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Alico, Inc. (ALCO) 

Land-Rich Florida Asset Undergoing Value Unlock through 

Development, Leasing, and Conservation Monetization 

◼ ALCO is transitioning from a legacy citrus grower to a diversified land 

management and development platform with embedded optionality in 

agriculture, real estate, and environmental markets. With over 51,000 

acres of owned land in 31 locations across 8 counties in Florida and decades 

of agricultural operations, ALCO is capitalizing on its strategic pivot away 

from active citrus cultivation toward recurring income through long-term land 

leases, phased development of entitled parcels, and monetization of 

conservation easements. The company’s near-term growth is underpinned 

by four high-potential development projects across Collier, Highlands, Polk, 

and Hendry counties. 

◼ Capital-light, recurring revenue model anchored by strong land 

economics and regulatory catalysts. Following structural headwinds in the 

citrus industry such as disease, hurricane impacts, and yield deterioration, 

ALCO has streamlined operations, reducing its workforce from ~200 to 25 

employees, and restructured its cost base. The strategic exit from citrus is 

expected to materially reduce volatility, while the company's asset-backed 

leasing model and demand for Florida land across housing, conservation, 

and farming create sustainable revenue drivers. The company is also 

leveraging regulatory tailwinds such as the Live Local Act and federal 

conservation funding to unlock long-term land value. 

◼ Flagship development projects offer embedded upside optionality. 

ALCO’s 5,500-acre near-term development portfolio – led by the flagship 

Corkscrew Grove project that aims to develop ~4,600 acres for 4,500+ 

residential units, 280,000 sq. ft. of commercial space, and 70,000 sq. ft. of 

civic uses across two mixed use villages. Collectively this near-term 

development portfolio, totaling ~5,500 acres, is estimated to be worth 

between $335-$380 million in present value dollars and could be realized 

within the next five years. It is pursuing an entitlement-led, partnership-driven 

strategy, avoiding vertical development risk while benefiting from value 

appreciation, infrastructure support, and public-private partnerships. 

Additional long-term development potential of another ~7,100 acres ($140-

$170 million) and agricultural land value of another ~38,700 acres ($175-

$200 million) offer further value unlocking opportunities. 

◼ Fundamentals strengthening with pivot toward land management, as 

reflected in positive adjusted EBITDA and strong liquidity profile. Land 

sales are expected to reach $20 million (with a potential for an additional $30 

million) in FY25, while adjusted EBITDA is expected to reach $20 million, 

aided by asset sales and overhead reduction. Management expects to end 

FY25 with $25 million in cash and a reduced net debt ($60 million). 

◼ Stock has reacted well to ALCO’s transition to a land management 

company but still has upside potential. While we do not have a price 

target or stock recommendation on the stock, our analysis shows that ALCO 

could get re-rated higher as land monetization ramps and recurring income 

streams replace commodity-linked earnings. Institutional interest in Florida 

land, a de-risked operating model, and supportive legislative environment 

strengthen the investment case, and are supported by the ongoing buyback 

program which lends further confidence.

June 6, 2025 
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Company Overview 

ALCO – A Florida Agribusiness Transitioning to a Diversified Land Management Company  

◼ Alico Inc’s (ALCO) legacy is rooted in its century-long identity as a leading citrus producer in Florida, but 

its future is defined by its transformation into a diversified land management and development company. 

Incorporated in 1960 and headquartered in Fort Myers, Florida, ALCO owns approximately 51,300 acres of land 

across eight counties in the state, with an additional 46,900 acres of oil, gas, and mineral rights. For decades, ALCO 

operated primarily through two divisions: Alico Citrus, which cultivated oranges and managed citrus groves, and 

Land Management & Other Operations, which generated revenue through grazing leases, environmental 

conservation easements, and land rentals for mining and other purposes. In FY24, over 96% of ALCO's revenues 

came from Citrus operations, with the majority of its citrus sold under long-term contracts to Tropicana.  

◼ In a strategic shift, ALCO has decided to exit citrus operations due to severe structural challenges, including 

citrus greening disease, hurricane impacts, and the erosion of economic viability. Over the last decade, 

Florida's citrus industry has been negatively impacted by the spread of citrus greening disease (Huanglongbing or 

“HLB”), which reduces tree productivity and fruit quality. Despite investing in advanced treatments like 

oxytetracycline trunk injections and replanting millions of trees, ALCO's citrus production declined by 73% over the 

last 10 years. Compounding this trend were multiple hurricanes, (Irma in 2017, Ian in 2022, and Milton in 2024) 

which severely damaged already vulnerable groves. The combination of reduced productivity and rising costs made 

citrus farming no longer financially viable for ALCO, prompting its January 2025 decision to wind down citrus 

operations following the 2024-25 harvest. 

Chart 1: ALCO Improved its Citrus Coverage in the Last Five Years …. 

 

Source: Exec Edge Research, ALCO Investor Presentation, ALCO Management estimates 

Chart 2: … But Declining Productivity Made the Citrus Business Unsustainable 

 

Source: Exec Edge Research, ALCO Investor Presentation, USDA, ALCO 2015-2024 10-Ks and ALCO Management estimates for 2025E 
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◼ Alico is evolving its agriculture portfolio, transitioning from traditional citrus operations to positioning ~25% 

of its land holdings for strategic development opportunities, balancing near-term and long-term growth 

potential, while ~75% of its land holdings remain for diversified agricultural ventures. As of 2Q FY25, ALCO 

had completed its last major citrus harvest and announced it would lease out the majority of the remaining 3,783 

acres of operational citrus groves for one final season in FY26. The company has reduced its workforce from 200 to 

25 employees and has realigned its operating model to focus on recurring revenue from land leases, development 

entitlements, and environmental partnerships. ALCO now divides its portfolio into three buckets: (1) near-term 

development properties (~5,500 acres), (2) longer-term developmental properties (~7,100 acres), and (3) 

ongoing agricultural leasing (~38,700 acres). This shift allows ALCO to maintain its agricultural heritage while 

unlocking the embedded value of its extensive real estate holdings. 

Chart 3: Large Monetizable Land Parcels are ALCO’s Biggest Asset 

 

Source: Exec Edge Research, ALCO Investor Presentation. Acreage as of 3/31/25. 

◼ At the heart of ALCO's growth strategy is the monetization of its development-ready land, starting with four 

flagship properties that could generate up to $380 million in present value over five years. The centerpiece 

of this strategy is Corkscrew Grove Villages, a dual-phase master-planned community project located on ~4,600 

acres in Collier County. The East Village, currently in the entitlement phase, is expected to deliver ~4,500 residential 

units, ~280,000 square feet of commercial space, and ~70,000 square feet of civic amenities. Planning efforts 

incorporate feedback from local governments and alignment with the Florida Wildlife Corridor and Collier County's 

Rural Land Stewardship Area (RLSA) program, with over 6,000 acres earmarked for permanent conservation. Other 

key development parcels include Bonnet Lake (Highlands County), Saddlebag Grove (Polk County), and Plant World 

(Hendry County), each expected to yield between 250 and 2,100 homes upon full build-out. 

Chart 4: Corkscrew Grove Villages Opportunity Overview 

 

Source: Exec Edge Research, ALCO Investor Presentation 



Company Overview 
 

P a g e  |  5  

◼ The entitlement and planning processes are well underway, and ALCO is pursuing both legislative and 

regulatory pathways to maximize land value and streamline execution. In early 2025, ALCO filed for the creation 

of the Corkscrew Grove Stewardship District, an independent entity designed to coordinate infrastructure finance 

and long-term environmental oversight. The current development application for the first of two villages (East Village) 

is expected to be approved in 2026. Simultaneously, the company has filed applications with the South Florida Water 

Management District and the U.S. Army Corps of Engineers for the entire Corkscrew Village property. Construction 

on East Village could begin in 2028 or 2029 if all approvals are granted. For Bonnet Lake, the entitlement application 

was submitted in December 2024, while Saddlebag Grove is in the feasibility phase. ALCO is taking a phased, 

capital-light approach to development, partnering with homebuilders, agriculture operators, and civic stakeholders 

to derisk the monetization of its portfolio. 

◼ Outside of development, ALCO is building stable, recurring revenues from diversified agricultural leases 

and land-use partnerships. As of 2Q FY25 (quarter ending March 31, 2025), ALCO has negotiated agreements to 

lease ~5,250 acres of different groves to third-party citrus growers for FY26 and is in discussions or under contract 

on an additional ~1,000 acres to vegetable and fruit growers who are clearing the land in lieu of lease payments. 

The company also leases acreage for sod farming, sand mining, grazing, and conservation, which provides baseline 

income with limited operational complexity. Notably, the company’s historical expertise in grove management has 

transitioned into contract services for third-party landowners, supporting margins while limiting exposure to biological 

risk. 

◼ Financially, ALCO’s transformation is already delivering improved performance through expense reduction, 

asset monetization, and balance sheet optimization. For FY25, management projects $20 million of land sales 

with potential for additional $30 million, adjusted EBITDA of $20 million (vs. $29.7 million in FY24), and expects year-

end net debt to fall to $60 million from $89 million in FY24. Cash balance is forecasted to reach $25 million by fiscal 

year-end, supported by completed land deals and the wind-down of working capital-intensive citrus operations. 

ALCO also announced a $50 million share repurchase authorization and reaffirmed its commitment to maintaining 

a balanced approach to capital deployment, including quarterly dividend, opportunistic share repurchases and 

strategic debt reduction. 

− We believe ALCO’s evolution offers investors the stability of agricultural assets with the upside of real 

estate development, without adopting the REIT structure. Although it has REIT-like attributes, such as land 

leasing, development income, and capital-light operations, ALCO remains a C-corporation and has not elected 

REIT tax treatment. This structure gives it flexibility in capital allocation, development staging, and strategic 

partnerships, while allowing the retention of earnings to fund future growth. 

Chart 5: ALCO – Strong Track Record of Capital Returns 

 

Source: Exec Edge Research, ALCO Investor Presentation. Values as of 3/31/25. 
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Growth Strategy and Right-to-Win 

Unlocking Value through Land Development, Leasing, and Stewardship 

◼ We believe ALCO’s right-to-win stems from its valuable land portfolio (valued at $650-$750 million per 

management estimates) and its four-part growth strategy that reflects its new identity as a land monetization 

and development platform. As ALCO exits its legacy citrus operations, the company is focused on a strategy built 

around leveraging its expansive Florida land portfolio through a mix of near-term and long-term real estate 

development, agricultural leasing, disciplined capital allocation, and environmental monetization. Each of these 

strategic pillars is designed to reduce operational risk, improve cash flow visibility, and unlock significant shareholder 

value. We believe ALCO’s ability to entitle, lease, or conserve land assets across market cycles provides a unique 

blend of income stability and long-duration optionality. We discuss these elements in detail below. 

Chart 6: ALCO – New Growth Strategy for the Company 

 

Source: Exec Edge Research 

◼ Monetization of high-value development parcels is core to ALCO’s growth strategy and fundamentals to 

value unlocking for shareholders. The first and the foremost element of ALCO’s growth strategy is the ongoing 

monetization of its land parcels. ALCO is actively pursuing a land monetization strategy focused on converting its 

development-designated acreage into long-term value via entitlement, planning, and controlled sales. The company 

holds approximately 5,500 acres identified as “near-term development” within five years across multiple Florida 

counties and is leveraging entitlement as a key value driver. The company has another approximately 7,100 acres 

identified as “long-term development” beyond five years. With raw land typically appreciating 2x–5x post-entitlement, 

ALCO is executing a phased, capital-light strategy to unlock embedded value without undertaking vertical 

construction risk. 

Chart 7: ALCO – Portfolio Value Potential ($650-$750 million) 

 

Source: Exec Edge Research, ALCO Investor Presentation based on Management estimates. 
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◼ Swift progress is being made to execute this strategy. ALCO has filed development applications for local 

approval, as well as submitted applications to the U.S. Army Corps of Engineers and the South Florida Water 

Management District and initiated efforts to create infrastructure-focused stewardship districts, starting with 

Corkscrew Grove Villages. These districts help formalize development governance and enhance saleability to 

institutional homebuilders. By controlling zoning, conservation overlays, and permitting, ALCO is de-risking its assets 

and building a premium land pipeline in high-growth regions. Management projects $20 million of land sales with 

potential for additional $30 million in FY25, with a robust pipeline of discussions underway. Over the medium term 

(5 years), up to $380 million in present value is embedded in the company’s development land bank. With population 

growth, housing demand, and legislative tailwinds aligned in Florida, ALCO’s development parcels serve as a conduit 

for long-term capital to access scalable, permitted land, which is an increasingly scarce asset class. We discuss the 

four projects that are underway below: 

− Corkscrew Grove Villages (Collier County): The flagship development, Corkscrew Grove Villages, spans 

approximately 4,600 acres and is envisioned as a large-scale, master-planned community. The East Village 

portion is currently under entitlement, with plans for ~4,500 residential units, ~280,000 sq. ft. of commercial 

space, and ~70,000 sq. ft. of civic uses. ALCO has proposed the formation of the Corkscrew Grove Stewardship 

District to manage infrastructure and conservation, with over 6,000 acres planned for permanent environmental 

protection. Located in one of Florida’s highest-growth counties and aligned with the RLSA framework, this project 

is central to ALCO’s monetization plan and is expected to generate phased revenue from FY26 onward. 

Chart 8: Overview of Corkscrew Grove Villages (Collier County) 

 

Source: Exec Edge Research, Company Filings 

− Bonnet Lake (Highlands County): This ~608-acre project is designed to meet housing needs in an 

underserved but growing market. The development vision includes ~2,125 residential units, recreational 

amenities, and infrastructure improvements. ALCO submitted entitlement applications in December 2024 and 

expects progress by FY26. Highlands County’s affordability and central location make this project ideal for 

workforce and middle-income housing, especially under Florida’s affordability-driven regulatory frameworks. 

Chart 9: Overview of Bonnet Lake (Highlands County) 

 

Source: Exec Edge Research, Company Filings 
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− Saddlebag Grove (Polk County): A ~240-acre project in early feasibility, Saddlebag Grove is being evaluated 

for development of approximately 440 residential units. Given Polk County’s proximity to Orlando and Lakeland, 

as well as I-4 corridor connectivity, the land is attractive for both traditional single-family homes and build-to-rent 

formats. ALCO’s strategy is to finalize development feasibility by FY25–FY26, with monetization options 

depending on zoning outcomes and builder partnerships. 

Chart 10: Overview of Saddlebag Grove (Polk County) 

 

Source: Exec Edge Research, Company Filings 

− Plant World (Hendry County): The smallest of ALCO’s near-term projects (~83 acres), Plant World is being 

planned as a flexible, mixed-use parcel. Expected outputs include approximately 250 homes and 32,500 sq. ft. 

of commercial and civic space. This project serves as a prototype for micro-scale, mixed-use developments 

targeting towns undergoing demographic and infrastructure transition. The project remains in pre-entitlement 

phases, with land currently being assessed for drainage and access optimization. 

Chart 11: Overview of Plant World (Hendry County) 

 

Source: Exec Edge Research, Company Filings 

◼ ALCO’s focus on expansion of diversified agricultural leasing is another key element of its growth strategy. 

ALCO has structurally repositioned its operating model from citrus production to diversified agricultural and resource-

based land leasing, creating a stable, capital-light revenue base while preserving future land use flexibility. This 

transition reflects a deliberate shift away from the biological volatility and high fixed-cost burden of direct citrus 

cultivation, toward recurring, contract-based income across a broad portfolio of agricultural and extractive uses. As 

of 2Q FY25, ALCO had negotiated agreements to lease approximately 5,250 acres of its former citrus groves to 

third-party citrus growers for FY26, continuing fruit production without exposure to HLB disease, labor risks, or 

climatic disruption. This model allows the company to preserve the agricultural utility of its groves while stabilizing 

earnings and simplifying operations. Additionally, a further ~1,000 acres are in discussions or under contract to be 

deployed under “lease-for-clearing” arrangements with fruit and vegetable growers, enabling land preparation and 
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cultivation by tenants in lieu of upfront cash rent. This innovative structure enhances land value and lease 

attractiveness without ALCO incurring capital outlays. 

− In parallel, ALCO is leveraging its scale, with approximately 40,000 acres of land now falling under 

agricultural, grazing, mining, or conservation lease categories, allowing it to generate diversified and 

largely passive revenue. These leases span sod farming, sugarcane and row crop cultivation, cattle grazing, 

and sand mining operations, as well as participation in environmental stewardship programs such as 

conservation easements and mitigation banking. Many of these contracts are multi-year or renewable, providing 

annuity-like cash flow profiles that support financial stability during the transition from citrus income. 

− We believe this leasing strategy constitutes a defensible competitive moat for ALCO. With significant 

contiguous acreage in agriculturally viable regions, strong infrastructure access, and pre-existing irrigation, the 

company offers a platform scale, and operational readiness that new market entrants cannot easily replicate. 

Moreover, by retaining ownership and control, ALCO preserves land monetization optionality, whether through 

development sales, easements, or programmatic conservation funding, as the market conditions evolve. 

◼ Capital optimization and shareholder returns is another key tenet of the company’s growth strategy. ALCO 

is deploying a disciplined capital allocation strategy to strengthen its balance sheet, increase financial flexibility, and 

return excess capital to shareholders. This framework supports the company’s transformation from a capital-

intensive citrus operator to a land monetization platform with a lean cost base and scalable cash generation. ALCO’s 

capital allocation strategy is deliberately structured to remain flexible. Proceeds from land sales may be used to 

retire debt, fund selective land improvement initiatives, or support return-of-capital programs. By maintaining a low 

fixed cost base and no major debt maturities until 2029, ALCO is prioritizing optionality and shareholder 

alignment as it transitions its asset base into higher-yielding use cases. 

− Following the wind-down of citrus operations, ALCO has reduced its operating expenses and working 

capital needs. In FY25, the company expects its net debt to decline to ~$60 million, down from $89 million at 

the end of FY24, driven by land sales and reduced input costs. At the same time, ALCO forecasts a year-end 

cash balance of ~$25 million, supported by anticipated land monetization that could reach $50 million during 

FY25. These moves position the company with a conservative capital structure and ample liquidity to support 

future growth or withstand market volatility. 

− To further enhance shareholder value, ALCO authorized a $50 million share repurchase program in early 

2025. This marks a significant shift in capital deployment philosophy, reflecting management’s confidence in 

intrinsic asset value and future cash flows. The company also reaffirmed its quarterly dividend, providing 

shareholders with stable income alongside long-term appreciation potential. 

◼ Environmental stewardship and conservation monetization. ALCO integrates environmental stewardship into 

its land monetization strategy by preserving ecologically sensitive areas and participating in conservation programs 

that generate income while enhancing regulatory goodwill. This dual-purpose approach aligns long-term land value 

creation with state and federal conservation priorities, allowing ALCO to unlock value from non-developable acreage. 

This conservation monetization strategy complements ALCO’s capital-light model by unlocking value from non-

developable land through various monetization structures, without exposure to market development cycles. It also 

enhances stakeholder engagement with regulators and environmental groups, an advantage when pursuing large-

scale entitlements across overlapping jurisdictions. 

− ALCO has a longstanding track record of environmentally responsible land use. Over the last four 

decades, the company has worked with public agencies to place more than 40,000 acres under conservation, 

including major easements sold to the State of Florida and land contributed to wildlife and watershed programs. 

In FY25, ALCO reaffirmed this strategy by incorporating environmental protection into the design of its 

development projects. 

− The Corkscrew Grove Villages master plan dedicates over 6,000 acres to wildlife corridors and 

ecological preserves, in alignment with the Florida Wildlife Corridor and Collier County’s RLSA program. These 

designations enhance the likelihood of entitlement approvals and position ALCO to monetize conservation land 

through future easement sales or stewardship credits. 

− In parallel, ALCO has submitted five properties totaling 10,000+ acres to the Florida Department of 

Agriculture and Consumer Services’ Rural and Family Lands Protection Program, which provides financial 

compensation for keeping land in agricultural and conservation use. These applications, if approved, can 

generate non-operating income while maintaining long-term control over land use decisions. 
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Chart 12: ALCO’s Legacy of Conservation 

 

Source: Exec Edge Research, ALCO Investor Presentation 

◼ ALCO also benefits from 1) a unique structural advantage among land-focused entities in Florida, 2) its long 

and stable trading history on public markets, and 3) a seasoned management team guiding the current 

transformation. Listed on the NASDAQ since the early 1970s, ALCO has maintained consistent public market 

presence for over five decades, a rare trait among land-rich but privately held agricultural operators. This 

longstanding track record has fostered transparency, governance discipline, and capital market access that 

significantly enhances the company’s credibility with institutional investors, land buyers, and regulatory stakeholders. 

It provides ALCO with strategic agility in executing capital allocation programs such as share repurchases, debt 

refinancing, and opportunistic land divestitures, some tools that are not readily available to private peers. Equally 

important is the strength of ALCO’s leadership team, which has successfully navigated the company through a 

historic business model pivot. The management’s decision to exit citrus operations and pursue a land monetization 

strategy reflects not only operational realism but also strategic foresight. This pivot required bold actions (1) 

downsizing the workforce, (2) impairing non-performing assets, and (3) reorienting organizational resources; but 

these moves were executed with clarity and shareholder alignment. The current team brings deep experience in 

land entitlement, regulatory negotiation, agriculture, and finance, and has already demonstrated strong execution 

through initiatives such as the Corkscrew Grove Stewardship District and a $50 million share buyback authorization. 

Collectively, ALCO’s public market pedigree and transformational leadership serve as enduring moats, providing 

trust, accountability, and strategic resilience as the company transitions into a land-centric platform. 

 

 

1986

•Alico transferred 
land in Polk 
County to expand 
the Tiger Creek 
Preserve, which is 
now capably 
managed by The 
Nature 
Conservancy

1998

•Alico transferred 
land in Hendry 
County which 
became the 
Okaloacoochee 
Slough Wildlife 
Management 
Areas. This land is 
considered 
important to the 
survival of a 
declining wildlife 
species, and part 
of a regional 
watershed.

2008

•Alico in 
cooperation with 
Collier County, 
designated 3,699 
acres of land as 
“Stewardship 
Sending Areas” to 
help implement 
the Collier RLSA 
Program

2013

•Alico enrolled 
11,600 acres of 
land into USDA’s 
Natural Resource 
Conservation 
Service easement 
program.

Since 2017

•Alico has sold over 
40,000 acres of 
land to the State of 
Florida to 
permanently 
preserve land 
within the Devils 
Garden Wildlife 
Management Area 
that is important 
for water supply, 
water quality, and 
wildlife habitat

2024 Onward

•Recent submittal 
of 5 properties, 
totaling 10,000+ 
acres for 
consideration by 
FDACS’ Rural and 
Family Lands 
Protection 
Program
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Industry Opportunity and Company Positioning 

Affordable Housing Demand and Policy Reforms to Drive Repricing in Florida’s Land Market 

◼ Florida is experiencing one of the most acute affordable housing crises in the U.S. Despite a statewide 

construction boom and sustained economic growth, a growing segment of Floridians remains burdened by housing 

costs that outpace wage gains. According to The Gap report from the National Low Income Housing Coalition, Florida 

has more than 500,000 extremely low-income renter households, and the number of affordable and available rental 

homes per 100 of such households is only 26, which is among the lowest in the U.S. Extremely low-income 

households are defined as those whose income lies between 0 to 30% of Area Median Income (AMI). Rising land 

and construction costs, coupled with escalating rents, have created a market where low- and moderate-income 

households are increasingly unable to afford housing. The report also estimates that Florida has second highest 

percentage of extremely low-income renters with significant cost burden in the U.S. at 86%, only behind Nevada. 

These are the households that spend more than 50% of their income on rent. 

Chart 13: States with Highest % of Extremely Low-Income Renters Households with Severe Cost Burden 

 

Source: Exec Edge Research, National Low Income Housing Coalition 

◼ A significant contributing factor to this affordable housing crisis is the imbalance between population 

growth and the availability of housing stock. Florida has consistently ranked among the top states for net in-

migration over the past decade. The combination of retiree relocations, corporate expansions, and post-pandemic 

work-from-anywhere migration patterns has placed additional pressure on housing markets, especially in suburban 

and exurban areas where land was once thought to be plentiful and inexpensive. While the private sector has 

responded with new construction, the vast majority of new housing units are priced for middle- to upper-income 

households. One of the most telling indicators of Florida's affordable housing shortfall is the persistent mismatch 

between low- to moderate-income renter households and the supply of affordable and available rental units. This 

has been captured in the latest annual report produced by the Shimberg Center at the University of Florida. This gap 

is not just about housing affordability in theory, but it is about functional accessibility in practice.  

− To understand this, housing units are categorized based on affordability standards, where a unit is considered 

"affordable" if rent does not exceed 30% of household income for a given income threshold, calculated as a 

percentage of the Area Median Income (AMI) and adjusted for unit size. Importantly, this includes not only 

subsidized and public housing but also naturally occurring market-rate units priced below this 30% threshold.  

− However, affordability alone doesn’t equate to availability. Many units that qualify as affordable are already 

occupied by households in higher income brackets, effectively making them inaccessible to those who need 

them most. To account for this, housing researchers apply an "affordable and available" filter, which considers 

a unit truly available only if it is either vacant or currently occupied by a household whose income falls within the 

specified AMI band.  

− The findings of the report reveal a stark statewide deficit of available affordable housing. For renter 

households in every income group below 80% of AMI, including those at 0-30%, 0-40%, 0-50%, and 0-60% of 

AMI, the number of affordable and available units is consistently lower than the number of households in need. 

For example, while there are 495,582 households in the 0-30% of AMI category, only 117,561 affordable 
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households are available, creating an availability gap of 378,021 units. Similarly, for the 0-40% category this gap 

is a staggering 489,177 units. These shortfalls demonstrate that Florida is structurally under-supplied in housing 

for its most economically vulnerable populations.  

Chart 14: Affordable Housing Availability of Lower Income Groups in Florida Remains Alarming 

 

Source: Exec Edge Research, National Low Income Housing Coalition 

◼ Over the last two years, Florida has enacted a series of transformative regulatory and legislative measures 

to tackle the state’s growing affordable housing crisis. These reforms reflect a strategic pivot by policymakers 

to reduce land-use restrictions, accelerate development approvals, and improve the financial feasibility of affordable 

and workforce housing projects. The state’s legislative framework is now one of the most assertive in the U.S. when 

it comes to incentivizing private sector participation in housing development.  

− The cornerstone of this effort is the Live Local Act, first enacted in 2023 under Senate Bill 102 and 

significantly expanded in 2025 through Senate Bill 1730. These laws collectively pre-empt local zoning 

barriers by allowing developers to build multifamily housing by-right in commercial, industrial, and mixed-use 

areas, provided that at least 40% of the units are set aside for households earning up to 120% of the Area 

Median Income (AMI) for a minimum of 30 years. 

− Smoothening regulatory hurdles: The 2025 amendments further strengthened the framework by granting 

developers height and density bonuses aligned with the tallest structures within a one-mile radius of the project 

site. In addition, the updated legislation mandates expedited permitting and removes several layers of 

discretionary local review, enabling qualifying projects to bypass typical zoning hurdles. 

− Financial incentives: To complement these land-use reforms, the Act also introduces several financial 

incentives. These include ad valorem tax exemptions for property owners leasing units at below-market rates 

and streamlined access to funding from the Florida Housing Finance Corporation (FHFC). These measures are 

designed to lower operating costs and enhance returns for developers focused on affordability segments. 

− Collaboration: Local governments are being encouraged to align with the state’s vision through additional policy 

tools, such as establishing housing trust funds, designating fast-track development zones, and easing 

concurrency requirements for infrastructure. 

◼ Collectively, these legislative changes aim to address the supply-demand imbalance in affordable housing 

while reshaping the economics of land development in Florida. They represent a structural shift in how the state 

approaches housing policy, one that integrates land use, financial incentives, and regulatory streamlining to unlock 

constrained housing markets. 
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Chart 15: The 2025 Amendment to Live Local Act Makes It More Impactful  

 

Source: Exec Edge Research 

◼ We believe Florida’s land market is entering a period of structural repricing driven by demographic 

momentum, pro-development legislation, and the evolving demand profile for land use. At the core of this 

transformation is the affordable housing crisis, and the state’s strategic policy response through the Live Local Act 

and its 2025 amendments. Combined with macro-level capital flows and land use transitions outlined in the 2024 

Saunders “Lay of the Land” report, these factors are catalyzing shifts in both valuation and investment behavior 

across Florida’s land markets. The Live Local Act has redefined development economics by permitting higher-

density residential projects by-right in commercial and industrial zones, while offering tax exemptions, expedited 

permitting, and density bonuses for projects with affordable components. This policy has not only streamlined 

execution risk for developers but also increased demand for land parcels in previously overlooked zones, particularly 

those near infrastructure and employment centers. UnityKnows’ 2025 report, which identifies top 10 and bottom 10 

land value cities, currently does not list counties where ALCO holds its land. This could mean that a surge in land 

activity in counties like Collier, Polk, Hendry, and Highlands, driven by zoning alignment, housing demand, and 

relative affordability could drive value conscious investors and developers to ALCO’s projects. 

◼ Institutional capital is moving into Florida markets as the trend of conversion of agricultural land into 

residential, solar, and commercial developments gains momentum. According to Saunders, while overall land 

sales volume dipped in 2024 due to higher interest rates and macro uncertainty, large-acreage transactions surged 

as institutional capital and high-net-worth buyers consolidated strategic holdings. These buyers have increasingly 

targeted land with transitional potential, agricultural tracts that can be repositioned for residential, solar, or mixed-

use development. Over 72,000 acres transitioned from agriculture to alternative uses in 2024 alone, underscoring 

the pace at which Florida’s land use profile is evolving. 

− This conversion is especially pronounced in the citrus sector, which continues to contract under 

disease pressure, storm risk, and rising land values. Former groves across Central and South Florida are 

being repurposed into housing and utility-scale solar, contributing to the state’s housing supply while raising 

broader questions about agricultural preservation. Despite these tensions, Florida remains a top-tier land 

investment market. Institutional demand, regulatory support, and demographic inflows have created a rare 

alignment where growth policy, capital availability, and structural housing need are collectively driving land 

absorption and value creation. According to the Saunder’s report in 2024, ~28,700 acres of Citrus land was sold 

in 128 transactions, at an average price of $13,700, which is 47% higher than 2023 prices. 

Chart 16: Average Citrus $/ Acre in Florida (2013-2024) 

 

Source: Exec Edge Research, Saunders Land 
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◼ The convergence of Florida’s structural housing deficit, pro-development legislation, and rising institutional 

interest in land assets has created a compelling macro backdrop for diversified land development 

companies such as ALCO. As the state navigates a complex growth trajectory, marked by population influx, 

affordability challenges, and the transition of agricultural land, companies with large, strategically located, and 

entitlement-ready land portfolios are uniquely positioned to capitalize. In this environment, land is no longer a passive 

store of value; it is an active lever for revenue generation, policy alignment, and long-term value creation. ALCO 

stands out as a well-positioned participant in this transformation. The structural undersupply of affordable and 

workforce housing in Florida has created a durable, policy-backed demand for land that can be converted into 

residential development. The updated Live Local Act, particularly through its 2025 amendments, has drastically 

lowered zoning barriers by allowing multifamily projects with affordable units to proceed by-right in commercial and 

industrial zones. 

− This regulatory shift has directly increased the development potential of land previously considered 

marginal or inactive. Landowners who can bring zoned or easily entitleable acreage to market, especially in 

regions with growing population bases and infrastructure access are seeing a repricing of their portfolios. The 

result is rising land values, reduced friction in the development cycle, and a clearer path to monetization. 

◼ We believe ALCO clearly stands to win in this scenario. Following its exit from citrus operations, the company 

has repositioned itself as a land-first enterprise with three primary monetization pathways: 1) near-term residential 

development, 2) long-term residential development, and 3) recurring agricultural and resource-based leasing. ALCO 

currently manages over 51,000 acres across central and southwest Florida, including counties like Collier, Polk, 

Highlands, and Hendry, where land prices are not overheated as identified in the third-party market intelligence 

provided by UnityKnows. These counties could benefit from affordability-driven migration and policy alignment, which 

can drive land prices higher in the coming months and years.  

− ALCO – focused on regulation friendly development. Projects like Corkscrew Grove Villages in Collier 

County, which is slated to deliver thousands of residential units and substantial commercial space, highlight 

ALCO’s ability to integrate development with conservation and civic objectives, thereby meeting the criteria for 

entitlement and potential public-private partnerships. Similarly, the company’s phased approach to Bonnet Lake 

and Saddlebag Grove provides it with flexibility in managing capital deployment while responding to market 

demand. Importantly, ALCO’s development plans incorporate elements of the Live Local framework, positioning 

the company to attract interest from institutional housing developers and impact investors seeking shovel-ready 

land aligned with state policy goals. 

− The influx of long-term capital into Florida land markets is further tilting the field in favor of well-

capitalized landholders like ALCO. As reported in the Lay of the Land 2024 report by Saunders Real Estate, 

larger players are consolidating acreage and driving price appreciation, especially for parcels with infrastructure 

access and clear conversion potential. ALCO, with its clean balance sheet, development-ready portfolio, and 

strategic land positioning, is a prime beneficiary of this shift. 

− Overall, we believe that diversified land development companies like ALCO are not just participating in 

Florida’s housing and land use transition but are well positioned to lead it. By aligning their assets with 

housing policy, regional planning, and institutional capital flows, they are poised to generate recurring revenue 

and long-term NAV accretion, even as traditional agriculture models face economic and biological headwinds. 
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ALCO Stands to Win as Land Entitlement Becomes a Differentiator  

◼ The increasing complexity and cost of land entitlement in the U.S., and particularly in Florida, is reshaping 

the land development landscape. Once viewed as a preliminary administrative process, entitlement has now 

become a major gating factor for housing delivery timelines, development viability, and asset valuation. Landowners 

and developers capable of navigating regulatory hurdles, infrastructure requirements, and community engagement 

are positioned to unlock premium land value while competitors face prolonged delays and rising soft costs. Land 

entitlement typically takes anywhere from 6 months to 5 years depending on jurisdictional complexity, environmental 

considerations, and local opposition. In Florida, this timeline can be exacerbated by floodplain designations, 

wetlands regulations, and concurrency requirements tied to transportation and school infrastructure. For less 

experienced or undercapitalized developers, these risks can erode IRRs or derail projects altogether. 

Chart 17: Project Approval Without Entitlement Can Hurt Project Margins 

 

Source: Exec Edge Research, HouseIdea 

◼ Key benefits of land entitlement are: 

− The value uplift from entitlement can be 2-5x higher. According to industry benchmarks cited by HouseIdea, 

successfully entitled land can be worth 2–5x more than its unentitled counterpart. This premium accrues from 

the fact that entitled land dramatically reduces uncertainty for downstream developers and investors. It 

guarantees use, density, infrastructure coordination, and often environmental mitigation approvals. In ALCO’s 

case, the creation of the Corkscrew Grove Stewardship District exemplifies its strategy to formalize land-

use rights while also embedding long-term governance and conservation stewardship, which are 

increasingly favored by institutional buyers. 

− Entitlement control allows ALCO to pursue a capital-light monetization model. Rather than engage in 

vertical construction, the company can option, sell, or joint venture land with builders who are looking to avoid 

front-end entitlement risk. This model aligns with the growing preference among national and regional 

homebuilders to outsource land acquisition and focus on construction margins. 

◼ ALCO’s strategic emphasis on entitling land prior to monetization is not only prudent but is fast becoming 

a competitive moat in an otherwise capital-intensive market. ALCO’s phased approach to land monetization is 

centered around extracting maximum value through pre-development activities, including zoning changes, 

environmental studies, infrastructure planning, and alignment with state-supported frameworks like the Live Local 

Act. This strategic focus on entitlement enables the company to operate as a land platform, delivering buildable 

parcels to homebuilders, municipalities, or conservation partners at a premium to raw land value. It has invested in 

dedicated entitlement efforts across multiple counties, including Collier, Highlands, Polk, and Hendry, where it is 

actively pursuing zoning approvals, special districts, and development orders for its near-term projects like 

Corkscrew Grove Villages and Bonnet Lake. 
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Timing of ALCO’s Transformation is in Sync with Expected Revival in U.S. Real Estate 

◼ The U.S. real estate sector has entered 2025 with signs of stabilization and selective momentum following 

two years of heightened volatility. Although broad market sentiment remains cautious due to lingering inflation 

and higher-for-longer interest rates, real estate assets – particularly those aligned with demographic, technological, 

and policy trends – are beginning to regain investor confidence. According to PwC’s Emerging Trends in Real Estate 

2025 report, the industry outlook has shifted from defensive to selectively opportunistic, driven by several structural 

and cyclical catalysts. Importantly, sentiment among real estate executives, developers, and institutional investors 

has begun to improve. PwC notes that while uncertainty remains, many view 2025 as a “bottoming year” in terms of 

pricing and cap rate adjustment. This signals that the coming 12-to-24 months may offer attractive entry points for 

long-term investors and landowners willing to deploy capital into development, entitlement, and adaptive reuse 

strategies. In sum, the U.S. real estate sector in 2025 is no longer in a defensive crouch. Instead, it is characterized 

by measured re-entry, asset selectivity, and strong tailwinds in demographically advantaged regions. For land-rich 

entities, particularly those operating in high-growth states like Florida, this evolving landscape offers both immediate 

monetization opportunities and the potential for sustained value appreciation. 

Chart 18: Real Estate Firm Profitability Prospects in 2025 

 

Source: Exec Edge Research, PwC Emerging Trends in Real Estate Surveys over the years 

◼ Key catalysts for the positive momentum in the sector are: 

− Gradual stabilization of interest rates. While capital remains relatively expensive compared to pre-2022 

levels, borrowers and investors have largely adapted to the new cost of capital environment. Interest rates have 

been cut by the U.S. Federal Reserve from 5.33% in August 2024 to 4.33% in February 2025; there has been a 

pause since. However, expectations of interest rate cuts in the latter half of 2025 are fueling cautious optimism, 

with forward-looking investors positioning themselves in asset classes and geographies likely to benefit from 

falling financing costs. 

− Demographic migration continues to exert a powerful influence on real estate fundamentals. Southern 

and Sunbelt markets, especially cities in Texas, Florida, and the Carolinas, have maintained strong inward 

migration and household formation trends. These regions are absorbing inventory faster and commanding more 

resilient pricing, especially in residential, industrial, and mixed-use developments. According to Migration Policy 

Institute, between 2010 and 2023, Florida saw highest immigrant population growth among all U.S. states, 

adding 1.34 million immigrants. Affordable housing, workforce housing, and single-family rental communities are 

particularly well-positioned, as demand remains strong and policy support continues to grow.  

− Another important momentum driver is the adaptation of capital structures. Investors are recalibrating 

strategies by favoring ground-up development in affordable segments, adaptive reuse of commercial assets, 

and strategic joint ventures with public-sector partners. Private equity and institutional investors are increasingly 

moving off-market, sourcing value through relationship-driven transactions rather than brokered sales, signaling 

renewed interest in development-ready land and entitled parcels. Notably, land development, particularly in pro-
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growth states like Florida is receiving renewed attention, as structural housing shortages create long-term 

tailwinds for buildable land. 

− Sustainability and ESG also remain top-of-mind for developers and investors. Properties with high energy 

efficiency ratings, smart infrastructure, and community integration are commanding premium valuations. 

According to Global Real Estate Sustainability Benchmark (GRESB), ~95% of investors incorporate ESG into 

their decision-making. This trend aligns with policy shifts at federal and state levels, which are increasingly 

rewarding developments that combine housing expansion with long-term environmental stewardship, which is 

particularly relevant for landholders seeking to monetize large tracts while preserving ecosystem value. 

◼ ALCO’s strategic transformation from an agribusiness to a diversified land company, comes at an 

opportune time to benefit from the positive momentum building across the U.S. real estate sector. As investor 

sentiment begins to shift from defensive to selective re-entry, and development capital refocuses on high-growth, 

demographically advantaged regions like Florida, ALCO’s transition from citrus operations to land monetization 

positions it to capture significant upside.  

− The company owns over 51,000 acres across Central and Southwest Florida, including in counties which 

we believe are set to emerge as momentum markets for housing and mixed-use growth. With capital now 

prioritizing development-ready land, especially in states with pro-growth legislation such as the Live Local Act, 

ALCO’s entitlement-focused strategy is aligned with where institutional money is flowing. Many developers and 

real estate funds are actively seeking entitled or near-entitled land parcels to mitigate lead time, permitting risks, 

and regulatory friction, which is creating strong demand for exactly the kind of assets ALCO is bringing to market. 

Moreover, the shift toward ESG-integrated developments and sustainability-linked land use adds further 

strategic value to ALCO’s stewardship district planning and conservation easements embedded within its 

development pipeline. 

− As financing conditions stabilize and regional affordability dynamics dominate real estate capital deployment, 

ALCO’s well-located land bank supported by clean balance sheet economics, phased entitlement execution, 

and strong housing tailwinds, positions the company as a strategic land platform. It can monetize its holdings 

through sales, leases, or partnerships while capturing the value uplift tied to Florida’s housing, demographic, 

and policy-driven land demand cycle. 
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Remote Work and Immigration Trends to Act as Tailwinds 

◼ The shift toward hybrid and remote work has matured into a defining force in the U.S. real estate landscape. 

According to the PwC Emerging Trends 2025 report, hybrid work arrangements have solidified into a “new normal,” 

with most large employers implementing flexible models that balance office attendance with remote work privileges. 

This trend has significantly altered residential demand patterns, pulling housing demand away from dense urban 

cores and into second-tier metropolitan areas and suburban growth corridors. Employees are increasingly prioritizing 

affordability, home office space, and quality-of-life factors, triggering population dispersion and realigning the real 

estate value chain. Markets that offer lower cost of living, tax advantages, and lifestyle amenities such as many 

across Florida, are witnessing sustained in-migration from more expensive coastal markets. Employers, too, are 

adjusting. Instead of centralizing talent in urban headquarters, companies are enabling regional flexibility, which is 

indirectly supporting real estate growth in mid-sized cities and exurbs. Residential developers, in turn, are adapting 

product types toward larger units and community-integrated developments to accommodate this shift in living and 

working preferences. 

− For land development companies like ALCO, this trend enhances the long-term strategic value of 

suburban land near infrastructure nodes. ALCO’s holdings across counties such as Polk, Highlands, and 

Collier are well-aligned with the migration of remote workers seeking housing alternatives outside major metros. 

The hybrid work model, by reducing reliance on traditional employment hubs, is expanding the viable 

geographies for residential development and increasing demand for entitled land in emerging commuter belts. 

Chart 19: Hybrid and Remote Workers Continue to Grow 

 

Source: Exec Edge Research, PwC, Bureau of Labor Statistics, John Burns Research and Consulting LLC, Data Jul 2024, Pub Sep 2024). As seen 

in the Burns U.S. Demographics Insights and Strategies 

◼ Florida continues to be a national magnet for population growth, a trend that is deeply reshaping real estate 

fundamentals across the state. The PwC report highlights that Florida dominates net domestic migration flows, 

consistently attracting new residents due to its favorable tax climate, warm weather, and job opportunities in 

healthcare, logistics, and construction.  

− Cities like Tampa, Orlando, and Jacksonville are registering rapid in-migration and are among the top-

ranked markets for real estate prospects in 2025. This demographic wave fuels demand across residential, 

commercial, and infrastructure sectors, driving absorption of developable land and lifting property values. 

Importantly, this migration is not limited to retirees or second-home buyers. The profile of newcomers 

increasingly includes young families, remote workers, and mid-career professionals relocating for affordability 

and lifestyle. These new entrants bring long-term housing demand, fueling the need for mixed-income 

communities and workforce housing, which are segments that are both supported by Florida’s legislative 

framework and targeted by developers and investors. Institutional capital has followed suit, intensifying 

acquisition and development efforts in counties that combine growth with pro-housing policy environments. 

− ALCO is well-positioned to benefit from this momentum. Its landholdings are concentrated in counties within 

Central and Southwest Florida, where land and property prices are reasonable compared to the high-demand 

counties stated above. This creates an opportunity for ALCO to attract value capital to fund the new development 

projects which it is bringing to the market. With large acreage under entitlement planning and infrastructure 

adjacency, ALCO can supply the very land that homebuilders and municipalities need to meet the rising housing 
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demand. This demographic momentum, when combined with ALCO’s policy-aligned development strategy, 

underpins the company’s long-term growth thesis. 

Chart 20: One-third of New International Immigrants Settle Either in FL, CA, or TX 

 

Source: Exec Edge Research, PwC, John Burns Research and Consulting LLC, tabulations of U.S. Census Bureau Population Estimates, (Data 
2023, Pub: Sep. 2024). As seen in the Burns U.S. Demographics Insights and Strategies 
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Management Team 

Best-In-Class Management Team Led by John E. Kiernan 

◼ ALCO has a comprehensive and highly experienced management team with expertise across business 

functions and a strong track record of shareholder value creation. The company’s CEO, John Kiernan, and 

CFO, Brad Heine, both have industry experience of more than 25 years. Brief profiles of the executive team are 

listed below. 

Chart 21: ALCO – Senior Management Team 

 

John E. Kiernan, President and Chief Executive Officer 

With a strong background in finance, M&A, and investor relations, John has held leadership 
roles across tech, consulting, and telecom sectors, including Bear Stearns, IBM, and Global 
Crossing. He holds both JD and MBA degrees. 

 

Brad Heine, Chief Financial Officer 

With deep expertise in financial reporting and international operations, Brad has led finance 
teams at global firms like Avis Budget and IAC. A CPA with a background at Deloitte, he also 
brings experience in connected vehicle data and telecom. 

 

Mitch Hutchcraft, Executive Vice President of Real Estate 

With nearly two decades of experience at King Ranch, Mitch led strategic land use, entitlement, 
and environmental planning, including the Kingston project—a 6,600-acre development 
integrating conservation and mixed-use real estate near Alico’s holdings. 

 

James E. Sampel, Chief Information Officer 

With a strong background in IT leadership across consulting, life sciences, and manufacturing, 
James has held senior roles at Greenwich Associates and Perkin Elmer. He holds an MBA in 
Information Systems and a B.S. in Electronics Engineering. 

 

Danny Sutton, President and General Manager of Alico Citrus 

With over two decades at Alico, Danny rose through operational leadership roles in citrus 
production, bringing deep industry expertise. He holds a degree in Citrus-Business from Florida 
Southern College 

 

Lindsay Krill, Director of Information Technology 

 

Glen Blake, Citrus Production 
Manager-Corkscrew 

  

Mary Molina, Chief 
Administrative Officer 

 

 

Dana Campbell, Director Citrus 
North 

  

Joby Sherrod, Director of 
Agronomy 

 

 

David Kemeny, Citrus 
Production Manager- TRB 

  

Richard Strickland, Chief Citrus 
Research Executive 

 

Source: Exec Edge Research, ALCO Website, LinkedIn 



Fundamentals & Valuation 
 

P a g e  |  2 1  

Fundamentals & Valuation 

Land Monetization to Strengthen Balance Sheet and Cash Flows 

◼ We believe ALCO’s transition from being an agribusiness to a land management business is going to impact 

its financials positively, and this will be visible starting from the FY25 performance of the company. ALCO’s 

revenue base in FY24 remained concentrated in citrus operations, reflecting the tail end of its historical business 

model. It generated $46.64 million in total operating revenue, of which 96.6% (or $45.06 million) came from its Alico 

Citrus segment. The remainder, approximately $1.58 million or 3.4%, was attributed to Land Management and Other 

Operations, including lease income from grazing, sand mining, and conservation easements. However, the company 

is now in the midst of a structural transformation. With the announced wind-down of its citrus operations, ALCO is 

actively replacing commodity-driven, volatile citrus revenue with recurring land lease income and opportunistic land 

sale proceeds. While this shift reduces top-line predictability in the short term, it is expected to enhance margins, 

reduce working capital demands, and improve cash flow quality over time. 

◼ Top-line performance in 2Q FY25 (quarter ending March 2025) was stable, reflecting the final stages of citrus 

operations and early contributions from land monetization. ALCO reported revenue of $18.0 million for the 

quarter, a decline of 1% y/y from $18.1 million in 2Q FY24. On a YTD basis, revenue for the first six months of FY25 

was $34.9 million, up 9% from $32.1 million in the prior-year period. This modest growth occurred despite a decline 

in harvest volumes, as ALCO harvested 4.7 million- and 8.7-million-pound solids of citrus in the 3- and 6-month 

periods, respectively, down from 5.8 million- and 10.4-million-pound solids in the comparable FY24 periods. The 

decline in volume was primarily attributed to Hurricane Milton, which impacted groves in October 2024. 

− The negative volume impact was largely offset by favorable pricing. ALCO’s blended price per pound solids 

increased by $0.70 in the quarter and $0.85 year-to-date, supported by improved contract pricing with Tropicana 

under revised commercial terms. These pricing improvements helped maintain citrus revenue stability even as 

the business prepares for a full operational wind-down. 

− The Land Management and Other Operations segment posted strong growth, with revenue increasing 

107% in the quarter and 74% year-to-date versus FY24. This increase was driven by higher rock and sand 

royalty income and sod sales, which partially offset lower lease income following the sale of Alico Ranch. We 

believe these gains reflect the early financial benefits of ALCO’s shift toward a more diversified and monetizable 

land portfolio. 

◼ Company has projected $20 million of land sales with potential for additional $30 million in FY25 and has 

mentioned that FY25 land sales and ‘24/’25 harvest will be sufficient to fund operations through FY27. 

Chart 22: ALCO – Revenue 

 

Source: Exec Edge Research, Company Filings. ALCO’s FY ends in September each year. 
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Chart 23: ALCO – Management Guidance 

 

Source: Exec Edge Research, Company Filings and Management estimates. ALCO’s FY ends in September each year. Adjusted EBITDA = EBITDA 

as further adjusted for impairment of long-lived assets and restructuring and other charges. 

◼ Non-cash, one-time charges tied to asset impairments and accelerated depreciation impacted profitability 

in 2QFY25; however, adjusted EBITDA reflects the benefits of ALCO’s business transformation.  ALCO’s 

expense profile in 2Q FY25 reflects the extraordinary impact of its strategic transformation, as the company winds 

down its citrus operations and shifts toward a land-centric operating model. While headline operating expenses 

appear elevated, the increase is primarily due to non-cash, one-time charges tied to asset impairment and 

accelerated depreciation, rather than a deterioration in operating efficiency. 

− Transformation related expenses impacted the operating performance in 2Q FY25. ALCO reported total 

operating expenses of $167.7 million, compared to $36.3 million in the prior-year quarter. On a YTD basis, 

expenses totaled $192.8 million, versus $64.5 million for the same six-month period in FY24. This increase was 

largely driven by approximately $118 million in non-cash accelerated depreciation tied to the strategic decision 

to wind down citrus operations, and $25 million in impairment charges on young citrus trees and certain long-

lived assets. G&A in 2Q FY25 increased by $1.1 million year-over-year, primarily due to accelerated depreciation 

on administrative assets and higher legal fees associated with the transformation. These are expected to 

normalize once the restructuring process is complete. 

− Sharp headcount reduction to positively impact profitability in medium to long term. ALCO’s operational 

cost base is expected to trend sharply downward, particularly as a result of its headcount reduction initiative. As 

part of the strategic pivot, ALCO has reduced its workforce from over 200 employees to just 25, resulting in a 

substantially lower fixed cost base for labor, benefits, and field operations. While the full benefit of these 

reductions will materialize in FY26, the company has already begun to realize margin improvements on an 

adjusted basis. 

− Adjusting for long-lived assets and restructuring and other charges provides a clearer picture of ALCO’s 

operational efficiency and earnings quality. Adjusted EBITDA, defined as EBITDA as further adjusted for 

impairment of long-lived assets and restructuring and other charges, turned positive in the quarter. ALCO posted 

+$12.7 million in adjusted EBITDA, a significant turnaround from the $16.5 million loss in 2Q FY24. This $29 

million improvement reflects improved citrus pricing under revised Tropicana contracts, lower overhead, and the 

early impact of cost discipline and asset monetization. The contract with Tropicana was mutually terminated 

in May 2025, and all the outstanding accounts and obligations concerning the 2024/2025 crop year will be 

settled by July 15, 2025. On an annual basis, management expects adjusted EBITDA of $20 million in 

FY25. 

− ALCO reported a GAAP net loss of $111.4 million in 2Q FY25, compared to a loss of $15.8 million in the prior-

year quarter. This loss was heavily impacted by non-cash charges but was partially offset by a $15.8 million gain 

on land and equipment sales, and a $26.9 million tax benefit. 
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Chart 24: ALCO – Adjusted EBITDA 

 

Source: Exec Edge Research, Company Filings, Management Estimates. ALCO’s FY ends in September each year. Adjusted EBITDA = EBITDA as 

further adjusted for impairment of long-lived assets and restructuring and other charges. 

◼ ALCO enters the second half of FY25 with a materially strengthened balance sheet, marked by increased 

liquidity, declining leverage, and reduced operational cash burn, all of which support the company's 

strategic shift from citrus operations to land monetization and development. The transformation of the capital 

structure not only reinforces the company’s financial resilience but also enables it to pursue growth and shareholder 

return initiatives without compromising fiscal discipline. 

− As of 2Q FY25, cash and cash equivalents stood at $14.7 million, compared to just $3.2 million at the 

end of FY24, representing a more than 360% increase. This improvement was driven by proceeds from land 

and equipment sales, including the transaction of approximately 2,100 acres during 2Q FY25, which contributed 

a recognized gain of $15.8 million. Management has guided to end FY25 with a cash balance of ~$25 million, 

reflecting additional anticipated asset sales in 2H FY25. 

− Operating cash flow materially improved. Net cash used in operating activities was $0.6 million for 1H FY25, 

a sharp improvement compared to $19.7 million used during the same period in FY24. The improvement reflects 

lower capital outlay for citrus production, which concluded in April, and reduced working capital requirements 

due to the wind-down of field operations. 

− Capital structure has also become more efficient. Total debt was $89.9 million as of March 31, 2025, 

modestly down from $92.6 million at FY24-end. More significantly, net debt declined to $74.9 million, compared 

to $89 million six months earlier, as growing cash reserves reduced net leverage. The company confirmed there 

are no significant debt maturities until 2029, which, combined with lower capital intensity going forward, 

significantly reduces refinancing and liquidity risk. 

− ALCO also maintains ample access to external liquidity, with $88.5 million of remaining availability under 

its revolving credit facilities as of 2Q FY25. With minimal utilization (only $6.5 million drawn) and an improving 

cash position, the company is well-capitalized to manage development staging, land improvements, and 

shareholder return initiatives. The company’s current ratio improved to 5.56x at 2Q FY25, up from 3.81x at the 

end of FY24, indicating enhanced short-term financial strength. 

− Liquidity profile improved meaningfully in FY25, as evidenced by its strengthened current ratio, which rose 

to 5.56x as of March 31, 2025, compared to 3.81x at the end of FY24. This improvement reflects a significant 

buildup in current assets, primarily from increased cash and receivables following land and equipment sales, 

combined with a reduction in short-term liabilities as the company exits its capital-intensive citrus operations. A 

current ratio above 5.0x positions ALCO well to fund operations, service debt, and pursue development-related 

expenditures without any liquidity strain. 
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Chart 25: Increasing Cash and Reducing Debt Bode Well for ALCO’s Balance Sheet 

    

Source: Exec Edge Research, Company Filings. ALCO’s FY ends in September each year. 

◼ Shareholder alignment reflected in commitment to predictable quarterly dividends with opportunistic capital 

allocation measures. Since 2015, ALCO has returned approximately $190 million to shareholders, reflecting a 

disciplined approach to capital management across varying commodity cycles and now, during its strategic 

transformation. 

− One of ALCO’s most defining features is its consistent dividend history. The company has paid quarterly 

dividends since 1974, underscoring its intent to provide shareholders with stable, recurring income, even during 

periods of business model transition. While many agricultural and land-intensive companies have paused or 

reduced dividends in response to operational volatility, ALCO’s commitment has remained intact. 

− In FY25, ALCO has expanded its capital return toolkit with a $50 million share buyback. In early 2025, the 

board authorized a $50 million share repurchase program, marking a shift toward more flexible capital return 

mechanisms. This buyback is supported by ALCO’s improving balance sheet. As of 2Q FY25, the company 

reported $14.7 million in cash, access to $88.5 million in unused credit facilities, and expects to finish FY25 with 

~$25 million in cash and net debt reduced to ~$60 million, down from $89 million in FY24. 

− This financial flexibility enables ALCO to execute on shareholder returns without compromising 

development investments or balance sheet. With additional land sales projected in the second half of FY25 

and no significant debt maturities until 2029, ALCO is well-positioned to sustain and potentially expand its capital 

return program. 
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Attractively Valued Given Strong Land Monetization Visibility 

◼ While we do not have a price target for ALCO, our analysis shows that the stock has upside potential from 

current levels. Please note that the following analysis is for illustrative purposes and is not meant to be a stock 

recommendation/price target or a buy/sell/hold recommendation on the stock.  

− Given ALCO’s transition to being a land management company, we have used the discounted cash flow (DCF) 

method that takes into account the expected cash flows from ALCO’s property portfolio in the coming years. 

Please note that the upside shown in the analysis below is not a stock price target and is just an 

illustration of the valuation analysis conducted by us. 

◼ Our DCF analysis shows that ALCO is undervalued. We note that management has guided for the near-term 

potential of the 5,500 acres (10% of total portfolio) currently under development at $335-$380 million over the next 

five years. Working with the higher end of the guided range, and assuming an even split over the next five years 

gives an annualized cash flow run rate of $76 million (actuals may vary by year basis stages of development and 

commercialization.) We apply a 12% discount rate to arrive at the present value of these projected cash flows over 

the next five years. This gives us a valuation of $274 million or $35.9/share basis 7.64 million s/o.  Stock has reacted 

well to the company’s transition from being an agricultural business to a land management company but still has 

upside potential basis the analysis above. 

− We note that this number likely has upside potential, driven by 1) potential increase in land price/value as 

agricultural land gets converted to residential and commercial development parcels and regulatory approvals 

come through, 2) long-term development potential of $140-$170 million of the next 15% of the land portfolio 

(~7,100 acres) that will be developed by ALCO in due course (5 years+), and 3) value of ALCO’s agricultural 

land, which management estimates at $175-$200 million. Overall, current market cap of ~$238 million presents 

a discount to the long-term portfolio value potential of $650-$750 million estimated by the management. 

Chart 26: ALCO – Valuation 

 

Source: Exec Edge Research, Management Estimates, TIKR. Stock Price Data as of 6/6 close. 
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Chart 27: ALCO – Financial Snapshot 

    

Source: Exec Edge Research, Company Filings, TIKR. ALCO’s FY ends in September each year. Adjusted EBITDA = EBITDA as further adjusted 

for impairment of long-lived assets and restructuring and other charges. 
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Technical Analysis 

Strong Upward Momentum Indicated by Daily and Weekly Charts 

◼ Technical analysis suggests that ALCO is currently in a short-term bullish trend, supported by improving 

price action, a rising RSI, and a positive MACD crossover. The ALCO stock has steadily recovered from its mid-

January 2025 lows near $26.00 and is now trading at $32.02, above both the 50-day moving average (DMA) of 

$29.51 and the 200-DMA of $28.27. On the daily charts, ALCO’s Relative Strength Index (RSI) has climbed 

decisively into bullish territory, currently reading 70.6. Sustained RSI above 60 often signals accumulation phases 

and institutional participation, though the proximity to 70+ suggests a potential consolidation or minor pullback may 

occur in the near term. The MACD has also turned bullish, with the MACD line (0.94) moving above the signal line 

(0.57). This MACD crossover confirms recent price strength and suggests continued bullish bias in the short term. 

Volume levels, while not surging, have shown moderate improvement, with recent trading sessions supporting the 

breakout above the $31 resistance. On the other hand, the weekly charts show an RSI of 64.3, which gives some 

more headroom before reaching overbought zone, and on the MACD Oscillator, a bullish crossover looks likely with 

the indication that MACD line will cross above the signal line. Overall, technical setup for ALCO is positive in the 

medium-term, with improving moving averages, bullish momentum indicators, even though near-term consolidation/ 

correction could in the cards. 

Chart 28: ALCO – Stock Price and Technical Indicators 

 

Source: Exec Edge Research, BarChart.com. Data as of 5/27 close. 
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Ownership 

Top Institutional Holders 

Chart 29: ALCO – Top 25 Institutional Owners 

 

Source: Exec Edge Research, NASDAQ. Data as of 6/6 close. 
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Risks 
◼ Competition: ALCO operates in a competitive environment, with numerous companies engaged across similar 

business lines—including agricultural production, land leasing, and conservation-related monetization. In each of 

these areas, the company competes with firms that may offer comparable products and services, as well as those 

directly targeting overlapping customer segments. The competitive intensity in Florida’s agricultural and land 

development markets presents ongoing strategic and financial challenges. Several competitors may possess 

structural advantages that could constrain ALCO’s market responsiveness. These include greater operational 

flexibility, which may allow rivals to adjust more swiftly to shifts in pricing, weather conditions, or regulatory 

frameworks. In particular, larger agricultural and real estate firms may leverage deeper financial resources, broader 

management bandwidth, or a more diversified geographic presence, factors that could enable more aggressive 

expansion or pricing strategies. Unexpected discounts or market share grabs by better-capitalized players could 

impair the company’s lease pricing, land sales velocity, or customer retention in key markets. 

◼ Macroeconomic risk: ALCO is exposed to a wide range of macroeconomic risks that may adversely impact its 

operating results, financial condition, and strategic flexibility. Persistent inflation, particularly in labor, fuel, and input 

costs, has already affected ALCO’s operations during FY24 and is expected to remain a headwind through FY25. 

The company faces ongoing pressure from external factors including geopolitical conflicts (e.g., in Ukraine and the 

Middle East), global supply chain disruptions, commodity price volatility, and labor shortages, all of which can drive 

cost escalation and operational inefficiencies. For ALCO, inflation impacts are particularly pronounced in areas such 

as irrigation costs, where water-related expenses remain high and largely fixed, even as citrus-related revenues 

decline. The company’s ability to pass on cost increases to third-party tenants or buyers is limited, particularly where 

prices are influenced by prevailing commodity market dynamics. Additionally, macroeconomic uncertainty can 

reduce consumer demand for agricultural products, disrupt logistics and equipment supply, or impair customer 

fulfillment timelines. These conditions may also affect ALCO’s ability to secure financing on favorable terms, which 

could limit its flexibility to execute land monetization initiatives or respond to evolving market dynamics. Increased 

market volatility also raises the risk of short-term fluctuations in ALCO’s share price, potentially impacting investor 

sentiment. 

◼ Reputational risk. ALCO’s ability to maintain strong relationships with fruit processors, land partners, and leasing 

tenants is closely tied to its reputation for integrity, safety, sustainability, and transparency. The company has 

invested in ESG initiatives, employee training programs, and public sustainability goals covering environmental 

impact, product quality, and inclusive workplace practices. However, despite these efforts, reputational risks remain 

a material concern. ALCO may fall short in meeting stated ESG targets or may be required to revise or withdraw 

them. The risk of reputational damage is heightened in today’s media environment, where negative news, whether 

based on actual events or perceptions, can spread rapidly via social media or advocacy networks. Quality concerns 

such as recalls, service failures, or third-party incidents could also impact ALCO’s brand perception and long-term 

commercial relationships. Additionally, the company may face legal or reputational exposure from the growing 

backlash against ESG and DEI (Diversity, Equity, and Inclusion) programs in several U.S. states. If ALCO’s ESG 

commitments become the subject of regulatory or political scrutiny, it could result in legal costs, reputational damage, 

or stakeholder disengagement. Given the heightened visibility and public sensitivity around ESG narratives, even 

inadvertent missteps may impact investor confidence and operational credibility. 

◼ Financial risk: As of March 31, 2025, ALCO had approximately $89.9 million in outstanding principal debt under its 

secured credit facilities, with an additional $88.5 million available under its revolving line of credit. While the company 

maintains access to liquidity, its existing debt structure introduces financial risk that may limit operational flexibility. 

A portion of ALCO’s operating cash flow is allocated toward servicing debt obligations, which reduces funds available 

for general corporate purposes and strategic investments. The company’s loan agreements contain financial and 

operational covenants, including requirements to maintain specific financial ratios and restrictions on changes to its 

business model. Non-compliance with these covenants could lead to defaults, which may trigger cross-default 

provisions in other agreements and accelerate repayment obligations. Some of ALCO’s credit facilities are also 

secured by parcels of land that are periodically revalued, introducing further risk if future appraisals fall below 

required thresholds. In the near term, citrus operations continue to fund general expenses and debt service, but 

longer-term debt repayment will increasingly depend on proceeds from land sales and leasing activities.  
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Disclaimer 
By using Exec Edge, Exec Edge Research, Executives-Edge.com or and any subdomain or premium service offered by 

Capital Markets Media LLC (collectively, “Exec Edge”), hereafter referred to as "Services", you acknowledge that (i) any 

and all Services provided are for informational purposes only and do not constitute a recommendation for any particular 

stock, company, investment, commodity, security, transaction, or any other method of trading featured in any place on 

Exec Edge (ii) Exec Edge does not guarantee the accuracy, completeness, or timeliness of the Services provided (iii) 

views offered by any Services, outside contributors, columnists, partners and employees are not specifically endorsed 

by Exec Edge, nor does Exec Edge hold any responsibility or liability for any actions, negative or otherwise, taken by 

you either directly or indirectly as a result of participating in any Services offered. 

Exec Edge, its employees, partners, and any other representatives will not, either directly or indirectly, be held liable, 

accountable, or responsible, in any capacity, to you or to any other person for any (i) errors, inaccuracies, or omissions 

from the Services including, but not limited to, quotes, rumors, chatter, financial data, and reports; (ii) interruptions, 

delays, or errors in delivery or transmission of the Services, (iii) damages or losses arising there from or occasioned 

because of, or by any reason of nonperformance. 

Exec Edge makes its best efforts to carefully research and compile all information available. In doing so, the published  

content may include mentions of rumors, chatter, or unconfirmed information, which may or may not be provided to Exec 

Edge for the purpose of being included on the Site. Nothing include on the Site, including statements on returns, share 

price gains, capital gains, or other forecast(s) shall be read as financial advice nor shall any of the foregoing be relied 

upon in making financial or investment decisions. Readers should beware that while unconfirmed information may be 

correlated with increased volatility in securities, price movements based on unofficial information may change quickly 

based on increased speculation, clarification, or release of official news. Any information on the Site may be outdated at 

the time of posting or of your review of same.  

Please be advised that foreign currency, stock, and option trading involves substantial risk of monetary loss. Neither 

Exec Edge nor its staff recommends that you buy, sell, or hold any security and nothing on the Site shall be considered 

to be investment advice.  Exec Edge does not offer investment advice, personalized or otherwise. All information 

contained on this website is provided as general commentary for informative and entertainment purposes, and does not 

constitute investment advice. No guarantee can be given for the accuracy, completeness, or timeliness of any information 

available on the Site.  

Liability 

Exec Edge reserves the right, at any time, and without notice to You, to change (i) any terms and services listed under 

Exec Edge's Terms of Service (ii) any portions of the Services, including but not limited to the discontinuation or 

elimination of any feature of the Services, including but not limited to the addition or removal of any Partner or employee 

content (iii) any fees or conditions established for usage of any of the Services provided by Exec Edge. Any changes to 

Exec Edge's Terms of Service or Services will be effective immediately following the posting of any modification to our 

Services and Terms of Service. 

Exec Edge will not accept liability for any loss or damage, including without limitation to, any loss of profit, which may 

arise directly or indirectly from use of or reliance on this information, whether specifically stated in the above Terms of 

Service or otherwise. Exec Edge recommends that you conduct your own due diligence and consult a certified financial 

professional for personalized advice about your financial situation. Exec Edge, its data providers, the financial exchanges 

and each of their affiliates (i) expressly disclaim the accuracy, adequacy, or completeness of any data on the Site;  and 

(ii) shall not be liable for any errors, omissions or other defects in, delays or interruptions in such data; or (iii) for any 

actions taken in reliance thereon. Neither Exec Edge nor any of its information providers will be liable for any damages 

relating to your use of the information provided herein, including but not limited to financial loss. 

Material from Exec Edge may not be published in its entirety or redistributed without the approval of Exec Edge. 

Exec Edge does and seeks to do business with companies covered in research notes, including but not limited to 

conference sponsorships and other in-person and/or video events.  Exec Edge may also earn a fee from selling data, 

including information pertaining to persons accessing the site or research on specific companies. Such endeavors may 
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lead to additional revenue sources available to Exec Edge, including, but not limited to publications available on the Site 

as a result of paid-for research. 

Analyst Certification  

All of the views expressed in this report accurately reflect the personal views of the responsible analyst(s) about any and 

all of the subject securities or issuers. No part of the compensation of the responsible analyst(s) is, or will be, directly or 

indirectly, related to the specific recommendations or views expressed by the responsible analyst(s) in any report.  

Data 

Exec Edge, its data providers, the financial exchanges and each of their affiliates (A) expressly disclaim the accuracy, 

adequacy, or completeness of any data and (B) shall not be liable for any errors, omissions or other defects in, delays 

or interruptions in such data, or for any actions taken in reliance thereon. Neither Exec Edge nor any of its information 

providers will be liable for any damages relating to your use of the information provided herein. Either Exec Edge or its 

third party data or content providers have exclusive proprietary rights in the Site, the data generated by the Site, and 

information provided by You through your access and use of the Site. By using the Site, You agree that your information 

may be provided and/or sold to third parties. You agree not to copy, modify, reformat, download, store, reproduce, 

reprocess, transmit or redistribute any data or information found herein or use any such data or information in a 

commercial enterprise without obtaining prior written consent. All data and information is provided as is. 
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