
UNITED STATES DISTRICT COURT 
MIDDLE DISTRICT OF FLORIDA 

TAMPA DIVISION 
 

SECURITIES AND EXCHANGE      
COMMISSION,  
       
 Plaintiff,           
     
v.      Case No. 8:20-cv-00325-MSS-MRM  
        
BRIAN DAVISON;        
BARRY M. RYBICKI;       
EQUIALT LLC;        
EQUIALT FUND, LLC;       
EQUIALT FUND II, LLC;       
EQUIALT FUND III, LLC;       
EA SIP, LLC;         

 
Defendants, and       
 

128 E. DAVIS BLVD, LLC, et al.,  
     

Relief Defendants. 
_________________________________/ 
 

RECEIVER’S VERIFIED UNOPPOSED MOTION TO APPROVE 
PRIVATE SALE OF REAL PROPERTY —  

110 HICKORY HAMMOCK ROAD, LAKE WALES, FLORIDA 

Burton W. Wiand, as Receiver over the assets of the above-captioned 

Corporate Defendants and Relief Defendants,1 moves the Court to approve the 

 
1 The (“Receiver” and the “Receivership” or “Receivership Estate”) has been expanded 
to include not only the Corporate and Relief Defendants but also the following entities: 
EquiAlt Qualified Opportunity Zone Fund, LP; EquiAlt QOZ Fund GP, LLC; EquiAlt Secured 
Income Portfolio REIT, Inc.; EquiAlt Holdings LLC; EquiAlt Property Management LLC; and 
EquiAlt Capital Advisors, LLC. See Doc. 184, at 6–7. See also, Doc. 284. 
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sale of real property located at 110 Hickory Hammock Road, Lake Wales, 

Florida 33859 (the “Property”). The buyers of the Property are Tracy Sempert 

and Lisa Barrett (the “Buyer”), and the purchase price is $185,000. A copy of 

the Purchase and Sale Agreement is attached as Exhibit 1 (the “Contract”). 

Selling the Property in the manner described in this motion will result in a fair 

and equitable recovery for the Receivership Estate. 

BACKGROUND 

At the request of the Securities and Exchange Commission (“SEC”), the 

Court appointed the Receiver on February 14, 2020, and directed him, in 

relevant part, to “[t]ake immediate possession of all property, assets and 

estates of every kind of the Corporate Defendants and Relief Defendants,” 

which includes “all real property of the Corporate Defendants and Relief 

Defendants, wherever situated, and to administer such assets as is required in 

order to comply with the directions contained in this Order.” Doc. 6 (the 

“Order”) at 73, ¶ 1. The Court also ordered that “[t]itle to all property, real or 

personal, all contracts, rights of action and all books and records of the 

Corporate Defendants and Relief Defendants and their principals wherever 

located within or without this state, is vested by operation of law in the 

Receiver.” Doc. 6 at 77, ¶ 17.  

The Order also directs the Receiver to “[m]ake or authorize such 

payments and disbursements from the funds and assets taken into control, or 
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thereafter received by the Receiver, and incur, or authorize the incurrence of, 

such expenses and make, or authorize the making of, such agreements as may 

be reasonable, necessary, and advisable in discharging the Receiver’s duties.” 

Doc. 6 at 75, ¶ 8.  

The Procedures Applicable to Sales of Real Property 

The procedures applicable to private sales of receivership real estate are 

set forth in 28 U.S.C. § 2001(b) (“Section 2001(b)”) 2: 

After a hearing, of which notice to all interested parties shall be 
given by publication or otherwise as the court directs, the court 
may order the sale of such realty or interest or any part thereof at 
private sale for cash or other consideration and upon such terms 
and conditions as the court approves, if it finds that the best 
interests of the estate will be conserved thereby. Before 
confirmation of any private sale, the court shall appoint three 
disinterested persons to appraise such property or different groups 
of three appraisers each to appraise properties of different classes 
or situated in different localities. No private sale shall be 
confirmed at a price less than two-thirds of the appraised value. 
Before confirmation of any private sale, the terms thereof shall be 
published in such newspaper or newspapers of general circulation 
as the court directs at least ten days before confirmation. The 
private sale shall not be confirmed if a bona fide offer is made, 
under conditions prescribed by the court, which guarantees at 
least a 10 per centum increase over the price offered in the private 
sale.  

28 U.S.C. § 2001(b).  

 
2  Section 2001(b) governs here because this is a private sale of real property and because 
28 U.S.C. §§ 2001(a) and 2004 deal with public auctions and personal property, respectively.   
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The Receiver can move the Court to waive strict compliance with these 

procedures, but as explained below, the Receiver has substantially and 

materially complied with the statute. 

The Property, the Receiver’s Marketing Efforts, 

 and the Proposed Sale 

EquiAlt Fund, LLC, a Receivership entity, owned the Property until the 

Order appointed the Receiver, who took title to the Property. The Property was 

purchased with scheme proceeds — i.e., money contributed to the scheme by 

victim investors. The Property is a single-family home that is approximately 

1300 square feet and includes three bedrooms and one bathroom. The Buyer of 

the Property is the long-term tenant who has been very interested in 

purchasing the Property for over a year. In response to the Buyer’s interest, 

the Receiver’s team ran comps for the Property to determine the sales price of 

$185,000.   

In determining whether to accept the sale price of $185,000, the Receiver 

considered a number of factors that made this price more appealing.  First, by 

selling to the existing tenant, the Receiver would avoid all sales efforts and 

related costs and commissions. This provides a significant savings to the 

Receivership. Second, the property has not been renovated or updated by the 

Receivership for many years.  Prior to any sale through the Receivership, for 

example, through auction, the Receivership would incure “make ready” 
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expenses that include repairs to the septic tank, pumphouse shed and drywall 

replacement related to mold mitigation.  These repairs are being required by 

the Buyer’s lender and will exceed $16,000 at the Buyer’s expense.  “Make 

ready” would also typically include painting and landscaping at additional 

expense. All of these costs would exceed $20,000.  Thus, in the Receiver’s 

judgment accepting the existing tenant’s purchase offer is in the best interest 

of the Receivership both in terms of economy and efficiency.  

The Receiver has determined that selling the Property in the manner 

described in this motion is in the best interest of the Receivership. The sale 

price described in this motion is, in the Receiver’s opinion, the most beneficial 

to the Receivership Estate and the long-term tenants. 

In compliance with Section 2001(b), the Receiver obtained valuations 

from three disinterested sources (collectively, the “Valuations”), which are 

attached as Exhibits 2–4. Exhibits 2, 3, and 4 estimate the value of the 

Property at $200,000; $225,000; and $230,000 respectively. See Ex. 2; Ex. 3; 

and Ex. 4.3 The Valuations’ average total value for the Property is $218,000. 

These prices did not consider the over $20,000 of sale and presale expenses 

avoided by the Receiver. 

 
3 Between the time that the Receiver’s team ran comps on the Property and the 

full execution of the Contract and the filing of this motion, several newer properties 
in the neighborhood sold increasing the BPOs used herein.  
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The sale price of $185,000 was in line with comps obtained by the 

Receiver’s team at the time of negotiations with the Buyer. The sale of the 

Property would constitute a $185,000 gross recovery for the Receivership 

Estate. In compliance with Section 2001(b), the sale price of $185,000 is 

substantially greater than two-thirds of the average of the Valuations. 

The Property is free of any significant liens or encumbrances, such as a 

mortgage. Should any administrative liens be discovered during a title search, 

they will be resolved routinely at closing. 

Section 2001(b) Publication 

To satisfy the publication requirement of Section 2001(b), the Receiver 

will publish the terms of the sale in The Lakeland Ledger, which is regularly 

issued and of general circulation in the district where the Property is located. 

A copy of the notice of sale is attached as Exhibit 5, which will be published 

shortly after this motion is filed. Pursuant to Section 2001(b), after the 10-day 

statutory window for “bona fide offers” has elapsed, the Receiver will advise 

the Court whether he received any such offer and appropriate steps in response 

thereto. Absent such an offer, the Receiver submits that approval of the 

proposed sale pursuant to the Order and Section 2001(b) is commercially 

reasonable, fair and equitable, and will ensure a cost-effective recovery for the 

ultimate benefit of the Receivership Estate. 
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ARGUMENT 

The Court’s power to supervise an equity receivership and to determine 

the appropriate actions to be taken in the administration of the receivership is 

extremely broad. S.E.C. v. Elliott, 953 F.2d 1560, 1566 (11th Cir. 1992); S.E.C. 

v. Hardy, 803 F.2d 1034, 1038 (9th Cir. 1986). The Court’s wide discretion 

derives from the inherent powers of an equity court to fashion relief. Elliott, 

953 F.2d at 1566; S.E.C. v. Safety Finance Service, Inc., 674 F.2d 368, 372 (5th 

Cir. 1982). A court imposing a receivership assumes custody and control of all 

assets and property of the receivership, and it has broad equitable authority to 

issue all orders necessary for the proper administration of the receivership 

estate. See S.E.C. v. Credit Bancorp Ltd., 290 F.3d 80, 82-83 (2d Cir. 2002); 

S.E.C. v. Wencke, 622 F.2d 1363, 1370 (9th Cir. 1980). The court may enter 

such orders as may be appropriate and necessary for a receiver to fulfill his 

duty to preserve and maintain the property and funds within the receivership 

estate. See, e.g., Official Comm. Of Unsecured Creditors of Worldcom, Inc. v. 

S.E.C., 467 F.3d 73, 81 (2d Cir. 2006). Any action taken by a district court in 

the exercise of its discretion is subject to great deference by appellate courts. 

See United States v. Branch Coal, 390 F.2d 7, 10 (3d Cir. 1969). Such discretion 

is especially important considering that one of the ultimate purposes of a 

receiver’s appointment is to provide a method of gathering, preserving, and 

ultimately liquidating assets to return funds to creditors. See S.E.C. v. Safety 
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Fin. Serv., Inc., 674 F.2d 368, 372 (5th Cir. 1982) (court overseeing equity 

receivership enjoys “wide discretionary power” related to its “concern for 

orderly administration”) (citations omitted). 

Given these principles, the Court should approve the proposed sale for 

at least four reasons. First, the Receiver is complying with Section 2001(b). 

Specifically, he obtained the Valuations, and the total sale price is comparable 

to the range of the estimates disclosed in those valuations. See Exs. 2–4. 

Section 2001(b) provides that “[n]o private sale shall be confirmed at a price 

less than two-thirds of the appraised value” — here, $145,500 based on the 

average of the Valuations. The $185,000 sale price for the Property is well 

above that amount. The Receiver will arrange for the terms of the proposed 

sale to be published in The Lakeland Ledger. See Ex. 5. If no one objects to this 

motion or submits a “bona fide offer” pursuant to Section 2001(b), to conserve 

resources, the Receiver asks that the Court grant the motion without a 

hearing. 

Second, as noted above, the sale price represents a gross recovery of 

$185,000 for the benefit of the Receivership Estate, and ultimately its 

creditors, including the victim investors. Third, the Receiver’s independent 

evaluation of the transaction demonstrates that it is commercially reasonable. 

The Receiver is not aware of any other association between the Receivership 

and the Buyer. As such, this is an arm’s-length transaction. Fourth, the 
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existence of a ready-and-willing buyer ensures an efficient and cost-effective 

recovery for the Receivership Estate, and in the Receiver’s opinion, the sale 

price is at or near the maximum price that can be anticipated for the sale of 

the Property. 

CONCLUSION 

For the reasons discussed above, this transaction is commercially 

reasonable, fair and equitable, and will ensure a cost-effective recovery for the 

ultimate benefit of the Receivership Estate. As such, the Receiver requests an 

order (1) approving the transaction and the Contract, and (2) ordering that the 

Receiver may transfer title to the Property by Receiver’s Deed to the Buyer, 

free and clear of all claims, liens, and encumbrances. Pursuant to the Court’s 

earlier Order (Doc. 640), the Receiver has attached a proposed order as 

Exhibit 6. 

Communications with underwriters and title counsel have indicated that 

including the legal description in the Court’s order could promote a quicker 

closing and avoid potential questions about the chain of title in an abundance 

of caution. As such, if the Court grants this motion, the Receiver asks the Court 

include the legal description for the Property in the order. The legal description 

for the Property is as follows:  
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LOCAL RULE 3.01(G) CERTIFICATION 

Counsel for the Receiver has conferred with counsel for the SEC and the 

SEC consents to the relief sought herein and waives any right to appeal an 

Order granting this Motion. 

Respectfully submitted, 
s/Katherine C. Donlon   
Katherine C. Donlon, FBN 0066941  
kdonlon@jnd-law.com  
Johnson, Newlon & DeCort, P.A. 
3242 Henderson Blvd., Ste 210 
Tampa, FL 33609 
Tel: (813) 291-3300 
Fax: (813) 324-4629 
 
Attorney for the Receiver Burton W. Wiand 
 

VERIFICATION OF THE RECEIVER 

I, Burton W. Wiand, Court-Appointed Receiver in the above-styled 

matter, hereby certify that the information contained in this motion is true and 

correct to the best of my knowledge and belief. 

s/ Burton W. Wiand     
Burton W. Wiand, Court-Appointed Receiver  
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CERTIFICATE OF SERVICE 
 

I HEREBY CERTIFY that on July 13, 2023, I electronically filed the 

foregoing with the Clerk of the Court by using the CM/ECF system.   

s/Katherine C. Donlon  
Katherine C. Donlon, FBN 0066941 
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Subject Property: 110 hickory hammock June 17, 2023

Minimums and Maximums
This page summarizes key fields of the listings in this analysis.

The listings in this analysis can be summarized as follows:

●  Listing Price between $194,999 and $229,000

●  Selling Price between $200,000 and $229,000

●  3 Bedrooms

●  1 to 2 Total Bathrooms

●  1,173 to 1,307 Square Feets

●  $149.20 to $195.23 per Square Foot

●  $153.02 to $195.23 per Sold Square Foot

●  Year Built between 1952 and 2023

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

List Price and Sale Price

This graph illustrates the list price, along with sale price in Sold listings.
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Subject Property: 110 hickory hammock June 17, 2023

Address L/S PriceBds BthSqFt Ht  MLS# Stat Date City

Status: Pending

3 1319 MORNINGSIDE DRIVE $215,000L4937306 06/01/2023 1.0LAKE WALES 1,260

1,260 $215,0001.03Averages:

Address L/S PriceBds BthSqFt Ht  MLS# Stat Date City

Status: Sold

3 641 WASHINGTON AVENUE $200,000P4925366 05/26/2023 2.0LAKE WALES 1,307

3 308 AVENUE B $229,000P4924816 03/24/2023 2.0LAKE WALES 1,173

1,240 $214,5002.03Averages:

Summary

Status    Total  Avg $ Per SqFtAvg Price HighLowMedian

 Pending 1 $215,000 $215,000 $215,000 $215,000$170.63

 Sold 2 $214,500 $214,500 $200,000 $229,000$172.22

$214,667 $215,000 $200,0003 $229,000Total $172.96

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

Pending Properties

1319 MORNINGSIDE DRIVE

L4937306 3 L Price:

Yr Blt:

Baths:

Status:MLS #: Beds:

County:

Rmks: A nicely updated 3/1 just blocks away from Lake Wailes. It has fresh 

paint, updated kitchen and bath, central AC, and spacious rooms. 

Drain-field in 2020. Close to all shopping, schools, golf, and several 

parks. But far enough not to feel the busyness. A metal roof with a 

fenced yard. This home is move in ready and perfect for a starter 

home or small family.

1 (1 0)

1954Parking:

$215,000

Polk

PND

SqFt Heated: 1,260.00

Direct.: headed east on 60, left onto S 11th St, right ontoS Lakeshore Blvd, 

right onto Sunset Dr, left onto Morningside Dr, home is on the left

Sold Properties

641 WASHINGTON AVENUE

P4925366 3 L Price:

Yr Blt:

Baths:

Status:MLS #: Beds:

S Price: $200,000

S Date: 5/26/2023

County:

Rmks: BEAUTIFULLY UPDATED HOME WITH a spacious open concept for the 

living/dining & kitchen. The front porch gives a warm welcome to 

entering this 3 bedroom, 2 bath just like new home! Wood look plank 

flooring and ceiling fans are installed throughout the home and the 

New Kitchen has a stunning tile backsplash. The bedrooms are 

comfortable in size with the master bedroom is a nice 16'x13'. The 

bathrooms are newly remodeled with very attractive tile work, new 

vanities w/solid surface counter tops and new lighting; one bath has 

a walk-in shower. Freshly painted inside and outside, New A/C, elec. 

water heater, and a privacy fenced back yard complete this home. 

This adorable painted brick is a Must See just like-new and it stands 

ready to welcome its new family. Call for a private viewing today!

2 (2 0)

1952Driveway, Open ParkingParking:

$194,999

Polk

SLD

SqFt Heated: 1,307.00

Direct.: US HWY 27 N turn EAST on Washington Ave. by Florida's Natural, 

home is on RIGHT after G Street.

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

Sold Properties

308 AVENUE B

P4924816 3 L Price:

Yr Blt:

Baths:

Status:MLS #: Beds:

S Price: $229,000

S Date: 3/24/2023

County:

Rmks: BRAND NEW HOME nestled on a CORNER LOT! USDA Location! Come 

see this BEAUTIFUL 3 bedroom, 2 bath home with a ONE car garage! 

Nearly 1,200 square feet, this home offers a spacious living room that 

opens up to the dining room and galley-style kitchen, slightly tucked 

away. GORGEOUS LUXURY Vinyl flooring throughout the home! The 

kitchen boasts STUNNING GRANITE countertops (also found in both 

bathrooms), a closet pantry, and stainless steel appliances. Inside 

Laundry Closet for added convenience! Master bedroom complete 

with its own bathroom featuring a walk-in shower. Nice size 

backyard! Open FRONT PORCH, a great place to relax after a long day 

or enjoy your morning coffee! Driveway provides additional parking 

space! Don't wait! Call and make an appointment today

2 (2 0)

2023Driveway, Garage Door 

Opener

Parking:

$229,000

Polk

SLD

SqFt Heated: 1,173.00

Direct.: From Dundee, head south on HWY 27, turn left on Waverly Rd, turn 

left on Hodge St, the home will be on the right on the corner of Hodge 

St and Avenue B.

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

 Pending Properties

Total # of Listings

Lowest Price

Highest Price

Average Price

Avg. Price/SqFt

$215,000

$215,000

$215,000

1

$170.63

0K 40K 80K 120K 160K 200K 240K

1319 MORNINGSIDE DRIVE

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

 Sold Properties

Total # of Listings

Lowest Price

Highest Price

Average Price

Avg. Price/SqFt

$200,000

$229,000

$214,500

2

$174.13

0K 40K 80K 120K 160K 200K 240K

308 AVENUE B

641 WASHINGTON AVENUE

Researched and prepared by  Branden Ross
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

0.0K

50.0K

100.0K

150.0K

200.0K

250.0K

 

Avg Price Min Price Max Price

Summary Graph/Analysis
The use of a ‘k’ after the decimal and -0, indicates thousands.

Min PriceAvg Price Max Price

Cumulative Analysis

Avg $ Per SFAverage PriceLowest Price Highest PriceListing Category

$215,000 $215,000 $170.63$215,000Pending

$200,000 $229,000 $174.13$214,500Sold

$214,667Totals/Averages $172.96$200,000 $229,000

Sold Property Analysis

SP/SqFt%SP/LPSold PriceList PriceStreet Address

641 WASHINGTON AVENUE %102.56 $153.02$194,999 $200,000

308 AVENUE B %100.00 $195.23$229,000 $229,000

$214,500$212,000 %101.28 $174.13Total Averages

Property Summary
S S Price Sold DateSqFt HtBthBds L PriceStreet Address

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

CMA Pro Report
These pages give a general overview of the selected properties.

S S Price Sold DateSqFt HtBthBds L PriceStreet Address

Pending

 1319 MORNINGSIDE DRIVPNC 3 1 (1 0) $215,0001,260

Sold

 641 WASHINGTON AVENUSLD $200,000 05/26/20233 2 (2 0) $194,9991,307

 308 AVENUE BSLD $229,000 03/24/20233 2 (2 0) $229,0001,173

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Subject Property: 110 hickory hammock June 17, 2023

Pricing Recommendation

General Facts About Pricing...

There are certain factors that are within our control and some factors beyond our control when it 

comes to setting the price. Those factors within our control are: the appearance of the property, 

how aggressively we market the property and the price. Factors outside our control are: location 

of property, size and local amenities. It's important to accept those factors that are beyond our 

control and focus on the pricing and preparation.

 A property priced at market value will attract more buyers than a home priced above market 

value. Consider that a competitively priced property will also attract a greater number of potential 

buyers and increase your opportunity for a quick sale.

$214,700

Sell Price Statistics

Average Price:

High Price:

Median Price:

Low Price:

Figures are based on selling price after adjustments and rounded to the nearest $100.

Sell Price Per Sq. Ft Statistics

Average Price/Sq Ft:

High Price/Sq Ft:

Median Price/Sq Ft:

Low Price/Sq Ft:$200,000

$229,000

$215,000

$195

$153

$171

$173

Market Statistics...

225000.

Researched and prepared by  Branden Ross
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Side By Side Comparison
This report summarizes the comparable listings contained in this market analysis w/ additional sold d June 17, 2023

MLS#

Address 110 hickory hammock

Property Style

Subdiv

Status

Sold Price

Sold Date

Original Price

List Price

LP/SqFt

SP/LP Ratio

Taxes

Tax Year

Special Sale

Year Built

SqFt Heated

Beds

Baths F/H

Additional Rooms

Interior Features

Flooring 

Covering
Fireplace

Air Condition

Appliances 

Included
Pool

Water Frontage

Water Access

Water Name(s)

Water Extras

Total Acreage

Exterior Features

Garage/Carpt

Location

Community 

Features

HOA Fee Requirem

ADOM

CDOM

L4937306

1319 MORNINGSIDE DRIVE

Single Family Residence

MORNINGSIDE PARK

Pending

$215,000

$215,000

$170.63

$1,461

2022

None

1954

1,260

3

1 (1/0)

None

Tile, Vinyl

Central Air

Cooktop, Dryer, Range, Refrigerator, 

Washer

0 to less than 1/4

Other

11

11

P4925366

641 WASHINGTON AVENUE

Single Family Residence

WASHINGTON PARK

Sold

$200,000

05/26/2023

$194,999

$194,999

$149.20

1.03

$1,118

2022

None

1952

1,307

3

2 (2/0)

Inside Utility

Ceiling Fans(s), Kitchen/Family Room 

Combo

Laminate, Tile

Central Air

Electric Water Heater

0 to less than 1/4

Lighting, Sidewalk

Driveway, Open Parking

In City Limits, Level/Flat, Sidewalks, 

Street Paved

6

65

Researched and prepared by  Branden Ross

EXP REALTY LLC
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Side By Side Comparison
This report summarizes the comparable listings contained in this market analysis w/ additional sold d June 17, 2023

MLS#

Address 110 hickory hammock

Property Style

Subdiv

Status

Sold Price

Sold Date

Original Price

List Price

LP/SqFt

SP/LP Ratio

Taxes

Tax Year

Special Sale

Year Built

SqFt Heated

Beds

Baths F/H

Additional Rooms

Interior Features

Flooring 

Covering
Fireplace

Air Condition

Appliances 

Included
Pool

Water Frontage

Water Access

Water Name(s)

Water Extras

Total Acreage

Exterior Features

Garage/Carpt

Location

Community 

Features

HOA Fee Requirem

ADOM

CDOM

P4924816

308 AVENUE B

Single Family Residence

NOT IN SUBDIVISION

Sold

$229,000

03/24/2023

$229,000

$229,000

$195.23

1.00

$56

2022

None

2023

1,173

3

2 (2/0)

Inside Utility

Ceiling Fans(s), Open Floorplan, Stone 

Counters, Thermostat

Other

Central Air

Dishwasher, Microwave, Range, 

Refrigerator

0 to less than 1/4

Lighting, Other

Driveway, Garage Door Opener

Street Paved

4

4

Researched and prepared by  Branden Ross
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Side By Side Comparison (Sold)
This report summarizes the comparable listings contained in this market analysis w/ additional sold details.

June 17, 2023

MLS #

Address 110 hickory hammock

Property Style

Subdiv

Status

Original Price

List Price

LP/SqFt

Year Built

SqFt Heated

Beds

Baths F/H

Additional Rooms

Interior Features

Flooring Covering

Fireplace

Air Condition

Appliances 

Included

Pool

Water Frontage

Water Access

Water Name(s)

Water Extras

Total Acreage

Exterior Features

Garage/Carpt

Location

Community 

Features

HOA Fee Requireme

ADOM

CDOM

SP/LP Ratio

Sold Price

Sold Date

SP/SqFt

Days to Contract

Days to Closed

P4925366

641 WASHINGTON AVENUE

Single Family Residence

WASHINGTON PARK

Sold

$194,999

$194,999

$149.20

1952

1,307

3

2 (2/0)

Inside Utility

Ceiling Fans(s), Kitchen/Family Room 

Combo
Laminate, Tile

Central Air

Electric Water Heater

0 to less than 1/4

Lighting, Sidewalk

Driveway, Open Parking

In City Limits, Level/Flat, Sidewalks, Street Paved

6

65

1.03

$200,000

5/26/23

$153.02

6

37

P4924816

308 AVENUE B

Single Family Residence

NOT IN SUBDIVISION

Sold

$229,000

$229,000

$195.23

2023

1,173

3

2 (2/0)

Inside Utility

Ceiling Fans(s), Open Floorplan, Stone 

Counters, Thermostat
Other

Central Air

Dishwasher, Microwave, Range, 

Refrigerator

0 to less than 1/4

Lighting, Other

Driveway, Garage Door Opener

Street Paved

4

4

1.00

$229,000

3/24/23

$195.23

5

21

Researched and prepared by  Branden Ross
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098-1564046
23050230V

110 Hickory Hammock Rd Lake Wales FL 33859
Lisa Barrett and Tracy Sempert Equialt Fund Llc Polk

See additional comments.
27-29-14-860590-012710 2022 1,797
Howey W J Land Starr Lake 29460 0142.01

0 0

LeaderOne Financial Corporation 7500 College Blvd, Suite 1150, Overland Park, KS 66210

DOM 0;The subject is not publicly listed.

Court ordered sale;This is a court-ordered sale based on the matter of Securities and Exchange Commission v. Brian Davison. This is 
not a standard contract, and it was analyzed to the extent of the appraiser's abilities.

185,000 05/19/2023 Public Records

$10,000;;Seller agrees to give Buyer Ten Thousand Dollars ($10,000.00) as a 
buyers credit towards closing fees, interest reate buy down or to use as they choose.

32
1,250
314

0
107
20

30
5
5

30
30

The neighborhood is bound by: Waverly Rd to the North, Masterpiece Rd to 
the East, SR-60 to the South, and SR-653 to the West.

The reader should note that the "other" above is Vacant Land, in the present land use box, and it does not appear to have any negative impact on the subject's

marketability or value. Predominant value is simply an expression of the mode. An individual properties relationship to the predominant value has no bearing on its value or marketability.

See 1004MC for full market conditions. The subject neighborhood offers a variety of financing 

methods with the buyers and sellers being responsible for their respective closing costs. There does not appear to be a great need for seller incentives, 

however they are becoming more prevalent.

80 x 336 25618 sf Rectangular N;Res;
0100 SFR up to 2.49 AC

The subject 
appears to be utilized as per its highest and best use.

None
Well
Septic

Asphalt
None

X 12105C0555H 12/22/2016

There are no readily observable environmental conditions, adverse easements or encroachments that would affect the marketability of the 
subject. However the appraiser is not a qualified environmental inspector nor a qualified structural engineer therefore if the lender has any 
concerns with the aforementioned then they should employ the service of a specific inspector.

1

Ranch
1957
30

0
0

Crawlspace/Avg
Brick, Lap/Avg
Shingle/Avg
Metal/Avg
Metal/Avg
None
Mesh/Avg

Wd, Tile, Lam/Avg
Drywall/Avg
Wood/Avg
Tile/Avg
Tile/Avg

Electric 0
None

None

0
Wood
None
Shed

2
Concrete

0
0

6 3 2.0 1,613
The subject has a shed that is in poor condition and poses a potential safety hazard. See photos and conditions of report. The home is on well water 

and is within one quarter mile of intensive agriculture, and a water test must be performed. The well and septic tank do not meet minimum distance requirements (see photos). The presence of well and septic is typical in t

C4;No updates in the prior 15 years;The home is in 
average to fair condition. It has not been updated and has older wood/laminate flooring throughout. It has Formica countertops throughout, older 
appliances and fixtures, and has been fairly maintained. The "Bonus" area addition is finished to the same quality as the home and is included in 
GLA. An extraordinary assumption is used that any and all work that may have required permits was permitted.

There are no readily apparent or observable physical deficiencies or adverse conditions that may affect the subject of this report, and the 
appraiser is using the extraordinary assumption that there are no hidden deficiencies. 

The subject is in keeping with the neighborhood, and its overall surroundings.
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098-1564046
23050230V

16 115,000 439,900
75 130,000 535,000

110 Hickory Hammock Rd
Lake Wales, FL 33859

185,000
114.69

N;Res;
Fee Simple
25618 sf
N;Res;
DT1;Ranch
Q4
66
C4

6 3 2.0
1,613

0sf

Average
FWA,CAC
Typical
2dw
None
Shed
Fence
None

Public Records
05/25/2023

150 W Northside Dr
Lake Wales, FL 33853
2.70 miles SW

200,000
158.23

StellarMLS#O6099605;DOM 10
Public Records

ArmLth
FHA;6000
s05/23;c04/23
N;Res;
Fee Simple
5750 sf +9,900
N;Res;
DT1;Ranch
Q4 +15,000
83 0
C3 -20,000

5 3 1.0 +10,000
1,264 +17,500

0sf

Average
FWA,CAC
Typical
1dw +1,000
None
Shed +2,500
Fence
None

35,900

235,900

12/07/2022
$40,000
Public Records
05/26/2023

1030 Masterpiece Rd
Lake Wales, FL 33898
1.32 miles NE

323,000
208.79

StellarMLS#P4923310;DOM 20
Public Records

ArmLth
Conv;0
s12/22;c11/22
N;Res;
Fee Simple
43525 sf -9,000
B;Farm; -20,000
DT1;Ranch
Q4
26 -30,000
C4

6 3 2.0
1,547 0

0sf

Average
FWA,CAC
Typical
2ga1cp4dw -27,000
CvScrPat -7,500
None +5,000
None +5,000
None

-83,500

239,500

08/01/2022
$0
Public Records
05/26/2023

2825 Nursery Rd
Lake Wales, FL 33859
0.59 miles NW

255,000
172.76

StellarMLS#P4922362;DOM 5
Public Records

ArmLth
FHA;0
s09/22;c08/22
N;Res;
Fee Simple
23616 sf 0
N;Res;
DT1;Ranch
Q4
39 -20,300
C3 -15,000

6 3 2.0
1,476 +6,900

0sf

Average
FWA,CAC
Typical
1cp1dw -4,000
Patio -2,500
Shed
None +5,000
None

-29,900

225,100

Public Records
05/26/2023

Public Records

Public Records

Comp 1 was last transferred to an LLC in December of 2022 before 
being fully updated. Comp 2 was last transferred via "Miscellaneous Deed". This is not in MLS and cannot be further analyzed. Comp 6 was last 
purchased in December of 2022 before being fully updated. Prior to that it sold from an individual to an LLC in October of 2022 for $156,000. This 
is not in MLS.

See next page for full analysis.

230,000

230,000
The sales comparison analysis is given the greatest consideration as it is considered the best indicator of value of single family homes. Most 
consideration is given to homes that are closest in proximity and sold most recently.

Multiple boxes are checked 
intentionally. See addendum labeled "Conditions Of Appraisal" for full details on all conditions.

230,000 05/25/2023
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098-1564046
23050230V

110 Hickory Hammock Rd
Lake Wales, FL 33859

185,000
114.69

N;Res;
Fee Simple
25618 sf
N;Res;
DT1;Ranch
Q4
66
C4

6 3 2.0
1,613

0sf

Average
FWA,CAC
Typical
2dw
None
Shed
Fence
None

Public Records
05/25/2023

1227 Carlton Ave
Lake Wales, FL 33853
4.38 miles SE

225,000
154.32

StellarMLS#P4924978;DOM 10
Public Records

ArmLth
Conv;0
s05/23;c04/23
N;Res;
Fee Simple
11234 sf +7,200
N;Res;
DT1;Ranch
Q4
70 0
C3 -20,000

5 3 2.0 0
1,458 +7,800

0sf

Average
FWA,CAC
Typical
1dw +1,000
None
CvStorage +2,500
None +5,000
None

3,500

228,500

Public Records
05/26/2023

1159 Cephia St
Lake Wales, FL 33853
3.75 miles SE

230,000
154.88

StellarMLS#P4924300;DOM 52
Public Records

ArmLth
VA;6900
s05/23;c03/23
N;Res;
Fee Simple
12524 sf +6,500
N;Res;
DT1;Ranch
Q4
47 0
C4

4 2 2.0 0
1,485 +6,400

0sf

Average
FWA,CAC
Typical
2ga2dw -20,000
CvScrPat -7,500
None +5,000
None +5,000
None

-4,600

225,400

Public Records
05/26/2023

520 Edgewater Dr
Lake Wales, FL 33853
3.07 miles SE

255,000
153.61

StellarMLS#O6105648;DOM 3
Public Records

ArmLth
FHA;0
s05/23;c04/23
N;Res;
Fee Simple
12280 sf +6,700
N;Res;Cons; -10,000
DT1;Ranch
Q4
63 0
C3 -20,000

6 3 2.0
1,660 0

0sf

Average
FWA,CAC
Typical
2dw
None
Shed
Fireplace 0
None

-23,300

231,700

12/16/2022
$154,850
Public Records
05/26/2023

Comp 1 was last transferred to an LLC in December of 2022 before 
being fully updated. Comp 2 was last transferred via "Miscellaneous Deed". This is not in MLS and cannot be further analyzed. Comp 6 was last 
purchased in December of 2022 before being fully updated. Prior to that it sold from an individual to an LLC in October of 2022 for $156,000. This 
is not in MLS.

All comparables utilized within this report are considered to be good value indicators. All sales are in the subjects marketing 
area. Significant differences have been adjusted, based on paired sales analysis. Due to the stabilizing nature of the market, market conditions 
adjustments are not warranted. The subject is in an outlying suburban area, and there are very few recent comparable sales in the immediate 
proximity. For this reason, the comps used are farther than "typical guidelines". The subject property has some unique features, as do the 
comparables, and as such some comps have gross, net, and line-item adjustment percentages that are larger than "typical guidelines". All comps 
are considered to be good value indicators, and are all likely to be considered by the same potential purchaser. Comps 1, 4, 5, and 6 have less 
land than the subject. Comp 2 has more land. All other comps have similarly sized lots and do not warrant adjustment. Comps 2 and 9 have farm 
views, which are highly superior, and comp 6 has a view of open conservation area in front of the home. These have been adjusted accordingly. 
All comps with actual ages that vary by 20 years or more have been adjusted accordingly. Comp 1 is inferior quality as it has lap siding all the 
way around, and Comp 8 is inferior quality as it has acoustic tile ceilings in various areas. Comps 1, 4, and 6 have been fully updated with newer 
kitchens, floorings, and bathrooms. Comps 3, 7 and 9 have been partially updated but not fully updated. All other comps are considered similar in 
condition to the subject and no adjustment is warranted. Comps 2, 6, and 8 are similar in size and no adjustment is warranted. Comp 7 has solar 
panels that have been adjusted accordingly. It also has a gazebo with an outdoor kitchen and a pool, all of which have been adjusted accordingly. 
All differences in additional structures, outdoor living areas, fences, and fireplaces have been adjusted accordingly. Comp 8 is an active listing, 
and Comp 9 is a pending sale in the market area.
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110 Hickory Hammock Rd
Lake Wales, FL 33859

185,000
114.69

N;Res;
Fee Simple
25618 sf
N;Res;
DT1;Ranch
Q4
66
C4

6 3 2.0
1,613

0sf

Average
FWA,CAC
Typical
2dw
None
Shed
Fence
None

Public Records
05/25/2023

5066 Varty Rd
Winter Haven, FL 33884
4.82 miles W

409,900
222.29

StellarMLS#G5066768;DOM 1
Public Records

ArmLth
Conv;0
s04/23;c03/23
N;Res;
Fee Simple
22873 sf 0
N;Res;
DT1;Ranch
Q4
45 -15,800
C3 -15,000

7 3 2.1 -5,000
1,844 -11,600

0sf

Average
FWA,CAC
Solar -35,000
2ga2dw -20,000
CvPch, CvScrPat -12,500
Shed, Gazebo -10,000
Fence, FP, Out Kit -20,000
Pool -30,000

-174,900

235,000

Public Records
05/26/2023

832 Oak St
Lake Wales, FL 33859
2.05 miles NW

225,000
132.67

StellarMLS#P4925406;DOM 9
Public Records

Listing

Active
N;Res;
Fee Simple
21192 sf 0
N;Res;
DT1;Ranch
Q4 +15,000
91 +18,800
C4

6 2 1.1 +5,000
1,696 0

0sf

Average
FWA,CAC
Typical
None +2,000
CvDeck -5,000
Sheds -5,000
Fireplace 0
None

30,800

255,800

Public Records
05/26/2023

507 W Lake Wales Rd N
Lake Wales, FL 33859
4.34 miles SW

299,900
246.63

StellarMLS#T3437457;DOM 34
Public Records

Listing

c05/23
N;Res;
Fee Simple
36464 sf 0
B;Farm; -20,000
DT1;Ranch
Q4
90 +18,000
C3 -15,000

6 3 2.0
1,216 +19,900

0sf

Average
FWA,CAC
Typical
1cp1dw -4,000
CvScrPch -7,500
Shed, Shop -10,000
Fence, FP -5,000
None

-23,600

276,300

Public Records
05/26/2023

Comp 1 was last transferred to an LLC in December of 2022 before 
being fully updated. Comp 2 was last transferred via "Miscellaneous Deed". This is not in MLS and cannot be further analyzed. Comp 6 was last 
purchased in December of 2022 before being fully updated. Prior to that it sold from an individual to an LLC in October of 2022 for $156,000. This 
is not in MLS.

All comparables utilized within this report are considered to be good value indicators. All sales are in the subjects marketing 
area. Significant differences have been adjusted, based on paired sales analysis. Due to the stabilizing nature of the market, market conditions 
adjustments are not warranted. The subject is in an outlying suburban area, and there are very few recent comparable sales in the immediate 
proximity. For this reason, the comps used are farther than "typical guidelines". The subject property has some unique features, as do the 
comparables, and as such some comps have gross, net, and line-item adjustment percentages that are larger than "typical guidelines". All comps 
are considered to be good value indicators, and are all likely to be considered by the same potential purchaser. Comps 1, 4, 5, and 6 have less 
land than the subject. Comp 2 has more land. All other comps have similarly sized lots and do not warrant adjustment. Comps 2 and 9 have farm 
views, which are highly superior, and comp 6 has a view of open conservation area in front of the home. These have been adjusted accordingly. 
All comps with actual ages that vary by 20 years or more have been adjusted accordingly. Comp 1 is inferior quality as it has lap siding all the 
way around, and Comp 8 is inferior quality as it has acoustic tile ceilings in various areas. Comps 1, 4, and 6 have been fully updated with newer 
kitchens, floorings, and bathrooms. Comps 3, 7 and 9 have been partially updated but not fully updated. All other comps are considered similar in 
condition to the subject and no adjustment is warranted. Comps 2, 6, and 8 are similar in size and no adjustment is warranted. Comp 7 has solar 
panels that have been adjusted accordingly. It also has a gazebo with an outdoor kitchen and a pool, all of which have been adjusted accordingly. 
All differences in additional structures, outdoor living areas, fences, and fireplaces have been adjusted accordingly. Comp 8 is an active listing, 
and Comp 9 is a pending sale in the market area.
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See addenda
Unless otherwise noted, the appraiser has performed no other services on the subject properly in the past three years.
E&O is on file with the client and is not included in this report, per insurer.
Unless otherwise noted, all utilities were on at the time of inspection, and the extraordinary assumption is used that all utilities are functional.
Unless otherwise noted, the subject has no apparent significant damage from any natural disasters.

The intended user of this appraisal report is FHA/HUD and the lender/client. No additional intended users are identified by the appraiser. This 
report contains suffient information to enable the lender/client to understand the report. Any other party receiving a copy of this report for any 
reason is not an intended user; nor does receiving a copy of this report result in an appraiser-client relationship. Use of this report by any other 
party(ies) is not intended by the appraiser. The intended use of the appraisal is solely to assist FHA in assessing the risk of the Property securing 
the FHA-insured Mortgage (24 CFR § 200.145(b)). FHA and the Mortgagee are the intended users of the appraisal report. The FHA appraiser 
does not guarantee that the Property is free from defects. The appraisal establishes the value of the Property for mortgage insurance purposes 
only. 16 Per FHA guidelines, and head and shoulders inspection of the attic was conducted. See photo.
The subject does not comply with HUD MPRs/4000.1

Legal Description
HOWEY W J LAND COMPANY SUB OF STARR LAKE PB 3 PG 50 51 & PB 4 PG 7 8 S22 T29 R27 LOT 127 BEG 1303.34 FT S OF NE COR 
OF SEC RUN S 88 DEG 32 MIN W 613.38 FT FOR BEG RUN S 88 DEG 32 MIN W 80 FT N 0 DEG 56 MIN E 336.6 FT N 88 DEG 15 MIN E 80 
FT SLY TO BE G

Improvements - Additional Features
The subject has a shed that is in poor condition and poses a potential safety hazard. See photos and conditions of report. Two options exist for 
the shed: total repair, or full removal. This report is based on the hypothetical condition that the shed has been fully repaired with new framing 
members, all new wood roof sheathing, soffits, and roof covering. Assignment results may vary if the structure removal option is taken. The home 
is on well water and is within one quarter mile of intensive agriculture, and a water test must be performed. The well and septic tank do not meet 
minimum distance requirements (see photos). The presence of well and septic is typical in the market, and does not impact value or marketability 
for the subject. The presence of public water lines or sewer lines at the street is unknown, and any potential cost to connect is unknown. The 
appraiser is making an extaordinary assumption that they are not present, and that connecting would not be financially feasible. Smoke detectors 
are missing from the home. There is apparent fungi/mold growth in the bathroom. There is a large step crack at the rear corner of the home, and 
may indicate structural concerns and will require a third party inspection. All this to be detailed in the conditions of report.

Site Value is based on allocation

69,000

The cost approach is not considered relevant in the resale of existing 
homes, is not requested by the client, and is therefore not utilized.

40

Income approach was not considered relvent and was not utilized.
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

"Subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or 
alterations have been completed":
1. This report is based on the condition that the shed be either: A) repaired in a manner that replaces all rotting wood 
fascia, roof sheathing, and framing members, as well as replacing the roof covering of the shed and ensuring that the 
structure is structurally sound. This should be completed by a qualified licensed general contractor, OR B) the shed being 
demolished and all debris removed.
This report is based on the hypothetical condition that the shed has been fully repaired, and assignment results may 
change if option "B" is completed rather than option "A".

2. This report is based on the condition that smoke detectors be installed in the main living area and in or outside each 
bedroom.

"Subject to the following required inspection based on the extraordinary assumption that the condition or 
deficiency does not require alteration or repair": (Note: all of the following are inspections/evaluations by third parties. 
All repairs or remediation must be completed based on third party recommendations, and the appraiser can not verify or 
clear these conditions. All of the following conditions must be cleared by underwriting per third party reports.)
1. This report is subject to the condition that the fungi/mold in the bathroom be evaluated by a qualified environmental 
inspector, then treated and removed based on the findings and according to the recommendations of said inspector.
2. This report is subject to the condition that the home be evaluated by a qualified licensed structural engineer due to the 
step crack on the exterior wall. All recommendations based on the structural engineer's report must be completed by 
qualified and/or licensed contractors.
3. This report is subject to a water test due to: A) the water well not being the appropriate distance to the septic tank, and 
B) due to the home's proximity to intensive agriculture.
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Ryan King

Ryan King 

DS Murphy Valuations, LLC

15310 Amberly Drive, Suite 180

Tampa, FL 33647

678-584-5900

rking@dsmurphy.com

05/26/2023

05/25/2023

Cert Res RD8590

FL

11/30/2024

110 Hickory Hammock Rd

Lake Wales, FL 33859

230,000

No AMC

LeaderOne Financial Corporation

7500 College Blvd, Suite 1150, Overland Park, 

KS 66210
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

110 Hickory Hammock Rd
185,000
1,613
6
3
2.0
N;Res;
N;Res;
25618 sf
Q4
66
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Street alternate

Left side

Right side
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

110 Hickory Hammock Rd
185,000
1,613
6
3
2.0
N;Res;
N;Res;
25618 sf
Q4
66
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

110 Hickory Hammock Rd
185,000
1,613
6
3
2.0
N;Res;
N;Res;
25618 sf
Q4
66
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

110 Hickory Hammock Rd
185,000
1,613
6
3
2.0
N;Res;
N;Res;
25618 sf
Q4
66
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

110 Hickory Hammock Rd
185,000
1,613
6
3
2.0
N;Res;
N;Res;
25618 sf
Q4
66
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Apparent fungi growth... 
Requires testing by qualified 
mold specialist and remediation 
as per their report and 
recommendation

Apparent fungi growth... 
Requires testing by qualified 
mold specialist and remediation 
as per their report and 
recommendation

Apparent fungi growth... 
Requires testing by qualified 
mold specialist and remediation 
as per their report and 
recommendation
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Crawl space

Utilities appear functional

Appliances appear functional
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

View of land

Shed

Shed interior
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Shed damage

Shed damage

Well inside shed
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Shed damage

Apparent possible structural 
crack on home... Required to be 
inspected by qualified licensed 
structural engineer and 
remediation as per their report 
and recommendation

Apparent possible structural 
crack on home... Required to be 
inspected by qualified licensed 
structural engineer and 
remediation as per their report 
and recommendation
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Apparent fungi growth... 
Requires testing by qualified 
mold specialist and remediation 
as per their report and 
recommendation

Smoke detectors missing and 
must be installed

Attic
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Septic tank cover, as noted by 
homeowner

Septic tank cover distance to 
well inside shed

Distance measured from septic 
tank cover to well inside shed 
does not meet minimum 
distance requirements.
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Subject and subject's well are 
within one quarter mile of an 
area of intensive agricultural 
use, and a water test must be 
performed.

Empty- No Photo

Empty- No Photo
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

[1613.29 Sq ft]

12.6'
16.1'

36.1'

12.7'

7.3'

44.8'

First Floor

Kitchen

Sitting Room
Bonus

Laundry Bedroom Bath

Bedroom

Bath

Living

TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details
First Floor 1613.29 Sq ft  16.1 × 1.4  = 22.54

 26 × 44.8  = 1164.8
 20 × 15.9  = 318
 8.5 × 12.7  = 107.95

Total Living Area (Rounded): 1613 Sq ft
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

10.1'

10.1'

Shed

TOTAL Sketch by a la mode, inc. Area Calculations Summary

Non-living Area
Shed 120.19 Sq ft  10.1 × 11.9  = 120.19
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

Case 8:20-cv-00325-MSS-MRM   Document 963-4   Filed 07/13/23   Page 27 of 40 PageID 20650



Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation
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Lisa Barrett and Tracy Sempert
110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

150 W Northside Dr
2.70 miles SW
200,000
1,264
5
3
1.0
N;Res;
N;Res;
5750 sf
Q4
83

1030 Masterpiece Rd
1.32 miles NE
323,000
1,547
6
3
2.0
N;Res;
B;Farm;
43525 sf
Q4
26

2825 Nursery Rd
0.59 miles NW
255,000
1,476
6
3
2.0
N;Res;
N;Res;
23616 sf
Q4
39
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110 Hickory Hammock Rd
Lake Wales Polk FL 33859
LeaderOne Financial Corporation

1227 Carlton Ave
4.38 miles SE
225,000
1,458
5
3
2.0
N;Res;
N;Res;
11234 sf
Q4
70

1159 Cephia St
3.75 miles SE
230,000
1,485
4
2
2.0
N;Res;
N;Res;
12524 sf
Q4
47

520 Edgewater Dr
3.07 miles SE
255,000
1,660
6
3
2.0
N;Res;
N;Res;Cons;
12280 sf
Q4
63
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110 Hickory Hammock Rd
Lake Wales Polk FL 33859
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5066 Varty Rd
4.82 miles W
409,900
1,844
7
3
2.1
N;Res;
N;Res;
22873 sf
Q4
45

832 Oak St
2.05 miles NW
225,000
1,696
6
2
1.1
N;Res;
N;Res;
21192 sf
Q4
91

507 W Lake Wales Rd N
4.34 miles SW
299,900
1,216
6
3
2.0
N;Res;
B;Farm;
36464 sf
Q4
90
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110 Hickory Hammock Rd Lake Wales FL 33859
Lisa Barrett and Tracy Sempert

49
8.17

8
1.0

260,000
9

290,998
80

98.11

9
3.00
10
3.3

216,000
19

244,450
110

96.00

17
5.67
16
2.8

259,900
16

255,000
64

97.34

The data search used is the same search used for comparable sales. The dataset is too small to draw meaningful 
conclusions. The market is currently in transition. It is moving from a strong sellers market, toward a more balanced market. This is evidenced 
by longer days on market, lower list to sales price ratios and some seller contributions. A balanced market is considered a good healthy 
market. 

MFRMLS

The data above is generally supportive of the subjects value estimate. The overall market is moving from a strong sellers market, toward a 
more balanced market. Due to small data set, 1004 MC will sometimes find anomalies in its reporting.

Ryan King 
DS Murphy Valuations, LLC

15310 Amberly Drive, Suite 180, Tampa, FL 33647
Cert Res RD8590 FL

rking@dsmurphy.com
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Freddie Mac Form 71   March 2009 Page 1 of 1 Fannie Mae Form 1004MC   March 2009
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HIGHEST AND BEST USE ANALYSIS
In analyzing the highest and best use of the subject property, consideraƟon has been given to the
following:
1. The legal permissible use
2. The physical possible use
3. The financially feasible use
4. The maximally producƟve use or uses
Highest and best use is defined as that reasonable and probable use that supports the highest present
value, as defined, as of the date of the appraisal report. AlternaƟvely, that use, among reasonably and
legal alternaƟve uses, found to be physically possible, appropriately supported, financially feasible and
which results sales comparison analysis is given the greatest consideraƟon as it is considered the best
indicator of value for single family homes. The cost approach is considered N/A in this report as the cost
approach is too subjecƟve, as the esƟmaƟon of accrued depreciaƟon is unreliable. The income approach
is considered N/A as there is not enough data to create a credible GRM for single family home sales in
the highest land value. It is to be recognized that in cases where a site has exisƟng improvements; the
highest and best use may well be determined to be different from the exisƟng use. The exisƟng use will
conƟnue, however, unless and unƟl land value in its highest and best use exceeds the total value of the
property in its exisƟng use. Implied within this definiƟon is that the determinaƟon of highest and best
use results from the appraiser's judgment and analyƟcal skills. Highest and best uses is not a fact but
rather an opinion determined by an analysis.
The conclusion of the highest and best use was based on an analysis and observed evidence of the
subject property and market area . The subject property is legally permissible use based on it's current
zoning. In addiƟon, the site size, shape and land to building raƟo allow the present structure and
indicate a good uƟlizaƟon of the improvements. The highest and best use of the subject property as
vacant would be at its current use.
Exposure Time ReporƟng Requirement:
USPAP 2020-2021, the comments to Standards Rule 1-2(c) state:
When reasonable exposure Ɵme is a component of the definiƟon for the value opinion being developed,
the appraiser must also develop an opinion of reasonable exposure Ɵme linked to that value opinion.
The comments to Standards Rules 2-2(a)(vi) and 2-2(b)(viii) state:
When an opinion of reasonable exposure Ɵme has been developed in compliance with Standards Rule
1-2(c), the opinion must be stated in the report.
All transacƟon types that require an appraisal (purchase or refinance) must develop and report the
exposure Ɵme as a component of the opinion of market value. The definiƟon of market value as defined
in the FNMA forms, and that is determined in an appraisal assignment states the following:

The most probable price which a property should bring in a compeƟƟve an open market under all
condiƟon’s requisite to a fair sale, the buyer and seller, each acƟng prudently, knowledgeably and
assuming the price is not affected by undue sƟmulus. Implicit in this definiƟon is the consummaƟon of a
sale as of a specified date and the passing of Ɵtle from seller to buyer under condiƟons whereby:
(1) buyer and seller are typically moƟvated; (2) both parƟes are well informed or well advised, and each
acƟng in what her or she considers his or her own best interest; (3) a reasonable Ɵme is allowed for
exposure in the open market; (4) Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and (5) the price represents the normal consideraƟon for the
property sold unaffected by special or creaƟve financing or sales concessions* granted by anyone
associated with the sale.
USPAP defines exposure Ɵme as – The esƟmated length of Ɵme that the property interest being
appraised would have been offered on the market prior to the hypotheƟcal consummaƟon of a sale at
market value on the effecƟve date of the appraisal. This means that in all assignments that use forms
with the preprinted definiƟon of market value as stated above, the appraiser must make a hypotheƟcal
condiƟon that the property is being sold and report a reasonable exposure Ɵme, in the subject market,
for the property to sell at the appraised value.
To clarify the differences between exposure and markeƟng Ɵmes:
· Exposure Ɵme is deemed to expire as of the effecƟve date the appraisal - it examines the Ɵme frame
leading up to the date of valuaƟon, linking the value esƟmate to how long the property would have
required exposure in order to sell at the esƟmated market value.
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· MarkeƟng Ɵme is deemed to start at the effecƟve date of the appraisal, looking forward in Ɵme. It is a
predicƟon of how long a property would require exposure to a compeƟƟve and open market in order to
find a buyer, under either typical or prescribed circumstances.
This assumpƟon has been taken into consideraƟon with regards to the esƟmate of reasonable exposure
Ɵme.
The estimated exposure time for the subject property is 90 days or less.
- MLS photos may have been uƟlized for comparable sales if people were present in the yards, porches
or balconies of a property, if a property is in a gated community, or for a more accurate representaƟon
of the property’s appearance as of the date of sale.
-The contents of this report consƟtute a Real Estate Appraisal, and is limited to the individual home,
townhome or condominium unit idenƟfied in the report. 
A Real Estate Appraisal is not an engineer’s report, and does not inspect or examine any common area,
parking garage, pool or foundaƟon associated with a condominium building, townhome or cooperaƟve
apartment. 
A Real Estate Appraiser is not qualified to examine, inspect, or report on the structural integrity of
condominium buildings and cannot offer an opinion in regard to these maƩers. 

ACCURACY OF PHYSICAL DATA USED IN THIS REPORT
Public record data in this market is frequently inaccurate. The gross living area (GLA) for the subject and
comparables may differ from public records. The measurements of the subject property within this report are
considered to be accurate and are in adherence of the most recent ANSI (American NaƟonal Standards InsƟtute)
measuring guidelines, as required by Fannie Mae and Freddie Mac. The gross living area of the subject property
was derived from actual measurements by the appraiser as of the effecƟve date of the appraisal and may not be
similar to the living area reported on tax records. In most areas the  assessors report Gross Building Area (GBA)
not Gross Living Area (GLA). The GBA reported on the tax record may be derived from plans or a field esƟmate
taken from exterior-only measurements and may include unheated areas such as a garage or 2-story open foyers
and family rooms. It also will include detached spaces which are not part of the true GLA of the subject.
DifferenƟals of this nature are not uncommon and are aƩributed to inaccuracies within the public record data.

Covid-19: As of the effecƟve date, the long term impact on the market from the COVID-19 virus is unknown;
however, the market has demonstrated over the past 2+ years of the virus that there is no negaƟve impact on
marketability or value. This assumpƟon has been taken into consideraƟon with regards to the esƟmate of
reasonable exposure Ɵme.

The appraiser is not a structural engineer or environmental inspector.The appraiser provides an opinion
of value. The appraiser does not guarantee that the property is free of defects or environmental
problems. The appraiser performs an inspection of visible and accessible areas only. Mold may be
present in areas the appraiser cannot see. A professional home inspection and environmental inspection
is recommended. Furthermore, the appraiser is not trained to thoroughly identify possible issues or
repairs that may be necessary. It is strongly recommended that the client hire the appropriate
professionals, trained to detect issues. The appraisal is subject to change if any unidentified issues are
discovered or were not addressed in this report.

Predominant Value
The predominant value within the subject's market area reflects the most common value. Furthermore,
the subject's estimated value is above/below the predominate value in the subject's neighborhood
because the predominate value represents the market as a whole and basically tells you the mode of the
market values. The predominate value of the subject's neighborhood is based on a search of all sales
within the it's defined neighborhood, and the subject's value is determined by a more specific search of
properties that are narrowed based on size and features that are most similar to the subject.

This contents of this report constitute a Real Estate Appraisal, and is limited to the individual home, townhome of
condominium unit identified in this report. 
A Real Estate Appraisal is not an engineers report, and does not inspect or examine any common area, parking
garage, pool or foundation associated with a condominium building, townhome or cooperative apartment. 
A Real Estate Appraiser is not qualified to examine, inspect or report on the structural integrity of condominium 
buildings and cannot offer an opinion in regards to these matters.

The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately
supported, opinion of the market value of the subject property”.  This appraisal report has been modified to strike
above statement from Page 1 of the URAR and header shall read “The purpose of this appraisal report is to provide
the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.”
USPAP 2020-2023, Standards Rule 2-2.
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NOTICE OF SALE 
 

110 Hickory Hammock Road  
Lake Wales, Florida 33859 

 
LEGAL NOTICE: Pursuant to 28 U.S.C. § 2001, Burton W. Wiand, as the Court-appointed 
Receiver in SECURITIES AND EXCHANGE COMMISSION V. BRIAN DAVISON, et al., 
CASE NO. 8:20-CV-325-T-35MRM (M.D. Fla.), will conduct a private sale of the real property 
located at 110 Hickory Hammock Road, Lake Wales, Florida 33859 to Tracy Sempert and Lisa 
Barrett for $185,000. The sale is subject to approval by the U.S. District Court. Pursuant to 28 
U.S.C. § 2001, bona fide offers that exceed the sale price by 10% must be submitted to the Receiver 
within 10 days of the publication of this notice. All offers or inquiries regarding the property or its 
sale should be made to the Receiver at 114 Turner St. Clearwater, FL 33756. Telephone: (727) 
235-6769. Email: Burt@BurtonWWiandPA.com. 
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UNITED STATES DISTRICT COURT 
MIDDLE DISTRICT OF FLORIDA 

TAMPA DIVISION 
 

SECURITIES AND EXCHANGE      
COMMISSION,  
       
 Plaintiff,            
v.         Case No. 8:20-cv-00325-MSS-MRM 
        
BRIAN DAVISON;        
BARRY M. RYBICKI;       
EQUIALT LLC;        
EQUIALT FUND, LLC;       
EQUIALT FUND II, LLC;       
EQUIALT FUND III, LLC;       
EA SIP, LLC;         
 

Defendants, and       
 
128 E. DAVIS BLVD, LLC, et al.,    
 

Relief Defendants. 
_________________________________/ 

 
ORDER  

  
 THIS CAUSE comes before the Court for consideration of the Receiver’s 

Verified Unopposed Motion to Approve Private Sale of Real Property — 110 

Hickory Hammock Road, Lake Wales, Florida, 33859 (the “Property”). (Dkt. 

___) At the request of the Securities and Exchange Commission (“SEC”), the 

Court appointed the Receiver on February 14, 2020 and directed him, in 

relevant part, to “[t]ake immediate possession of all property, assets and 

estates of every kind of the Corporate Defendants and Relief Defendants,” 
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which includes “all real property of the Corporate Defendants and Relief 

Defendants, wherever situated, and to administer such assets as is required in 

order to comply with the directions contained in this Order.” (Dkt. 11)  

The Receiver requests that the Court approve the sale of the Property to 

Tracy Sempert and Lisa Barrett (Dkt. ___) The SEC consents to the relief 

sought in the Motion and waives any right to appeal an Order granting this 

Motion. (Id. at __) The Receiver provided the Purchase and Sale Agreement for 

the Court’s review. (Dkt. ____)   

Accordingly, it is hereby ORDERED AND ADJUDGED that:   

1. The Receiver’s Motion, (Dkt. ___), is GRANTED.  

2. Transfer of title to the Property located at 110 Hickory Hammock 

Road, Lake Wales, Florida 33859, better known as Polk County Parcel 

ID: 27-29-14-860590-012710 to Tracy Sempert and Lisa Barrett is 

APPROVED. The Property’s legal descriptions is as follows:      

 

 
 
3. Said transfer shall be free of any and all liens and encumbrances.  
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DONE and ORDERED in Tampa, Florida, this __ day of ________ 2023.  

  
 
             
      MARY S. SCRIVEN 
      UNITED STATES DISTRICT JUDGE 
 

COPIES FURNISHED TO:  
Counsel of Record  
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