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5790 Margate Boulevard 
Margate, Fl. 33063 
 

RE: One-Story Commercial Building 
 J C D M Corporation 

891 North State Road 7 
City of Margate, Florida 

 
Dear Mr. Nardi: 
 
Per your request, we have prepared an appraisal report for the one story commercial building 
located on the southwest corner of NW 9th Street and State Road 7.  The property has a mailing 
address of 891 North State Road 7 in the City of Margate.  The property is currently used as an 
owner-occupied business, JC’s @ 441 Hair Salon.  The property is zoned with a TOC-CC zoning 
district in the City of Margate.  The highest and best use is for use as currently utilized.  The site 
contains a total of 23,894 square feet of land and the building contains 1,779 square feet of building 
area.  We visited the site and completed an exterior inspection of the property and we did discuss 
the property with the property owner, Mr. Juan C. Landazabal during our previous inspection in 
2015. 
 
Market value is defined as "the most probable price, as of a specified date, in cash, or in terms 
equivalent to cash, or in other precisely revealed terms, for which the specified property rights should 
sell after reasonable exposure in a competitive market under all conditions requisite to a fair sale, with 
the buyer and seller each acting prudently, knowledgeably, and for self interest, and assuming that 
neither is under undue duress." 
 
We have completed a narrative Appraisal Report, which contains a recapitulation of the data utilized 
to form an opinion of the market value as of December 29, 2017.  If any additional data is required, 
please advise.  Please note, the market value estimate is for the real property only and does not 
include any furniture or business fixtures utilized by the current occupant of the site.  We 
completed a similar appraisal of this property in October of 2015.  



 

Mr. James Nardi 
Janaury 18, 2018 
Page 2 
 
 
Based upon our inspection of the property, it is our opinion that the market value of the property as 
of December 29, 2017 is as follows: 
 

SEVEN HUNDRED FIFTEEN THOUSAND DOLLARS 
($715,000) 

 
Sincerely, 
 

 
 
Robert D. Miller, ASA 
State Certified General R.E. Appraiser No. RZ1270 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
PROPERTY LOCATION:  The subject is a free standing one-story commercial building 

located on the southwest corner of NW 9th Street and State 
Road 7 with a common address of 891 North State Road 7, 
Margate, Florida. 

 
OWNER'S NAME/ADDRESS: J C D M Corp 
  891 North State Road 7 
  Margate, Florida 33063 
 
INSPECTION DATE:  December 29, 2017 
 
FOLIO NUMBER:  48-41-36-06-0180 
 
ASSESSED VALUE (2017):  $856,240 Note the current tax assessment is above our 

estimate of market value and the assessment should be 
reviewed for 2018 and contested.  The Save Our Home 
assessment is $848,580, which is also above the market value 
estimate for this property.  

 
2017 REAL ESTATE TAXES: $18,164.04 
  
SITE SIZE:  23,894 Square Feet-Subject land only 
 
DIMENSIONS:  The subject property has dimension of 135.83’ X 100.27’ X 

143.26’ X 100’ feet or a total land area of 23,894 square feet.  
 
ZONING:  The zoning of the property is TOC-CC, Transit Oriented 

Corridor-City Center in the City of Margate.  
 
PRESENT USE:  The subject is reportedly owner occupied with the business 

known as JC’s @ 441 Hair Salon.  The use is a commercial 
use allowed under the current zoning district of the City of 
Margate.  The use is compatible with the zoning and adjacent 
properties.   

 
HIGHEST AND BEST USE:  As improved with the current commercial use in compliance 

with the current zoning 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS (CONTINUED) 
 
SALES HISTORY:  The property was acquired by the current owner on March 8, 

2010 via a Warranty Deed for the consideration of $755,000 
from Chatoo Hamlet.  No other sales of the subject property 
occurred within the past 5 years.  The property is listed for sale 
with an asking price of $799,000. Lehman Realty 561-995-
8887. 

 
COST APPROACH TO  
VALUE:  Not applicable 
 
INCOME APPROACH  
TO VALUE:         Not applicable- 
 
SALES COMPARISON  
APPROACH TO VALUE:  $715,000  
 
DATE OF VALUE:  December 29, 2017 
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AERIAL OF THE SUBJECT PROPERTY 
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SKETCH OF SUBJECT LAND AND BUILDING 
 

 
LAND SIZE- 23,894 SF WITH 1,779 SF BUILDING 
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SKETCH OF BUILDING FROM BCPA.NET 
 
 

 

Canopy 

Building 
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DEFINITION OF MARKET VALUE 
 
Market value is defined in the Revised Edition of the Real Estate Appraisal Terminology, published 
by the American Institute of Real Estate Appraisers and the Society of Real Estate Appraisers, 
Copyright 1984, as follows: 
 
"The most probable price in terms of money which a property will 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 is the consummation of a sale as of a specified date and the passing of title 
from seller to buyer under conditions whereby: 
 
 
............ A. Buyer and seller are typically motivated; 
 
............ B. Both parties are well informed or well advised, and each acting in what he 

considers his own best interest; 
 
............ C. A reasonable time is allowed for exposure in the open market; 
 
............ D. Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto, and; 
 
............ E. The price represents the normal consideration for the property sold unaffected 

by special or creative financing or sales concessions granted by anyone 
associated with the sale. 

 
COMPETENCY PROVISION 
 
The appraiser has completed similar type appraisals of improved properties throughout the 
Broward County area during his 35 years as a real estate appraiser in South Florida.  Further, 
the appraiser has completed numerous appraisals in the subject neighborhood over the past 10 
years.  As a result of these experiences, the appraiser meets the competency provision of 
USPAP.   
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PURPOSE AND FUNCTION OF APPRAISAL 
 
The purpose of the appraisal is to form an opinion of the market value of the property as of a current 
date.  The function of this report is for internal use and planning by the City of Margate.  The intended 
users of the report are the City of Margate and their representatives or legal counsel.   The property is 
being considered for possible purchase by the City of Margate through its Community 
Redevelopment Agency.    
 
LEGAL DESCRIPTION 
 
The whole property is legally described as follows: 
 
Lot 4 and the north 44 feet of Lot 5 of Block F of Margate Realty No 1 subdivision as recorded in OR 
Book 42 Page 42.  Please see deed in addendum for legal description.  
 
 
SCOPE OF SERVICES 
 
We have compiled all the necessary data in order to formulate an opinion of value.  We have presented 
the applicable data in this narrative Appraisal Report format.  Any additional supporting data can be 
found in our working or office files.  In preparing our report, we have reviewed and relied upon the 
following data. 
 
 1. Sales and listings of properties with similar utility and highest and best use throughout 

Broward County over the past five years. 
 
 2. Review of public records for all pertinent sales data.  Retrieved from IRIS, CoStar, 

LoopNet, MLS, and the Property Appraiser's Office. 
 
 3. Review and considered the sales history of the subject property and project area. 
 
 4. Review of Broward County and neighborhood trends. 
 
 5.  Inspection of neighborhood and analysis of land use patterns and trends. 
 
 6. Inspection of subject property and comparable sales and listings and verification of 

sales and listings. 
 
EXPOSURE/MARKETING PERIOD 
 
Based upon review of the neighborhood and competing properties, it is our opinion that the property, 
if competitively priced, will sell if marketed and exposed to the market place for a period of between 
six and nine months.  
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PROPERTY DESCRIPTION 
 
PROPERTY LOCATION:  The subject property has a common address of 891 North State 

Road 7, Margate, Florida and is located on the Southwest 
Corner of NW 9th Street and State Road 7.  

 
OWNER'S NAME/ADDRESS: J C D M Corp 
  891 North State Road 7 
  Margate, Florida 33063 
 
INSPECTION DATE:  December 29, 2017-Prior Inspections in September of 2015.  
 
FOLIO NUMBER:  48-41-36-06-0180 
 
ASSESSED VALUE (20175):  $856,240 Note the current tax assessment is above our 

estimate of market value and the assessment should be 
appealed for 2018.  The Save Our Home assessment is at 
$848,580.   

   
2017 REAL ESTATE TAXES: $18,164.04 with an additional $62,254.84 past due from 2014 

to 2016 tax years.  A tax deed has been issued for the three 
years that have not been paid.  

  
SITE SIZE:  23,894 Square Feet  
   
PRESENT USE:  A one story commercial building that contains 1,779 square 

feet of building area.  The building was built in 1967 and is 
currently used by a company under the control of the property 
owner.  The current use by the property appears to conform to 
the current zoning on the property of TOC-CC Transit 
Oriented Corridor- City Center.     

 
HIGHEST AND BEST USE:  Commercial use as currently improved and operated.    
 
UTILITIES:  Public utilities include water, sewer, electric and telephone 
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FLOOD ZONE:  Flood Zone AE & AH, according to Flood Insurance Rate Map 

Community Panel Number 12011C0355-H. Map is dated 
August 18, 2014. 

 
ACCESS:  The site is accessible from NW 9th Street with two driveway 

cuts along the NW 8th Street frontage.  
 
IMPROVEMENTS:  The building was originally designed as a gasoline service 

station and is currently utilized as a hair and nail salon 
property.  The property was previously used as a used car sales 
lot after the initial gasoline station use.  The tanks have been 
removed and there are no environmental concerns with the 
property.  The subject is a single tenant building with typical 
interior finishes for the current use.  The building is in very 
good condition and although the building was built in 1967, 
the property exhibits an effective age of about 15 years with a 
remaining economic life of 35 years.  There is a covered 
canopy along the State Road 7 frontage and the property has 
parking along the State Road 7 frontage with an additional 10 
spaces to the rear of the property.  The current use has 
numerous business and personal property fixtures, and these 
were not considered in our market value estimate.  
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REAL ESTATE TAXES 
 
Folio Numbers:   48-41-36-06-0180  
 

 (2017) ASSESSED VALUE:   $856,240 
             LAND   $244,910 
             BUILDING   $611,330 
 
(2017) REAL ESTATE TAXES:  $18,164.04 
 
PAST DUE REAL ESTATE TAXES:$62,254.84 (2014-2016) 
 
Based on our opinion of market value, it appears the subject is currently over-assessed and 
therefore it is recommended that the property owner file a petition with the VAB to appeal 
the property tax assessment.  The three prior year taxes have not been paid and tax deeds 
have been applied for those years.   
 
ZONING 
 
The zoning on the subject property is currently TOC-CC Transit Oriented Corridor-City Center 
District in the City of Margate.  The site is zoned for commercial type uses as allowed under this 
zoning classification.  The current commercial use is allowed under the zoning classification.  
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AREA MAP 
 

SUBJECT 
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NEIGHBORHOOD DESCRIPTION 
 
The subject property is located in the central area of the City of Margate, Florida.  The City of 
North Lauderdale is located to the south and the City of Coral Springs and Coconut Creek are to 
the north and east of the subject neighborhood.  The neighborhood is located in an area generally 
described as being bound on the west by Rock Island Road, on the south by Atlantic Boulevard, 
on the east by Lyons Road and on the north by Royal Palm Boulevard (Copans Road).  The uses 
in the neighborhood are indicative of a middle class suburban community with single family and 
multifamily residential uses located on the interior streets and neighborhood and highway 
commercial uses located along the major thoroughfares.  The main north south traffic way is 
State Road 7.  East/west roadways consist of the northern and southern boundaries of the 
neighborhood, Atlantic Boulevard and Copans Road, with Coconut Creek Parkway providing 
access to the east and Florida Turnpike.  Margate Boulevard provides access to the many 
residential neighborhoods, located west of State Road 7 and provides access west to Rock Island 
Road.   
 
The main commercial developments in the City of Margate are centered at the intersections of State 
Road 7 with Atlantic Boulevard and Sample Road.  The adjoining cities are similar in nature to 
Margate and include the Cities of North Lauderdale, Coconut Creek, Pompano Beach and Coral 
Springs.  The City of Margate has an industrial area just north of Coconut Creek Parkway, east of 
State Road 7.  Uses along State Road 7 include fast food restaurants, auto repair, neighborhood 
retail, banks, motels, etc.  Generally speaking, all necessary retail, religious and school facilities are 
easily accessible from the subject neighborhood.  There is a large supply of vacant land south of this 
location, however, as the remaining commercial sites in Broward County are developed, this area 
located along a major north/south thoroughfare and in our opinion, this area will be developed with 
a variety of commercial developments.  
 
The major regional use in the area is the Seminole Indian Casino located at the northwest quadrant 
of Sample Road and State Road 7.  The industrial area of the subject property has seen higher 
vacancy rates as the economy and downturn of the market in 2007 impacted many small industrial 
and office type users.  The residential foreclosures and short sales are leveling off with properties in 
good standing recently trading in the market place after the downturn of the market between 2007 
and 2010.  The current market has shown increases in market value for the residential as well as 
commercial properties in the Margate area and in the surrounding communities.  
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 NEIGHBORHOOD DESCRIPTION (CONTINUED) 
 
 
The City Commission of Margate established the Margate Community Redevelopment Agency in 
October of 1996 in order to plan for redevelopment of portions of the city within the CRA 
boundary.  The Margate CRA project area includes the commercial corridors of State Road 7 and 
Atlantic Boulevard including adjacent areas which have become less desirable due to deterioration, 
obsolescence and neglect.  The Margate CRA has implemented streetscape improvements, 
beautification efforts which include grants to establish the reuse of aging properties and upgrading 
additional properties within the CRA boundary as well as stimulating the local market for private 
investment.  The Margate CRA as part of the Town Center project has redesigned Margate 
Boulevard with a new round-about at the intersection of Margate Boulevard and Northwest 58th 
Avenue.  This round-about includes a clock tower at the center of the round-about and streetscape 
improvements including infrastructure/drainage improvements, street lighting, on-street parking, 
sidewalks, etc.  There are limited amounts of new development in the area.  The development of the 
CRA and the continued implementation of the CRA plans will promote redevelopment of older 
properties and new development in the subject neighborhood.  The CRA is in discussion with 
potential developers to begin the process of improving the numerous lands assembled by the CRA 
at the intersection of State Road 7 and Margate Boulevard.  Overall the neighborhood would be 
rated as increasing in value at the present time.   Vacancies at commercial and industrial properties 
are at or near 95-100% levels and there is a scarcity of available single family residential properties 
on the MLS.   
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NEIGHBORHOOD MAP 
 

 

SUBJECT 
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DEFINITION OF HIGHEST AND BEST USE 
 
That reasonable and probable use that will support the highest and present value, as defined, as of 
the effective date of the appraisal. 
 
Alternatively, that use, from among reasonable, probable and legal alternative uses, found to be 
physically possible, appropriately supported, financially feasible and which results in the highest 
land value.  
 
Implied within this definition is recognition of the contribution of that specific use to community 
environment or to community development goals in addition to wealth maximization of individual 
owners.  
 
Also implied is that the determination of the highest and best use results from the appraiser's 
judgment and analytical skill, i.e., that the use determined from the analysis represents an opinion, 
not a fact to be found.  In appraisal practice, the concept of highest and best use represents the 
premise upon which value is based.  In the context of 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 
 
The initial step in this process is to estimate the highest and best use of the site as if vacant land and 
available for development.  The size and dimensions of the subject site allow for numerous potential 
developments, although many of the newer developments start with a site containing over one acre of 
land. The site has a total land area of 23,894 square feet.  The zoning restricts the legal uses of the site 
to some type of commercial uses allowed under the TOC-CC Community Business zoning district.  
The financially feasible uses would be some type of commercial use as allowed under the zoning and 
in conjunction with the surrounding commercial uses.  The maximally productive use of the site 
would be for some type of commercial development.  The site as vacant would have a highest and 
best use for future commercial or mixed-use development. 
 
The final step of the highest and best use analysis is to determine if the current improvements are the 
highest and best use of the site.   After reviewing the improvements and in consideration of the land 
value and the value as improved, it is our opinion that the current improvements still contribute value 
to the land and thus are the highest and best use of the property as improved.  
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APPRAISAL PROCESS 
 

In order to arrive at the market value for the property, special attention must be given to the typical 
purchaser who might have an interest in a particular property.  Market Value is the most probable 
sales price, which a property will bring and this price depends upon the typical purchaser's reaction 
to the various supply and demand factors that affect the market value.  
 
The Appraisal Process is basically an economic analysis consisting of a review of the factors that 
affect market value.  There are three approaches to value to be considered in any appraisal, The 
Cost, Income and Market Approaches.  Considering the purpose of the appraisal and the type of 
improvements, the Cost Approach was not deemed applicable for this assignment as the current 
economic conditions are not conducive to the use of new construction as a decision factor in the 
purchase of real estate.   The property is currently owner occupied and thus no rental income is 
available to consider.  Further the majority of these type units are owner occupied and thus the 
Income Approach was not considered applicable.  After considering all of the data, we are of the 
opinion that review of the Market Approach using the sale price per square foot of building area 
is the most applicable method of valuation.   
 
Therefore, the Market Approach to Value will be considered as the most applicable method of 
valuation for the subject.  On the following pages, we will submit the comparable improved sales 
considered in our analysis of the market value, followed by a sales table, map, and our analysis 
and conclusion.   
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COMPARABLE IMPROVED SALE NUMBER  1 - DATA SHEET 

 
RECORDING DATA: County: Broward County  
 Instrument Number: 114252349 

Folio No.  49-42-35-03-0010/0012 
 

LOCATION OF SALE: 1301 North Dixie Highway, Fort Lauderdale, 
Florida 33304 

 
GRANTOR: Alsarra Group, #2, LLC 
 
GRANTEE: Fountain 007 Holdings, LLC  
 
LEGAL DESCRIPTION: Lot 1 and Lot 2 of H.C. Brock’s Subdivision PB 3-

24  
 
DATE OF SALE: February 21, 2017 
 
LAND SIZE: 17,595 square feet of land area 
 
BLDG SIZE: 1,890 square feet of building area 
 
CONSIDERATION: $700,000    
 
FINANCING: Conventional Financing 
 
SALE PRICE PER SQ FT: $370.37 per square foot of building area 
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COMPARABLE IMPROVED SALE NUMBER 1 (CONTINUED) 
 
 
 
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: CB, Community Business, Fort Lauderdale 
 
PRESENT USE: One story freestanding retail building that has been 

used as a liquor store.  
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE 
  UTILITIES: All necessary utilities available to the site  
 
COMMENTS: Similar sized building with inferior location.  
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COMPARABLE IMPROVED SALE NUMBER  2 - DATA SHEET 

 
RECORDING DATA: County: Broward County  
 Instrument Number: 114810382 

Folio No.  51-41-13-03-1860/1770/1780/1790 
 
LOCATION OF SALE: 5909 Hollywood Boulevard and 5912 Tyler Street 

Hollywood, Florida 
 
GRANTOR: Sunland Building Corp.  
 
GRANTEE: Ethan James Realty, Inc.  
 
LEGAL DESCRIPTION: Lots 1,2,3,4,5, 6 and 20, Block 44, Hollywood Beach 

Gardens, Corrected Plat First Addition 
 
DATE OF SALE: December 28, 2017 
 
LAND SIZE: 42,616 square feet of land area 
 
BLDG SIZE: 4,886 square feet of building area 
 
CONSIDERATION: $2,400,000 
  
FINANCING: 1st Mortgage - $2,230,000 
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COMPARABLE IMPROVED SALE NUMBER 2 (CONTINUED) 
 

SALE PRICE PER SQ FT: $491.20 per square foot of building area 
 
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: SR7CCD-CC, Commercial Corridor District 

Commercial Core Sub Area by the City of 
Hollywood.  

 
  
PRESENT USE: The property is a two story retail building with a 

parking lot     
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE 
  UTILITIES: All necessary utilities available to the site  
 
COMMENTS: Located at the intersection of N. State Road 7 and 

Hollywood Boulevard.   
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COMPARABLE IMPROVED SALE NUMBER  3 - DATA SHEET 

 
RECORDING DATA: County: Broward County  
 Instrument Number: 114689539 

Folio No.  48-43-19-07-0020 
 
LOCATION OF SALE: 3400 N. Federal Highway 
 Lighthouse Point, Florida 33064 
 
GRANTOR: 3400 N. Federal Highway, LLC   
 
GRANTEE: Urgent Dental, LLC 
 
LEGAL DESCRIPTION: Lengthy legal, see deed.    
 
DATE OF SALE: October 27, 2017 
 
LAND SIZE: 17,384 square feet of land area 
 
BLDG SIZE: 1,438 square feet of building area 
 
CONSIDERATION: $875,000 
  
FINANCING: Cash to Seller 
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COMPARABLE IMPROVED SALE NUMBER 3 (CONTINUED) 
 
SALE PRICE PER SQ FT: $608.48 per square foot of building area 
 
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: B-3A, Business by the City of Lighthouse Point 
 
PRESENT USE: The property is a former gas station purchased for 

future development with an office.  
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE 
  UTILITIES: All necessary utilities available to the site  
 
COMMENTS: The property was an old gas station that was used as 

a Thrifty Car Rental facility.  
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COMPARABLE IMPROVED SALE NUMBER  4 - DATA SHEET 

 
RECORDING DATA: County: Broward County  
 Instrument Number: 113516609 
 Folio No.  51-42-30-09-0081 

 
LOCATION OF SALE: 3200 W. Hallandale Beach Boulevard 
 Pembroke Park, Florida 33023  
 
GRANTOR: BSD Realty Holdings, LLC         
 
GRANTEE: 3200 Realty Corp.  
 
LEGAL DESCRIPTION: The North 135 feet of Tract R, Less the West 100 

feet thereof, Block 40, Re-subdivision of a portion of 
Lake Forest Section Four    

 
DATE OF SALE: February 10, 2016 
 
LAND SIZE: 27,579 square feet of land area 
 
BLDG SIZE: 3,166 square feet of building area 
 
CONSIDERATION: $1,500,000 
  
FINANCING: Cash to Seller 
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COMPARABLE IMPROVED SALE NUMBER 4 (CONTINUED) 
 
 
SALE PRICE PER SQ FT: $473.78 per square foot of building area 
 
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: B-1, Business, by the City of Pembroke Park  
 
PRESENT USE: The property is a one-story retail building being used 

as a liquor store.  
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE 
  UTILITIES: All necessary utilities available to the site  
 
COMMENTS: Located west of I-95 on Hallandale Beach 

Boulevard.  
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SUMMARY OF COMPARABLE SALES 
 

SALE 
NUMBER 

SALE 
PRICE 

SALE 
DATE 

PROPERTY 
ADDRESS 

SITE 
SIZE 
(SF) 

PRICE 
LAND 
(SF) 

BLDG 
SIZE 
  (SF) 

PRICE 
BLDG 
(SF) 

1 $700,000  2/21/2017 
1301 N Dixie 

Highway                           
Fort Lauderdale 

17,595 $39.78 1,890 $370.37 

2 $2,400,000  12/28/2017 

5909 Hollywood 
Blvd. and            

5912 Tyler Street             
Hollywood 

42,616 $56.32 4,886 $491.20 

3 $875,000  10/27/2017 
3400 N. Federal 

Highway        
Lighthouse Point 

17,384 $50.33 1,438 $608.48 

4 $1,500,000  2/20/2016 

3200 W. 
Hallandale Beach 

Blvd        
Pembroke Park 

27,579 $54.39 3,166 $473.78 

      
891N. State Road 

7                   
Margate 

23,894   1,779   
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COMPARABLE SALES LOCATION MAP 
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VALUATION  
 
In this assignment, we have a retail building located on a non-signalized “T” intersection corner 
along State Road 7, north of Atlantic Boulevard in the City of Margate.  The property was originally 
designed and utilized as a gasoline service station and is currently a retail use with a owner occupied 
Hair Salon.  In our review of sales, we attempted to find similar commercial properties located on 
similar high traffic locations and corner sites.  In our review, we considered over 10 sales initially 
and then narrowed our review to the four sales outlined and previously submitted in this report.  
Although, the sales are of varying sizes and locations, these sales were considered most applicable 
in this appraisal assignment.  
 
The sales sold between February of 2016 and December of 2017 with three sales occurring in 2017, 
within eleven months of the date of value.  The more recent sales occurred in similar market 
conditions and thus no adjustment for date of sale was considered applicable.   The subject property 
sold in March of 2010 for $755,000 and based on the review of current sales data, that sale price is 
not supported in the current market.  The market has shown increases and our most recent appraisal 
of this property indicated an increase over the last two years. In our analysis, Sale 4 is the oldest 
sales, yet it is within the past two years and in a similar market.   The sales ranged in size from a low 
of 1,438 to a high of 4,886, which was for two separate buildings located near the improved 
intersection of State Road 7 and Hollywood Boulevard in west Hollywood.   The sales had a large 
range in unit sale prices with some locations superior and Sale 1 with an inferior location.  890 
square feet to a high of 3,090 square feet of building area with the subject property having 1,779 
square feet of building area.  The sales indicated a unit sale price range from a low of $370.37 to a 
high of $608.48 per square foot of building area for a property in a superior location on Federal 
Highway in Lighthouse Point. Much of the locational analysis surrounds the ability to find vacant 
land at those locations.  The subject neighborhood has numerous vacant land parcels and boarded 
commercial buildings that allow for a purchaser to have several options in the acquisition of similar 
properties.  Careful consideration was given to location, size, amenities, as well as elements such as 
conditions of sale, market conditions, and financing.  Based upon our review of all pertinent factors 
we have selected the sales summarized herein as being the most comparable of the sales reviewed.  
Each of the sales were all cash to seller or were based upon typical market financing terms and 
therefore, no adjustment for cash equivalency was required. 
 
The following is brief summary of the sales reviewed.  
 
Sale Number 1 is located on NE 13th Street at the intersection with Dixie Highway, just north of 
Sunrise Boulevard in Ft. Lauderdale.   The property has a similar but smaller land to building 
ratio of 9.31 to 1 and the building was slightly larger at 1,890 square foot of building area.  The 
property was utilized as a neighborhood liquor store business and the property sold in February 
of 2017 for $370.37 per square foot of building area.   This location was considered inferior 
overall and the building condition and size were very similar to the subject property.  Overall this 
sale was considered very similar to slightly inferior.  
 
Sale Number 2 is located near the newly improved intersection of Hollywood Boulevard and 
State Road 7 and consists of two retail buildings with a paved parking lot.  The location is 
superior overall, and the combined building size is larger than the subject with the individual 
buildings consisting of smaller building with the second building containing over 3,000 square 
feet of space.  This property was the most recent sale occurring at the end of 2017 and sold for 
$491.20 per square foot.  This sale was considered superior overall.  
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VALUATION (CONTINUED) 
 
Sale Number 3 was a similar design building that was once a gas station and has been utilized 
most recently as a rental car facility.  The property was purchased for a future dental office.  The 
location on Federal Highway was considered to be superior.  This property sold in October of 
2017 for the highest unit sale price at $608.48 per square foot of building area.  This was the 
smallest building size comparable and this sale was considered superior overall.  
 
Sale 4 is located in the southern part of Broward County, closer to I-95 and was a larger building 
utilized for a liquor store operation.  The property has the lowest land to building ratio and sold 
for $475.78 per square foot of building area and was the oldest sale occurring in February of 
2016.  The location was considered superior overall and a market value less than this unit sale 
price was considered to be applicable.  
 
Overall the range in sales was from a low of $370.37 to a high of $608.48 per square foot, with 
Sale 3 considered to be vastly superior due to the location on Federal Highway.  The other sales 
had a unit sale price range from $370.37 to $491.20 and Sales 2 and 4 were considered superior 
overall.  Overall, the sales indicated a range in values below Sales 2 and 4 and above Sale 1, or 
roughly $370 to $490 per square foot of building area.     
 
The review of the sales data leads us to conclude that a market value of $400.00 per square foot 
is applicable and in the range of the sales data reviewed.  This indicates a total market value for 
the subject property as follows: 
 

1,779 Square Feet x $400.00 per square foot    = $711,600  say $715,000 
                                                                                             



40 
 

RECONCILIATION 
 
The reconciliation involves the analysis of the various approaches to value.  In this assignment, we 
have only considered the Market or Sales Comparison Approach to be most applicable. The Cost and 
Income Approaches to Value were not considered to be applicable.    
 
The Sales Comparison Approach indicated a value of $715,000 utilizing the unit sale price per square 
foot of building area as a unit of measure.  In addition to our review of the unit sale price per square 
foot of building area, we also considered the market value on a per square foot of land basis. The 
estimated market value of $715,000 equates to a unit sale price of $29.92 per square foot of land area.  
The four sales have a unit sale price range for the land measurement of between $39.78 and $56.32 
per square foot of land area.  As part of our analysis, we considered the land values and land sales in 
addition to these improved properties.  Based on our review of the sales data, the market value at 
$715,000 is supported by our review of the sales data on a unit sale price per square foot of land area. 
Based upon our review of all these factors, it is our opinion that the market value of the subject whole 
property as of December 29, 2017 is as follows: 
 

SEVEN HUNDRED FIFTEEN THOUSAND DOLLARS 
$715,000 

 
NOTE: OUR ESTIMATE OF MARKET VALUE IS BASED ON THE REAL ESTATE 
ONLY AND DOES NOT INCLUDE ANY TENANT OR BUSINESS FIXTURES 
ASSOICATED WITH THE CURRENT TENANT AND /OR BUSINESS ON THE SITE.  
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
The legal description furnished to the appraiser is assumed to be correct. 
 
All existing liens and encumbrances have been considered, however, the property is appraised as 
though free and clear, under responsible ownership and competent management. 
 
The information identified in this report as being furnished to the appraiser by others is believed 
to be reliable, however, the appraiser assumes no responsibility for its accuracy. 
 
The plot plans and illustrative material in this report are included only to assist the reader in 
visualizing the property. 
 
It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 
structures that render it more or less valuable.  No responsibility is assumed for such conditions 
or for arranging for engineering studies that may be required to discover them. 
 
It is assumed that there is full compliance with all applicable federal, state, and local 
environmental regulations and laws unless noncompliance is stated, defined, and considered in 
the appraisal report. 
 
It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or 
administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 
 
It is assumed that the utilization of the land and any improvements is within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
noted in the report. 
 
The distribution, if any, of the total valuation in this report between land and any improvements 
applies only under the stated program of utilization.  The separate allocations for land and 
buildings must not be used in conjunction with any other appraisal and are invalid if so used. 
 
Possession of this report, or copy thereof, does not carry with it the right of publication.  It may 
not be used for any purpose by any person other than the party to whom it is addressed without 
the written consent of the appraiser, and in any event, only with proper written qualifications and 
only in its entirety. 
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued) 
 
 
Disclosure of the contents of this appraisal is governed by the ByLaws and Regulations of the 
American Society of Appraisers. 
 
The appraiser herein by reason of the appraisal is not required to give further consultation, 
testimony, or be in attendance in court with reference to the property in question unless 
arrangements have been previously made. 
 
Neither all, nor part of the contents of this report, especially any conclusions as to value, the 
identity of the appraiser, or the firm with which the appraiser is connected, shall be disseminated 
to the public through advertising, public relations, news, sales, or other media without the prior 
written consent and approval of the appraiser. 
 
The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  I have 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 I have 
no direct evidence relating to this issue, I did not consider possible non-compliance with the 
requirements of ADA in estimating the value of the property. 
 
Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property, was not observed by the appraiser.  The appraiser has no 
knowledge of the existence of such materials on, or in the property.  The appraiser is not 
qualified to detect such substances.  The presence of substances such as asbestos, urea-
formaldehyde foam insulation, or other potentially hazardous materials may affect the value of 
the property.  The value estimate is predicated on the assumption that there is no such material 
on or in the property that would cause a loss in value.  No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  The client 
is urged to retain an expert in this field, if desired. 
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CERTIFICATION 
 
The undersigned does hereby certify that except as otherwise noted in this appraisal report: 
 
1. To the best of our knowledge and belief, the statements of fact contained in this appraisal 

report, upon which the analysis, opinions, and conclusions expressed herein are based, 
are true and correct. 

 
2. The reported analysis, opinions, and conclusions are limited only by the reported 
 assumptions and limiting conditions, and are my personal, unbiased professional analysis, 
 opinions, and conclusions. 
 
3. We have no present or prospective interest in the property that is the subject of this 

report, and I (we) have no personal interest or bias with respect to the parties involved. 
The appraiser has completed an appraisal on this property for the same client iwthin the 
past three years.   

 
4. Our compensation is not contingent on an action or event resulting from the analysis, 
 opinions, or conclusions in, or the use of, this report. 
 
5. Our analysis, opinions, and conclusions were developed, and this report has been 
 prepared, in conformity with the requirements of the Uniform Standards of Professional 
 Appraisal Practice. 
 
6. No one provided significant professional assistance in the preparation of this report.   
 
7. Robert D. Miller has met or exceeded the minimum prescribed educational requirements 
 for Re-certification as an Accredited Senior Appraiser (ASA) or the American Society of 
 Appraisers. 
 
8. The appraiser completed an exterior inspection of the property that is the subject of this 

report.  We have not completed any other appraisal assignments on this property in the 
past three years.  

 
 

  
      Robert D. Miller, ASA 
  State Certified General R.E. Appraiser No.RZ1270 
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SUBJECT PHOTOGRAPHS 
 

 
View of rear parking lot to west of building 

 
View looking easterly of westerly elevation of building 



 

 
View of northerly elevation of building and covered canopy 

 
View of driveway entrance on 9th Street 



 

 
View of property looking southwesterly from the corner 

 
View looking southerly along State Road 7 frontage 



 

 
View of property looking westerly from State Road 7
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