole that have such characteristics. Further, 16.98 percent
of all City structures with Quality of Structure issues are located within the
proposed West Ocala CRA.

e Over 39 percent of all the parcels located within the proposed West Ocala CRA
are vacant/undeveloped.

e 65.71 percent of the structures in the proposed West Ocala CRA were built
before 1979. There is a high correlation between the age of such structures and
the Quality of Structure grade for the properties. Of the 758 structures built prior
t01959, 743 (or 98.02 percent) have a sub-standard Quality of Structure.

e Approximately one in three of all residential and commercial parcels in the
proposed West Ocala CRA have lot sizes below those required by the City’s
Code of Ordinances, and do not meet contemporary design standards.

e Since 2007, the assessed property values within the proposed West Ocala CRA
have declined almost 23 percent (compared to a net decline of only
approximately 20 percent within the City as a whole).

e The assessed value of residences in the proposed West Ocala CRA is less than
three-fourths the values of homes within the City as a whole.

e There have been almost three thousand code violations based upon unsanitary
or unsafe conditions within the proposed West Ocala CRA between 2007 and
2012.
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e There are 115 septic tanks in the proposed West Ocala CRA.

e The deteriorated or deteriorating structures have resulted in economic distress,
endanger life or property.

Therefore, this Report establishes that, within the proposed West Ocala CRA:
(1) There are a substantial number of deteriorated or deteriorating structures.

(2) Conditions within such structures, as indicated by government—maintained
statistics or other studies, are leading to economic distress or endanger life or property.

(3) The following additional factors exist:

a. The aggregate assessed values of real property in the proposed West Ocala
CRA for ad valorem tax purposes have failed to show any appreciable
increase over the previous 5 years prior to the finding of such condition;

b. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;

c. Unsanitary or unsafe conditions;

d. Deterioration of site or other improvements;

Further, the foregoing establishes the necessity for the rehabilitation, conservation or
redevelopment, or combination thereof, of the proposed West Ocala CRA, is necessary
in the interest of public health, safety, morals or welfare of the residents of the City.

The purpose of the Community Redevelopment Act is to provide local governments the
ability to combat deteriorating urban conditions which retard development of other
areas. The intent of the legislation is to reduce or eliminate the conditions found in the
area; conditions, which hinder sound future growth and development.

Redevelopment and infill development, by nature, is generally more costly than the
development of vacant land. Improved property is invariably more expensive than
vacant property, as the cost of demolition and the preparation of build-out must be
added. Additionally, when developing or redeveloping property, it is often necessary to
assemble more than one parcel of land. Redevelopment activity also triggers
mandatory compliance with more costly, modern development standards. Often
environmental clean-up is required which adds expense.

The higher costs associated with property redevelopment will have significant
implications for attempts to redevelop the proposed West Ocala CRA. The private
sector is not likely to absorb the risks and costs of such an undertaking alone.
Therefore, the creation of a Community Redevelopment Area is the most appropriate
tool for the City of Ocala to use when planning, designing and participating with the
private sector to revitalize West Ocala.
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Appendix A -
Legal Description



WEST OCALA CRA

AS SET FORTH HEREIN, THE TAX PARCEL NO.’'S ARE AS SET FORTH IN
THE MARION COUNTY PROPERTY APPRAISER’S RECORDS AS OF
MARCH, 2013.

BEGIN AT THE SOUTHWEST CORNER OF TAX PARCEL NO. 25229-001-00
(PINE MANOR MOBILE HOME PARK) BEING A POINT ON THE EASTERLY
RIGHT-OF-WAY LINE OF NORTH PINE AVENUE AT THE INTERSECTION OF
THE NORTH RIGHT-OF-WAY LINE OF NW 28™ STREET: THENCE
SOUTHERLY ALONG SAID EASTERLY RIGHT-OF-WAY LINE TO THE SOUTH
RIGHT-OF-WAY LINE OF THE RAILROAD BEING AT THE NORTHWEST
CORNER OF TAX PARCEL NO. 2860-003-000; THENCE WESTERLY TO THE
NORTHEAST CORNER OF TAX PARCEL NO. 2865-009-003 BEING A POINT
ON THE WESTERLY RIGHT-OF-WAY LINE OF NORTH PINE AVENUE;
THENCE WESTERLY ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL, BEING THE SOUTH LINE OF A RAILROAD RIGHT-OF-WAY:
THENCE WEST ALONG SAID SOUTH RAILROAD RIGHT-OF-WAY LINE TO
THE WEST RIGHT-OF-WAY LINE OF NW 6™ TERRACE; THENCE SOUTH
ALONG SAID WEST RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF NW 4™ PLACE; THENCE EAST ALONG SAID SOUTH RIGHT-OF-
WAY LINE TO THE WEST RIGHT-OF-WAY LINE OF NW 6™ AVENUE:;
THENCE SOUTH ALONG SAID WEST RIGHT-OF-WAY LINE TO THE SOUTH
RIGHT-OF-WAY LINE OF NW 4™ STREET; THENCE EAST ALONG SAID
SOUTH RIGHT-OF-WAY LINE TO THE EAST RIGHT-OF-WAY LINE OF
NORTH PINE AVE; THENCE SOUTHERLY ALONG SAID EAST RIGHT-OF-
WAY LINE OF NORTH AND SOUTH PINE AVENUE TO THE NORTHWEST
CORNER OF TAX PARCEL NO. 28578-003-33, BEING A POINT LYING
BETWEEN SW 17™ STREET AND SW 18™ STREET; THENCE WEST ALONG
A WESTERLY PROJECTION OF THE NORTH BOUNDARY LINE OF SAID
PARCEL TO A POINT ON THE WESTERLY RIGHT-OF-WAY LINE OF SOUTH
PINE AVENUE; THENCE SOUTHEASTERLY ALONG SAID WESTERLY
RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY LINE OF Sw 18™
STREET; THENCE WEST ALONG SAID SOUTH RIGHT-OF-WAY LINE TO
THE WEST RIGHT-OF-WAY LINE OF SW 5™ AVENUE; THENCE NORTH
ALONG SAID WEST RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF SW 13™ STREET; THENCE WEST ALONG SAID SOUTH RIGHT-OF-
WAY LINE TO THE EAST RIGHT-OF-WAY LINE OF SW 6™ AVENUE;
THENCE NORTHWESTERLY TO THE SOUTHWEST CORNER OF TAX
PARCEL NO. 28528+000-00;: THENCE NORTHWESTERLY ALONG THE
SOUTHWESTERLY BOUNDARY LINE OF SAID PARCEL TO THE EAST LINE
OF A RAILROAD RIGHT-OF-WAY:; THENCE WESTERLY TO THE WEST
RAILROAD RIGHT-OF-WAY LINE AT THE SOUTHEAST CORNER OF TAX
PARCEL NO. 28575-000-00; THENCE WEST ALONG THE SOUTH
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHWEST CORNER
THEREOF; THENCE CONTINUE WEST ALONG THE WESTERLY



PROJECTION OF SAID SOUTH BOUNDARY LINE TO THE WESTERLY
RIGHT-OF-WAY LINE OF SW 7™ ROAD; THENCE SOUTHEASTERLY ALONG
SAID WESTERLY RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF SW 12™ STREET; THENCE WEST ALONG SAID SOUTH RIGHT-OF-
WAY LINE TO THE EAST RIGHT-OF-WAY LINE OF SW MARTIN LUTHER
KING, JR. AVENUE; THENCE SOUTHWESTERLY AND THEN SOUTHERLY
ALONG SAID EAST RIGHT-OF-WAY LINE TO THE SOUTHERLY RIGHT-OF-
WAY LINE OF SW 17™ STREET; THENCE NORTHWESTERLY ALONG SAID
SOUTHERLY RIGHT-OF-WAY LINE TO THE SOUTHEASTERLY RIGHT-OF-
WAY LINE OF SW 12™ ROAD; THENCE SOUTHWESTERLY ALONG SAID
SOUTHEASTERLY RIGHT-OF-WAY LINE AND ITS SOUTHWESTERLY
EXTENSION THEREOF TO THE WEST BOUNDARY LINE OF BESCO
INDUSTRIAL PARK, ACCORDING TO THE PLAT BOOK THEREOF AS
RECORDED IN PLAT BOOK W, PAGE 91, OF THE PUBLIC RECORDS OF
MARION COUNTY, FLORIDA; THENCE SOUTH ALONG SAID WEST
BOUNDARY LINE AND ITS SOUTHERLY EXTENSION THEROF TO THE
SOUTHERLY RIGHT-OF-WAY LINE OF SW 19™ AVENUE ROAD; THENCE IN
A GENERALLY SOUTHWESTERLY DIRECTION ALONG SAID RIGHT-OF-
WAY LINE AND EASTERLY RIGHT-OF-WAY LINE OF SW 19™ AVENUE
ROAD TO THE EAST RIGHT-OF-WAY LINE OF SW 27™ AVENUE; THENCE
SOUTH ALONG SAID EAST RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-
OF-WAY LINE OF SW 32"° AVENUE; THENCE WEST AND THEN
NORTHWESTERLY ALONG SAID RIGHT-OF-WAY LINE TO THE
SOUTHEASTERLY RIGHT-OF-WAY LINE OF SW 31°T ROAD; THENCE
SOUTHWESTERLY ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY LINE
TO THE EAST RIGHT-OF-WAY LINE OF SW 34™ AVE; THENCE SOUTHERLY
ALONG SAID EAST RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF SW 33" ROAD; THENCE WEST ALONG SAID SOUTH RIGHT-OF-
WAY LINE TO THE WEST BOUNDARY LINE OF PADDOCK PARK
COMMERCIAL CENTER, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK W, PAGE 55, OF THE PUBLIC RECORDS OF
MARION COUNTY, FLORIDA; THENCE SOUTH ALONG SAID WEST
BOUNDARY LINE TO THE SOUTHEAST CORNER OF TAX PARCEL NO.
23728-000-00; THENCE WEST ALONG THE SOUTH BOUNDARY LINE OF
SAID PARCEL TO THE SOUTHWEST CORNER THEREOF; THENCE SOUTH
ALONG THE EAST BOUNDARY LINES OF TAX PARCEL NO.S 23799-000-00
AND 2375-007-000 TO THE SOUTH CORNER ON SAID EAST BOUNDARY
LINE OF PARCEL 2375-007-000; THENCE SOUTHWESTERLY ALONG THE
SOUTHERLY BOUNDARY LINE THEREOF TO THE MOST SOUTHERLY
CORNER OF SAID PARCEL NO. 2375-007-000 ON THE EASTERLY RIGHT-
OF-WAY LINE OF SW 36™ AVENUE; THENCE SOUTHWESTERLY ALONG
THE EASTERLY AND SOUTHEASTERLY RIGHT-OF-WAY LINE OF SAID SW
36" AVENUE TO ITS TERMINUS POINT ON THE NORTH BOUNDARY LINE
OF TAX PARCEL NO. 2375-003-000, BEING THE SAME AS LOT 3, PARK
CENTRE, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT
BOOK Z, PAGE 86, OF THE PUBLIC RECORDS OF MARION COUNTY,



FLORIDA; THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL TO THE EAST BOUNDARY LINE OF TAX PARCEL NO. 2375+003-
000, BEING THE SAME AS TRACT A, ACCORDING TO AFORESAID PLAT OF
PARK CENTRE; THENCE NORTHERLY ALONG SAID EAST BOUNDARY LINE
TO THE NORTHERLY BOUNDARY LINE OF SAID PARCEL; THENCE
NORTHWESTERLY ALONG SAID NORTHERLY BOUNDARY LINE TO THE
EAST RIGHT-OF-WAY LINE OF INTERSTATE 75; THENCE NORTHERLY
ALONG SAID EAST RIGHT-OF-WAY LINE OF TO THE SOUTHWEST
CORNER OF TAX PARCEL NO. 2378-013-014, BEING THE SAME AS LOTS
14, 15 AND 16, BLOCK M, COLLEGE PARK SECOND ADDITION,
ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK H,
PAGES 36 THROUGH 36A, OF THE PUBLIC RECORDS OF MARION
COUNTY, FLORIDA, THE AFORESAID SOUTHWEST CORNER OF PARCEL
ALSO BEING THE SOUTHWEST CORNER OF AFORESAID LOT 16; THENCE
EAST ALONG THE SOUTH BOUNDARY LINE OF SAID PARCEL TO THE
RIGHT-OF-WAY LINE OF CUL-DE-SAC OF SW 34™ TERRACE; THENCE
EAST TO THE CENTER OF SAID CUL-DE-SAC; THENCE NORTHEASTERLY
ALONG THE CENTERLINE OF SAID SW 34™ TERRACE TO THE
SOUTHWESTERLY RIGHT-OF-WAY LINE SW 34™ AVENUE CIRCLE;
THENCE IN A GENERALLY EASTERLY AND THEN NORTHEASTERLY
DIRECTION ALONG SAID RIGHT-OF-WAY LINE AND CONTINUING ALONG
SAID RIGHT-OF-WAY LINE TO ITS TRANSITION TO SW 33%° AVENUE TO
THE SOUTH RIGHT-OF-WAY LINE OF SW 26™ STREET; THENCE EAST
AND SOUTHEASTERLY ALONG SAID SOUTH RIGHT-OF-WAY LINE TO THE
NORTHWESTERLY RIGHT-OF-WAY LINE OF SW COLLEGE ROAD (STATE
ROAD 200); THENCE NORTHEASTERLY ALONG SAID NORTHWESTERLY
RIGHT-OF-WAY LINE OF TO THE MOST EASTERLY CORNER OF TAX
PARCEL NO. 23459-000-02; THENCE NORTHWESTERLY AND NORTHERLY
ALONG THE EAST BOUNDARY LINE OF SAID PARCEL AND ALONG ITS
NORTHERLY EXTENSION THEREOF TO THE NORTHERLY RIGHT-OF-WAY
LINE OF SW 20™ STREET; THENCE EAST ALONG SAID NORTH RIGHT-OF-
WAY LINE TO THE TO THE WEST RIGHT-OF-WAY LINE OF SW 27" AVE;
THENCE NORTH ALONG SAID WEST RIGHT-OF-WAY LINE TO THE
INTERSECTION OF THE WESTERLY EXTENSION OF THE SOUTH
BOUNDARY LINE OF TAX PARCEL NO. 2362-002-000; THENCE EAST
ALONG SAID WESTERLY EXTENSION AND SAID SOUTH BOUNDARY LINE
TO THE SOUTHEAST CORNER OF SAID PARCEL, BEING ALSO THE
SOUTHEAST CORNER OF TRACT B, J & S SUBDIVISION, ACCORDING TO
THE PLAT THEREOF AS RECORDED IN PLAT BOOK X, PAGE 95, OF THE
PUBLIC RECORDS OF MARION COUNTY, FLORIDA; THENCE NORTH
ALONG THE EAST BOUNDARY LINE OF SAID PARCEL TO THE
NORTHEAST CORNER THEREOF, BEING ALSO THE NORTHEAST CORNER
OF SAID TRACT B; THENCE EAST ALONG THE NORTH BOUNDARY LINE
OF TAX PARCEL NO. 2362-001-000, BEING THE SAME AS TRACT A OF SAID
SUBDIVISION; THENCE EAST ALONG THE NORTH LINE THEREOF TO THE
NORTHEAST CORNER OF SAID PARCEL AND TRACT B; THENCE SOUTH



ALONG THE EAST BOUNDARY LINE OF SAID PARCEL AND TRACT B TO
THE NORTHWESTERLY RIGHT-OF-WAY LINE OF SW 10™ ROAD; THENCE
NORTHEASTERLY ALONG SAID NORTHWESTERLY RIGHT-OF-WAY LINE
TO THE NORTHWESTERLY EXTENSION OF THE NORTHEASTERLY RIGHT-
OF-WAY LINE OF SW 20™ AVENUE; THENCE SOUTHEASTERLY ALONG
SAID EXTENSION AND SAID NORTHEASTERLY RIGHT-OF-WAY LINE TO
THE NORTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 200
(SW COLLEGE ROAD); THENCE NORTHEASTERLY ALONG SAID
NORTHWESTERLY RIGHT-OF-WAY LINE TO THE SOUTHWESTERLY
RIGHT-OF-WAY LINE OF SW 19™ AVENUE; THENCE NORTHWESTERLY
ALONG SAID SOUTHWESTERLY RIGHT-OF-WAY LINE TO THE
NORTHWESTERLY RIGHT-OF-WAY LINE OF NW 10™ ROAD; THENCE
NORTHEASTERLY ALONG SAID NORTHWESTERLY RIGHT-OF-WAY LINE
TO A CORNER OF TAX PARCEL NO. 23556-001-00 THAT IS THE POINT OF
INTERSECTION OF SAID RIGHT-OF-WAY LINE AND THE NORTHWESTERLY
EXTENSION OF THE SOUTHWESTERLY BOUNDARY LINE OF LOT 4,
BLOCK A, SUNSET ADDITION, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK C, PAGE 51, OF THE PUBLIC RECORDS OF
MARION COUNTY, FLORIDA; THENCE SOUTHEASTERLY ALONG
AFORESAID NORTHWESTERLY EXTENSION TO THE CENTERLINE OF NW
10™ ROAD, BEING AT THE NORTHWEST CORNER OF TAX PARCEL NO.
23500-002-00; THENCE NORTHEASTERLY ALONG THE NORTHWESTERLY
BOUNDARY LINE OF SAID PARCEL AND ITS NORTHEASTERLY
EXTENSION THEREOF TO THE NORTH BOUNDARY LINE OF AFORESAID
SUNSET ADDITION, BEING THE SAME AS THE NORTH BOUNDARY LINE
OF TAX PARCEL NO. 23498-000-00; THENCE EAST TO THE MOST
WESTERLY CORNER OF TAX PARCEL NO. 23645-000-00; THENCE
NORTHEASTERLY ALONG THE NORTHWESTERLY BOUNDARY LINE OF
SAID PARCEL TO THE MOST NORTHERLY CORNER THEREOF; THENCE
NORTH ALONG THE WEST BOUNDARY LINE OF TAX PARCEL NO. 22739-
000-00 TO THE NORTHWEST CORNER THEREOF; THENCE EAST ALONG
THE NORTH BOUNDARY LINE OF SAID PARCEL TO THE WEST RIGHT-OF-
WAY LINE OF SW MARTIN LUTHER KING, JR. AVENUE; THENCE NORTH
ALONG SAID WEST RIGHT-OF-WAY LINE TO THE WESTERLY EXTENSION
OF THE NORTH RIGHT-OF-WAY LINE OF SW 7™ STREET; THENCE EAST
ALONG SAID WESTERLY EXTENSION AND SAID NORTH RIGHT-OF-WAY
LINE AND CONTINUING EAST ALONG THE EASTERLY EXTENSION OF
SAID NORTH RIGHT-OF-WAY LINE TO THE EAST RIGHT-OF-WAY LINE OF
SW 12™ AVENUE; THENCE SOUTH ALONG SAID EAST RIGHT-OF-WAY
LINE TO THE NORTH RIGHT-OF-WAY LINE OF SW 9™ STREET; THENCE
EAST ALONG SAID NORTH RIGHT-OF-WAY LINE TO THE WEST RIGHT-OF-
WAY LINE OF SW 9™ AVENUE; THENCE NORTH ALONG SAID WEST
RIGHT-OF-WAY LINE TO THE NORTH RIGHT-OF-WAY LINE OF SW 5™
STREET; THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE TO THE
WEST RIGHT-OF-WAY LINE OF SW 7™ AVENUE; THENCE NORTH ALONG
SAID WEST RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY LINE OF



SW 3%P STREET; THENCE WEST ALONG SAID SOUTH RIGHT-OF-WAY LINE
TO THE WEST RIGHT-OF-WAY LINE OF SW 24™ AVENUE; THENCE WEST
TO THE NORTHEAST CORNER OF TAX PARCEL NO. 22684-000-00;
THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL TO
THE NORTHWEST CORNER THEREOF; THENCE SOUTH ALONG THE
WEST BOUNDARY LINES OF TAX PARCEL NO.’S 22684-000-00, 22695-002-
00, 22688-000-00 AND 22689-000-00 TO THE SOUTHWEST CORNER OF
SAID PARCEL NO. 22689-000-00; THENCE EAST ALONG THE SOUTH
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST CORNER
THEREOF ON THE WEST RIGHT-OF-WAY LINE OF SW 24™ AVENUE;
THENCE SOUTH ALONG SAID WEST RIGHT-OF-WAY LINE AND THE EAST
BOUNDARY LINE OF TAX PARCEL NO. 22686-000-00 TO THE SOUTHEAST
CORNER THEREOF; THENCE WEST ALONG THE SOUTH BOUNDARY LINE
OF SAID PARCEL TO THE SOUTHWEST CORNER THEREOF ON THE EAST
RIGHT-OF-WAY LINE OF SW 27™ AVENUE; THENCE WEST TO THE
SOUTHEAST CORNER OF TAX PARCEL NO. 22777-000-00 ON THE WEST
RIGHT-OF-WAY LINE OF SW 27™ AVENUE; THENCE WEST ALONG THE
SOUTH BOUNDARY LINE OF SAID PARCEL TO THE SOUTHWEST CORNER
THEREOF; THENCE CONTINUE WEST FOLLOWING ALONG THE SOUTH
BOUNDARY LINE OF TAX PARCEL NO. 22776-002-00 TO THE SOUTHWEST
CORNER THEREOF; THENCE NORTH AND NORTHWEST ALONG THE
WEST BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEASTERLY
RIGHT-OF-WAY LINE OF SW 7™ STREET; THENCE CONTINUE
NORTHWESTERLY TO THE NORTHERLY RIGHT-OF-WAY LINE OF SAID SW
7™ STREET; THENCE WEST ALONG SAID NORTH RIGHT-OF-WAY LINE TO
THE EAST RIGHT-OF-WAY LINE OF INTERSTATE 75; THENCE NORTH
ALONG SAID EAST RIGHT-OF-WAY LINE TO THE SOUTHWEST CORNER
OF TAX PARCEL NO. 23171-001-00; THENCE NORTHEASTERLY ALONG
THE SOUTHERLY BOUNDARY LINE OF SAID PARCEL TO THE MOST
EASTERLY CORNER THEREOF; THENCE EAST ALONG THE NORTH
BOUNDARY LINE OF TAX PARCEL NO. 22817-000-00 TO THE NORTHEAST
CORNER THEREOF; THENCE NORTH ALONG THE WEST BOUNDARY
LINES OF TAX PARCEL NO. 22813-000-00 AND 23171-000-00 TO THE
NORTH BOUNDARY LINE OF SAID PARCEL NO. 23171-000-00, BEING THE
NORTH RIGHT-OF-WAY LINE OF CSX TRANSPORTATION RAILROAD;
THENCE NORTHEASTERLY AND EASTERLY ALONG SAID RIGHT-OF-WAY
LINE TO THE NORTHERLY EXTENSION OF THE EAST BOUNDARY LINE OF
TAX PARCEL NO. 22678-000-00; THENCE SOUTH ALONG SAID
NORTHERLY EXTENSION AND EAST BOUNDARY LINE TO THE NORTH
RIGHT-OF-WAY LINE OF NW 4™ STREET; THENCE EAST ALONG SAID
NORTH RIGHT-OF-WAY LINE TO THE SOUTHEAST CORNER OF TAX
PARCEL NO. 22595-000-00; THENCE NORTH ALONG THE EAST BOUNDARY
LINE OF SAID PARCEL AND ITS NORTHERLY EXTENSION THEREOF TO
THE NORTH RIGHT-OF-WAY LINE OF NW 5™ STREET; THENCE WEST
ALONG SAID NORTH RIGHT-OF-WAY LINE TO THE EAST RIGHT-OF-WAY
LINE OF NW 17™ AVENUE; THENCE NORTH ALONG SAID EAST RIGHT-OF



WAY LINE TO THE NORTHEASTERLY RIGHT-OF-WAY LINE OF NW
BLITCHTON ROAD; THENCE NORTHWESTERLY ALONG SAID
NORTHEASTERLY RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF NW 10™ STREET; THENCE SOUTHWESTERLY TO THE MOST
NORTHERLY CORNER OF TAX PARCEL NO. 22396-006-01, BEING ALSO
THE NORTHWEST CORNER OF BLITCHTON VILLAGE PHASE 2,
ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 6,
PAGE 50, OF THE PUBLIC RECORDS OF MARION COUNTY, FLORIDA,;
THENCE SOUTH ALONG THE WEST BOUNDARY LINE THEREOF TO THE
NORTHEAST CORNER OF TAX PARCEL NO. 2239-001-002, SAID PARCEL
BEING THE SAME AS LOT 2 BLOCK A, BISON INDUSTRIAL PARK,
ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK V,
PAGES 52 AND 53, OF THE PUBLIC RECORDS OF MARION COUNTY,
FLORIDA; THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL AND LOT AND THE WESTERLY EXTENSION THEREOF TO THE
WEST RIGHT-OF-WAY LINE OF NW 24™ COURT; THENCE SOUTH ALONG
SAID WEST RIGHT-OF-WAY LINE TO THE NORTH RIGHT-OF-WAY LINE OF
NW 8™ PLACE; THENCE WEST ALONG SAID NORTH RIGHT-OF-WAY LINE
TO THE EAST RIGHT-OF-WAY LINE OF NW 25™ AVENUE; THENCE NORTH
ALONG SAID EAST RIGHT-OF-WAY TO THE EASTERLY EXTENSION OF
THE NORTH BOUNDARY LINE OF TAX PARCEL NO. 2239-003-004; THENCE
WEST ALONG SAID EXTENSION AND NORTH BOUNDARY LINE TO THE
NORTHWEST CORNER THEREOF ON THE WEST BOUNDARY LINE OF
AFORESAID BISON INDUSTRIAL PARK; THENCE SOUTH ALONG SAID
WEST BOUNDARY LINE TO THE NORTHEAST CORNER OF TAX PARCEL
NO. 22292-003-00, SAID PARCEL BEING THE SAME AS LOT 5, GOINGS
CORNER, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT
BOOK N, PAGE 37, OF THE PUBLIC RECORDS OF MARION COUNTY,
FLORIDA; THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL AND LOT TO THE RIGHT-OF-WAY LINE OF CUL-DE-SAC OF NW
8™ PLACE; THENCE SOUTHERLY ALONG THE ARC OF SAID RIGHT-OF-
WAY LINE AND THENCE CONTINUING WESTERLY ALONG THE SOUTH
RIGHT-OF-WAY LINE OF NW 8™ PLACE TO THE EAST RIGHT-OF-WAY LINE
OF NW 30™ AVENUE; THENCE NORTH ALONG SAID EAST RIGHT-OF-WAY
LINE TO THE NORTHWEST CORNER OF TAX PARCEL NO. 2190-002-001,
SAID PARCEL BEING THE SAME AS LOT 1 BLOCK B, GALLOWAY SANDS
REPLAT, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT
BOOK U, PAGE 36, OF THE PUBLIC RECORDS OF MARION COUNTY,
FLORIDA; THENCE WEST TO THE NORTHEAST CORNER OF TAX PARCEL
NO. 21914-000-00 ON THE WEST RIGHT-OF-WAY LINE OF Nw 30™
AVENUE; THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL TO THE NORTHWEST CORNER THEREOF; THENCE CONTINUE
WEST ALONG THE SOUTH BOUNDARY LINE OF TAX PARCEL NO. 21935-
002-00 TO THE SOUTHWEST CORNER THEREOF; THENCE NORTH ALONG
THE WEST BOUNDARY LINE OF SAID PARCEL AND ALONG THE WEST
BOUNDARY LINE OF TAX PARCEL NO. 21937-000-00 TO THE SOUTH



RIGHT-OF-WAY LINE OF NW 10™ STREET; THENCE NORTHEASTERLY TO
THE SOUTHWEST CORNER OF TAX PARCEL NO. 21855-000-00; THENCE
NORTH ALONG THE WEST BOUNDARY LINES OF PARCEL NO.S 21855-000-
00 AND 21852-000-00 TO THE NORTHWEST CORNER OF SAID PARCEL NO.
21852-000-00 ON THE SOUTH BOUNDARY LINE OF TAX PARCEL NO.
21834-000-00; THENCE WEST ALONG SAID SOUTH BOUNDARY LINE TO
THE SOUTHWEST CORNER OF SAID PARCEL; THENCE NORTH ALONG
THE WEST BOUNDARY LINES OF TAX PARCEL NO.S 21834-000-00 AND
21837-000-00 TO THE NORTHWEST CORNER OF SAID PARCEL NO. 21837-
000-00 ON THE SOUTH BOUNDARY LINE OF TAX PARCEL NO. 21906-000-
00; THENCE WEST ALONG THE SOUTH BOUNDARY LINE OF SAID PARCEL
TO THE SOUTHWEST CORNER THEREOF; THENCE NORTH ALONG THE
WEST BOUNDARY LINE OF SAID PARCEL TO THE NORTHWEST CORNER
THEREOF ON THE SOUTH BOUNDARY LINE OF TAX PARCEL NO. 21744-
000-00; THENCE WEST TO THE WEST CORNER OF THE SOUTH
BOUNDARY LINE OF SAID PARCEL; THENCE FOLLOWING ALONG THE
IRREGULAR WEST BOUNDARY LINE OF SAID PARCEL, RUN NORTH,
THENCE WEST TO THE SOUTHEAST CORNER OF TAX PARCEL NO. 21739-
001-00; THENCE WEST ALONG THE SOUTH BOUNDARY LINE OF SAID
PARCEL TO THE NORTHWEST CORNER OF TAX PARCEL NO. 21739-001-
01; THENCE SOUTH ALONG THE WEST BOUNDARY LINE OF SAID PARCEL
TO THE NORTHEAST CORNER OF TAX PARCEL NO. 21903-002-00;
THENCE WEST ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL TO
THE NORTHWEST CORNER THEREOF ON THE EAST RIGHT-OF-WAY LINE
OF NW 33%° AVENUE; THENCE SOUTH ALONG SAID EAST RIGHT-OF-WAY
LINE TO THE EASTERLY EXTENSION OF THE NORTH BOUNDARY LINE OF
TAX PARCEL NO. 21826-000-00; THENCE WEST ALONG SAID EASTERLY
EXTENSION AND ALONG SAID NORTH BOUNDARY LINE TO THE
NORTHWEST CORNER THEREOF ON THE EAST BOUNDARY LINE OF TAX
PARCEL NO 21824-000-00; THENCE SOUTH ALONG THE EAST BOUNDARY
LINE OF SAID PARCEL NO. 21824-000-00 TO THE SOUTHEAST CORNER
THEREOF; THENCE WEST ALONG THE SOUTH BOUNDARY LINE OF SAID
PARCEL TO THE SOUTHWEST CORNER THEREOF; THENCE NORTH
ALONG THE WEST BOUNDARY LINE SAID PARCEL TO THE NORTHEAST
CORNER OF TAX PARCEL NO. 21818+000-01; THENCE WEST ALONG THE
NORTH BOUNDARY LINE OF SAID PARCEL TO THE NORTHWEST CORNER
THEREOF; THENCE SOUTHWESTERLY ALONG THE WESTERLY
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEASTERLY EXTENSION
OF THE SOUTHWESTERLY BOUNDARY LINE OF TAX PARCEL NO. 21817-
002-00; THENCE NORTHWESTERLY ALONG SAID EXTENSION AND SAID
SOUTHWESTERLY BOUNDARY LINE TO AN ANGLE POINT IN SAID LINE;
THENCE WEST ALONG SAID LINE TO THE SOUTHERLY CORNER ON THE
WEST BOUNDARY LINE; THENCE CONTINUE WEST ALONG THE
SOUTHEASTERLY BOUNDARY LINE OF TAX PARCEL NO. 21818-000-00 TO
AN ANGLE POINT IN SAID LINE; THENCE SOUTH ALONG SAID LINE TO
THE EASTERLY CORNER ON THE SOUTH BOUNDARY LINE OF SAID



PARCEL; THENCE WEST ALONG SAID SOUTH BOUNDARY LINE TO THE
SOUTHWEST CORNER THEREOF ON THE EAST RIGHT-OF-WAY LINE OF
INTERSTATE 75; THENCE NORTH ALONG SAID EAST RIGHT-OF-WAY LINE
TO THE NORTHWEST CORNER OF TAX PARCEL NO. 21767-000-00;
THENCE EAST ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL
AND ALONG THE NORTH BOUNDARY LINE OF TAX PARCEL NO. 21757-
000-00 AND ITS EASTERLY EXTENSION THEREOF TO THE WEST RIGHT-
OF-WAY LINE OF NW 35™ AVENUE; THENCE NORTHEASTERLY TO THE
NORTH RIGHT-OF-WAY LINE OF NW 21T STREET; THE EAST ALONG SAID
RIGHT-OF WAY LINE TO THE NORTHERLY EXTENSION OF THE EAST
RIGHT-OF-WAY LINE OF NW 34™ AVENUE; THENCE SOUTH ALONG SAID
NORTHERLY EXTENSION AND SAID EAST RIGHT-OF-WAY LINE TO THE
NORTHWEST CORNER OF TAX PARCEL NO. 21829-001-00; THENCE EAST
ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL AND ALONG THE
NORTH BOUNDARY LINE OF TAX PARCEL NO. 21827-000-00 AND ITS
EASTERLY EXTENSION THEREOF TO THE EAST RIGHT-OF-WAY LINE OF
NW 33%° AVENUE; THENCE SOUTH ALONG SAID RIGHT-OF-WAY LINE TO
THE NORTHEASTERLY RIGHT-OF-WAY LINE OF NW BLITCHTON ROAD;
THENCE SOUTHEASTERLY ALONG SAID RIGHT-OF-WAY LINE TO THE
NORTHWESTERLY RIGHT-OF-WAY LINE OF NW 32"° AVENUE; THENCE
SOUTHEASTERLY TO THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF NW
32"° AVENUE AT THE NORTH BOUNDARY LINE OF TAX PARCEL NO.
21741-000-00; THENCE EAST ALONG THE NORTH BOUNDARY LINE OF
SAID PARCEL AND ALONG THE NORTH BOUNDARY LINE OF TAX PARCEL
NO.S 21741-001-00, 21699-000-25 AND 21699-000-28 TO THE NORTHEAST
CORNER OF SAID PARCEL NO. 21699-000-28; THENCE SOUTH ALONG THE
EAST BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST CORNER
THEREOF ON THE NORTHEASTERLY RIGHT-OF-WAY LINE OF NW OLD
BLITCHTON ROAD; THENCE SOUTHEASTERLY ALONG SAID RIGHT-OF-
LINE TO THE WEST RIGHT-OF-WAY LINE OF NW 24™ AVENUE; THENCE
NORTH ALONG SAID RIGHT-OF-WAY LINE TO THE NORTH RIGHT-OF-WAY
LINE OF NW 14™ STREET; THENCE EAST ALONG SAID RIGHT-OF-WAY
LINE TO THE NORTHERLY EXTENSION OF THE EAST BOUNDARY LINE OF
TAX PARCEL NO. 22236+000-00; THENCE SOUTH ALONG SAID EXTENSION
AND ALONG SAID EAST BOUNDARY LINE AND ALONG THE EAST
BOUNDARY LINE OF TAX PARCEL NO. 22236-000-00 TO THE SOUTHEAST
CORNER OF SAID PARCEL AT THE NORTH RIGHT-OF-WAY LINE OF NW
12™ STREET; THENCE EAST ALONG SAID RIGHT-OF-WAY LINE TO THE
NORTHWEST CORNER OF TAX PARCEL NO. 22258-000-00; THENCE
CONTINUE EAST ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL
AND ALONG THE NORTH BOUNDARY LINES OF TAX PARCEL NO.S 22230-
000-00 AND 22232-000-00 TO THE NORTHEAST CORNER OF SAID PARCEL
NO. 22232-000-00; THENCE SOUTH ALONG THE EAST BOUNDARY LINE OF
SAID PARCEL TO THE NORTHWEST CORNER OF TAX PARCEL NO. 2220-
001-021, SAID PARCEL BEING THE SAME AS LOT 21, BLOCK A, BELVEDAR
SUBDIVISION, ACCORDING TO THE PLAT THEREOF AS RECORDED IN



PLAT BOOK F, PAGE 34, OF THE PUBLIC RECORDS OF MARION COUNTY,
FLORIDA; THENCE EAST ALONG THE NORTH BOUNDARY LINE OF SAID
PARCEL TO THE NORTHEAST CORNER THEREOF ON THE WEST RIGHT-
OF-WAY LINE OF NW 20™ AVENUE; THENCE NORTH ALONG SAID RIGHT-
OF-WAY TO THE WESTERLY EXTENSION OF THE NORTH BOUNDARY
LINE OF TAX PARCEL NO. 2220-006-009, SAID PARCEL BEING THE SAME
AS LOTS 9 AND 10, BLOCK F, OF SAID BELVEDAR SUBDIVISION; THENCE
EAST ALONG SAID EXTENSION AND ALONG SAID NORTH BOUNDARY
LINE AND ALONG THE NORTH BOUNDARY LINE OF 2220-006-011, SAID
PARCEL BEING THE SAME AS LOTS 11 AND 12, BLOCK F, OF SAID
BELVEDAR SUBDIVISION, TO THE NORTHEAST CORNER OF SAID PARCEL
NO. 2220-006-011; THENCE SOUTH ALONG THE EAST LINE OF SAID
PARCEL TO THE SOUTHWEST CORNER OF TAX PARCEL NO. 22222-000-
00; THENCE EAST ALONG THE SOUTH BOUNDARY LINE OF SAID PARCEL
AND ALONG THE SOUTH BOUNDARY LINE OF TAX PARCEL NO. 22228-
000-00 TO THE SOUTHEAST CORNER THEREOF; THENCE NORTH TO THE
NORTHEAST CORNER THEREOF; THENCE EAST TO THE WEST
BOUNDARY LINE OF TAX PARCEL NO. 22186-000-00; THENCE NORTH
ALONG SAID WEST BOUNDARY LINE TO THE NORTHWEST CORNER OF
PARCEL 22186-000-00; THENCE EAST ALONG THE NORTH BOUNDARY
LINE OF SAID PARCEL TO THE NORTHEAST CORNER THEREOF; THENCE
SOUTH ALONG THE EAST BOUNDARY LINE OF SAID PARCEL TO THE
NORTHWEST CORNER OF TAX PARCEL NO. 22183-000-00; THENCE EAST
ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL AND ALONG THE
NORTH BOUNDARY LINE OF TAX PARCEL NO. 22181-000-00 TO THE
NORTHEAST CORNER OF PARCEL 22181-000-00; THENCE SOUTH ALONG
THE EAST BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST
CORNER THEREOF ON THE NORTH RIGHT-OF-WAY LINE OF NW 10™
STREET; THENCE EAST ALONG SAID RIGHT-OF-WAY LINE TO THE WEST
RIGHT-OF-WAY LINE OF NW MARTIN L KING, JR. AVENUE; THENCE
NORTH ALONG SAID RIGHT-OF-WAY LINE TO THE SOUTH RIGHT-OF-WAY
LINE OF NW 14™ STREET; THENCE WEST ALONG SAID RIGHT-OF-WAY
LINE TO THE SOUTHERLY EXTENSION OF THE WEST RIGHT-OF-WAY LINE
NW 16" COURT; THENCE NORTH ALONG SAID RIGHT-OF-WAY LINE AND
ALONG ITS NORTHERLY EXTENSION THEREOF TO THE NORTH RIGHT-
OF-WAY LINE OF NW 17™ PLACE; THENCE EAST ALONG SAID RIGHT-OF-
WAY LINE TO THE SOUTHWEST CORNER OF TAX PARCEL NO. 21939-002-
00; THENCE NORTH ALONG THE WEST BOUNDARY LINE OF SAID PARCEL
TO THE SOUTH BOUNDARY LINE OF TAX PARCEL NO. 21939-004-10;
THENCE WEST ALONG SAID LINE TO THE SOUTHWEST CORNER
THEREOF; THENCE NORTH ALONG THE WEST BOUNDARY LINE OF SAID
PARCEL AND ALONG THE WEST BOUNDARY LINES OF TAX PARCEL NO.S
21939-004-11 AND 21939-004-12 TO THE SOUTH RIGHT-OF-WAY LINE OF
NW 19™ STREET; THENCE WEST ALONG SAID RIGHT-OF-WAY LINE TO
THE SOUTHERLY EXTENSION OF THE WEST BOUNDARY LINE OF TAX
PARCEL NO. 21943-002-00; THENCE NORTH ALONG SAID EXTENSION AND



ALONG SAID WEST BOUNDARY LINE TO THE SOUTH RIGHT-OF-WAY LINE
OF NW 21°T STREET; THENCE WEST ALONG SAID RIGHT-OF-WAY LINE TO
THE SOUTHERLY EXTENSION OF THE WEST BOUNDARY LINE OF TAX
PARCEL NO. 21414-003-00; THENCE NORTH ALONG SAID EXTENSION AND
ALONG SAID WEST BOUNDARY LINE TO THE SOUTHWESTERLY
RAILROAD RIGHT-OF-WAY LINE OF CSX TRANSPORTATION, INC.;
THENCE NORTHWESTERLY ALONG SAID RIGHT-OF-WAY LINE TO THE
WESTERLY EXTENSION OF THE NORTH BOUNDARY LINE OF TAX PARCEL
NO. 21448-001-00; THENCE EAST ALONG SAID EXTENSION AND SAID
NORTH BOUNDARY LINE, BEING ALSO THE SOUTH BOUNDARY LINE OF
TREE HAVEN REVISED, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK G, PAGE 76, OF THE PUBLIC RECORDS OF
MARION COUNTY, FLORIDA, TO THE SOUTHERLY CORNER OF THE
SOUTHWESTERLY BOUNDARY LINE OF TAX PARCEL NO. 2142-007-001,
BEING THE MOST SOUTHERLY CORNER OF LOT 14, BLOCK G, OF SAID
TREE HAVEN REVISED; THENCE NORTHWESTERLY ALONG THE
SOUTHWESTERLY BOUNDARY LINE OF SAID PARCEL TO THE MOST
WESTERLY CORNER THEREOF ON THE EASTERLY RIGHT-OF-WAY LINE
OF NW 17™ AVENUE; THENCE NORTHEASTERLY ALONG SAID RIGHT-OF-
WAY LINE TO THE SOUTHWEST CORNER OF TAX PARCEL NO. 2142-007-
011; THENCE EAST ALONG THE SOUTH BOUNDARY LINE OF SAID
PARCEL TO THE SOUTHEAST CORNER THEREOF; THENCE NORTHERLY
ALONG THE WEST BOUNDARY LINES OF TAX PARCEL NO.S 2142-007-003,
2142-007-004, 2142-007-005 AND 2142-007-006 TO THE SOUTH RIGHT-OF-
WAY LINE OF NW 28™ PLACE; THENCE NORTHERLY TO THE SOUTHWEST
CORNER OF TAX PARCEL NO. 2142-001-005; THENCE NORTH ALONG THE
WEST BOUNDARY LINE OF SAID PARCEL AND ALONG THE WEST
BOUNDARY LINE OF TAX PARCEL NO. 2142-001-004 TO THE NORTHWEST
CORNER OF PARCEL NO. 2142-001-004 ON THE SOUTH BOUNDARY LINE
OF TAX PARCEL NO. 2142-001-003; THENCE WEST ALONG SAID SOUTH
BOUNDARY LINE TO THE SOUTHWEST CORNER THEREOF ON THE EAST
RIGHT-OF-WAY LINE OF NW 17™ AVENUE; THENCE NORTH ALONG SAID
RIGHT-OF-WAY LINE TO THE NORTHWEST CORNER OF SAID PARCEL NO.
2142-001-003; THENCE EAST ALONG THE NORTH BOUNDARY LINE OF
SAID PARCEL TO THE NORTHEAST CORNER THEREOF ON THE WEST
RIGHT-OF-WAY LINE OF NW MARTIN L KING, JR AVENUE; THENCE SOUTH
ALONG SAID RIGHT-OF-WAY LINE TO THE WESTERLY EXTENSION OF
THE NORTH BOUNDARY LINE OF TAX PARCEL NO. 25226-007-00; THENCE
EAST ALONG SAID EXTENSION AND ALONG SAID NORTH BOUNDARY
LINE AND ALONG THE NORTH BOUNDARY LINE OF TAX PARCEL NO.
25240-000-01 TO THE WESTERLY RIGHT-OF-WAY LINE OF NORTH PINE
AVENUE; THENCE SOUTHEASTERLY TO THE POINT OF BEGINNING.

LESS AND EXCEPT THEREFROM THE FOLLOWING DESCRIBED LANDS:



BEGIN AT THE MOST NORTHERLY CORNER OF TAX PARCEL NO. 25502-
002-00 LYING ON THE SOUTHWESTERLY RAILROAD RIGHT-OF-WAY LINE;
THENCE SOUTHEASTERLY ALONG SAID RIGHT-OF-WAY LINE TO THE
INTERSECTION OF THE EAST BOUNDARY LINE OF TAX PARCEL NO.
25769-000-00; THENCE SOUTH ALONG SAID EAST LINE TO THE
NORTHEAST CORNER OF TAX PARCEL NO. 25781-000-00; THENCE WEST
ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL TO THE
NORTHWEST CORNER THEREOF; THENCE SOUTH ALONG THE WEST
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHWEST CORNER
THEREOF; THENCE EAST ALONG SAID PARCEL TO THE SOUTHEAST
CORNER THEREOF; THENCE SOUTH TO THE NORTHEAST CORNER OF
TAX PARCEL NO. 25785-000-00; THENCE WEST TO THE SOUTHWEST
CORNER OF TAX PARCEL NO. 25769-000-00 ON THE EAST BOUNDARY
LINE OF TAX PARCEL NO. 25773-000-00; THENCE NORTH ALONG SAID
EAST BOUNDARY LINE TO THE NORTHEAST CORNER THEREOF; THENCE
WEST TO THE NORTHWEST CORNER THEREOF ON THE EAST
BOUNDARY LINE OF TAX PARCEL NO. 25770-000-00; THENCE NORTH TO
THE NORTHEAST CORNER OF SAID PARCEL NO. 25770-000-00; THENCE
WEST ALONG THE NORTH BOUNDARY LINE OF SAID PARCEL TO THE
SOUTHERLY EXTENSION OF THE WEST BOUNDARY LINE OF TAX PARCEL
NO. 25478-000-00; THENCE NORTH ALONG SAID EXTENSION AND ALONG
SAID WEST BOUNDARY LINE TO THE NORTHWEST CORNER OF SAID
PARCEL ON THE SOUTH RIGHT-OF-WAY LINE OF NW 17™ LANE; THENCE
WEST ALONG SAID RIGHT-OF-WAY LINE TO THE SOUTHERLY EXTENSION
OF THE EAST BOUNDARY LINE OF TAX PARCEL NO. 25489-000-00;
THENCE NORTH ALONG SAID EXTENSION AND ALONG SAID EAST
BOUNDARY LINE TO THE NORTHEAST CORNER THEREOF ON THE
SOUTH RIGHT-OF-WAY LINE OF NW 18™ STREET; THENCE NORTH TO
THE SOUTHWEST CORNER OF TAX PARCEL NO. 25484-000-00 ON THE
NORTH RIGHT-OF-WAY LINE OF NW 18™ STREET; THENCE NORTH TO
THE NORTHWEST CORNER OF SAID PARCEL; THENCE CONTINUE NORTH
TO THE SOUTHWESTERLY BOUNDARY LINE OF TAX PARCEL NO. 25450-
000-00; THENCE SOUTHEASTERLY ALONG SAID SOUTHWESTERLY
BOUNDARY LINE AND ALONG THE SOUTHWESTERLY BOUNDARY LINE
OF TAX PARCEL NO. 25453-000-00 TO THE SOUTH BOUNDARY LINE OF
SAID PARCEL NO. 25453-000-00; THENCE EAST ALONG SAID SOUTH
BOUNDARY LINE TO THE SOUTHEAST CORNER THEREOF; THENCE
NORTH ALONG THE EAST BOUNDARY LINE OF SAID PARCEL TO THE
SOUTHWESTERLY RAILROAD RIGHT-OF-WAY LINE; THENCE
SOUTHEASTERLY ALONG SAID RIGHT-OF-WAY LINE TO THE POINT OF
BEGINNING.
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Appendix C -
Field Survey Results



Appendix C, Field Survey and Photographic Evidence of Blighting Factors

Indicator F.S 163.340 (8)

Deterioration of Site and Other Improvements

The presence of a significant number of deteriorated structures, sites and other
improvements is readily apparent to business interests, including developers, lenders,
potential new residents and people traveling through the proposed CRA. These
represent a lack of private investment in maintenance and upkeep, a serious problem in
maintaining property values and a major impediment to private redevelopment and new
development.

Under this indicator, Florida case law defines the term “structures,” as used in the
Community Redevelopment Act, is not limited to buildings. It includes transportation
infrastructure, parking lots, power (utility line and boxes, etc), water and wastewater
systems, fences, poles and signs necessary to economic activity. Deterioration of site
and other improvements is evidenced by an accumulation of dumped household
appliances and furniture, tires, construction materials, deteriorating pavement and
horticultural overgrowth. Standing water in the streets, as well as soil, on the depressed
portions of lots reflects site deterioration.

Major corridors within the proposed CRA have been improved and are adequate for
vehicular traffic. A number of collector streets and neighborhood roadways, however,
lack continuous sidewalks, paved shoulders, curbs, gutters and catch basins. A lack of
sidewalk connectivity, intermittent gaps in pavement or absence of sidewalk result in an
inconsistent network of facilities rendering surfaces that are not usable by pedestrians,
especially the disabled.

Marion County Property Appraiser data does not directly identify or rate the site
characteristics highlighted above. Deteriorating and deteriorated commercial and
residential structures were identified through a windshield and pedestrian survey from
the right-of-way. For the purpose of establishing an objective determination of the
condition of sites and structures, each parcel photographed was externally inspected.
The deteriorating structures were evaluated according to two criteria: deteriorating and
deteriorated. The primary characteristics observed to identify and note deteriorating
and deteriorated conditions were: exterior roofs, door/windows, foundation, pavement,
sign, fence, and overgrowth.

Deteriorating structures show multiple signs of deterioration. These properties exhibit
worn roofs; missing tiles or shingles; several roof patches, at least one boarded up or
broken window or door; littered properties; overgrown grass; faded paint; rust; ponding
of water; broken and falling fences, cracked sidewalks and walkways.



Deteriorated structures are in severe decline such that rehabilitation may be
impracticable or not economically feasible. Observed from the right-of-way, a
deteriorated structure is one that is not safe for occupation; exhibits structural damage;
more than one window or door is boarded up; exterior paint has eroded, exposing
stucco and cracks; rotted wood and/or property abandonment.

Photographic evidence obtained during fieldwork of this indicator, and other criteria are
is given below:

Neighborhoods:

Deteriorated Structure Deteriorated Structure, Boarded
Windows and Doorways, Sagging Roof

Deteriorated Structure, Boarded Deteriorated Site and Structure
Windows and Doorways



Deteriorated Structure, Broken Fence Deteriorated Structure, Multiple Holes in
Roof, Broken Windows & Doors,
Overgrown Lot

Deteriorating Structure, Eroding Facade Deteriorating Structure, Eroding Facade

Deteriorated Site, Vacant Lot, Absence of Sidewalks, Lack of Curb or
Overgrowth, Dumping Gutter
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Deteriorated Structure, Narrow Right-of- Deteriorating Pavement, Lack of Curb or
Way, Overgrowth Gutter

Inadequate Street Layout, Narrow Right- Unsafe and Unsanitary Overgrowth
of-Way, Faulty Lot Layout

Unsafe and Unsanitary Overgrowth, Unsafe and Unsanitary Overgrowth,
Littering Dumping, Littered Lot



Unsafe and Unsanitary Overgrowth,
Littered Lot

o - T
- R N

—

Unsafe and Unsanitary, Dumping Unsafe and Unsanitary, Outdoor
Accumulation of Household Items

Deteriorated Structure, Multiple Boarded Deteriorating Structure
Windows and Doorways



Narrow Right-of-Way, Faulty Lot Layout

Intermittent Gaps in Curbing, Absence of Broken Sidewalk and Curbing
Sidewalk and Gutters



Corridors:

Deteriorating Structure, Storage Center, Deteriorated Sign
Overgrowth

Deteriorating Structure, Eroding Facade, Outdated, Vacant Office Park
Outdated Structure, Deteriorating Parking
Lot



Deteriorating Structure, Rust Visible on Vacant, Deteriorating Structure
Roof

=

Deteriorating Structure, Eroding Facade Vacant, Deteriorating Site and Structure



Deteriorating, Outdated Plaza, Eroding
Facade

=’ .
St ey
e Pl VO -

Deteriorating Pavement, Deteriorating

Vacant Site, Parking Overflow
Facade

Deteriorating Site, Unsafe Brick Pavers in
Right-of-Way
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Deteriorating Site, Deteriorating Parking Deteriorated Parking Lot on State Road
Lot and Lighting 40

Deteriorating Structure, Parking and Vacant, Deteriorating Site on State Road
Access Issues 40

Deteriorating Site, Deteriorating Faulty Lot Layout, Narrow Access
Pavement, Unsafe and Unsanitary
Overgrowth on State Road 200
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Dumping and Littering

- S

Deteriorating Sign, Overgrowth on State
Road 40
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1.0 INTRODUCTION

1.1 Overview and Specific Authority. Section 4, Article VI, of the Florida
Constitution, requires a just valuation of all real property for ad valorem taxation, with
certain exceptions. Section 1(d), Article VIII, of the Florida Constitution, provides for
the voters of each county to elect a Property Appraiser every four years. Florida
Property Appraisers have the statutory responsibility to list and appraise all real
property in each county each year for purposes of ad valorem taxation. The Florida
Department of Revenue is a state administrative agency with the statutory
responsibility of general supervision of the assessment and valuation of real property
for purposes of ad valorem taxation. The functions of Property Appraisers and the
Department of Revenue are distinct and separate. Sections 195.062(1), 195.002(1),
and 195.032, Florida Statutes, contain a requirement for the Department of Revenue
to develop and promulgate real property appraisal guidelines to aid and assist Florida
Property Appraisers in the performance of their valuation responsibilities. These
statutes describe the specific authority and legislative intent for the development and
promulgation of these real property appraisal guidelines, as well as the scope of their
legislatively intended use.

Section 195.062(1), Florida Statutes, states the following: “The department shall
prepare and maintain a current manual of instructions for property appraisers and
other officials connected with the administration of property taxes. This manual shall
contain all:

(@) Rules and regulations.
(b) Standard measures of value.
(c) Forms and instructions relating to the use of forms and maps.

Consistent with section 195.032, the standard measures of value shall be adopted in
general conformity with the procedures set forth in section 120.54, but shall not have
the force or effect of such rules and shall be used only to assist tax officers in the
assessment of property as provided by section 195.002.”

Section 195.002(1), Florida Statutes, states the following: “The Department of
Revenue shall have general supervision of the assessment and valuation of property
so that all property will be placed on the tax rolls and shall be valued according to its
just valuation, as required by the constitution. It shall also have supervision over tax
collection and all other aspects of the administration of such taxes. The supervision of
the department shall consist primarily of aiding and assisting county officers in the
assessing and collection functions, with particular emphasis on the more technical
aspects. In this regard, the department shall conduct schools to upgrade assessment
skills of both state and local assessment personnel.”

Section 195.032, Florida Statutes, states the following: “In furtherance of the

requirement set out in section 195.002, the Department of Revenue shall establish and
promulgate standard measures of value not inconsistent with those standards
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provided by law, to be used by property appraisers in all counties, including taxing
districts, to aid and assist them in arriving at assessments of all property. The
standard measures of value shall provide guidelines for the valuation of property and
methods for property appraisers to employ in arriving at the just valuation of particular
types of property consistent with sections 193.011 and 193.461. The standard
measures of value shall assist the property appraiser in the valuation of property and
be deemed prima facie correct, but shall not be deemed to establish the just value of
any property. However, the presumption of correctness accorded an assessment
made by a property appraiser shall not be impugned merely because the standard
measures of value do not establish the just value of any property.”

Section 193.011, Florida Statutes, contains the eight factors (see section 2.1.2) that
Property Appraisers shall consider in arriving at just valuation as required by the
Florida Constitution, and Section 193.461, Florida Statutes, pertains to classified use
of agricultural property. In the standard measures of value section of the manual of
instructions referenced above, there are four components: 1) the tangible personal
property appraisal guidelines; 2) the classified use guidelines for agricultural property;
3) the real property appraisal guidelines; and 4) the real property market area
guidelines. The first two of these four documents have been recently updated by the
Department of Revenue, and this document is the real property appraisal guidelines.
The last of these four documents, the real property market area guidelines, is planned
for development after promulgation of the real property appraisal guidelines.

1.2 Statutory Focus on the Mass Appraisal Process. Section 193.023(3), Florida
Statutes, states the following: “In revaluating property in accordance with constitutional
and statutory requirements, the property appraiser may adjust the assessed value
placed on any parcel or group of parcels based on mass data collected, on ratio
studies prepared by an agency authorized by law, or pursuant to regulations of the
Department of Revenue.” Section 195.095(2), Florida Statutes, refers to “mass data
reappraisals” in the context of Property Appraisers contracting with persons or firms for
assessment services. These statutory references to “mass data collected,” “ratio
studies,” and “mass data reappraisals” reflect legislative recognition that the valuation
activities of Florida Property Appraisers should be focused on the mass appraisal
process. See sections 2.2 and 2.3 for additional information on the applicability of
mass appraisal.

1.3 Description of Guidelines. The term “guideline” is defined as an indication or
outline of policy or conduct. Section 195.062(1), Florida Statutes, states that these
real property appraisal guidelines shall not have the force or effect of administrative
rules.  Therefore, these guidelines are not rules as defined by the Florida
Administrative Code, and it is not the intent of the Department of Revenue for these
guidelines to be interpreted as rules. Other than the applicable provisions of Florida
law, manual of instructions, and regulatory requirements, the use of these guidelines is
left to the discretion of Property Appraisers.

There is considerable latitude for implementing these real property appraisal

guidelines. They are not meant to infringe on the administrative processes necessary
to perform the annual real property appraisal process in substantial compliance with
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Florida law, administrative rules, and regulatory requirements. There are different
ways to achieve valid just valuations of real property without violating generally
accepted appraisal methods. The required scope of the components of the appraisal
process will vary among the diverse real property markets within Florida's 67 counties.
It is recognized that resources (e.g., availability of information, equipment, and
personnel) differ among Florida counties and may affect how the appraisal process is
specifically applied. However, other factors being equal, general application of these
guidelines in Florida counties having different market situations and different resources
should yield substantially similar results.

1.4 Purposes of These Guidelines. There are three purposes of these real
property appraisal guidelines: 1) to aid and assist Florida Property Appraisers in
determining just valuations of real property for ad valorem tax purposes; 2) to promote
and help facilitate the accuracy and equity of just valuations of real property for ad
valorem tax purposes, both within and between counties; and 3) to meet the Florida
Department of Revenue’s statutory obligation to aid and assist Florida Property
Appraisers by promulgating appraisal guidelines as referenced in Sections 195.062(1),
195.002(1), and 195.032, Florida Statutes.

1.5 Intended Users of These Guidelines. Based on the provisions in Sections
195.062(1), 195.002(1), and 195.032, Florida Statutes, the primary intended users of
these real property appraisal guidelines are Florida Property Appraisers and their staff.
Secondary users of these guidelines may include taxpayers, other government
agencies, and other interested parties. See sections 1.6, 1.7, and 1.8 below.

1.6 Intended Uses of These Guidelines. The primary intended use of these real
property appraisal guidelines is for Florida Property Appraisers and their staff to use
them as a training document and as aid and assistance to enhance the accuracy and
equity of just valuations of real property, both within and between counties, for ad
valorem tax purposes. Subject to the provisions and limitations specified in sections
1.7 and 1.8, the secondary intended use is for both primary and secondary users to
consider these guidelines as a source of basic knowledge and understanding of real
property appraisal for ad valorem tax purposes in the State of Florida.

1.7 Uses For Which These Guidelines Are Not Intended. These real property
appraisal guidelines were not developed and are not intended to be used as the
complete reference source on any of the following or similar subjects: valuation theory,
approaches, methods, or procedures; assessment administration; or applicable
provisions of Florida law, manual of instructions, or regulatory requirements. Further,
these guidelines were not developed and must not be used as the basis for the legal
rights and responsibilities of participants in the real property appraisal process for ad
valorem tax purposes in the State of Florida.

1.8 Organization and Content of These Guidelines. In order to facilitate
relevance and understandability, much of this document is organized around the
annual real property mass appraisal process as influenced by the applicable
provisions of Florida law, manual of instructions, and regulatory requirements. This
document is organized into 16 sections addressing the background knowledge and
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steps for producing just valuations of real property in substantial compliance with
Florida law, administrative rules, and regulatory requirements. These guidelines are
not intended to replicate existing textbooks on real property appraisal and, therefore,
do not contain all of the knowledge required by the primary intended users. This
document should be used in conjunction with other applicable sources of professional
knowledge.

1.9 Sources of Information and Expertise for These Guidelines. The footnotes
and addendum to this document reference the primary sources of published
information, from both the appraisal and legal perspectives, used to develop these
guidelines. The reference to information from a particular source does not imply that
all information from such source is applicable to the appraisal of real property for ad
valorem tax purposes in the State of Florida. Other sources of information considered
in the development of these guidelines include the following: 1) professional
consultants hired by the Department of Revenue; 2) the Property Tax Administration
Task Force (included representatives of a wide variety of Florida stakeholders); 3)
Florida taxpayers and their representatives; 4) Florida Property Appraisers and their
representatives; and 5) Department of Revenue appraisal staff and legal staff.

1.10 Other Sources of Appraisal Guidance. Florida Property Appraisers may use
other sources of appraisal guidance such as Standard 6 on Mass Appraisal of the
Uniform Standards of Professional Appraisal Practice (USPAP), published by the
Appraisal Foundation, but only to the extent that such other sources do not conflict
with Florida law, manual of instructions, and regulatory activities. Users of USPAP
Standard 6 are cautioned that parts of that standard apply only to the mass appraisal
of personal property or only to the mass appraisal of real property for purposes other
than ad valorem taxation. The distinction between the mass appraisal of real property
for ad valorem purposes and for other purposes is relevant because the USPAP
Jurisdictional Exception may apply to several sections of Standard 6 and because the
mass appraisal reporting provisions within Standard 6 are different for mass appraisals
done for ad valorem tax purposes.!

2.0 FOUNDATIONS OF MASS APPRAISAL IN FLORIDA

21 Legal and Regulatory Foundations. Since the annual real property appraisal
process in the State of Florida for ad valorem tax purposes is necessarily a
governmental function, this process has foundations in Florida law, administrative
rules, and regulatory activities.

211 Florida Constitution. The Florida Constitution is an organized system of
fundamental principles for the government of the state; it is of a permanent and
general nature and originates from the people rather than from the Legislature.
Section 1(d), Article VIII, of the Florida Constitution, provides for the voters of each
county to elect a Property Appraiser every four years. Section 4, Article VII, of the

! Appraisal Standards Board, Uniform Standards of Professional Appraisal Practice, 2002 Edition
(Washington, DC: The Appraisal Foundation, 2002), pages 45 and 52.



Florida Constitution, requires a just valuation of all real property for ad valorem
taxation.

21.2 Florida Statutes. The Florida Statutes are a permanent collection of state
laws organized by subject area into a code made up of titles, chapters, parts, and
sections. Chapters 192, 193, and 195, Florida Statutes, contain provisions relevant to
the development and use of these real property appraisal guidelines. As described in
section 1.1 of this document, Sections 195.062(1), 195.002(1), and 195.032, Florida
Statutes, provide the specific authority and legislative intent for the development and
use of these guidelines. Section 193.011, Florida Statutes, provides direction to
Florida Property Appraisers for the just valuation of real property for ad valorem tax
purposes; this section is presented below in its entirety.?

“Factors to consider in deriving just valuation.--In arriving at just valuation as
required under s. 4, Art. VII of the State Constitution, the property appraiser shall take
into consideration the following factors:

(1) The present cash value of the property, which is the amount a willing purchaser
would pay a willing seller, exclusive of reasonable fees and costs of purchase, in cash
or the immediate equivalent thereof in a transaction at arm's length;

(2) The highest and best use to which the property can be expected to be put in the
immediate future and the present use of the property, taking into consideration any
applicable judicial limitation, local or state land use regulation, or historic preservation
ordinance, and considering any moratorium imposed by executive order, law,
ordinance, regulation, resolution, or proclamation adopted by any governmental body
or agency or the Governor when the moratorium or judicial limitation prohibits or
restricts the development or improvement of property as otherwise authorized by
applicable law. The applicable governmental body or agency or the Governor shall
notify the property appraiser in writing of any executive order, ordinance, regulation,
resolution, or proclamation it adopts imposing any such limitation, regulation, or
moratorium;

(3) The location of said property;
(4) The quantity or size of said property;

(5) The cost of said property and the present replacement value of any improvements
thereon;

(6) The condition of said property;

(7) The income from said property; and

2 This statute requires the Property Appraiser to consider each of these eight criteria, but it does not
necessarily require the Property Appraiser to use any particular criteria. These criteria are to be
considered, but need not be used, by the Property Appraiser in just valuations of real property. See
Bystrom v. Whitman, 488 So.2d 520, 521 (Fla. 1986).




(8) The net proceeds of the sale of the property, as received by the seller, after
deduction of all of the usual and reasonable fees and costs of the sale, including the
costs and expenses of financing, and allowance for unconventional or atypical terms of
financing arrangements. When the net proceeds of the sale of any property are
utilized, directly or indirectly, in the determination of just valuation of realty of the sold
parcel or any other parcel under the provisions of this section, the property appraiser,
for the purposes of such determination, shall exclude any portion of such net proceeds
attributable to payments for household furnishings or other items of personal property.”

The weight given to each of these factors is left to the discretion of Property
Appraisers.®  The addendum to this document contains descriptions of Florida case
law applicable to each of the eight factors listed above. Other relevant statutes are
presented elsewhere in this document where appropriate.

21.3 Florida Administrative Code. The Florida Administrative Code is a
compilation of the rules and regulations of state agencies that have been filed with the
Department of State pursuant to the provisions of Chapter 120, Florida Statutes.
Section 195.027(1), Florida Statutes, requires the Department of Revenue to prescribe
rules and regulations for Property Appraisers, who must substantially comply with
these rules and regulations. Chapter 12D, Florida Administrative Code, pertains to the
administration of the ad valorem property tax.

214 Florida Case Law. Florida lawsuits over the issue of property valuation for ad
valorem tax purposes sometimes result in legal decisions known as case law. Florida
case law may offer useful guidance for the just valuation of real property for ad
valorem tax purposes in the State of Florida. Applicable Florida case law is addressed
and footnoted where appropriate within this document. Additionally, the addendum to
this document contains descriptions of Florida case law applicable to each of the eight
factors which Property Appraisers must consider in the just valuation of real property.
These case law discussions are summaries of court rulings. Care should be taken to
consult the actual cases, along with legal advice where necessary, in their application.

215 The Florida Real Property Appraisal Guidelines. These guidelines
supersede previous real property appraisal guidelines other than classified use real
property guidelines. This document is intended by statute to provide aid and
assistance to Florida Property Appraisers for producing annual just valuations of real
property in substantial compliance with Florida law, administrative rules, and
regulatory requirements. Also, see sections 1.5, 1.6, 1.7, and 1.8. These guidelines
are advisory. By Florida law they are not intended to be binding or determinative, nor
should they be so interpreted. Other than the applicable provisions of Florida law,
manual of instructions, and regulatory requirements, the use of these guidelines is left
to the discretion of Property Appraisers.

3 See Valencia Center Inc. v. Bystrom, 543 So.2d 214 (Fla. 1989). Also, see Bystrom v. Bal Harbour
101 Condominium Association, Inc., 502 So.2d 1312 (Fla. 3d DCA 1987).




2.2 Comparison of Single-Property Appraisal and Mass Appraisal. Single-
property appraisal is the valuation of an individual property as of a specified date.
Mass appraisal is the valuation of groups of properties as of a specified date, using
standardized procedures and statistical testing.* Single-property appraisal and mass
appraisal are similar and follow a similar process; they differ primarily in scope and
quality control. “Both mass and single-property appraisal are exercises in applied
economic analysis. They represent logical, systematic methods for collecting,
analyzing, and processing data to produce intelligent, well-reasoned value estimates.™
Through the use of computers, many single-property appraisal techniques may be
used effectively within the mass appraisal process and vice versa.

Mass appraisal has an organizational context since teams of people are generally
required to complete a mass appraisal project. Mass appraisal for ad valorem tax
purposes is concerned with equity of values and systematically considers the just
values of other property within groups for equity reasons, subject to variation in
property characteristics within such groups. Since the just valuations of real property
for ad valorem tax purposes in the State of Florida are generally performed using the
mass appraisal process, these guidelines are focused on the real property mass
appraisal process. Also, see the discussion on legislative recognition in section 1.2.
However, at their discretion and depending upon the circumstances and available
resources, Florida Property Appraisers may use single-property appraisal techniques
for individual properties. The methods and procedures in these guidelines are also
generally applicable to single-property appraisal of real property for ad valorem tax
purposes in the State of Florida. The references to single-property appraisal in this
document are for informational purposes only and do not imply and must not be
interpreted as the Department’s specific recommendation for the use of single-property
appraisal for purposes of ad valorem taxation.

2.3 History and Evolution of Mass Appraisal. Mass appraisal started in the
United States in the 1920s, and continues to evolve.’ The following excerpts from a
recent mass appraisal handbook provide a useful perspective on the current state of
mass appraisal as viewed from both within and outside the ad valorem appraisal
profession.

“There has long existed a dichotomy within the appraisal profession: essentially the
partitioning of the appraisal worldview between mass appraisal and single-property
appraisal. Both disciplines, to some extent, have been myopic with respect to the
techniques and perspectives of the other. In many ways, this partitioning inhibits the
transference of knowledge between the two. Assessment practitioners, charged with
the simultaneous valuation of thousands of commercial and residential properties,
have had to develop perspectives and techniques that enable them to process myriad
data points into a reasonable and defensible framework. Conversely, fee appraisers
have traditionally focused on fewer data points to develop their estimates of value.

4 International Association of Assessing Officers, Mass Appraisal of Real Property (Chicago:
International Association of Assessing Officers, 1999), page 12.

5 Ibid, page 13.
6 Ibid, pages 24-27.



There is clear evidence that the roles of the two disciplines are rapidly converging with
the integration of statistical techniques and data availability.”

“Assessment practitioners were among the very first to realize the benefits and
potentials of technology, and the first to embrace it, as much out of necessity as
desire. Technology became the bridging mechanism, allowing for the timely and
accurate valuation of the assessment database, often totaling hundreds of thousands
of properties. Assessment practitioners made significant advances in computer-
assisted mass appraisal (CAMA) in the 1970s and 1980s, technologies that are now
referred to in the field as automated valuation models, and they continue to be leaders
in the field through innovative and ever more accurate valuation methodologies. In
addition, they have also made significant advances in other related areas such as
public databases and cadastral mapping/GIS.”

“The need for mass appraisal techniques in the private sector has never been more
prevalent. Current uses range from instantaneous property valuations for lending
purposes to portfolio valuations for asset management.” ’

24 The Four Forces That Influence Real Property Value. There are four
interactive forces that generally influence real property value. These are
legal/regulatory, physical/environmental, economic, and social forces. These four
forces provide a useful analytical framework for data collection and analysis, highest
and best use considerations, valuation applications, and quality assurance. The
combined influence of these four forces is reflected in real property market activities
such as land sales, improved sales, rentals, new subdivisions of land, new
construction, renovation, maintenance, demolition, annexations, and changes in
zoning or future land use classifications.

241 Legal/Regulatory Forces. These forces include items such as zoning codes,
future land use classifications, and building codes.

2.4.2 PhysicallEnvironmental Forces. These forces include significant natural or
man-made features that characterize a geographic area. Examples of these forces
include the following: land uses; bodies of water; public improvements such as roads;
building type and quality; and building age and condition.

24.3 Economic Forces. Economic forces include items such as employment,
personal income trends, and business revenue and earnings. Economic influences on
real property value are revealed in the costs, prices, rents, and expenses paid for real
property.

244 Social Forces. Social forces are reflected in market transactions through the
perceptions, expectations, and preferences of market participants. Social influences
on real property value are revealed in the costs, prices, and rents paid for real
property.

! Appraisal Institute, A Guide to Automated Valuation Modeling (Chicago: Appraisal Institute, 2000),
Preface.



2.5 Education and Training of Assessment Personnel. The proper education
and training of personnel involved in the real property mass appraisal process is
essential to a reliable mass appraisal system. Ideally, training programs would be
tailored to the needs of each function within the process. Within each local jurisdiction,
it is desirable to have widespread knowledge of Florida law, manual of instructions,
and real property mass appraisal processes and procedures. “Each appraiser must
continuously improve his or her skills to remain proficient in mass appraisal.”®

3.0 IMPORTANT DEFINITIONS AND CONCEPTS

3.1 Important Definitions. This section is not intended to represent a complete
glossary of related terms, but rather is intended to include those most applicable.

3.11 Ad Valorem Tax. An ad valorem tax is one based on the value of property.
Ad valorem is a Latin term meaning “according to value.”

3.1.2 Assessment Roll. For purposes of these guidelines, an assessment roll is a
systematic listing of information pertaining to the just valuation of all real property
within each county in the State of Florida for purposes of ad valorem taxation.

3.1.3 Real Property. Section 192.001(12), Florida Statutes, defines real property
as: “land, buildings, fixtures, and all other improvements to land.” See section 5.1.

3.1.4 Personal Property. Section 192.001(11), Florida Statutes, defines personal
property as being divided into the following four categories: 1) household goods, 2)
intangible personal property, 3) inventory, and 4) tangible personal property.
Generally, personal property is property other than real property. See section 5.1.

3.1.5 Just Value. Rule 12D-1.002(2), Florida Administrative Code, defines just
value as: “The price at which a property, if offered for sale in the open market, with a
reasonable time for the seller to find a purchaser, would transfer for cash or its
equivalent, under prevailing market conditions between parties who have knowledge
of the uses to which the property may be put, both seeking to maximize their gains and
neither being in a position to take advantage of the exigencies of the other.”

3.1.6 Fair Market Value. The Florida Supreme Court has ruled that just value and
fair market value are legally synonymous, and that fair market value is defined as:
“The amount a purchaser willing but not obliged to buy, would pay to one willing but
not obliged to sell.”®

8 Appraisal Standards Board, Uniform Standards of Professional Appraisal Practice, 2002 Edition
(Washington, DC: The Appraisal Foundation, 2002), page 45.

9 See Walter v. Schuler, 176 So.2d 81 (Fla. 1965). In situations where value definition is an issue, this
definition prevails over any other definition, including that in section 3.1.5 above.




3.1.7 Market Value. The two preceding sections contain legal definitions specific to
Florida. Included here for informational purposes only, the following is a current
economic definition of market value used by federally regulated financial institutions:
“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 knowedgeably, 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