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WESTBERRY & ASSOCIATES, LLC 
Real Estate Appraisers and Consultants 
 

1120 South Federal Highway, Suite B  Fort Lauderdale, Florida   33316 
(954) 830-7893                 Fax:  (954) 760-4823 

email:  mrw@mwestberry.com 

August 14, 2014 
 
Elizabeth Van Zandt, MPA 
Mobility Manager, Transportation & Mobility Department 
City of Fort Lauderdale 
290 NE 3rd Avenue 
Fort Lauderdale, Florida   33301 
 
Re: Former Heliport Site 

RA#:  RA1404287 
File No.: Former Heliport Site 2014 

 
Dear Ms. Van Zandt: 
 
Attached is my appraisal report o f  the above referenced property located in downtown Fort 
Lauderdale, Florida. At the request of the client, the City of Fort Lauderdale, this appraisal is of the 
land only.  Based on the instruction from the client no consideration was given to the existing 
buildings and site improvements on the property. Accordingly, I have no opinion as to the value, if 
any, the existing improvements have. Neither do I have an opinion of the cost of demolition of the 
existing improvements. Again, the value expressed herein is for the site (land) “as if vacant.” 
 
The purpose of the appraisal is to provide an opinion of market value of the fee simple interest 
of the parent parcel, the market value of the fee simple interest of a right of way dedication 
which comes from a portion of the parent parcel and the remainder parcel. 
 
The appraisal report is presented in a self-contained format, which includes property 
descriptions, and development of the applicable approaches to value and exhibits.  The 
appraisal has been prepared in accordance with, and subject to, the 2014-2015 Uniform 
Standards of Professional Appraisal Practice (USPAP).  Since this appraisal report is made 
subject to the Qualifying and Limiting Conditions, which are contained within the report, it is 
imperative that any concerned parties in possession of this report are thoroughly familiar with 
each of these qualifying and limiting conditions.  Disclosure of the contents of this report is 
governed according to the By-Laws and Regulations of the Appraisal Institute.   
 
This letter of transmittal must remain attached to the summary appraisal report to be 
considered a complete report.  Neither all nor any part of the contents of this report, or copies 
thereof, shall be used for any purpose by anyone but the client specified in this report. 
 
Thank you for the opportunity to provide this appraisal service. 
 
Very truly yours, 
 
 
 
 
 
Mendel R. Westberry, MAI 
State Certified General Real Estate Appraiser #RZ331 
MRW/cjr 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
This appraisal report is subject to the following applicable assumptions, conditions, and 
limitations: 
 
1.  The legal description furnished to the appraiser is correct. 
 
2.  The appraiser believes that all statements of fact contained in this report, from which 
analysis, opinion, or conclusion is drawn, are reliable, true, and correct; however, reliability, 
truth, and correctness are in no sense guaranteed. 
 
3.  No responsibility is assumed by the appraiser for matters which are legal in nature; nor is 
this report to be construed as rendering an opinion of title, which is assumed to be good and 
marketable. 
 
4.  All existing liens and encumbrances have been disregarded; the property appraised as 
though free and unencumbered, unless otherwise stated. 
 
5.  No survey was made of the subject property and no responsibility is assumed for such 
matters.  Any sketches in the report are included to assist the reader in visualizing the 
property. 
 
6.  Unless otherwise stated, the land, and particularly the soil of the area, appears firm and 
solid, but the appraiser does not warrant this to be so, nor does the appraiser assume 
responsibility for unusual soil or subsurface conditions. 
 
7.  Unless otherwise stated in this report, the appraiser did not observe the existence of 
hazardous material, which may or may not be present on the property. The appraiser has no 
knowledge of the existence of such materials on or in the property.  The appraiser, 
however, 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. 
 
8.  The Americans with Disabilities Act (ADA) became effective January 26, 1992.  It is the 
intent of a portion of this Federal legislation to eliminate discrimination against the 
physically challenged in access to public and commercial facilities.  The Act primarily 
affects new construction.  However, if an existing facility is altered, the alteration must 
make the facility accessible to the maximum extent feasible. The Act's requirements are 
complex. It is beyond the appraiser's expertise to evaluate the Act's effect, if any, on the 
property being appraised. 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 on the value of the property. 
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9. If no structural engineering report was furnished, it is assumed that there are no structural 
deficiencies. 
 
10. Any value allocation between land and improvements made in the report is applicable only 
under the existing uses as outlined in the report. This value allocation is invalid if used in 
conjunction with any other appraisal or outside the confines of this report. 
 
11. Possession of this report, or a copy thereof, gives no right of publication. Neither all nor 
part of this report shall be disseminated to the public through advertising, public relations, 
news, sales, or other media without prior written consent of the author; this prohibition 
pertains particularly to any valuation contained in the appraisal report, the name of the 
appraiser or the firm with which the appraiser is connected, or any reference to the 
Appraisal Institute. 
 
12. This appraisal and the report of this appraiser have been made in conformity with the Code 
of Ethics and Standards of Professional Practice and Conduct of The Appraisal Institute. 
 
SPECIAL ASSUMPTION AND LIMITING CONDITIONS 
 
The valuation of the property that is the subject of this report is valued based upon 
the hypothetical condition that the property is unimproved or vacant. 
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CERTIFICATION OF VALUE 

 
The undersigned hereby certifies that, to the best of my knowledge and belief: The 
statements of fact contained in the report are true and correct. 
 
The reported analyses, opinions and conclusions are limited only by the assumptions and 
limiting conditions set forth, and are my personal, unbiased professional analyses, opinions 
and conclusions. 
 
I have no present or prospective interest in the property that is the subject of this report, and 
we have no personal interest or bias with respect to the parties involved. 
 
I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 
 
My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 
 
The appraiser’s compensation for completing this assignment is not contingent upon the 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value estimate, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. Furthermore, the 
appraisal assignment was not based on a requested minimum valuation, a specific valuation 
or the approval of a loan. 
 
The reported analyses, opinions, and conclusions were developed, and this report has 
been prepared in conformity with the requirements of the Code of Professional Ethics & 
Standards of Professional Appraisal Practice of The Appraisal Institute, which include the 
Uniform Standards of Professional Appraisal Practice. 
 
Use of this report is subject to the requirements of the State of Florida relating to review by 
the Real Estate Appraisal Subcommittee of the Florida Real Estate Commission. 
 
Mendel R. Westberry, MAI, has made a personal inspection of the property that is the subject 
of this report. 
 
The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 
 
As of the date of this report, Mendel R. Westberry, MAI, has completed the requirements under 
the continuing education program for the Appraisal Institute. 
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I appraised the subject property December 12, 2011 with a date of value of December 7, 
2011.  No other real estate services have been provided by me over the last three years. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
August 14, 2014 

 

 

Date Mendel R. Westberry, MAI 
State Certified General Real Estate Appraiser #RZ331 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
Owner’s Name and Address: City of Fort Lauderdale, a municipal corporation 

existing under the laws of the State of Florida 
 P.O. Drawer 14250 
 Fort Lauderdale, FL  33302-4250 
  
Property Location: Former Heliport Site is located at 101 North Andrews 

Avenue, Fort Lauderdale, Florida 
  
Size of Tract: 1.9015 Ac.  82,831 SF (Parent Parcel) 

0.1836 Ac.    7,996 SF (Dedication) 
1.7180 Ac. 74,835 SF (Parent Parcel) 
 

  
Highest and Best Use: Future Development Consistent with Land Use and 

Zoning 
  
Zoning: RAC-CC (Ft. Lauderdale:  Regional Activity Center – 

City Center) 
  
By: City of Fort Lauderdale 
  
Future Land Use: Regional Activity Center 
  
Date of Value: August 14, 2014 
  
Date of Report: August 14, 2014 
  
Date(s) of Inspection: August 2, 2014 and August 14, 2014 
  
Improvements: The subject property is being appraised “as if” vacant.

The old improvements are not considered in the 
valuation. 

  
Estimate of Value  
          Parent Parcel: $  6,295,200 or $76.00 per square foot 
          Dedication: $     607,700 or $76.00 per square foot 
          Remainder: $  5,687,500 or $76.00 per square foot 
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TYPE OF REPORT 
 
This is an appraisal report done in a self-contained format in accordance with the 2014-2015 
Uniform Standards of Professional Appraisal Practice (USPAP). 
 
LOCATION OF PROPERTY 
 
101 North Andrews Avenue 
Fort Lauderdale, Florida 
 
OWNER’S NAME AND ADDRESS 
 
City of Fort Lauderdale, a municipal corporation existing under the laws of the State of Florida 
P.O. Drawer 14250 
Fort Lauderdale, FL 33302-4250 
 
LEGAL DESCRIPTION 
 
Lengthy legal description, a portion of Block 13, Town of Fort Lauderdale, Plat Book 1, Page 
34, of the Public Records of Dade County, Florida, said lands lying in Broward County, Florida. 
 
The combined legal description and site sizes of the right of way dedication parcel and the 
parcel after the right of way dedication (remainder parcel) comprise the parent parcel as 
depicted in surveys and legal descriptions prepared by McLaughlin Engineering Company, 
dated May 15, 2014 with a revised date of June 11, 2014. 
 
DATE(S) OF PROPERTY INSPECTION 
 
August 2, 2014 and most recently August 14, 2014. 
 
EXTENT OF INSPECTION 
 
The appraiser viewed the sites from all street frontages. 
 
TYPE OF PROPERTY 
 
The Former Heliport is part of the Regional Activity Center. This zoning and land use allows a 
variety of uses, including but not limited to, commercial, multi-family residential or mixed use 
commercial/residential. 
 
HISTORY OF PROPERTY (LAST FIVE YEARS) 
 
Subject property has sold within the last five (5) years:         [  ] Yes                [ X ] No 
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SKETCHES AND DESCRIPTIONS 
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MARKETING TIME/EXPOSURE TIME 
 
EXPOSURE TIME is always presumed to precede the effective date of the appraisal. It is the 
estimated time that the property would have been offered on the market prior to the hypothetical 
consummation of a sale on the effective appraisal date at market value. MARKETING TIME is that 
period immediately following the effective date of appraisal during which the subject property 
could sell at our appraised value. This assumes professional and competent marketing. (It involves 
careful analysis of anticipated market conditions, supply/demand, competing listings, alternative 
investments and availability of financing.) 
 
The demand for sites within the downtown core of Fort Lauderdale is apparent based on the data 
used in this report to value the subject site. Much of the demand has been for mixed use projects 
with most of the projects being ground floor commercial space with residential above or in some 
instances for a purely residential use.  The current projects are being developed as rental with 
potential for conversion to condominiums in the future. There is also demand for small sites either 
for commercial rental properties or in some cases owner/user office space. 
 
Based on sales activity and discussions with market participants, i.e., buyers, sellers and brokers, 
both the EXPOSURE and MARKETING TIME for the subject is 12 months or less at the appraised 
value, assuming competent and adequate marketing efforts. 
 
NEIGHBORHOOD DATA 
 
The subject’s neighborhood can be described as the Fort Lauderdale Central Business District. 
 
Boundaries 
 
North – Sunrise Boulevard 
South – Broward Boulevard 
East – Federal Highway/U S 1 
West – SW 4th/7th Avenues corridor 
 
Access 
 
The subject’s neighborhood is highly accessibly from the major arteries that connect Downtown 
Fort Lauderdale to I-595, I-95 and the Ronald Regan (Florida) Turnpike. Overall, access to and 
from the neighborhood is excellent. 
 
Composition 
 
The neighborhood can be described as the Central Business District of the City of Fort Lauderdale. 
The area is a mix of old and new structures with most of the older development being low rise 
office and commercial space interspersed with single and multi-family residential. What was the 
core of the downtown area on the north side of the New River between Las Olas Boulevard and 
Broward Boulevard was acquired by the Downtown Development Authority. Over the last 30 years 
the area has seen new development with a mix of office/retail/residential and cultural type 
improvements. 
 
There are plans for both the Federal Courthouse on Broward Boulevard and the Broward County 
Courthouse on SE 6th Street to be redeveloped with new more modern and efficient facilities. 
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Presumably this will provide demand for ancillary commercial and residential developments within 
the downtown core. 
 
Many of the older residential and commercial improvements will be raised and redeveloped over 
time when sufficient demand exists. Until then, presumably, these older improvements will 
continue to exist and provide interim income. 
 
Conclusion 
 
The neighborhood is beginning to be revitalized as the result of market demand for mixed use 
projects - commercial/residential and/or a pure commercial use. Based on the demand and sales 
activity for planned projects along with the “All Aboard Florida,” high speed rail, which is a 
component of this neighborhood, the physical and economic landscape of this area is beginning to 
change in a very positive way. 
 
BRIEF DESCRIPTION OF PROPERTY 
 
Land 
 
The former Heliport site as previously described is a 1.9015 acre or 82,831 square foot site. All 
utilities such as electric, telephone, water/sewer, natural gas and cable television are available to 
the subject site or are in close proximity. 
 
Building Improvements 
 
For the purpose of this appraisal, the subject site is vacant, or considered to be vacant and no 
building improvements have been considered in the subject’s valuation. 
 
Site Improvements 
 
For the purpose of this appraisal, the subject site is vacant, or considered to be vacant and no site 
improvements have been considered in the subject’s valuation. 
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SUBJECT AERIAL PHOTO 
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SUBJECT PHOTOGRAPHS 
 

 
 
View of the southeast corner of the subject site at N.W. 1st Street and North Andrews Avenue.  

The existing building in the photo is 101 North Andrews Avenue. 
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View of the northeast corner of the subject site at N.W. 2nd Street and North Andrews Avenue. 
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View of the northwest corner of the subject site at N.W. 2nd Street and N.W. 1st Avenue. 
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View of the southwest corner of the subject site located at N.W. 1st Street and N.W. 1st Avenue. 
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ZONING, LAND USE AND CONCURRENCY 
 
The subject property is located within the corporate limits of the City of Fort Lauderdale and as a 
result, falls within the City’s jurisdiction. It is zoned RAC-CC (Regional Activity Center – City Center 
District). That district allows mixed-use commercial and/or residential uses. The commercial uses 
allowed are wide ranging including hotels, auto repair, retail, professional and medical office as 
well as storage facilities. High-density residential uses are also allowed. There is no maximum 
height for structures in this district. The only restriction is that buildings cannot cover more than 
95% of the plot. 
 
ASSESSED VALUE AND TAXES – 2014 
 
Former Heliport 
 
Folio Number:  50-42-10-01- 1860, 1880, 1890, 1900, 1910, 2000, 
 2010, 2020, 2030, 2040, 2050 and 2060 

 
Assessed Value  $ 2,356,830
Market Value $ 2,661,310
     Land $ 2,251,300
     Improvements $ 410,010

Taxes $ 0
The City of Fort Lauderdale is exempt from paying real estate taxes. 
 
 
PUBLIC AND PRIVATE RESTRICTIONS 
 
There are no known private restrictions placed on the subject property.  With regard to public 
restrictions, the only restrictions known are those mentioned in zoning, land use, concurrency and 
permitting. 
 
EASEMENTS AND ENCROACHMENTS 
 
The subject site is not known to have any detrimental easements or encroachments. It is assumed 
that there are typical utility easements on the site. The client did not provide a title report or survey 
for the subject site. 
 
EFFECTIVE DATE OF APPRAISAL AND DATE OF REPORT 
 
The most recent inspection date of the subject property is August 14, 2014. The date of value of the 
property is August 14, 2014. The effective date of the report is August 14, 2014. 
 
PROPERTY INTEREST APPRAISED 
 
All those rights inherent in fee simple title for the parent parcel. 
 
  

CAM #15-0132 
Exhibit 6 

Page 24 of 98



Westberry & Associates, LLC
Former Heliport 2014
RA#:  RA1404287

 

19 

APPRAISAL PURPOSE, INTENDED USE/USER, PROBLEM AND CLIENT 
 
The purpose of the appraisal is to estimate the market value of the fee simple interest in the 
previously described property; 1) value the parent parcel, 2) value the right of way dedication and 3) 
value of the remainder parcel. 
 
The intended use of the appraisal is for internal property management purposes, by the City of Fort 
Lauderdale. 
 
The appraisal problem is to value the subject tract “as if vacant.” The client is the City of Fort 
Lauderdale. 
 
SCOPE OF THE APPRAISAL 
 
The following steps were taken in rendering this appraisal: 
 
The physical characteristics of the subject property have been considered; 
 
Various laws and governmental policies regulating the use of the subject property have been 
considered; 
 
Opinions of the subject property’s Highest and Best Use were formulated; 
 
A market survey for comparable sales, as they applied to the subject property, was conducted; 
 
The terms and conditions of the market data discovered were verified; 
 
Market data was analyzed with respect to market trends and market values; 
 
Appraisal approaches to value were developed, as applicable; 
 
The market value of the subject property was estimated; 
 
The value conclusion is reported in keeping with accepted professional appraisal standards; and 
 
This assignment involves analysis of pertinent market factors to determine the market value of the 
subject real property. The appraiser researched the competitive market to the extent necessary to 
understand the position of the subject real property in the market, and has identified properties 
that allow for realistic comparison with the subject property.  The market data selected for 
comparison to the subject real property are the most similar and comparable to the subject. Real 
estate transaction data (e.g., sales and rentals) used in the report were verified by parties to the 
transactions, or by those having direct knowledge of the transactions, and accurately reported in 
the comparable data sheets for each transaction.  The appraiser inspected the subject real 
property to the extent necessary to understand it. Any assumptions regarding relevant conditions 
or characteristics of the subject real estate are described in the section of the report labeled 
“Assumptions and Limiting Conditions.” 
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MARKET VALUE DEFINED 
 
The purpose of this appraisal is to estimate the market value of the subject property. The current 
economic definition of (just) fair market value (and used herein) is as follows: 
 

The price at which a property, if offered for sale in the open market, with a 
reasonable time for the seller to find a purchaser, would transfer for cash or its 
equivalent, under prevailing market conditions between parties who have 
knowledge of the uses to which the property may be put, both seeking to maximize 
their gains and neither being in a position to take advantage of the exigencies of the 
offer. 

 
HIGHEST AND BEST USE 
 
Highest and Best Use is       the same as [ X ]     different from [  ]       present use. 
 
The Highest and Best Use for the subject site as vacant is to hold for future development 
consistent with its zoning and land use designations. 
 
As Vacant 
 
Physically Possible 
 
The Former Heliport site has physical attributes for future development. There is sufficient size and 
street frontage for a variety of multi-family, straight commercial or mixed use types of 
developments. Further, based on existing building improvements in the area of the subject site, it is 
assumed to be physically possible for future development. 
 
Legally Permissible 
 
The RAC-CC zoning and future land use on the subject site allows a variety of legally permissible 
uses on the subject site. The uses referenced in Physically Possible would be legally permissible 
under the current zoning and land use for the subject site. 
 
Financially Feasible 
 
Based on current market conditions, the likelihood of near-future development for the subject 
property would appear unlikely. Thus, the highest & best use with regard to financial feasibility is 
to hold the site for future development. 
 
Maximally Productive 
 
Based on the above three (3) elements of Highest and Best Use, the maximally productive use of 
the subject site is to hold the site for future development. 
 
Conclusion 
 
Based on the above, the Highest and Best Use of the subject site, as vacant, is to hold for future 
development consistent with its zoning and future land use. 
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APPROACHES TO VALUE OMITTED 
 
[  ] Market          [ X ] Cost          [ X ] Income 
 
The subject property is appraised as vacant land, and as such, only the Market or Sales 
Comparison Approach will be utilized.  The Cost Approach will not be developed as the 
improvements are not being valued. The Income Approach will not be developed as there is not 
adequate land rental data to develop this approach.  Typically, the Market or Sales Comparison 
Approach is the only approach developed for vacant sites. 
 
SALES COMPARISON APPROACH 
 
There are seven sales which occurred between March 2012 and July 2014. Each of the sales, like 
the subject, has an RAC-CC Zoning and a Regional Activity Center Land Use.  The sites 
represented by these seven sales have a planned use by each of the buyers.  Following is a 
discussion of the market data which was considered in the valuation analysis. 
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Second Street 
Investments, LLC

Happy Land Fl, LLC FEDEQ DV002, LLC City of Fort 
Lauderdale

Location: 644 S Andrews 
Avenue 

501 South Andrews 
Avenue

451 North Federal 
Highway

224 SE 8th Street 209 NW 1st Avenue 105 N Federal 
Highway

299 N Federal 
Highway

301 N Andrews 
Aveneue

Fort Lauderdale, FL Fort Lauderdale, FL Fort Lauderdale, FL Fort Lauderdale, FL Fort Lauderdale, FL Fort Lauderdale, FL Fort Lauderdale, FL
Fort lauderdale, 

FL

Zoning & RAC-CC RAC-CC RAC-CC RAC-CC RAC-CC RAC-CC RAC-CC RAC-CC

Land Use Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Regional Activity 
Center

Site SF 83,122 74,499 145,861 57,399 56,122 16,134 33,500

Site AC 1.908 1.710 3.349 1.318 1.288 0.370 0.769

Sale Price $6,500,000 $4,000,000 $11,500,000 $3,400,000 $3,100,000 $1,250,000 $3,950,000 82,831

Price/AC $78.20 $53.69 $78.84 $59.23 $55.24 $77.48 $117.91 1.9015

Adjustments

Cond. of Sale 0.00 10.74 0.00 0.00 0.00 0.00 0.00

Financing 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Sub. Adj.Price $78.20 $64.43 $78.84 $59.23 $55.24 $77.48 $117.91

Market Cond. (Time) 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Sub. Adj. Price $78.20 $64.43 $78.84 $59.23 $55.24 $77.48 $117.91

Site Conditions 0.00 0.00 0.00 0.00 0.00 0.00 (10.45) Avg. All Sales

Zoning/Land Use/Density 0.00 0.00 0.00 0.00 0.00 0.00 0.00 $76.05

Size 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Location 0.00 0.00 0.00 5.92 5.52 0.00 0.00

Adj. Price/Acre $78.20 $64.43 $78.84 $65.16 $60.76 $77.48 $107.46

Comparable Sales Summary
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Adjustments 
 
Condition of Sale 
 
Five of the seven sales had typical conditions of sale and require no adjustment for this category. 
 
Sale 2 has been adjusted up by 20% for condition of sale.  The seller of this property had been 
attempting to market and sell the property for a number of years. At the time of this transaction the 
seller needed cash to settle taxes for the estate that held title to this property, accordingly a 
condition of sale adjustment is considered appropriate in this instance. 
 
Financing 
 
Each of the sales was a cash transaction. Therefore, no adjustment for financing is necessary.  
 
Market Conditions 
 
The seven sales occurred in a time frame of between March 2012 and August 2013. While there is 
a difference in time as compared to the date of value and the dates of the sales as compared to one 
another the fact of the matter is that the market turned a corner in 2012 and the activity that has 
been seen for commercial properties in the downtown area of Fort Lauderdale suggests that the 
market is stable at this point. This is reflective of the data analyzed for this valuation as well as 
discussion with buyers, sellers and brokers in the downtown Fort Lauderdale marketplace. 
Therefore, no adjustment for market conditions is being made to any of the seven sales. 
 
Site Conditions 
 
The site conditions of six of the seven comparable sales are considered to be similar to the subject 
property “as if vacant.” The cost of demolition for any of the sales which had minor improvements 
was not judged to impact the price of the transaction according to the parties with whom the 
appraiser spoke during the verification process. Certainly, in situations where there are major 
improvements the cost of demolition is added to the price of the land.  This is the case with Sale 
7 which has a 13,876 square foot building on the site.  The buyer intends to keep the 
improvements for up to five years and receive interim income.  At the end of the holding period 
when the site is ready for redevelopment the buyer will pay for the cost of demolition.  The 
demolition cost is estimated to be $100,000 in today’s dollars.  Further, the present value of the 
interim income from the improvements is estimated to be $450,000. 
 
The amount of the adjustment that appears on the Comparable Sales Summary is $450,000 
less the cost of demolition of $100,000, for a net downward adjustment of $350,000 or 
$10.45/SF of site area. 
 
Zoning/Land Use/Density 
 
Each of the seven sales like the subject property has an RAC-CC Zoning and Regional Activity Center 
Land Use. Given that these sales are as similar to the subject as they can be with regard to this 
element, i.e. having the same development potential, no adjustment is considered necessary for 
this category. 
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Size 
 
The site sizes represented by the seven sales bracket the site size of the subject. Based on the 
data analyzed, an adjustment for size is not warranted. 
 
Location 
 
Five of the seven sales are considered to have similar locations as compared to the subject property. 
Each is in the downtown Fort Lauderdale area and is located, like the subject, on a major artery. 
These four sales are Sales 1, 2, 3, 6 and 7 based on the foregoing no adjustment for location is 
deemed necessary. 
 
Sale 4 is located on SE 3rd Avenue in an area where the neighborhood begins to change with 
regard to development and types of uses.  SE 3rd Avenue while a heavily used artery is not 
considered to be the same as Andrews Avenue or Federal Highway. As a result this sale is being 
adjusted up by 10% to account for its difference in location. 
 
Sale 5 is located on NW 1st Avenue just across the street and west of the subject site. While this 
site’s location is as stated across the street from the subject, it is not on a corner and has just one 
primary street frontage which is SW 1st Avenue. The subject on the other hand is a full block with 
four streets adjacent each side of the subject’s site boundaries.  As a result Sale 5 is being 
adjusted up by 10% to account for its inferior location. 
 
Discussion of Sales 
 
Sale 1 is the March 2012 sale of a site located at 644 South Andrews Avenue.  The site was 
acquired by Broward County for the construction of a parking garage which will be used in 
conjunction with a new Broward County Courthouse that is being built more or less up the street 
from the sale site.  The seller had marketed the property for a period of time and had also 
considered developing the site with a parking garage and ground floor commercial space. This 
was in fact an arm’s length transaction. Both the seller and the buyer did their due diligence, there 
were four appraisals two from the side of the buyer and two from the side of the seller and the 
price paid was reflective of both the appraisals and negotiations. This sale contains a site area of 
1.908 acres and the sale price of $6,500,000 reflects a price per square foot of $78.20. There were 
no adjustments that were made to this sale. 
 
Sale 2 is a September 2012 sale of a site located at 501 South Andrews Avenue. This site was part 
of an assemblage. There are parcels contiguous to this sale site and the buyer purchased this to 
complete a developable site for a rental apartment project. The project is under construction and is 
known as the New River Yacht Club. It will contain 249 rental apartment units. The sale of this site 
contains 1.71 acres and the price paid was $4,000,000 or $53.69 per square foot. As previously 
discussed, the sale was adjusted up for condition of sale and the adjusted price is $64.43 per 
square foot. 
 
Sale 3 is a December 2012 sale of a site located at 451 North Federal Highway.  This site was 
purchased for the development a 331 unit rental apartment project. The development is known as 
the Pearl at Flagler Village. Construction of the apartment project is currently under way. The site 
contains an area of 3.349 acres and the price paid was $11,500,000 or $78.84 per square foot. No 
adjustments were made to this sale. 
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Sale 4 is a March 2013 of a 1.31 acre site located along the west side of SE 3rd Avenue between 8th 

and 9th Streets. The site was acquired for the development of 112 residential units along with some 
ground floor commercial space. The development is known as Pinnacle at Tarpon River. It will 
contain 112 rental apartments. The price paid was $3,400,000 or $59.23 per square foot. This sale 
was adjusted up for location and the adjusted price is $65.16 per square foot. 
 
 
Sale 5 is located at 209 NW 1st Avenue, across the street and west of the subject site. This property 
had been marketed for a number of years after the downturn of the real estate market and at one 
point had plans and approvals for residential units.  Over the marketing time the asking price 
dropped and leveled off to just over $3,000,000. It in fact closed for $3,100,000 in April 2013. The 
site was acquired to be part of the “All Aboard Florida” train station project in Fort Lauderdale 
and/or for an ancillary use predicated upon the new high speed train which will connect Miami to 
Tampa. The site contains 1.288 acres and the price paid was $3,100,000. On a price per square 
foot basis this reflects a price of $55.24 per square foot. The site was adjusted up for its location 
which was mentioned under the location adjustment discussion earlier in this report. The adjusted 
price is $65.16 per square foot. 
 
Sale 6 is a site located at the northwest corner of Federal Highway and NE 1st Street. This is the 
smallest site among the comparables at 16,134 square feet or .37 acres. The buyer has preliminary 
plans to develop it with a commercial use. The price paid was $1,250,000 or $77.48 per square foot. 
No adjustments were made to this sale. 
 
Sale 7 is located at 299 North Federal Highway which is the southwest corner of North Federal 
Highway and N.E. 3rd Street.  This property sold in July 2014 after a rather short marketing 
period and short time from contract to closing.  The buyer intends to hold the property on an 
interim basis while the purchasing entity attempts to acquire more property which is 
contiguous to the sale site, to the west, along the south side of N.E. 3rd Street.  The future 
plans are to develop the property with a mixed use development, i.e., commercial/residential.  
The price paid for the 33,500 square foot site was $3,950,000 or $117.91 per square foot on an 
unadjusted basis.  After adjustment this sale reflects a price of $107.46 per square foot. 
 
Correlation and Conclusion 
 
The seven sales analyzed to value the subject property are similar in zoning and land use and have a 
similar development potential by virtue of the same zoning and land use. The sales occurred in a 
time frame which is considered to be contemporaneous to the date of value as discussed in the 
Market Conditions Adjustment section of this report. Only three of the sales required adjustments.  
Two were adjusted up by 10% for their respective locations as compared to the subject and one 
sale was adjusted for site conditions. There is no one sale or group of sales of the data set that 
are judged to be more similar as compared to the subject and as a result the mean or average of the 
seven sales analyzed is considered to be a reasonable and appropriate method to value the subject 
on a price per square foot basis. The average of all the sales is $76.05 per square foot. In the final 
analysis a price of $76.00 is considered to be appropriate and well supported for the subject site. 
 
Applying $76.00 per square foot to the subject’s site area of 82,831 square feet results in an 
indication of value of $6,295,156, rounded to $6,295,200. 
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RIGHT OF WAY DEDICATION – VALUATION 
 
PURPOSE OF APPRAISAL 
 
The purpose of the appraisal is to estimate the market value of the fee simple interest of the 
right of way dedication.  The right of way dedication is a strip of land which is situated along 
the west side of the subject parent parcel, N.W. 1st Avenue between N.W. 1st and N.W. 2nd 
Streets. 
 
RIGHT INTEREST APPRAISED 
 
All those rights associated with a fee simple dedication. 
 
DESCRIPTION OF THE DEDICATION 
 
The area of the dedication forms a trapezoid and contains a total area of 7,996 square feet.  
The dedication is a strip measuring 300.00’ along the west boundary of the parent parcel by 
13.72’on the south and 43.89’ on the north and an irregularly shaped east boundary of 259.01; 
plus 42.75’ from the west property boundary of the subject parent parcel. According to the 
sketch and legal description prepared by McLaughlin Engineering Company dated May 15, 
2014 and a revised date of May 30, 2014 the dedication contains an area of 7,996 square feet. 

 

LAND VALUATION  
 
The valuation of the underlying fee simple interest of the parent parcel is the basis by which 
the taking is valued.  The underlying fee simple interest value of the parent parcel was 
estimated to be $76.00 per square foot. 

 

VALUATION OF THE DEDICATION 
 

Therefore, the value of the fee simple dedication is as follows: 

 

 

Unencumbered Value/Square Foot $     76.00 

$76.00 x 7,996 Square Feet $ 607,700 (R) 
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REMAINDER PARCEL – VALUATION 
 
PURPOSE OF APPRAISAL 
 
The purpose of the appraisal is to estimate the market value of the fee simple interest of the 
remainder parcel after the right of way dedication. 
 
RIGHT INTEREST APPRAISED 
 
All those rights associated with a fee simple interest. 
 
DESCRIPTION OF THE REMAINDER 
 
The area of the remainder most closely approximates a trapezoid. The site is bifurcated by a 
14’ wide platted alley. The length of the alley is the same as the north/south dimension of the 
remainder parcel which is 300’.The remainder parcel has four (4) street frontages; N.W. 2nd 
Street on the north, North Andrews Avenue on the east, N.W. 1st Street on the south and N.W. 
1st Avenue on the west. A depiction of the remainder parcel has been presented earlier in this 
report. The sketch and legal description was prepared by McLaughlin Engineering Company 
dated May 15, 2014 and a revised date of May 30, 2014 the remainder parcel contains an area 
of 74,835 square feet or 1.7180 acres. 

 

LAND VALUATION  
 
The valuation of the underlying fee simple interest of the parent parcel is the basis by which 
the remainder parcel is valued. There is no diminution in value as a result of the dedication. As 
a result the remainder parcel value has the same unit price and value as the parent parcel. The 
underlying fee simple interest value of the parent parcel was estimated to be $76.00 per square 
foot. 

 

VALUATION OF THE REMAINDER 
 

Therefore, the value of the fee simple remainder parcel is as follows: 

 

 

Unencumbered Value/Square Foot $     76.00 

$76.00 x 74,835 Square Feet $ 5,687,500 (R) 
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COMPARBLE LAND SALES MAP 
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Comparable Sale 1 

 

Comparable Sale: 1 
 
Property Type: Mixed Use/Residential-Commercial 
 
O.R. Book/Page: 48620-1025 
County: Broward 
 
Grantor(s): Legacy Development of Broward, LLC 

Grantee(s): Broward County 
  
Date of Sale: March 22, 2012 
 No prior sale within prior 5 years 
 
Inspection Date: December 15, 2013 
 
Site Dimensions: Rectangular/Irregular 
 
Site Area: 83,122 SF (1.908 Acres) 
 
Consideration: $6,500,000 
 
Unit Price: $78.20/SF      Instrument:  Warranty Deed 

Location: 644 South Andrews Avenue, Ft. Lauderdale 
 
Legal Description: Lengthy legal see attached Deed. 
 
Folio Number(s): 5042-10-80-0010
 
Zoning: RAC-CC (Regional Activity Center – City Center) 
By: City of Ft. Lauderdale 
Land Use: Regional Activity Center 
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Comparable Sale 1 

  
Comparable Sale: 1 
 
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified With: Andree Hammond, Representative of Grantee, on 

December 18, 2013 and Mendel R. Westberry, MAI, 
appraiser for Grantee, on December 18, 2013 

  
Verified By: Mendel R. Westberry, MAI 
  
Motivation: Seller - disposition of asset 

Buyer - purchased for parking garage 
  
Access: From South Andrews Avenue and NE 1st Avenue 
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: Purchased for parking garage as part of the new 

Broward county Courthouse currently under 
construction. 

 
 

CAM #15-0132 
Exhibit 6 

Page 40 of 98



Westberry & Associates, LLC
Former Heliport 2014
RA#:  RA1404287 

 

Comparable Sale 1 

Photograph taken December 17, 2013 
By Mendel R. Westberry, MAI 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AERIAL PHOTO 
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Comparable Sale 1 

Deed 
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Comparable Sale 1 
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Comparable Sale 1 
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Comparable Sale 1 
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Comparable Sale 2 

 
 

Comparable Sale: 2 
  
Property Type: Mixed Use/Residential-Commercial 
  
O.R. Book/Page: 49121-1367 
County: Broward 
  
Grantor(s): South Riverwalk Investments, L.L.C. 
  
Grantee(s): New River III, LLC 
  
Date of Sale: September 25, 2012 

No prior sale within prior 5 years 
  
Inspection Date: December 18, 2013 
  
Site Dimensions: Rectangular/Irregular 
  
Site Area: 74,499 SF 

  1.211 Acres 
  
Consideration: $4,000,000 
  
Unit Price: $53.69/SF 
  
Instrument: Warranty Deed 
  
Location: 441 South Andrews Avenue 
  
Legal Description: Lots 3, 4, 5, 6, 11, 12, 13, 14, 15, 16 and 17, Less the East 15 

feet of said Lots 14 and 15, Block 41, of TOWN OF FORT 
LAUDERDALE, according to Plat Book “B”, Page 40, of the 
Public Records of Miami-Dade County, Florida, said lands 
now lying, being and situate in Broward County, Florida. 

  
Folio Number(s): 5042-10-01-3940, 3950, 3970, 3990, 4000, 4010 and 4020 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
  
Land Use: Regional Activity Center 
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Comparable Sale 2 

Comparable Sale (Continued) 2 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified with: Paul Lepine, CCIM, Broker of Grantor, on December 18, 2013 
Verified by: Mendel R. Westberry, MAI 
  
Motivation: Seller  – disposition of asset 

Buyer  –  purchased for rental apartments 
  
Access: From South Andrews Avenue and SW 5th Street 
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: Purchased to complete an assemblage.  The intended use is 

for the development of 249 rental apartment units to be known 
as New River yacht Club. 
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Comparable Sale 2 

Photograph taken December 18, 2013 
By Mendel R. Westberry, MAI 
 

 
 

AERIAL PHOTO 
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Comparable Sale 2 

Deed 
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Comparable Sale 2 
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Comparable Sale 2 
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Comparable Sale 2 

Parking Easement Agreement 
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Comparable Sale: 3 
  
Property Type: Mixed Use/Residential-Commercial 
  
O.R. Book/Page: 49381-776 
County: Broward 
  
Grantor(s): Downtown Flagler Village, LTD 
  
Grantee(s): Pearl Flagler Village, LLC 
  
Date of Sale: December 18, 2012 

No prior sale within prior 5 years 
  
Inspection Date: December 18, 2013 
  
Site Dimensions: Rectangular/Irregular 
  
Site Area: 145,861 SF 

  3.349 Acres 
  
Consideration: $11,500,000 
  
Unit Price: $78.84/SF 
  
Instrument: Special Warranty Deed 
  
Location: 451 North Federal Highway, Ft. Lauderdale 
  
Legal Description: Lengthy legal see attached Deed. 
  
Folio Number(s): 504203-03-0440, 504203-02-2510, 2520, 2530, 2531 and 2540 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
  
Land Use: Regional Activity Center 
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Comparable Sale (Continued) 3 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified with: Ronald Feldman, Representative of Grantor, 

on December 18, 2013 
Verified by: Mendel R. Westberry, MAI 
  
Motivation: Seller  – disposition of asset 

Buyer  –  purchased for rental apartments 
  
Access: From NE 5th Avenue and North Federal Highway 
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: Purchased for the development of 331 rental apartment units 

to be known as The Pearl at Flagler Village. 
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Photograph taken December 18, 2013 
By Mendel R. Westberry, MAI 
 

 
 

AERIAL PHOTO 
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Deed 
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Comparable Sale: 4 
  
Property Type: Mixed Use/Residential-Commercial 
  
O.R. Book/Page: 49622-590 
County: Broward 
  
Grantor(s): Land Holding, LLC 
  
Grantee(s): The Lofts at Tarpon River, LLC 
  
Date of Sale: March 20, 2013 
  
Inspection Date: December 18, 2013 
  
Site Dimensions: Rectangular/Irregular 
  
Site Area: 57,399 SF 

  1.318 Acres 
  
Consideration: $3,400,000 
  
Unit Price: $59.23/SF 
  
Instrument: Special Warranty Deed 
  
Location: 224 SE 8th Street, Ft. Lauderdale 
  
Legal Description: Lengthy legal see attached Deed. 
  
Folio Number(s): 5042-10-28-0860 and 5042-10-1T-0010 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
  
Land Use: Regional Activity Center 
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Comparable Sale (Continued) 4 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified with: Michael Rainey, Representative of Grantor and 

Mendel R. Westberry, MAI, Appraiser for Grantor, 
on December 18, 2013 

Verified by: Mendel R. Westberry, MAI 
  
Motivation: Seller  – disposition of asset 

Buyer  –  purchased for rental apartments 
  
Access: From SE 3rd Avenue, SE 8th Street and SE 9th Street  
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: Purchased for 112 rental apartment units known as Pinnacle 

at Tarpon River. 
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Photograph taken December 18, 2013 
By Mendel R. Westberry, MAI 
 

 
 

AERIAL PHOTO 
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Deed 
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Comparable Sale 5 

 
Comparable Sale: 5 
  
Property Type: Mixed Use/Residential-Commercial 
  
O.R. Book/Page: 49800-862 
County: Broward 
  
Grantor(s): BMS Ft. Lauderdale, LLC 
  
Grantee(s): Second Street Investments, LLC 
  
Date of Sale: May 14, 2013 

No prior sale within prior 5 years 
  
Inspection Date: December 18, 2013 
  
Site Dimensions: Rectangular/Irregular 
  
Site Area: 56,122 SF 

  1.288 Acres 
  
Consideration: $3,100,000 
  
Unit Price: $55.24/SF 
  
Instrument: Warranty Deed 
  
Location: 209 NW 1st Avenue, Ft. Lauderdale 
  
Legal Description: Lengthy legal see attached Deed. 
  
Folio Number(s): 5042-10-01-0800, 0801, 0790 and 0770 

5042-10-16-0030 and 0020 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
  
Land Use: Regional Activity Center 
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Comparable Sale (Continued) 5 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified with: Joseph Wieselberg, Broker, on December 18, 2013 

James Shindell, attorney for grantee, on December 18, 2013 
Verified by: Mendel R. Westberry, MAI 
  
Motivation: Seller  – disposition of asset 

Buyer  –  purchased for train station or 
  for future ancillary use 

  
Access: From NW 1st Avenue 
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: Purchased as part of proposed “All Aboard Florida,” a train 

project to be used directly and/or for ancillary purpose to the 
train project. 
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Photograph taken December 18, 2013 
By Mendel R. Westberry, MAI 
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Comparable Sale: 6 
  
Property Type: Mixed Use/Residential-Commercial 
  
O.R. Book/Page: 50139-1758 
County: Broward 
  
Grantor(s): A.L.S Property, LLC 
  
Grantee(s): Happy Land FL, L.L.C. 
  
Date of Sale: August 29, 2013 

March 28, 2012 (Prior Sale) 
  
Inspection Date: December 18, 2013 
  
Site Dimensions: Rectangular/Irregular 
  
Site Area: 16,134 SF 

    .038 Acres 
  
Consideration: $1,250,000 
  
Unit Price: $77.48/SF 
  
Instrument: Special Warranty Deed 
  
Location: 105 NE 6th Avenue, Ft. Lauderdale 
  
Legal Description: Lengthy legal see attached Deed. 
  
Folio Number(s): 5042-10-12-1300 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
  
Land Use: Regional Activity Center 
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Comparable Sale (Continued) 6 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Vacant site 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: N/A 
  
Utilities Available: All 
  
Verified with: Alexey Schetnikov, Grantor, on December 18, 2013 
Verified by: Mendel R. Westberry, MAI 
  
Motivation: Seller  – disposition of asset 

Buyer  –  purchased for future commercial development 
  
Access: From North Federal Highway and NE 1st Street 
  
Topography: Level at grade with abutting right of way 
  
Additional Comments: The site was purchased in March 2012 for $790,000.  The 

buyer listed the property for sale with a broker and the 
property resold in August 2013 for $1,250,000.  The buyer has 
plans for a future commercial development on the site. 
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Photograph taken December 18, 2013 
By Mendel R. Westberry, MAI 
 

 
 

AERIAL PHOTO 
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Comparable Sale: 7 
  
Property Type: Vacant Commercial/Mixed Use 
  
O.R. Book/Page: 50923-277 
County: Broward 
  
Grantor(s): SCI Funeral Services of Florida, Inc. 
  
Grantee(s): Fedeq DV002, LLC 
  
Date of Sale: July 1, 2014 
  
Inspection Date: August 9, 2014 
  
Site Dimensions: 130’ x 258’ ± 
  
Site Area: 33,500 SF (.769 Acres) 
  
Consideration: $3,950,000 
  
Unit Price: $117.91/SF 
  
Instrument: Special Warranty Deed 
  
Location: 299 North Federal Highway, Fort Lauderdale, FL 
  
Access: From N.E. 3rd Street 
  
Legal Description: Lots 14 – 24, inclusive of Block “A” of Fort Lauderdale Land 

and Development Company’s Subdivision of Lots 1 & 2, Block 
1 of the Town of Fort Lauderdale, Less the East 13 feet of Lot 
14 and the North 15 feet of all lots, as recorded in Plat Book 1, 
Page 56 of the Public Records of Dade County, Florida, now 
part of Broward County, Florida. 

  
Folio Number(s): 5042-10-10-0060 
  
Future Land Use: Regional Activity Center 
  
Zoning: RAC-CC (Regional Activity Center – City Center) 
  
By: City of Fort Lauderdale 
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Comparable Sale 7 

Comparable Sale (Continued) 7 
  
Concurrency: This site satisfies concurrency requirements 
  
Present Use: Land and interim use improvements containing 13,876 SF 
  
Highest and Best Use: Mixed Use 
  
Condition of Sale: Arm’s length 
  
Financing: Cash to the seller – Third party financing 

No affect on sale price. 
  
Encumbrances: None noted that would affect value 
  
Description of Improvements: 13,876 SF Building (Interim Use) 
  
Utilities Available: All 
  
Verified with: Roxanne Register, Listing/Selling Broker 561/346-4321 
Verified by: Mendel R. Westberry, MAI, on August 8, 2014 
  
Motivation: Purchased to redevelop site within 5 years 
  
Comments: Interim use value of improvements estimated to be $450,000.  

Future cost of demolition estimated to be $100,000. 
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Photograph taken August 2, 2014 
By Mendel R. Westberry, MAI 
 

 
 

AERIAL PHOTO 
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