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Appraisal Summary 

CREBV File Number 150601-O 

USPAP Reporting Format Summary Type – SR 2-2(a) 

Address 6280 West Atlantic Boulevard 

 Margate, Broward County, Florida 33062 

Property Type One-story Retail Store Building 

Building Size 3,078 SF Gross Building Area 

  

Year Built 1985 

Construction CBS 

Condition Average for its Chronological Age 

Site Size 13,474 SF 

Zoning TOC-C, Transit Oriented Corridor 

Flood Zone “X”, 500, Areas inundated by 500 Year Flood 

FEMA Map Panel Number 12011C 0355H 

Census Tract 0202.09 

Highest & Best Use: 

    If Vacant Office/Retail/General Commercial when feasible to 

 build. 

    As Improved “As Is” One Story Office Building 

Marketability 

    Exposure Time 3-6 Months 

    Reasonable Marketing Time 3-6 Months 

Property Rights Appraised 100% Interest in the Fee Simple Estate 

Assessed Value / Taxes 2014 $564,710 / None 

Assessed Value 2015 $575,070 

Market Value “As Is” 

       Cost Approach Not Utilized 

 Sales Comparison Approach $492,000 

 Income Approach Not Utilized 

Effective Date of Valuation June 17, 2015 

Date of Appraisal June 24, 2015 

Date of Inspection June 17, 2015 

 

Extraordinary Assumptions 1.) This appraisal was performed without the benefit 

of an up to date survey.  It is assumed that the 

subject building size and site size are similar to the 

size noted in the Broward County Property 

Appraiser’s website. 2.) The comparable sales 

utilized in this report are believed to be the best 

arm’s length sales available.  The property and site 

sizes were taken from the BCPA website and 

supplemented with broker descriptions of the on site 
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amenities and are assumed to be correct.  If there is 

a difference between that data and data found on 

said websites, it is because the BCPA data is 

incorrect or that data is not available on the website. 

 

Hypothetical Conditions None were employed.   

 

Appraiser Robert D. Clobus, MAI, SRA 

 3104 South Andrews Avenue 

 Fort Lauderdale, FL  33316 
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FRONT/WEST ELEVATION 
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REAR/WEST ELEVATION 
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KITCHEN 
 

GENERAL OFFICE “BULL PEN” AREA - FRONT 
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GENERAL OFFICE “BULL PEN” AREA - BACK 
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JONES DENTAL OFFICE BUILDING TO WEST 
 

DUAL TENANT BUILDING TO EAST 
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STREET SCENE VIEWING EAST ALONG WEST ATLANTIC BOULEVARD 
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Appraisal Format 

Per the prior agreement between CREBV, Inc. and The Margate CRA, this appraisal is 

presented in a summary type format, which conforms to the Uniform Standards of 

Professional Appraisal Practice (USPAP) SR 2-2(a). 

 

Type and Definition of Value 

The value opinion developed within this analysis is that of Market Value, as defined 

within the Addenda of this report.   

 

Intended Use of Appraisal 

The intended use of the appraisal is to aid the City of Margate and the Margate CRA in 

making a decision to purchase the subject property which is owned and occupied by the 

Alzheimer’s Family Center. This appraisal should not be relied upon for any other 

purposes without the written consent of Clobus RE Brokerage & Valuation.  This 

appraisal may not be appropriate for and is not intended to be used for 

condemnation, insurable value, investment evaluation and/or litigation.   

 

Terms and Definitions 

Real Estate and Appraisal specific terms are defined within Addenda of this report. 

 

Property Rights Appraised 

The property rights appraised is a 100% interest in the Fee Simple Estate in the subject 

property. 

 

Date of Appraisal 

The date of the appraisal report is June 24, 2015.  The date of inspection is June 17, 

2015 as well as the effective date of the Market Value. 

 

Competency 

The appraiser’s specific qualifications are included within the body of this report.  These 

qualifications serve as evidence of his competence for the completion of this appraisal 

assignment in compliance with the competency provision contained within the Uniform 

Standards of Professional Appraisal Practice (USPAP) as promulgated by the Appraisal 

Standards Board of the Appraisal Foundation.  The appraiser's knowledge and 

experience, combined with his professional qualifications, are commensurate with the 

complexity of this assignment.  The appraiser has previously provided consultation and 

value estimates for numerous single and multitenant office buildings throughout 

Southeastern Florida. 
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Property Identification 

The subject of this report is a 3,078 square foot one story office building situated on a 

13,474 TOC zoned site located on the south side of West Atlantic Boulevard, Margate, 

Florida.  The building was constructed in 1985 and is considered to be in average 

condition for its chronological age.  It was designed and occupied for single tenancy and 

includes significant built in desks and cabinetry. 

 

Scope of Work 

The scope of work performed in a real estate appraisal is a description of the amount 

and type of information researched and the analysis applied in an assignment.  Based 

upon the engagement letter dated June 12, 2015, the scope of work for this assignment 

is as follows: 

 

Property Identification 

The subject property was identified by street address and legal description as provided 

by the Client. 

 

Property Inspection 

Although not required by USPAP, an exterior and interior tour of the property was  

conducted on June 17, 2015.  The property inspection was considered to be sufficient to 

identify the relevant property characteristics.  The appraiser's inspection was limited to 

items and characteristics readily observable without the use of special testing or 

equipment.  The visual inspection conducted was not equivalent to the assessment of a 

site, building, structure or mechanical system performed by a professional engineer or 

general contractor.  Based upon generally accepted appraisal practices within the South 

Florida submarket, the degree of inspection was considered adequate to develop a 

credible appraisal.  

 

Type and Extent of Data Research 

Improved sales comparables were obtained through a search of the data-services that 

categorize public records.  Data sources included CoStar.com, Loopnet.com and 

BCPA.net, three (3) reliable on-line data-services available in South Florida.  Northern 

Broward County was searched for comparable sales.  The geographic parameters of the 

research are consistent with the investment market in which the subject competes.  

Sales of similar small single and dual tenant office buildings were considered as most 

comparable to the subject property.  I performed research necessary to produce the 

most current and relevant data available for the assignment.  The physical 

characteristics of the sales were ascertained by a combination of public records, 

physical inspection, appraiser’s files, listing information, verification with buyers, sellers, 
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brokers and records contained in the Property Appraiser’s Office.  The reported sale 

price was verified by telephone verification with a party familiar with the transaction or 

the sales were verified by individuals within the sale service companies.  A search and 

analysis of comparable rental properties located in the subject submarket was also 

conducted.  Building information was derived from a combination of public records, 

owner’s representative, brokers, personal inspection or appraiser’s files or data services.  

 

Analysis Applied to Arrive at Opinion or Conclusions 

The Sales Comparison Approach was applied to develop a credible opinion of value.  

The Cost Approach and Income Approach to Value were not considered to be 

appropriate for this assignment. 

  

Property Information 

No survey, building plans or Phase 1 audit was available for this assignment. 

 

Extraordinary Assumptions  

1.) This appraisal was performed without the benefit of an up to date survey.  It is 

assumed that the subject building size and site size are similar to the size noted in the 

Broward County Property Appraiser’s website. 2.) The comparable sales utilized in this 

report are believed to be the best arm’s length sales available.  The property and site 

sizes were taken from the BCPA website and supplemented with broker descriptions of 

the on site amenities and are assumed to be correct.  If there is a difference between 

that data and data found on said websites, it is because the BCPA data is incorrect or 

that data is not available on the website. 

 

Hypothetical Conditions 

None were employed. 

 

Street Address 

The property possesses a street address of 6280 W. Atlantic Boulevard, Margate, FL 

33063. 

 

Legal Description 

Lot 14 less Pt. Desc in Parcel .34 of CA 80-9432 for Road Block 1, Hammon Heights, 

Section One, according to the Plat thereof, recorded in Plat Book 33, Page 12 of the 

Public Records of Broward County, Florida. 
Source: Broward County Property Appraiser website 
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Owner of Record 

Alzheimer’s Family Center, Inc. 

6280 W. Atlantic Boulevard 

Margate, FL 33063 
Source: Broward County Property Appraiser website 
 

Property History 

A cursory search of the Broward County Public Records revealed that the subject 

property has previously sold October 26, 2004 for $560,000 or $181.94 per square foot 

and was recorded at OR Book 38473, Page 710.  According to Joyce M. Karney, 

Executive Director of the Alzheimer’s Family Center, the property was formerly occupied 

by Cypress Insurance Agency, the Alzheimer’s Insurance Agency.  Cypress was closing 

the Margate location to consolidate into the Fort Lauderdale location.  The property was 

not exposed to the open market and Jack Tobin (now deceased) and David Rivera (now 

retired) negotiated the sale price.  Cypress donated file cabinets, desks, chairs and other 

personal property and received a $56,000 tax donation letter.  United Homes, a 

benefactor performed interior renovation and construction of offices, electrical and 

plumbing work and constructed a concrete handicap ramp.  They received a $50,000 tax 

donation letter.  Mrs. Karney indicated that a first mortgage was provided by Bank United 

and it was subsequently refinanced on October 30, 2007 by Bank Atlantic (nka BB&T).  

It now has a balance of $309,000 +/-. 

 

Pending Sale and/or Listing 

The appraiser has not been advised of any listing or current contract for sale involving 

the subject property.   

 

Real Estate Tax Analysis 

In Florida, the assessed values for real and commercial personal properties are 

established each year as of January 1, by each County Property Appraiser’s Office.  

Under the Florida Constitution and Statutes, this value is to be the “Just Value” of the 

property.  “Just Value” is considered to be synonymous with “Market Value”.  The tax 

due is computed by multiplying the annual millage rate with the assessed value of the 

property.  Millage rates are the amounts paid to each taxing body for every $1,000 of 

Assessed Value (25 mills equal $25 per $1,000 of Assessed Value).  Millage rates are 

established by all of the various taxing bodies that exist within a given taxing district. 

 

Schedule of Assessment and Taxation 

Property taxes are paid in arrears with the assessment and taxation process spread out 

over the year, as follows: 
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 January 1 to June 30 Assess all parcels in the county 
 July 1  Tax Roll certified to Department of Revenue 
 August 1 TRIM Notices are mailed to property owners 
 September 15 Deadline to apply for appeal of Assessed Value 
 November 1 Taxes payable with a 4% discount 
 December 1 Taxes payable with a 3% discount 
 January 1 Taxes payable with a 2% discount 
 February 1 Taxes payable with a 1% discount 
 March 1 Taxes are due 
 April 1  Taxes are past due 
 May 31  Two-month grace period ends 
 June 1  Tax Certificates sold at auction 

 

Subject Property’s Assessment and Taxation 

The assessment and taxation information prepared by the Broward County Property 

Appraiser’s Office is presented as follows: 

 

Assessment and Taxation 

  
Tax Year 2014 
Classification (17) Professional Office 
Folio Number 48-41-36-01-0140 
Land Assessment $161,690 
Improvement Assessment $406,520 
Overall Assessment (SOH Value) $564,710 
Total Taxes – Gross None 

 Source: Broward County Property Appraiser website 
 

Area/Neighborhood Description – Locational Analysis 

General Location and Boundaries 

The subject property is located on the south side of West Atlantic Boulevard, in 

southwest Margate, Florida.  The immediate neighborhood possesses the following 

boundaries: 

 

 North – Royal Palm Boulevard 

 East – North State Road 7, (U.S. 441) 

 West – Margate/Coral Springs Canal 

 South – Pompano Canal 

 

Type of Development/Surrounding Land Uses 

Commercial development located principally along the south side of West Atlantic 

Boulevard and includes but is not limited to one and two story free standing office 

buildings, one and two story office/retail plazas, pre-school buildings, garden 

 



PRESENTATION OF DATA 20
 
 

 
Clobus RE Brokerage & Valuation, Inc. 

apartments, convenience stores, small quick service restaurants (QSR’s), gasoline 

stations with convenience stores (“C” stores), medical office buildings.  Specific 

development includes: 

 

 A vacant two-story, 15,400 square foot office building located at 6101 W. Atlantic 
Boulevard. 

 Palm Lakes Plaza, a 113,752 square foot neighborhood center anchored by a 
CVS drugstore and Publix located at the SWC of West Atlantic Boulevard and 
Rock Island Road. 

 BP gasoline station and “C” store located at N.W. 66th Avenue 
 Walgreen’s Pharmacy free standing building 
 Auto Zone Auto Parts free standing building 
 Margate Middle School (north side of West Atlantic Boulevard) 
 Senior Medical Associates, a vacant medical building located at 6261 W. Atlantic 

Boulevard. 
 Fantasy Station Academy located at 6450 West Atlantic Boulevard 
 Lakewood Shopping Mall located at the NWC of N. State Road 7 and W. Atlantic 

Boulevard redeveloped in 2006.  It is a 338,000 square foot Community Center 
anchored by a Wal-Mart Supercenter, Marshalls, Ross Dress for Less situated on 
a 28 acre site. Other major tenants include Walgreens, Bank of America, Staples, 
and Payless Shoes. 

 

Residential development in the neighborhood was built out during the 1970’s and is 

100% built out.  Oriole Margate a major PUD located at the NWC of Rock Island Road 

and West Atlantic Boulevard possesses moderately priced single family dwellings 

generally ranging in price from $150,000 to $300,000.  Oriole Gardens and Oriole Golf 

and Tennis Club condominiums are moderately priced generally priced from $50,000 to 

$80,000. 

 

Roads and Access 

The subject property is located three blocks west of the major intersection of West 

Atlantic Boulevard and North State Road 7 (major north/south highway running through 

Broward County and South Florida). Major east/west roads include Southgate Boulevard 

to the south, Royal Palm Boulevard and Sample road to the north.  The Sawgrass 

Expressway is five miles north and the Florida Turnpike is located 1.75 miles east. 

 

Conclusion 

The subject property is locate in a mature neighborhood developed in the 1970’s which 

is virtually 100% built out.  Commercial development is found along the major roadways 

identified above.  No adverse neighborhood conditions were noted. 
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Site Description 

Physical Characteristics  
Site Area – Square Feet / Acres 13,474 Square Feet / 0.316 acres  
Shape Rectangular 
Topography Level; at road grade 
Primary Street Frontage West Atlantic Boulevard 
Secondary Street Frontage None 
Zoning Classification TOC, Transit Oriented Corridor 
Zoning Authority City of Margate 
Flood Zone “X” 500, Areas inundated by 500 year 

flood 
Flood Map Panel Number 12011C 0355H 
Census Tract 0202.09 
Adjacent Land Uses – North Office/Retail 
Adjacent Land Uses – South Office Building 
Adjacent Land Uses – East Retail Store 
Adjacent Land Uses – West Vacant Commercial Lot 

 

Comparative Analysis of Site Evaluation/Rating 
Vehicular Access Good 
Vehicular Exposure/Visibility Good 
Traffic Volume - ADT 46,500 Vehicles per day  
Drainage Appears adequate – catch basin in front 

 

Utilities Provider 
Water, Sewer, Trash City of Margate 
Electricity Florida Power and Light 
Telephone AT & T 

 

Other*  
Easements No detrimental easements observed 
Encroachments None noted 
Deed Restrictions None noted 
Reciprocal Parking Agreements None noted 
Common Ingress/Egress Yes with adjacent Jones Dental Building 

 

*Rated without the benefit of an up-to-date survey. 
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Improvement Description 

Physical Characteristics  
Building Type One story single tenant office building 
Building Class/Category Class C Average 
Building Size 3,078 Gross Building Area 

3,311 Adjusted Area BCPA 
Overhang 706 SF 
Stories One 
Buildings One 
Exterior Walls CBS/Simulated scored stucco 
Interior Walls Painted and wallpapered drywall. Some 

wood paneling. 
Foundation Reinforced concrete 
Floors Ceramic tile and carpet over concrete 

and vinyl asbestos tile. 
Roof System Flat Built-up composition over iron bar 

joists 
HVAC Roof mounted condensing units 
Windows Tinted storefront fixed plate glass 

windows set in aluminum frames 
Entry Doors Three single storefront, fixed glass set in 

aluminum frames, metal door in back 
Electrical Service Adequate for use; individual meters 
Ceiling  2 x 2 drop acoustical ceiling tiles, 

recessed fluorescent lighting. 7’ 8’ ceiling 
height. 

Restrooms Two one-half baths, vanity, exhaust fan 
Other NAPCO Express Series alarm, interior 

hollow core doors with inexpensive 
hardware, kitchen with stainless steel 
sink, refrigerator, Formica cabinets. Built 
in desks and office cabinetry. Two 
security lights on rear roof of building. 

 

Site   
Site Improvements Asphalt paving, concrete wheel stops, 

concrete curbs, lighting, concrete 
walkways, catch basin flage pole, 
dumpster enclosure, CBS wall in back of 
site. 

Parking Facility 16 open surface spaces in front/back. No 
handicapped space. Parking ratio is 
5.3/1,000 square feet of gross building 
area which is considered to be an 
excellent ratio. 
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Age/Condition  
Year Built 1985 
Chronological Age 30 Years 
Effective Age 20 Years 
Total Economic Life 60 Years 
Remaining Economic Life 40 Years 
Condition At the time of inspection, the subject 

property was considered to be in average 
physical condition for its chronological 
age. Reportedly a rubberized roof coating 
was applied 18 months ago. 

 

Market Participants/Most Probable Purchaser 

The subject interacts within the southeast Florida real estate market and Broward 

County in particular.  The concept of Market Value relates to the price a typically 

motivated buyer would pay for a property.  The market for freestanding single tenant 

office properties is composed primarily of owner/users, who operate their own 

businesses/professions such as doctors, dentists, attorney’s, architects, insurance 

agencies, real estate brokers and mortgage brokers to name a few.  Most of the 

comparable sales were purchased by users.  Sale No. 2 was purchased by an investor.  

Based upon this information, the most probable purchaser for the subject property is an 

owner/user that would occupy the entire building.   

 

Marketability 

The marketability of the subject property, relative to that of the competing properties, is 

considered to be average.  Factors serving to enhance the desirability and marketability 

of the subject include: 

 

(+) Good location and good exposure along West Atlantic Boulevard between North 

State Road 7 and neighboring Coral Springs. 

(+) Building interior is functional for general office use with five private offices, ten 

open office units, kitchen, conference room, file room, mail/copy room, two one-

half baths, and storage closet. 

 

Characteristics of the subject property which detract from its overall appeal and 

marketability to potential purchaser include: 

 

(-) Building exhibits incurable physical deterioration and some functional 

obsolescence in the form of low interior ceiling height. 
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Exposure Time 

Exposure time is a historical event, which, according to the definition of Market Value, 

precedes the effective date of the appraisal.  Based upon the information compiled in 

the Sales Comparison Approach to Value section and interviews with market 

participants, I believe a reasonable exposure time for the subject to be between 3 

and 6 months.  Therefore, the market value estimate set forth in this report represents 

my estimate of value, as of the appraisal date, based upon this precedent exposure to 

the open market. 

 

Reasonable Marketing Time 

The reasonable marketing time represents the most probable time required to expose 

the subject property on the open market to consummate a sale at a market level price.  

Based upon interviews with market participants, marketing time is a difficult variable to 

estimate.  Participants interviewed within the course of this report indicated that 

marketing time is a direct function of price and exposure.  These variables are 

interconnected and cannot be estimated independently.  Fundamental economic theory 

indicates that value and marketing time are directly related, and must be estimated 

simultaneously in order to be meaningful. 

 

The comparable sales with known marketing times are summarized as follows: 

 

 Sale No. 2 169 Days   5.6 Months 

 Sale No. 3 129 Days   4.3 Months 

 Sale No. 4 180 Days   6.0 Months 

 Sale No. 6 134 Days   4.5 Months 

 1930 NE 34 Ct., Pomp Bch 107 Days   3.6 Months 

 

The Reasonable Marketing Period for the subject property is supported by the marketing 

periods of the comparable sales noted in the Sales Comparison Approach.  Based upon 

this information, the Reasonable Marketing Period for the subject property is 

projected to be between 3 and 6 months.  In accordance with Advisory Opinion AO-7 

issued by the Appraisal Standards Board of the Appraisal Foundation, the estimate of 

marketing time is not intended to be a prediction of a date of sale.   
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The Appraisal Process 

The appraisal process normally gives consideration to the “three approaches” as they 

are typically referred to.  They include the Cost Approach, the Sales Comparison 

Approach, and the Income Approach.  The Appraisal of Real Estate, 13th ed., 2008, 

outlines the mechanics of each approach as follows: 

 

Cost Approach 

In this approach, an estimate reproduction or replacement cost of the building and land 

improvements as of the date of the appraisal is developed together with an estimate of 

the losses in value that have taken place due to wear and tear, design and plan, or 

neighborhood influences.  To the depreciated building cost estimate, the estimated value 

of the land is added.  The total represents the value indicated by the cost approach.  The 

Cost Approach may not produce a reliable value indication as this technique is not 

typically utilized by participants within this submarket in making purchase/sale decisions.  

In addition, the Cost Approach is most reliable on newly constructed improvements.  The 

subject was originally built in 1985 and there is an inherent difficultly in accurately 

measuring all forms of depreciation.  Further, there have been no recent land sales in 

the submarket.  For these reasons, the Cost Approach would not produce a market 

oriented value indicator. 

 

Sales Comparison Approach 

In this approach, the subject property is compared to similar properties that have been 

sold recently or for which listing prices or offering figures are known.  Data for generally 

comparable properties are used and comparisons are made to demonstrate a probable 

price at which the subject property would be sold if offered on the market. 

 

The Sales Comparison Approach to Value is most useful in measuring the attitudes of 

buyers and sellers of small owner/user, single tenant office buildings such as the subject 

property.  The subject property has been an owner/user property since its construction in 

1985.  Therefore, all weight was accorded this approach to value. 

 

Income Capitalization Approach 

In this approach, the current rental income to the property is calculated with deductions 

for vacancy and collection loss and expenses.  The prospective net operating income of 

the property is then estimated.  To support this estimate, operating statements for the 

subject property in previous years and for comparable properties are reviewed along 

with available operating cost estimates.  An applicable capitalization method and 

appropriate capitalization rates are developed and used in computations that lead to an 

indication of value.  The Income Approach to Value was not utilized in this appraisal as 

small single tenant office buildings are generally purchased and occupied by 
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owner/users.  Further market participants do not utilize the Income Approach in making 

purchase decisions. 
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Highest and Best Use 

The definition of highest and best use (see glossary in Addendum) implies recognition of 

the contribution of specific use to the community environment or to community 

development goals, in addition to wealth maximization of individual property owners.  In 

appraisal practice, the concept of highest and best use represents the premise upon 

which value is based.  In the context of most probable selling price (Market Value) 

another appropriate term to reflect highest and best use would be most probable use.  In 

the context of investment value, an alternative term would be most profitable use. 

 

Highest and Best Use As Though Vacant 

Highest and best use must meet four criteria: Legal Permissibility, Physical Possibility, 

Financial Feasibility, and Maximum Profitability.  I have analyzed the criteria with regard 

to the subject site as follows: 

 

 Legal Permissibility 

The most significant legal constraint to land use is zoning which specifies the type 

and intensity of land use.  Zoning laws are designed to allow for the orderly 

development of communities rather than permitting a disorganized sprawl.  The goal 

in general terms is to provide for comparable neighboring land uses, coordinate the 

development of primary infrastructure, and reduce the overall cost of providing the 

necessary services to the community. 

 

The subject site is zoned TOC-C, Transit Oriented Corridor.  The TOC districts are 

specifically created to implement and encourage the redevelopment of lands 

designated as TOC on the future land use plan map of the City of Margate 

Comprehensive Plans. 

 

This classification permits a wide variety of commercial, office and retail uses which 

can be found along West Atlantic Boulevard as well as special exception uses. 

 

There are no known moratoriums that would prohibit development of legally 

permissible uses. 
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 Physical Possibility 

The site is rectangular shaped with 5,440 square feet of site area.  The site 

possesses frontage along a major six land road with left hand turn lanes.  

Topography is level and public utilities are available to the site. All municipal services 

are available  

 

 Financial Feasibility 

Financially feasible uses are the logical uses which are physically possible and 

legally permissible that will produce any net return to the owner of the site.  Based 

upon the pattern of development observed within the neighborhood and my cursory 

survey of the submarket, retail and/or general commercial development is 

considered to be financially feasible in the future.  Current rent and occupancy levels 

do not warrant development at this time.  The lack of readily available financing is 

also considered to represent a barrier to development. 

 

 Maximum Profitability 

Maximum profitability deals with the use that will produce the greatest net return to 

the owner of the site over a given period of time; it is also the highest and best use of 

the site as if vacant.  With consideration to cost of construction, market acceptability, 

and cash flow, retail and/or general commercial development which caters to 

vehicular traffic represents the highest and best use of the site as vacant.  However, 

the site should be held until development becomes economically and financially 

feasible. 

 

Highest and Best Use as Improved 

Once a parcel of land is improved with a building, the two parts form an integral unit and, 

for all practical purposes, they are all inseparable.  However, when the market value of 

the land alone, if vacant and available for use, exceeds the value of the property as 

improved, the improvements are no longer a viable contribution to the property and a 

new use must be adopted.  In analyzing the highest and best use of the property as 

improved, several principles of real estate values must be considered.  They include 

conformity, supply and demand, change, and balance.   

 

The subject improvements conform to existing land uses demonstrated throughout the 

subject submarket.  It appears to be adequately located for office usage; and the 

improvements, as constructed, are a viable contribution to the site.  Based on the age of 

the improvements and the physical characteristics of the property, the highest and best 

use of the site as improved is the current program of the existing improvements of the 
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subject site which is a single tenant office building that can be occupied by an 

owner/user or a tenant. 
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Sales Comparison Approach to Value 

The Sales Comparison Approach is based upon the principal of substitution; that is, 

when a property is replaceable in the market, its value tends to be set at the cost to 

acquire an equally desirable substitute property, assuming no costly delay in making the 

substitution.  The application of this traditional appraisal technique requires a systematic 

procedure which is outlined as follows: 

 

 Research of the market to obtain information about sale transactions, listings and 
other offerings of properties similar to the subject. 

 Verification of the factual data pertaining to the transaction and determining if the 
transactions represent an “arm’s length” sale. 

 Conclude relative units of comparison recognized by the market and develop a 
comparative analysis for each unit. 

 Contrast the subject property and the sale transactions based upon elements of 
comparison. 

 Reconcile the multiple value indicators into a single indication of market value. 

 

Numerous sales transactions of small single tenant office and retail/office properties that 

occurred within northern Broward County over the last 18 months were examined. 

 

Of the sale transactions examined, six (6) sales were determined to be somewhat similar 

to the subject with regard to design, size, FAR, parking and building class.  Details of 

these sale transactions are summarized in the Comparable Improved Sales Summary & 

Adjustment Table. 

 

In addition to the sales transactions, six recent listings of competitive small single and 

dual tenant office buildings located in northern Broward County were found.  A summary 

of these listings may be found on the following page. 
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Comparable Property Listings 

Selected Small Single/Dual Tenant Office Buildings 
Northern Broward County 

 
Gross Building List Price

No. Location Area (SF) List Price Per/SF Comments

1 6260 W. Atlantic Blvd. 3,398 $800,000 $235.43
Margate

2 6221 W. Atlantic Blvd. 3,512 $650,000 $185.08
Margate

3 1881 N. University Dr. 2,400 $420,000 $175.00
Coral Springs

4 480 S. Cypress Road 2,819 $675,000 $239.45
Pompano Beach

5 2125 E. Atlantic Blvd 3,288 $450,000 $136.86
Pompano Beach

6 843 SE 8th Avenue 2,543 $399,000 $156.90
Deerfield Beach

Class C, dual tenant building 
constructed in 1961 on a 7,059 SF site 
and renovated over time. General 
office interior. Building is vacant and 
located in downtown CRA of Pompano 
Beach.

Class B, single tenant building 
constructed in 1978 and completely 
renovated in 2014. Small site with 
common parking. General office 
interior.

Class B Dual Tenant building 
constructed in 1983 on a 12,899 SF 
site located adjacent (ast to subject 
with general office interior.

Class B, single tenant building 
constructed in 1983 located in the 
Commons at University. Building is 
vacant. General office interior.

Class C+, dual tenant building 
completely renovated in 2007. Built in 
1971 on a small 6,422 square foot site. 
Building is vacant. General office 
interior.

Class C+, dual tenant building 
constructed in 1991 on an 11,968 SF 
site located north of subject.  Building 
is vacant. General office interior.

 
 

As indicated, the range of list prices is rather high on a list price per square foot of gross 

building area basis relative to actual sale prices as found in the accompanying 

Comparable Sales Summary Table. Listing No. 1 at $235.43/SFt and Listing No. 4 at 

$239.45/SF are completely over priced.  The range of List Price per Square Foot Value 

indicators is from $136.86/SF to $239.45/SF, indicating a mean of $188.12/SF and a 

median of $180.04/SF.  Historic bid/ask spreads have typically ranged from 5% to 15% 

as these listings do not represent actual sale comparables they provide insight into the 

availability of such properties and seller expectations within the submarket. 
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Discussion of the Comparable Sales 

Comparable Sale No. 1 ($121.21/SF) is the sale of a Class C, one-story single tenant 

commercial building constructed in 1980.  It was formerly utilized as a pre school known 

as Tiny Town that went into bankruptcy.  Subsequently the lender took back the 

property.  It was purchased by another preschool operator.  The property sold for 16.5% 

below the list price of $599,000 after being on the market for 169 days. 

 

Comparable Sale No. 2 ($177.45/SF) is the sale of a Class C+, one-story single tenant 

office building containing some medical build out.  It was built in 1977 and was 

purchased for dental use and was totally renovated at a cost of $450,000 after the 

purchase.  It possesses common parking in the front and private parking in the back.  It 

was vacant when listed and sold for full list price of $579,000. 

 

Comparable Sale No. 3 ($157.14/SF) is the sale of a Class C+, one-story single tenant 

office building constructed in 2002 with extensive amenities including private offices, 

built in cubicles, storm shutters, three phase electric, furnishings and phone system.  

The building is in move in condition.  The property sold for 4.7% below the list price of 

$499,000 after being on the market for 129 days. 

 

Comparable Sale No. 4 ($164.47) is the sale of a Class C+, single tenant medical 

building constructed in 1961 but renovated over time with many interior amenities.  It is 

located at a signalized intersection adjacent to the Holy Cross Medical Complex and 

exhibits good exposure and visibility on the south side of East Commercial Boulevard.  It 

was purchased by an investor who has put on the rental market at $14.50 per square 

foot net. 

 

Comparable Sale No. 5 ($133.84/SF) is the sale of a Class C two-story single or dual 

tenant office building located in the downtown Pompano Beach, CRA District.  The 

building possesses two undercover parking places. The property was purchased by an 

owner/user.  It sold for 3.3% below the list price of $419,000.  There was a disqualified 

sale of $260,000 in June 2012. 

 

Comparable Sale No. 6 ($206.58/SF) is the sale of a dual tenant medical/dental 

building with two move-in ready suites.  One 2,000 square foot suite possesses six 

operatories and consultation, lab and x-ray rooms.  Also has new granite countertops 

and tile.  Other 100 square foot suite possesses three operatories and consultation 

room.  Whole building is alarmed.  The property sold for only 1.6% below the list price of 

$638,400 after being on the market for 134 days. 
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Adjustments to the Sales 

Six sales of single tenant and dual tenant office properties within the North Broward 

market area were analyzed.  The comparable sales required adjustments for conditions 

of sale, site location/frontage, building condition and building interior.  Prior to 

adjustment, the sales ranged in sale price per square foot of land and building from 

$121.21/SF to $206.58/SF, a rather wide range.  After adjustment this range was 

considerably narrowed from $131.58/SF to $166.66/SF indicating a mean of $150.77/SF 

and a median of $152.16/SF.  Sale Nos. 4 and 6 which both possess medical build out 

fall near the bottom of the adjusted value indicator range.  Sale No. 1 which is located in 

close proximity to the subject property but does not possess west Atlantic Boulevard 

frontage formed the high end of the range.  Sale Nos. 2 and 6 are located in neighboring 

Coral Springs and front West Sample Road but have lesser traffic counts.  All of the 

sales are generally similar in building size but do reflect varying floor area ratios (FAR).  

Most weight wad accorded Sale Nos. 1 and 2. 

 

Conclusion 

Based upon this information and analysis, the proper value indicator for the subject 

property is considered to be $160.00 per square foot of gross building area.  The Market 

Value indicator as of June 17, 2015 via the Sales Comparison Approach to Value was 

calculated as follows: 

 

 

Sales Comparison Approach – Value Indicator 

  
Building Size – Gross Square Feet  3,078 
Value Indicator/Square Foot  $160.00 
Sales Comparison Approach “As Is” 
Retrospective Market Value 

$492,480 
(R) $492,000 
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Reconciliation and Final Estimate of Retrospective Market Value 

One of the three traditional approaches to value was utilized in valuing the subject 

property.  It formed the following value indicator for the subject property. 
 

Reconciliation of Value Indicators 

Approach to Value Value Indicator 
Sales Comparison Approach  $492,000 
Income Capitalization Approach  Not Utilized 
Cost Approach Not Utilized 

 

In the Sales Comparison Approach to Value, six comparable sales of similar size 

properties were selected and analyzed.  My analysis entails a comparison of the subject 

with other projects of similar design, utility and use, which sold twelve months prior.  

Comparison of the sales and the subject was undertaken concerning factors, which may 

affect value.  These factors included property rights conveyed, financing, market 

conditions (time), location, FAR, age/condition and building size.  The appropriate unit of 

valuation for this submarket is the Sale Price per Square Foot of land and building area.  

This unit of production for a small single tenant office property is the traditional 

benchmark utilized by the participants within this submarket.  The resultant indication is 

considered to be most representative of Market Value as four sales were utilized.  
 

In the Income Capitalization Approach and the Cost Approach to Value were not 

considered applicable in this appraisal and therefore were not utilized for reasons 

previously cited. 
 

As indicated in the Marketability Section of the report, the most probable purchaser of 

the subject is most likely an owner/user.  Based on the quantity and quality of 

comparable sales data available, all emphasis is given to the Sales Comparison 

Approach to Value. 
 

Upon consideration of the factors which affect value, the estimated Market Value “As Is” 

of the fee simple interest of the subject property, as of June 17, 2015, was: 
 

FOUR HUNDRED NINETY TWO THOUSAND DOLLARS 

($492,000) 
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Basic Assumptions, Contingent and Limiting Conditions 
 
This appraisal report is made expressly subject to the following assumptions and limiting 
conditions and any special limiting conditions contained in the report which are 
incorporated herein by reference. 
 
This appraisal represents the best opinion of the appraiser(s) as to Market Value of the 
property as of the appraisal date.  The term “Market Value” is defined in the appraisal 
report. 
 
The legal description furnished is assumed to be correct.  The appraiser(s) assumes no 
responsibility for matters legal in character, nor does he/she render any opinion as to the 
title, which is assumed to be good.  All existing liens and encumbrances, if any, have 
been disregarded and the property is appraised as though free and clear, under 
responsible ownership and competent management. 
 
Any sketch in this report is included to assist the reader in visualizing the property.  The 
appraiser(s) has made no survey of the property and assumes no responsibility in 
connection with such matters. 
 
The appraiser(s) believes to be reliable the information which was furnished by others, 
but he/she assumes no responsibility for its accuracy. 
 
Possession of this report, or a copy thereof, does not carry with it the right of publication, 
nor may it be used for any purpose by any but the client, without the previous written 
consent of the appraiser(s) or the client, and then, only with proper qualification. 
 
The appraiser(s) is not required to give testimony in deposition or in court, or give 
testimony at a governmental hearing by reason of this appraisal with reference to the 
property in question, unless arrangements have been previously made with the approval 
of the appraiser(s).  Said arrangements must be prior to 30 days of the anticipated date.  
Further, the appraiser(s) reserves the right to consider and evaluate additional data that 
becomes available between the date of this report and the date of trial, if applicable, and 
to make any adjustments to the value opinions that may be required. 
 
No testimony will be rendered unless the entire appraisal fee has been paid.  Further, all 
testimony will be subject to expert witness fees previously approved by the appraiser(s). 
 
The distribution of the total value of this report between land and improvements applies 
only under the existing program of utilization.  The separate valuations for land and 
building must not be used in conjunction with any other appraisal and are invalid if so 
used. 
 
The land, and particularly the soil, of the area under appraisement appear firm and solid.  
Subsidence in the area is unknown or uncommon, but this appraiser(s) does not warrant 
against this condition or occurrence.  Subsurface rights (mineral and oils) were not 
considered in making this appraisal. 
 
The appraiser(s) carefully inspected the buildings involved in this appraisal report and 
damage, if any, by termites, dry rot, wet rot, or other infestations, was reported as a 
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matter of information by the appraiser(s), but he/she does not guarantee the amount or 
degree of damage, if any. 
 
All furnishings and equipment, except those specifically indicated and typically 
considered as a part of real estate, have been disregarded by the appraiser(s).  Only the 
real estate has been considered. 
 
The comparable sales data relied upon in this appraisal is believed to be from reliable 
sources; however, it was not possible to inspect the interiors of all of the comparable, 
and it was necessary to rely on information furnished by others as to physical and 
economic data. 
 
The appraiser(s) has inspected, as far as possible, the land and the improvements 
thereon; however, it was not possible to personally observe conditions beneath the soil 
or hidden structural components within the improvements; therefore, no representations 
are made herein as to these matters and, unless specifically considered in the report, 
the value estimate is subject to any such conditions that could cause loss in value.  
Conditions of heating, cooling, ventilating, electrical, and plumbing equipment is 
considered to be commensurate with the conditions of the balance of the improvements, 
unless otherwise stated. 
 
Disclosure of the contents of this appraisal report is governed by the Bylaws and 
Regulations of the Appraisal Institute. 
 
Unless otherwise stated in the report, the existence of hazardous substances including, 
without limitation, asbestos, radon gas, polychlorinated biphenyls, petroleum leakage, or 
agricultural chemicals, which may or may not be present on the property, or other 
environmental conditions, were not called to the attention of the appraiser(s), nor did the 
appraiser(s) become aware of such during the appraiser’s inspection.  The appraiser(s) 
has no knowledge of the existence of such materials on or in the property unless 
otherwise stated.  The appraiser(s), however, is not qualified to test such substances or 
conditions.  If the presence of such substances, such as asbestos, urea formaldehyde 
foam insulation, or other hazardous substances or environmental conditions, may affect 
the value of the property, the value estimated is predicated on the assumption that there 
is no such condition on or in the property or in such proximity thereto that it would cause 
a loss in value.  No responsibility is assumed for any such conditions, nor for any 
expertise or engineering knowledge required to discover them. 
 
The appraisal is as of the date specified and covers the legally described property only.  
The current purchasing power of the U.S. Dollar is the basis for the value reported.  The 
appraiser(s) assumes no responsibility for economic or physical factors occurring at 
some later date, which may affect the opinions herein stated. 
 
This appraisal is presented as a complete, bound report, and may be considered valid 
only so long as it is presented in its entirety.  Further, all pages listed in the Table of 
Contents must be present and the appraiser’s signature accompanied by the raised seal. 
 
Neither all, nor any part of the content of the report, or copy thereof, [including 
conclusions as to the property value, the identity of the appraiser(s), or the firm with 
which the appraiser(s) is connected], shall be used for any purposes by anyone but the 
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client specified in the report, the mortgagee or its successors and assigns, mortgage 
insurer, consultants, professional appraisal organizations, any state or federally 
approved financial institution, any department, agency or instrumentality of the United 
States or any State, or the District of Columbia, without the previous written consent of 
the appraiser(s); nor shall it be conveyed by anyone to the public through advertising, 
public relations, news, sales or other media, without the written consent and approval of 
the appraiser(s). 
 
The Americans with Disabilities Act (“ADA”) became effective January 26, 1992.  The 
appraiser(s) has not made a specific compliance survey and analysis of this property to 
determine whether or not it is in conformity with the various detailed requirements of the 
ADA.  It is possible that a compliance survey of the property, together with a detailed 
analysis of the requirements of the ADA, could reveal that the property is not in 
compliance with one or more of the requirements of the Act.  If so, this fact could have a 
negative effect upon the value of the property.  Since the appraiser(s) has no direct 
evidence relating to this issue, the appraiser(s) did not consider possible non-
compliance with the requirements of ADA in estimating the value of the property.  The 
appraiser(s) recommends that the entities affected by the Act conduct an “ADA Audit” of 
the facilities.  The ADA Audit should be performed by competent legal professionals who 
are familiar with the detail and specificity of the Act, in conjunction with architects and 
engineers versed in its technical requirements.  The cost to cure any non-compliant 
item(s) may serve to reduce the value estimate contained in this report and the 
appraiser(s) assumes no responsibility for any such condition, nor for any expertise or 
engineering knowledge required to discover them. 
 
Extraordinary Assumptions –1.) This appraisal was performed without the benefit of an 
up to date survey.  It is assumed that the subject building size and site size are similar to 
the size noted in the Broward County Property Appraiser’s website. 2.) The comparable 
sales utilized in this report are believed to be the best arm’s length sales available.  The 
property and site sizes were taken from the BCPA website and supplemented with 
broker descriptions of the on site amenities and are assumed to be correct.  If there is a 
difference between that data and data found on said websites, it is because the BCPA 
data is incorrect or that data is not available on the website. 
 
Hypothetical Conditions – No hypothetical conditions were employed. 
 
Acceptance of delivery or the payment for this report constitutes acceptance of this 
condition and all other contingent conditions set forth herein. 

 



ADDENDA 
 
 

 
Clobus RE Brokerage & Valuation, Inc. 

 
 
 
 
 
 
 
 

DEFINITIONS 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ADDENDA 
 
 

 
Clobus RE Brokerage & Valuation, Inc. 

APPRAISAL DEFINITIONS 
 
Absolute net (bond) lease.  A lease in which the tenant is responsible for payment of all expenses 
including but not limited to real estate taxes, insurance, maintenance, utilities, janitorial and structural 
repairs.  The intent of this lease type is that the landlord absorbs no expenses relating to the operation or 
repair of the leased space.  
 
Aggregate of retail values (ARV).  The sum of the appraised values of the individual units in a 
subdivision, as if all of the units were completed and available for retail sale, as of the date of the 
appraisal.  The sum of the retail sales includes an allowance for lot premiums, if applicable, but excludes 
all allowances for carrying costs. 
 
Appraisal.  (Noun)  The act or process of developing an opinion of value.  (Adjective)  Of or pertaining to 
appraising and related functions such as appraisal practice or appraisal services.  
 
Client.  The party or parties who engages an appraiser (by employment or contract) in a specific 
assignment. 
 
Discounted cash flow (DCF) analysis.  The procedure in which a discount rate is applied to a set of 
projected income streams and a reversion.  The analyst specifies the quantity, variability, timing, and 
duration of the income streams as well as the quantity and timing of the reversion and discounts each to 
its present value at a specified yield rate.  DCF analysis can be applied with any yield capitalization 
technique and may be performed on either a lease-by-lease or aggregate basis. 
 
Effective rent.  The rental rate net of financial concessions such as periods of no rent during the lease 
term; may be calculated on a discounted basis, reflecting the time value of money, or on a simple, 
straight-line basis. 
 
Extraordinary assumption.  An assumption, directly related to a specific assignment, which, if found to 
be false, could alter the appraiser's opinions or conclusions.  Extraordinary assumptions presume as fact 
otherwise uncertain information about physical, legal, or economic characteristics of the subject property; 
or about conditions external to the property such as market conditions or trends; or about the integrity of 
data used in an analysis.  An extraordinary assumption may be used in an assignment only if: 
 

 It is required to properly develop credible opinions and conclusions; 
 The appraiser has a reasonable basis for the extraordinary assumption; 
 Use of the extraordinary assumption results in a credible analysis; and 
 The appraiser complies with the disclosure requirements set forth in USPAP for 

extraordinary assumptions. 
 
Fee simple estate.  Absolute ownership unencumbered by any other interest or estate, subject only to 
the limitations imposed by the governmental powers of taxation, eminent domain, police power, and 
escheat. 
 
Floor area ratio (FAR).  The relationship between the above-ground floor area of a building, as 
described by the building code, and the area of the plot on which it stands; in planning and zoning, often 
expressed as a decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice 
the total land area.  See also land-to-building ratio. 
 
Full service lease.  A lease in which the landlord is responsible for payment of all expenses pertaining to 
real estate taxes, insurance, maintenance, all utilities and janitorial.  
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Going-concern value.   
 

1. The market value of all the tangible and intangible assets of an established and operating 
business with an indefinite life, as if sold in aggregate; also called value of the going 
concern. 

2. Tangible and intangible elements of value in a business enterprise resulting from factors 
such as having a trained work force, an operational plant, and the necessary licenses, 
systems, and procedures in place. 

3. The value of an operating business enterprise.  Goodwill may be separately measured 
but is an integral component of going-concern value. 

 
Gross lease.  A lease in which the landlord is responsible for payment of all expenses pertaining to real 
estate taxes, insurance, and maintenance, but not tenant utilities and janitorial.  
 
Highest and best use.  The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and that results in the highest 
value.  The four criteria the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum profitability. 
 
Hypothetical condition.  That which is contrary to what exists but is supposed for the purpose of 
analysis.  Hypothetical conditions assume conditions contrary to known facts about physical, legal, or 
economic characteristics of the subject property; or about conditions external to the property, such as 
market conditions or trends; or about the integrity of data used in an analysis.  A hypothetical condition 
may be used in an assignment only if:  
 

 Use of the hypothetical condition is clearly required for legal purposes, for purposes of 
reasonable analysis, or for purposes of comparison; 

 Use of the hypothetical condition results in a credible analysis; and 
 The appraiser complies with the disclosure requirements set forth in USPAP for 

hypothetical conditions. 
 
Industrial gross lease.  A lease in which the landlord is responsible for all payment of all expenses 
pertaining to base year real estate taxes, base year insurance, and maintenance, but not tenant utilities 
and janitorial.  Tenant is responsible for any increases over base year (first lease year) real estate taxes 
and insurance.  
 
Inspection, property inspection.  In accordance with generally accepted appraisal standards an 
inspection is the act of touring or viewing a property.  It is a cursory or superficial visual observation of the 
property which is not intended to be confused with an assessment of a building, structure or mechanical 
systems performed by a professional engineer or general contractor. 
 
Intended use.  The use or uses of an appraiser’s reported appraisal, consulting, or review assignment 
opinions and conclusions, as identified by the appraiser based on communication with the client at the 
time of the assignment. 
 
Intended user.  The client and any other party as identified, by name or type, as users of the appraisal, 
consulting, or review report, by the appraiser based on communication with the client at the time of the 
assignment. 
 
Investment value.  The specific value of an investment to a particular investor or class of investors based 
on individual investment requirements; distinguished from market value, which is impersonal and 
detached.  
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Leased fee estate.  An ownership interest held by a landlord with the rights of use and occupancy 
conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the leased fee are 
specified by contract terms contained within the lease. 
 
Market value.  The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably 
and assuming the price is not affected by undue stimulus.  Implicit in this definition are the consummation 
of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 
 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and each acting in what they consider their 

own best interest; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. Dollars, or in terms of financial arrangements 

comparable thereto; and  
5. the price represents a normal consideration for the property sold, unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 
 
Neighborhood shopping center.  The smallest type of shopping center, generally with a gross leasable 
area of less than 100,000 square feet.  Typical anchors include supermarkets and pharmacies.  
Neighborhood shopping centers offer convenience goods and personal services, and usually depend on 
the market support of more than 1,000 households. 
 
Net lease.  A lease in which the tenant is responsible for expenses payment of all expenses pertaining to 
real estate taxes, insurance, maintenance, utilities and janitorial.  The landlord is responsible only for 
expenses relating to structural repairs.  
 
Overall capitalization rate (RO).  An income rate for a total real property interest that reflects the 
relationship between a single year’s net operating income expectancy and the total property price or 
value; used to convert net operating income into an indication of overall property value (RO = IO/VO). 
 
Personal property.  Identifiable portable and tangible objects which are considered by the general public 
as being “person”, e.g. furnishings, artwork, antiques, gems and jewelry, collectibles, machinery and 
equipment; all property that is not classified as real estate. 
 
Prospective value estimate.  A forecast of the value expected at a specified future date.  A prospective 
value estimate is most frequently sought in connection with real estate projects that are proposed, under 
construction, or under conversion to a new use, or those that have not achieved sellout or a stabilized 
level of long-term occupancy at the time the appraisal report is written. 
 
Retrospective value opinion.  An opinion of value that is likely to have applied as of a specified historic 
date.  A retrospective value opinion is most frequently sought in connection with appraisals for estate tax, 
condemnation, inheritance tax, and similar purposes. 
 
Scope of work.  The type and extent of research and analyses in an assignment.  
 
Shell space.  Space in which no interior finishing has been installed, including even basic improvements 
such as ceilings, interior walls and floor coverings. 
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Use value. 
 

1. In economics, the attribution of value to goods and services based upon their usefulness 
to those who consume them. 

2. In real estate appraisal, the value a specific property has for a specific use; may be the 
highest and best use of the property or some other use specified as a condition of the 
appraisal; may be used where legislation has been enacted to preserve farmland, 
timberland, or other open space land on urban fringes. 

 
Vacancy and collection loss.  An allowance for reductions in potential income attributable to vacancies, 
tenant turnover, and nonpayment of rent; also called vacancy and credit loss or vacancy and contingency 
loss. 
 
Variable expenses.  Operating expenses that generally vary with the level of occupancy or the extent of 
services provided. 
 
Yield capitalization.  The capitalization method used to convert future benefits into present value by 
discounting each future benefit at an appropriate yield rate or by developing an overall rate that explicitly 
reflects the investment’s income pattern, value change, and yield rate. 
 
Yield rate (Y).  A rate of return on capital, usually expressed as a compound annual percentage rate.  A 
yield rate considers all expected property benefits, including the proceeds from sale at the termination of 
the investment.  Yield rates include the interest rate, discount rate, internal rate of return (IRR), overall 
yield rate (YO) and equity yield rate (YE). 
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COMPARABLE SALE NUMBER 1 
420 NW 66th Avenue, Margate 

 

COMPARABLE SALE NUMBER 2 
10210-12 West Sample Road, Coral Springs 
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COMPARABLE SALE NUMBER 3 
602 E. McNab Road, Pompano Beach 

 

COMPARABLE SALE NUMBER 4 
1800 E. Commercial Boulevard, Fort Lauderdale 
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COMPARABLE SALE NUMBER 5 
28 SE 23rd Avenue, Pompano Beach 

 

COMPARABLE SALE NUMBER 6 
10220 West Sample Road, Coral Springs 
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ACQUIRING DEED AND COMPLETE LEGAL 
DESCRIPTION 
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