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O u r  R o o t s  A r e  S t r o n g

We Prepared for 2007 in 1999
In 1999, the Company adopted a business plan that could increase shareholder value year-after-year and would also
produce stable earnings during depressed real estate markets. We committed to minimize corporate debt and overhead.
The real estate market has always been cyclical. In down markets, significant debt can severely weaken a real estate
company by forcing it to sell off valuable assets at a discount. Although our revenues and profits have grown significantly,
our Company has only 17 corporate employees--the same number we had in 2000. Except for our agricultural operations,
we subcontract all other work depending on work load. To cover operating expenses and produce stable income during
challenging economic conditions, the Company accumulated a debt-free $110 million portfolio of net-lease properties.
These strategic initiatives allow the Company to continue to sell at the highest prices per square-foot in our market. 
We have a Company policy of not discounting prices to make a sale, even during challenging times. We can afford to
hold our lands until the market improves. In short, the Company’s business plan allows the Company to increase
shareholder value in both good and bad times. 

Why is our 1031 tax-free exchange strategy so valuable?
From an earnings, cash flow, and risk perspective, this strategy converts our agricultural lands, which are all located in
Daytona Beach, into a geographically diverse portfolio of income properties (see page 4). Our long-held Company lands
are carried on our books at a very low tax basis and, therefore, land sales generate very large taxable gains. The 1031
process allows the Company to postpone, hopefully indefinitely, the related income taxes and reinvest 100% of the gross
sale proceeds. To equal the equivalent after-tax returns from the 1031 process, alternative investments would need to yield
a safe return of 40% greater. Our 1031 investment strategy offers a number of options that can further increase shareholder
value. For example, because our portfolio is comprised of net-lease credit-tenants, the Company has the option of
borrowing against a property on a non-recourse basis and reinvesting the borrowed funds into any number of alternate
investments, including self-development, without triggering the repayment of the deferred taxes. Leveraging our portfolio
in future years will allow the Company to further increase the return on investment and shareholder value. 
The 1031 process is also unique in that it allows the Company to recognize the gain on each qualified sale as our land
asset is transferred at market value on the balance sheet to an income property asset. In the last three years, approximately 
$5 million in low basis agricultural land was converted into $50 million in income properties on the balance sheet. 
The Company tests alternative strategies of our business plan, and they are reviewed annually by the Board of 
Directors. This analysis consistently indicates that our 1031 tax strategy creates the highest potential shareholder value,
year after year. 

How do we create long-term shareholder value?
Real estate sales and development is a highly localized activity. Company success is based on execution of our business
plan by a small, but talented, team of employees with the local knowledge and contacts to market our products and
obtain the necessary entitlements. Our Company strategy (see page 2) coupled with our long-term vision (see pages 6 
and 7) are the steps in building shareholder value. While the Company often refers to “selling land,” in reality, we are
exchanging our essentially non-income producing asset--our agricultural land--into a new higher-value asset that
produces predictable income. Coupled with our self-development of certain select income product types, the Company
is growing its assets, cash flow, profits, and shareholder value. 

Recent updates to the business plan
In 2007, the Company expanded into self-development of select office and flex-office/warehouse properties. In 2008,
the Company will expand into the pre-permitting and development of larger warehouse properties in its Gateway
Commerce Center. During 2007, the Company analyzed its Daytona Beach land holdings to determine which core
properties it wished to retain for the long term. These identified sites all have the potential to develop over time into 
high-value net-lease income properties that would meet the Company’s adopted criteria to hold for the long term in our
portfolio. The Company anticipates that these select commercial properties will be comprised of build to suit-lease back, 
self-developed and land leases. 
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T o  O u r  S h a r e h o l d e r s
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We are rooted in 106 years of strength
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The Company strategy of converting agricultural land
holdings into high quality income properties is increasingly
producing the desired result of a more stable stream of
income. Even in a difficult real estate environment, net
income was $13,532,838 or $2.37 basic earnings per share
reported in 2007 compared to net income of $14,028,322
or $2.47 basic earnings per share in 2006. The income
property portfolio provided approximately 20 percent of
2007 revenues while land development sales contributed
approximately 60 percent. Earnings before depreciation,
amortization, and deferred taxes (EBDDT) were
$19,390,631 or $3.39 per basic share in 2007. 
This represented a decrease from EBDDT of $21,626,683
or $3.80 per basic share in 2006.

2007 HIGHLIGHTS

For the year 2007, land sales amounted to 263 upland and
223 wetland acres at an average upland price of $103,750
per acre. One positive of the real estate downturn was the
return to more fixed cost bids by sub-contractors. 
This condition allowed the Company to move forward on
the self-development of a mixed-use commercial park and
a flex-office/warehouse project, both having been on hold
due to the unacceptable risks associated with cost-plus
contracting. While no new income properties were added
in 2007, a contract has been executed with Harris Teeter,
Inc. to acquire a 45,000 square-foot supermarket located
in Charlotte, North Carolina, for approximately 
$9.7 million, subject to a 20-year triple-net lease. 
The Company owns  mineral interests in 20 counties
totaling over 500,000 acres. A higher than normal amount
of surface and sub-surface mineral rights releases (4049
acres) produced revenue of $2,579,827 in 2007, compared
to $679,315 in 2006. A relatively dry year allowed the
Company to make substantial progress in converting
forestry land into hay operations.

CORPORATE ACTIONS

At its annual shareholder meeting on April 25, 2007,
William H. Davison and James E. Jordan were elected to
fill the vacancies created by the retirements of Byron E.
Hodnett and Robert F. Lloyd. Mr. Hodnett and Mr. Lloyd
made significant contributions to the growth and success of
the Company, and we extend our thanks for their service.
Mr. Davison retired in 2007 as Chairman, President, and
Chief Executive Officer of SunTrust Bank, East Central
Florida. Mr. Jordan retired in 2005 as managing director of
Arnhold and S. Bleichroeder Advisers, LLC, a privately
owned asset management company. At its meeting on 
July 26, 2007, the Board of Directors declared an increase
in the quarterly dividend from $0.09 to $0.10 per share. 
At its January 23, 2008 board meeting, Bob D. Allen
announced that, in order to facilitate an orderly transition
in the leadership of Consolidated Tomoka, he would be
retiring from the board as a director and chairman of the
board to be effective at the end of the annual meeting of
shareholders to be held in April 2008. 

CHAIRMAN’S MESSAGE

It has been my great privilege to serve this Company in
various capacities since 1990. During my tenure, I have
benefited from the work of dedicated board members and
a talented management team. As I depart, I take
considerable pride in the current financial strength of
Consolidated Tomoka during a time when many of its
peers are struggling for survival due to the real estate
recession. Our business strategy recognizes that the real
estate cycle is characterized by periods of boom and bust
and therefore, it allows the Company to successfully create
long-term value for our shareholders in all phases of the
real estate cycle. Today, Consolidated Tomoka has a strong
capital and liquidity base that will allow continued
investment in infrastructure, land enhancement, income
properties, self-development projects, and entitlement
rights, all of which are expected to add to the Company’s
future income stream.
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E v o l u t i o n  o f  t h e  C o m p a n y  S t r a t e g y

1999 Board adopted a strategy to increase long-term shareholder 

value by maximizing the appreciation in value of the

Company's land holdings, accelerating the rate of annual

sales, and converting sales proceeds into a stable long-term

income stream by acquiring quality Florida income properties

using a 1031 tax strategy.

2003 Board approved expansion of the 1031 reinvestment portfolio

into the Southeastern United States.

2005 Board approved commencement of self-development and

retention of ownership of selected income properties located

on our Daytona Beach land holdings.

Board approved, as a holding strategy, the conversion of all of

its timber lands into hay production.

2007 Board approved the use of non-recourse borrowing on select

net-leased acquisitions if it improved the Company’s rate 

of return. 

Board directed management to institute a long-range plan to

identify and select high-value Daytona Beach properties,

which the Company would either self-develop, build to 

suit-lease back, or land lease, to be retained long-term in the

Company’s portfolio. 
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F i n a n c i a l  H i g h l i g h t s

OPERATIONS 2007 2006 2005 3 YR AVG

Net Income $ 13,532,838 $ 14,028,322 $ 14,817,750 $ 14,126.303
*EBDDT $ 19,390,631 $ 21,626,683 $ 14,797,476 $ 18,604,930

BASIC EARNINGS PER SHARE
Net Income $ 2.37 $ 2.47 $ 2.62 $ 2.49
*EBDDT $ 3.39 $ 3.80 $ 2.61 $ 3.27

FINANCIAL POSITIONS
Cash $ 11,251,376 $ 1,924,226 $ 8,967,310
Investment Securities $ 10,193,094 $ 11,780,205 $ 14,341,097
Income Properties $ 110,711,749 $ 110,711,749 $ 96,690,220

Long-Term Debt $ 6,807,388    $ 7,061,531 $ 7,297,593
Shareholders Equity $ 116,670,608 $ 102,997,307 $ 94,967,887

ACRES SOLD 486 213 317 339

AVG PRICE PER ACRE** $ 103,750 $ 136,501 $ 161,962 $ 133,844

Commercial $ 229,675 $ 139,389 $ 195,216 $ 180,642
Residential $ 47,087 $ 100,000 $ 39,429 $ 48,208

* EBDDT - Earnings Before Depreciation Amortization and Deferred Taxes. EBDDT is not a measure of operating results or cash flows from operating activities as defined
by U.S. generally accepted accounting principles. Further, EBDDT is not necessarily indicative of cash availability to fund cash needs and should not be considered as an
alternative to cash flow as a measure of liquidity. The Company believes, however, that EBDDT provides relevant information about operations and is useful, along with
net income, for an understanding of the Company’s operating results.

EBDDT is calculated by adding depreciation, amortization, and deferred income taxes to net income as they represent non-cash changes.

** Average price per acre sold in any year is affected by the relative mix and type of commercial and residential land and does not include the amount of wetlands sold 
in any year.
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I n c o m e  P r o p e r t i e s

Twenty-five income property
investments totaling 
$110 million have provided
geographic dispersion of assets
and a stable income stream to
offset economic slowdowns.

Utilizing tax-deferred 
like-kind exchange dollars 
to acquire the income 
property portfolio results 
in an effective return 
of approximately 12.4%.

The Company also self develops
select income properties on its
Daytona Beach holdings for 
its portfolio.
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N e w  P r o j e c t s  b y  O t h e r s

5

FLORIDA HOSPITAL

BILL FRANCE BLVD
BUSINESS PARK

INTEGRA APARTMENTS

DAYTONA BEACH
POLICE STATION

COSTA DEL MAR

FLORIDA PEST

FURNITURE ROW

CLYDE MORRIS BLVD
WIDENING

LPGA BLVD OFFICES AT
GATEWAY BUSINESS CENTERMASON COMMERCE PARK AT GATEWAY COMMERCE CENTER

WENDY’S

WILLIAMSON BLVD. WIDENING

FATHER LOPEZ HIGH SCHOOL

TUSCANY HOMES

C o m p a n y  
D e v e l o p m e n t  P r o j e c t s

BUILD TO SUIT
LAND LEASE SITES
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M a j o r  A c t i v i t y  C e n t e r s

O u r  V i s i o n  f o r  T o m o r r o w
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S h a r i n g  t h e  V i s i o n

In the early 1990's, the Company developed a long-range
master plan for the development of its land holdings. 
That plan continues today. A pictorial overview of that plan
is depicted in our Activity Center Map, which has been
featured in several of our annual reports, including this
year’s, and is an important marketing tool.

Simply put, the Company’s vision was to create a 
“new city” within the City of Daytona Beach. The 2002
annexation of our lands not already in the City of Daytona
Beach doubled the size of the city and has the potential to
add 50% to its population. 

Our vision takes advantage of our unique location between
Jacksonville and Orlando in one of the more affordable
and fastest growing areas of Florida. We own more than
seven miles of Interstate 95 frontage located just north of
the intersection with Interstate 4. The Company was
successful in obtaining an interchange on Interstate 95 in
the center of its lands in 1996, which created very large
tracts of valuable commercial lands. 

Building on Daytona Beach’s world famous reputation for
racing and beach tourism, our vision anticipates a
comprehensive community where residents can live, work,
shop, and enjoy the natural beauty of Florida. To date it
includes the area’s premier golf and residential community,
new elementary, middle, and high schools, a college, a new
hospital, medical offices, and business offices. Gateway
Commerce Center, our flex office/warehouse park, is
growing with high-tech manufacturing and distribution
facilities. Daytona Industrial Park, our heavy industrial
park, has many new businesses and relatively little
competition. Our Gateway Business Center’s initial phase,
Cornerstone Office Park, has resulted in the construction
of two 47,000 square-foot class “A”office buildings.
These commerical activity centers bring jobs to the area
and long-term demand for housing and retail uses.
Construction has begun on an elementary school that will
attract more families with young children to new residential
communities on our westerly land.   

As the residential communities reach critical mass, 
there will be increased demand for several major retail
centers located in our Daytona West Activity Center that
will also serve the greater Daytona Beach market. 
The Company is currently completing a long-term master
plan for such retail centers and will subsequently market to
major retailers and commercial developers.

An adequate road network is critical to our success in
achieving the highest values for our lands. The Company
has entered into a long-term “thoroughfare road
agreement” with Volusia County to ensure both parties that
major roads can be built through our lands to
accommodate traffic flow. During 2007, the Company
partnered with Volusia County and the Cities of Ormond
Beach and Daytona Beach to four lane two critical 
roads bisecting our property east of Interstate 95. 
These improvements will allow the Company to continue
to develop our many Gateway commercial activity centers.

In the pursuit of our vision, our business model is reviewed
and updated annually, if needed. The Company builds on
its past successes, but adapts our plan to reflect market
changes. Our Gateway Medical Center is a good example.
It was designed to complement two nearby hospitals, 
but subsequently the hospitals elected to purchase property
within a half mile of this activity center. These sales
prompted the Company to reconfigure and expand its
Gateway Medical Center so it could accommodate more
intense medical development that will be generated by
hospital construction.

We acknowledge that along with the expected rewards from
the successful achievement of this ambitious vision comes
a responsibility of being loyal partners with the City of
Daytona Beach. What is in the long-term best interest 
of the City is likely to be in our best interest as well.
Together, both partners will reap great benefits from the
“New Daytona Beach West” that our Company envisions.
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