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I.  EXECUTIVE SUMMARY 
 
 
In the two years since its incorporation, the Village of Palmetto Bay has transitioned from 
a fledgling municipality to a thriving community.  The “Village of Parks” is now widely 
considered to be one of the finest cities in Miami-Dade County. 
 
The Village has undertaken a logical three step process in terms of a Village Hall/Police 
Complex.  The first step, to locate a small amount of space for immediate use for 
planning purposes, was accomplished with the assistance of Chamber South and the 
Perrine Cutler Ridge Council.  The Village established an initial presence comprised of 
several hundred square feet that was donated by Chamber South at 900 Perrine Avenue. 
 
The second step was to secure longer term temporary space that would be suitable for full 
operations.  The Village currently leases approximately 8,584 SF of space from Michael 
A. Sontag building located at 8950 SW 152nd Street.  This location houses the Village 
administrative functions and the police unit.  Council meetings and zoning hearings are 
held at the Deering Estate Visitors Center and Southwood Middle School.  The space 
leased at 8950 SW 152nd Street was always considered to be transitional space.  A 
minimal amount of space was leased and the current square footage is insufficient to meet 
current needs.   
 
The third step in the process was to seek a permanent Village Hall/Police Complex and 
that is the subject of this report.  The process began in late 2003 with an initial analysis of 
other new cities.  It culminated with the appointment by the Village Council in 2004 of a 
Village Hall/Police Complex Committee. 
 
The recommendation of the Committee is that, in the event that the village Council is 
desires to acquire a site, the committee recommends the acquisition of Building C of the 
Palmetto Bay Village Center at a cost of $2,500,000, to include an option to purchase the 
additional 30+acres of available greenspace on the east and west sides of the property.  
The owner of the property has indicated a willingness to sell the additional 30 acres for 
$3,000,000, which can serve as a passive public park.  This represents an acquisition cost 
of $93 SF.  The cost of new construction is currently estimated at $250 SF.  Building C is 
approximately 34,000 SF (Square Feet).  Other city halls surveyed ranged from 26,000 
SF to 72,000 SF, with the smallest having its parks and public works departments at a 
different location. 
 
There are a number of financial scenarios concerning the possible purchase of this 
property which are included in the report.  The primary variables are the amount of 
renovation and the amount financed. The amount of renovation ranges from $350,000 for 
minimal renovation to $1,670,000 which represents a full renovation including separation 
of utilities from the main complex.  The option that assumes a minimum amount of 
renovation projects the total project cost at $2,850,000.  The option that assumes 
maximum improvements totals $4,170,000.   
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The second variable is the amount financed.  The Village Council currently maintains 
approximately $1,000,000 in a Village Hall fund.  Assuming that this amount is applied 
to the purchase price and that the remainder is financed through the Florida League of 
Cities, the annual debt service, operating and maintenance budget is estimated at 
approximately $407,845 to $493,713 depending on the extent of the interior 
improvements.  The annual costs could be increased or decreased by an increase/decrease 
in the capital contribution. 
 
The Village will spend this year $211,100 for the 8,584 SF currently leased.  The amount 
estimated for the Village to lease 14,000 SF, which is needed for current operations and 
will be required in the immediate future, is approximately $403,894 annually. 
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II.  HISTORY 
 

 
A.  THE INCORPORATION OF PALMETTO BAY 
 
The Village of Palmetto Bay was born on September 10, 2002 when the referendum to 
incorporate the city was overwhelmingly approved by the electors.  The legislative body 
composed of five Councilmembers, including the Mayor and Vice Mayor was elected.  In 
accordance with the newly adopted village Charter, Council representation was divided 
into three main districts (seats), in addition to the Mayor and Vice Mayor seats.  The 
original Council was composed of the following members: 
 

• Mayor Eugene P. Flinn, Jr 
• Vice Mayor Linda Robinson 
• Councilmember Edward Feller, M.D., Seat 1 
• Councilmember Paul Neidhart, Seat 2 
• Councilmember John Breder, Seat 3 
 

The first official Council meeting was held on November 18, 2002 at the Deering Estate 
Visitors Center.  To assist with the initial administrative functions of establishing a 
municipality, the Council hired an Assisting Village Manager who would serve as a 
consultant to the Council.  Following an intensive interview process, the permanent 
Village Manager position was offered to Charles D. Scurr in February of 2004, a Miami-
Dade resident and former city manager.  The village of Pinecrest Clerk served as the 
interim Clerk until the hiring of Meighan Pier as the permanent corporate secretary of the 
newly created Village of Palmetto Bay in April. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Village boundaries extend from SW 136th St to the north to the centerline of SW 184th St to the south, and the 
centerline and island of US 1 to the west and Biscayne Bay to the east, excluding the Kings Bay development. 
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With the two chartered positions filled, the Village established its temporary offices at the 
historic Perrine Cutler-Ridge Council (PCRC) building, located at 900 Perrine Avenue.  
Village officials shared the space with PCRC and Chamber South, which had been 
operating a satellite office from this locale for a number of years.   
 
The next order of business was to hire the remaining management and administrative 
team, presumed to be composed of no more than fifteen full-time employees.  This 
strategy was consistent with the established village policy to maximize the use of 
outsourced contractors, while limiting the number of full-time employees.  Outsourcing 
was becoming an increasingly popular option in government services, and the Palmetto 
Bay model had been successfully implemented by the Town of Miami Lakes, which had 
incorporated two years earlier.  Additionally, a procurement process was followed to 
select a service provider to assume the building and permitting functions of the new 
municipality.  CSA Southeast, Inc. was hired consequent to the selection process. 
 
B.  ESTABLISHING A NEW MUNICIPALITY 
  
Following the path of the other newly-incorporated municipalities, the first order of 
business for Palmetto Bay was to establish a roadmap for the transfer of essential services 
from county control to municipal operation.  For this purpose, the village Council 
established several advisory committees composed of Palmetto Bay residents.  The 
primary purpose of the advisory boards was to assist in the development of village 
departments and administrative policies. 
 
In the case of Palmetto Bay, and as a condition of incorporation, the village was required 
to utilize Miami-Dade County for the provision of certain services in perpetuity, 
including fire rescue services, library services, solid waste collection and specialized law 
enforcement services.  In contrast, local patrol services would be provided by the Miami-
Dade County Police Department (MDPD) for the specified period of three years 
following incorporation.  Under this agreement, the local patrol units assigned to 
Palmetto Bay became the Palmetto Bay Policing Unit with a Police Captain at the helm, 
acting in the capacity of Police Chief.  According to the Charter and interlocal 
agreements between the county and the village, upon the expiration of the initial three-
year period, Palmetto Bay had full discretion to decide whether to extend its agreement 
with the county and continue to utilize MDPD or establish its own police department. 
 
C.  ESTABLISHING A TEMPORARY VILLAGE HALL 
 
While the administrative offices of the Village were housed in the PCRC building, the 
Palmetto Bay Policing Unit operated from MDPD’s Hibiscus Station located at 7827 
Hibiscus Street.  The ultimate goal, however, was to combine the Village’s policing and 
administrative functions in a single site, which was an impossible option at the PCRC 
building.  Realizing its need for space, the Village embarked on the search for a location 
within its boundaries that would accommodate its core employees, Village service 
providers and the Palmetto Bay Policing Unit.  Councilmember John Breder lent his 
expertise in commercial real estate and spearheaded the search.   
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Village officials cut the ribbon for the new Village Hall and 
Police Department 

At the time, it was anticipated the village would need approximately 5,000 square feet of 
space preferably in a location accessible from South Dixie Highway.  Proximity to US 1 
was sought to prevent an increase in traffic volume through neighborhood roads as a 
result of the additional activity created by Village Hall.  A comprehensive inventory of 
available sites brought the village to ultimately choose the building located at 8950 SW 
152nd Street, immediately east of US1 on 152nd Street.  Although, this site did not offer 
US1 frontage, it was located immediately east of the highway. 
 
The site had remained unoccupied for a number of years, and was presently owned by 
Michael Sontag, Inc.  Built in 1970, the building housed a Bellsouth calling center and 
offered an adjusted square footage of 23,842 of interior space.  The structure was 
essentially divided into two main sections to the east and the west by a large hallway 
corridor.  The site offered ample parking in the rear and a separate lunch area for 
employees.  Previous use restrictions placed on the property did not negatively affect 
village operations at the site with the exception of nighttime Council meetings, which the 
village agreed to continue at the Deering Estate Visitor Center under a rental agreement 
with the county.   
 
Although, the interior space was significantly larger than the village required, the owner 
was amenable to lease a portion of the building.  In April of 2003, the village entered into 
a lease agreement with Michael Sontag, Inc. for the term of ten years.  The village 
initially leased 4,850 square feet or 20% of the building space at $17 per square foot, plus 
a 10% increase on each three year anniversary.  Additional lease provisions included two 
five-year term extensions with the right to terminate the lease upon advance written 
notice of 180 days.  Upon the transfer of the Palmetto Bay Policing Unit from the 
Hibiscus location to Village Hall in August of 2003, the village increased the total leased 
area to 8,584 square feet.  Palmetto Bay finally had a fully operational Village Hall and 
village officials organized an open house to acquaint all residents with the new municipal 
center. 
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A year after leasing a portion of the building to Palmetto Bay, the owner of the property 
leased the remaining unoccupied space to Jackson South Health Systems.  This allowed 
the Jackson South Community Hospital, which is within walking distance of the site, to 
transfer its administrative offices to the new location.  The occupation of all available 
space by Jackson significantly impaired the Village’s ability to expand, particularly if the 
village decided to establish its own police department upon the expiration of its interlocal 
agreement with Miami-Dade County. 
 
 
D.  A PERMANENT VILLAGE HALL/POLICE COMPLEX 
 
The initial two years following incorporation were marked by significant 
accomplishments.  During this period, the community of Palmetto Bay experienced many 
positive changes including increased neighborhood policing, a complete renaissance of 
its parks, expedited and more accessible building and permitting services, cleaner roads 
and swales, and a leadership that was focused on making Palmetto Bay a world class 
municipality.  
 
Those first two years were considered the “Years of Planning”.  The village adopted a 
comprehensive strategy to implement large-scale projects that examined its feasibility, 
identified priority areas, established a plan of construction and developed a budget.  The 
result was the completion of the Stormwater Master Plan, the Traffic Circulation Master 
Plan and the Parks Master Plan.  These studies preceded projects that targeted areas of 
concern to our residents.  Additionally, the village set out to establish its own 
Comprehensive Master Plan to guide future development and redevelopment throughout 
the village.   
 
During this time, the village also doubled the number of parks from three to six facilities, 
with one on the bay.  The C-100 property abutting Biscayne Bay is expected to be the 
gem of Palmetto Bay.  The site houses a 1926 villa built in the Mediterranean Revival 
style featuring original Cuban tile and architectural details similar to those of the historic 
Charles Deering Estate.  Additionally, the village was offered 3 acres of vacant land by 
Publix Supermarkets to covert into a passive park.  Final negotiations for the conveyance 
of the land are currently underway.  And finally, Palmetto Bay purchased an additional 
3.2 acres of land off Old Cutler Road for a library and park, and another 7.6 acres 
adjoining Perrine Park to increase the size of the existing facility.  Much of the funding 
for acquisition and redevelopment was provided through grants.  In fact, since 
incorporation, Palmetto Bay has received almost $6 million in grant funding primarily for 
park and stormwater projects, which will enable the village to accelerate its capital 
improvement plan.   
 
The accomplishments of the first years after incorporation had a positive effect on real 
estate prices in Palmetto Bay.  Although real estate prices were on an upward climb 
countywide, new homebuyers were particularly attracted to Palmetto Bay for its safe 
environment, great parks and excellent schools.  The hike in the real estate market 
coupled with the high demand for real estate in Palmetto Bay prompted an interest in 
beginning the process of finding a suitable location for a permanent village hall.  For the 
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reasons stated below, the Council proceeded to initiate the process while the property 
inventory would still allow alternative options to the village: 
   

• Long-term cost-savings of buying versus renting 
• Additional space that better serves the needs of the community (i.e. community 

meeting rooms, recreational areas, training and workshops, etc…) 
• Establishing a community identity through the civic component 
• To have full discretion over the physical features and operational functions of the 

property 
• Appreciation in property value 
• Municipalities, as a general rule, own their own municipal hall 
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III.  VILLAGE HALL/POLICE COMPLEX COMPARATIVE ANALYSIS 
 
The first step in the process was to establish a basis of comparison to serve as the 
foundation for our search process.  Staff identified those municipalities who had either 
recently built a municipal center or were in the final stages of construction.  Following 
that criteria, three municipalities were chosen which included the City of Aventura, the 
Village of Key Biscayne and the Village of Pinecrest.   
 
Staff met with each municipality individually, surveyed their facilities and studied their 
budgets.  The compiled data was utilized to develop a comparative analysis of each 
facility.  The analysis was intended to assist in the determination of square footage and 
space requirements for Palmetto Bay, project feasibility and potential costs for the 
village.  A copy of the comparative analysis has been incorporated as Appendix 1.  
 
The study compared the cost of construction to build a new complex and the cost of 
acquisition to purchase an existing building and retrofitting the space to accommodate 
village functions.  With very few exceptions, the second option would likely increase 
overall costs as a result of land acquisition expenses.  The study revealed a steady 
increase in construction costs, including land acquisition expenses.  In fact, the square 
footage cost for the City of Aventura was $231.95 in 2002 while Pinecrest paid $328.61 
in 2004.  The difference translates into a 29% increase over Aventura.   
 
The report also highlighted the design philosophy adopted by Key Biscayne and Pinecrest 
in their site selection and building design, noting that the common theme among the two 
municipal centers was to build a government structure that is complimented by a 
recreational facility.  The location was inviting and attractive where residents could visit 
with their elected officials and enjoy the facility.  The idea was to develop a “town 
center” that gave the community a sense of identity while promoting the concept of 
“government for the people.” 
 

 
The Key Biscayne Civic Center, 
pictured to the left, was built across 
from their newly constructed state-of-
the-art multipurpose center, creating a 
seamless relationship between the 
village’s recreational and civic 
components and increasing 
accessibility to Village Hall. 
 
 

 
 
Additionally, the report also preliminarily described three viable site options available to 
the village, in accordance with the recommendations presented by the Palmetto Bay 
Village Center Charrette and the Southwest Palmetto Bay Charrette committees.  Those 
recommendations are further discussed in the following two sections of this report. 
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The three sites included the Michael Sontag building, which was under a lease agreement 
with the Village and Jackson South as previously explained, vacant land east of Perrine 
Park and Building C of the Palmetto Bay Village Center.  Interestingly, all sites with the 
exception of the Michael Sontag building, offered opportunities to incorporate a 
recreational component in the design of the future village hall, following the Key 
Biscayne and Pinecrest approach.  However, due to the proximity of Building C to 
Biscayne Bay, there was a concern that village operations could be hindered following a 
major storm event. 
 
The comparative analysis report recommended that the village proceed with a two-step 
approach: 
 

• appointing an advisory committee to study the various alternatives available to the 
village and recommend the best course of action to the village Council  

 
• hiring an engineering firm to assess the suitability of Building C of the Palmetto 

Bay Village Center if the facility was to be considered as a potential site 
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Southwest Palmetto Bay  
Charrette Study Area 

IV.  THE SOUTHWEST PALMETTO BAY AREA CHARRETTE 
 
 

Prior to incorporation, the Perrine-Cutler Ridge Council 
had been working hard to bring needed infrastructure 
improvements to the southwest area of what later became 
Palmetto Bay.  This effort was intended to revitalize the 
predominantly commercial corridor, which was in dire need 
of sewer improvements. 
 
After incorporation, village officials joined the Perrine 
Cutler-Ridge Council in their efforts.  The Council 
partnered with the Community Planning Section of the 
Miami-Dade County Department of Planning and Zoning to 
study the area and develop a charrette report to establish an 
urban pattern of growth that would guide future 
redevelopment activities in the area.   
 
The study area established for the purposes of the study was 
defined on the west and south by the village limits, U.S. 1 
on the west and SW 184th Street on the south, the C-100 

canal on the north and SW 92nd and 94th Avenues on the east, along with areas south of 
SW 168th Street.  A charrette committee was organized with fourteen appointed 
members, which included the following individuals: 
 

Tom David, Chair 
Gabe Bifano, Vice-Chair 

Karl Cetta 
Carlton Decker 
Denise Heacock 
Louis Kallinosis 
Steve Kreisher 
Chuck Latshaw 
Richard Lujan 

Philip Ludovici 
Joyce Masso 
Baldir Singh 

John Strautman 
Carolyn Theile 

 
Several public meetings were held where residents, stakeholders, elected officials and 
government officials had the opportunity to provide input into the planning process and 
collectively participate in the development of a vision for the area.  As detailed in 
Appendix 2, the process resulted in several urban design recommendations developed in 
response to the needs identified during the charrettes.   
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The recommendations were as follows: 
 

1. Improve SW 94th Avenue with landscaping 
2. New mixed-use development on Maroone Nissan property 
3.    Promote pedestrian activity between the Busway stations and mixed uses on the 

Island 
4. Improve cross-island streets with sidewalks and landscaping 
5. Provide a new north-south street connection within the Island 
6. Provide entrance gateways along U.S. 1 on the Island 
7. Improve Franjo Road with pedestrian amenities and landscaping 
8. Implement a street grid west of Perrine Park 
9. Provide a Village Center/Hall on vacant land east of Perrine Park 
10. Create a civic presence along Franjo Road 
11. Construct sidewalks missing in various areas 
12. Provide street trees and landscaping wherever absent 
13. Improve street furniture and lighting 
14. Improve landscape on public right-of-ways 
15. Improve U.S. 1 with pedestrian amenities and landscaping 
16. Provide mixed-use land use categories in the Village’s comprehensive plan 
17. Revise Zoning Code to allow mixed-use and pedestrian-friendly development 

 
The Southwest Palmetto Bay Area Charrette report is a document that will be of 
relevance for the next 10 to 20 years, depending on the rate of growth for the area.  The 
recommendations rendered by the committee will transform the area into a mixed-use 
walkable urban neighborhood.   
 
According to the report, nearly all charrette participants suggested the inclusion of a 
Village Hall in the Perrine Park area, citing two alternative locations for the site.  One 
possible location was the vacant land next to Miami Children’s Hospital and the other 
was on vacant land along Franjo Road opposite Guava Street.  As previously mentioned, 
this recommendation was given consideration in the Village Hall/Police Complex 
Comparative Analysis Report. 
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Aerial view of the Palmetto Bay Village 
Center 

V.  THE PALMETTO BAY VILLAGE CENTER CHARRETTE 
 
 
As the village proceeded with its ambitious agenda, the former site of the Burger King 
Headquarters, which had remained vacant since Burger King’s relocation to the Blue 
Lagoon area, was sold to a private party who intended to redevelop the site, which 
included three buildings with one detached structure known as Building C.  It should be 
noted, that upon purchasing the property, the owner offered the village a lease option for 
Building C.  The offer was not contemplated since the village had already entered into a 
lease agreement for the Sontag building.   
   

The new property owner, 17777 Old Cutler 
Road LLC, planned to redevelop the site into a 
mixed-used complex with retail and 
professional offices, upscale residences and 
potentially an educational and civic component. 
 
The owner, through its President, Scott Silver, 
hired the firm of Dover, Kohl & Partners to 
develop a master plan for the property.  The 
challenge in this exercise was to create a plan 
that would not be incompatible with the existing 
restrictive covenants of the property. 
 

 
In an effort to gain input from the residential and business community, the consultant 
organized a series of charrettes and invited the village to appoint four members to the 
Charrette Advisory Committee.  Accordingly, the village Council appointed the 
following members:   
 

Frank Rollason, Chair 
Brian Pariser 
Laura Traeger 

Jilla Montenegro 
 

The purpose of the committee during the project’s planning process was to attend the 
public sessions, promote active citizen participation in the process, represent the interests 
of the groups and organizations they represented, and ensure that property owners, 
residents, the business community and other stakeholders were kept informed and 
involved.   
 
After holding several planning workshops and committee meetings, and in consideration 
of the restrictive covenants bestowed on the property, the committee rendered its 
recommendations in a report dated November 2004, a copy of which is attached as 
Appendix 3.   
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The general recommendations were as follows: 
 

1. Do not support leasing of existing buildings or any additional 
development for primary use as a school, public or private. 

2. Support leasing of existing buildings for up to 314,000 sq. ft. of office 
space use with accessory permitted uses.  

3. Support the development of a 300-unit senior living facility on the 
northern end of the property. 

4. Support the development of not more than 100 residential units of 
high-end townhomes along with a limited amount of retail space to 
serve the residents. 

5. Support public purpose/municipal uses. 
6. Support a system of park and recreational passive and active uses. 
7. Perform a traffic study of proposed uses at the Village Center, prior to 

approval of any new uses. 
8. Enhance foliage density along the eastern side of Old Cutler Road 

 
The Palmetto Bay Village Center Charrette Report was the first to be completed in 
Palmetto Bay since the incorporation of the area.  After a number of workshops and 
deliberations, the committee members felt it was appropriate to incorporate a municipal 
component in the overall master plan of the property.  The specific recommendations 
made for a future Village Hall site were as follows: 
 

a. relocate Village Hall to existing 35,000 sq.ft. building through a 
conveyance to Village (counts as part of 314,000 office sq.ft.) 

b. provide adequate parking to serve municipal uses 
c. create a civic plaza adjacent to Village Hall 
d. construct observation and park pavilion structures to provide views 

across the bay 
e. consider landmark municipal building at entry to serve a public 

purpose such as a library 
 
Due to the restrictive covenants of this property, it is important to note that the report 
cites no inconsistencies with the committee’s recommendation and the covenants.  
However, as first mentioned in the Village Hall/Police Complex Comparative Analysis, 
there was concern over the structure’s ability to survive a major hurricane and the 
feasibility of continuing operations at the site in the aftermath of a storm.  Consequently, 
before consideration was given to this option, the village hired the firm of Wolfberg-
Alvarez & Partners to conduct an analysis of the exterior building envelope of Building C 
of the Palmetto Bay Village Center.   
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VI.  ANALYSIS OF THE EXTERIOR BUILDING ENVELOPE FOR BUILDING C 
 
 
To mitigate concerns regarding the structural integrity of the property and its ability to 
withstand the impact of a major hurricane, the village took appropriate action and hired 
an architect to assess the stability of the structure.  The firm of Wolfberg-Alvarez & 
Partners had been under a continuing services agreement with the village and was 
therefore selected to conduct the study, incorporated as Appendix 7. 
 
The architect used data compiled by the University of Miami for a Facility Condition 
Analysis completed in 1993 when the school planned to move some of its facility to the 
Palmetto Bay Village Center.  The study commissioned by UM was focused on 
evaluating the exterior building envelope to resist the impact of a category 5 hurricane.   
 
By visiting the site and using the information provided in the UM report, Wolfberg-
Alvarez concluded that it would be appropriate for the village to follow a 60-90 day due 
diligence process to allow for a more detailed study of the building systems and 
installation of equipment.  The detailed evaluation would include electrical service, 
emergency generation, air conditioning, plumbing, roofing and the other systems that 
could interfere with continuing village operations.  This process would allow for a more 
accurate picture of the costs associated with the hardening of the building and building 
systems, if necessary.  More specifically, the research would provide a clearer picture of 
the costs to isolate the mechanical, electrical and plumbing systems from the main 
building.   
 
Based on the preliminary information available and conservative assumptions made by 
the architect, the total project cost could range from $2.4 to $3.45 million to improve 
different areas as further detailed in the report.  It should be noted, however, that 66% of 
the total cost was dedicated to interior renovations, which is a flexible figure depending 
on the scope of the interior work assumed by the village.  Several factors could 
significantly impact the interior costs, including the selected finishes and overall program 
planned by the village which was not provided in detail to the architect.  The table shown 
below illustrates the anticipated initial costs of the improvements necessary to make the 
building suitable for municipal operations.      
 

Breakdown of Retrofitting Expenses for Building C of the Palmetto Bay Village Center:

Immediate Expenditures Minimum Moderate Maximum
**Structural & Envelope Improvements 100,000 175,000 250,000 *
**Exterior Doors and Windows Improvements 70,000 100,000 130,000 *
Replacement of Existing Roofing 80,000 85,000 90,000 *
Interior Finish (inc. Council chambers) 100,000 300,000 500,000 (estimate)

Total 350,000 660,000 970,000

Future Discretionary Expenditures
Independent Mechanical, Electrical & Plumbing System 560,000 630,000 700,000

Total (including independent systems) 910,000 1,290,000 1,670,000

*Based on estimates provided by the Wolfberg Alvarez report dated 1/20/05
**Costs for exterior structural hardening and back-up generator system are reimbursable grant expenses  
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VII.  VILLAGE HALL/POLICE COMPLEX COMMITTEE 
 
In accordance with the recommendations made in the comparative site analysis report, 
the village proceeded to appoint a Village Hall/Police Complex Committee.  The five-
member committee was composed of Palmetto Bay residents.  The Council appointed 
residents who were able to offer their knowledge of real estate, law and familiarity with 
Palmetto Bay.  Members of the Village Hall/Police Complex Committee included: 
 

Paula Palm 
Brian Pariser 

Thomas Ringel 
Bob Roberts 

Janet Ray Weininger 
Susana Cetta 

Councilman John Breder, Council liaison 
 
The appointment of the members was ratified through the adoption of Resolution Number 
04-44, incorporated herein as Appendix 4.  The advisory committee was charged with the 
responsibility of conducting a subsequent study of the options presented in the Village 
Hall/Police Complex Comparative Analysis report previously presented to Council. The 
committee would develop and present a recommendation to Council recommending a 
location for a permanent civic center complex. 
 
A.  SEARCH PROCESS AND METHODOLOGY 
 
Following the models of other municipalities who had successfully implemented an 
innovative design for their municipal center, the vision for the Palmetto Bay Village Hall 
Complex evolved into more of a civic complex, which combined recreational and civic 
components.  The site would house the village’s administrative and police offices and 
provide other civic amenities for the enjoyment of residents and visitors.  Based on the 
information presented in the Village Hall/Police Complex Comparative Analysis, the 
advisory committee established the following guidelines as the search process began: 
 
Minimum Requirements: 

• At least 20,000 square feet of space 
• Commercial site of 2.5 acres 
• Proximity to an arterial roadway 
• Sufficient parking space to accommodate attendees during public meetings 

 
 
Preferred Amenities: 

• Proximity to US 1 Highway 
• Close to public parks and greenspace 

 
In an increasingly active real estate market in a community that is essentially built out, 
the task to find a suitable location that was also affordable to the village was short of 
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challenging.  Once the guidelines were established, the committee proceeded to make a 
list of all US1 property owners whose properties fit the criteria.  Each owner received a 
letter from the village manager inquiring about the owner’s interest in selling the property 
to the village.  A copy of said letter is included as Appendix 5.  In the end, a total of 26 
commercial owners were contacted by mail. 
 
Committee members also took time to visit newly completed municipal centers for the 
Villages of Pinecrest and Key Biscayne, while simultaneously beginning to dialogue with 
the owners of the Michael Sontag building, TotalBank building, and the Palmetto Bay 
Village Center.  Although not immediately located within an arterial road, these 
properties were all in proximity to a major arterial and all matched the criteria earlier 
defined.  Additionally, the owners of the TotalBank and the Palmetto Bay Village Center 
had expressed an interest in possibly selling their properties to the Village.  The 
committee also pursued the Neighbor’s Grocery store located on the US 1 island which 
was on the market at the time.  
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VIII.  POTENTIAL SITES 
 
 
With only one favorable response to its inquiry letters from DAP Enterprises, the 
committee identified a total of eight potential sites.   The list included those sites that 
were for sale and available, offered enough land space for new construction, the owner 
had expressed an interest in selling their property for the village’s purposes, or simply 
because they met the criteria for a village hall.  Simply stated, the committee considered 
all possible viable options including new construction and eminent domain.   
 
Opportunities for new construction included the land to the south and east of the Publix 
Supermarket located on US 1 and SW 144th.  The land was owned by Publix to provide a 
buffer between the supermarket and the neighborhood and had been offered to the village 
at no cost for a passive park.  The other alternative for new construction was the 
Neighbor’s Grocery Store off US1, which required demolition.  Acquisition through 
eminent domain would be necessary in the event the Sontag building, the EuroFurniture 
site or the Palmetto Bay Center would be chosen for acquisition, as these owners did not 
have an interest in selling their properties to the village. 
  
In the end, all eight properties were chosen based on their individual merits, whether 
vacant or developed, and the ability of the site to accommodate existing and future 
village operations.  Of particular concern, discussed at length during committee meetings, 
was selecting a site of acceptable dimensions to house a Village-operated police 
department.  Although police operations are running remarkably well with the county 
agreement, the Village may choose at some point in its future to establish its own police 
department or potentially expand its current administrative operations.   
 
It was important to secure enough space to prevent future costly construction expenses or 
the splitting of the police and administrative functions into separate locations.  The latter 
strays from the idea of establishing the civic center envisioned by our Council and is in 
conflict with the present policy of having police department functions at Village Hall 
which promotes unity and better communications among departments. 
 
The eight sites identified for a future Village Hall/Police Complex were as follows: 

         
1. TotalBank       17945 SW 97 Avenue  
2. Neighbors Grocery      9705 E Hibiscus Street 
3. Palmetto Bay Village Center, Building C  17777 Old Cutler Road 
4. *Michael Sontag, Inc.     8950 SW 152 Street  
5. DAP Enterprises     8925 SW 148 Street   
6. Publix Park       SW 147th St and 87th Place   
7. *EuroFurniture      14707 S. Dixie Highway  
8. *Palmetto Bay Center     15715 S. Dixie Highway       

 
*these owners were not interested in selling, therefore acquisition of their properties 
would occur through eminent domain 
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All site owners were contacted by the Village with only four responding favorably to the 
Village’s request to a meeting in order to discuss the potential sale of their property.  The 
four owners who agreed to meet with village officials included the owners of the 
Neighbors Market, the Palmetto Bay Village Center, TotalBank, and DAP Enterprises.   
 
To further study the viability of the properties to become a Village Hall, an initial cost 
analysis was developed for each site based on the offers presented to the village that 
considered the following factors, as applicable: 
 

• Real costs of land acquisition 
• Real costs of building acquisition 
• *Retrofitting expenses 
• *Demolition expenses  
• *Construction expenses  
• Eminent Domain costs  
• *Maintenance and operating expenses 

 
*estimated figures based on current average costs 
 
The table below shows the estimated relative costs to the village for each available site.  
For the purposes of estimating total project expenses, construction costs are estimated at 
$250 per square foot. 
 

Property Address

Total 
Square 
Footage

Acquisition 
Cost

Renovation/ 
New 

Construction 
Cost

Total Project 
Cost

Cost Per 
Sq. Feet

TotalBank 17945 Franjo Road 22,627 $6-$7 million ℮ $600,000 $6.6-$7.6 million $292-$336

DAP Enterprises 8925 SW 148 St 25,135 $4,500,000 ℮ $600,000 $5,100,000 $203

Neighbors Grocery (requires demolition) 9705 E Hibiscus St 25,000 $3,200,000 ℮ $6,350,000* $9,550,000 $382

Palmetto Bay Village Center, Blgd. C 17777 Old Cutler Rd 33,989 $2,500,000 ℮ $660,000 $3,160,000 $93

Publix Park SW 147th St and 87th Pl. 25,000 $0 ℮ $6,250,000 $6,250,000 $250

*Michael Sontag, Inc. 8950 SW 152 Street 23,842 ℮ $6,000,000** ℮ $500,000 $6,500,000 $273

*EuroFurniture 14707 S. Dixie Highway 25,703 Not Available

*Palmetto Bay Center 15715 S. Dixie Highway 48,160 Not Available

*includes $100k for demolition
**includes legal expenses for eminent domain process  

 
Lengthy discussions among committee members and staff led to an official 
recommendation from the committee, which narrowed the list down to three sites, all of 
which had willing sellers.  The sites were chosen based on existing and potential 
amenities, size and location.   
 
Prior to its decision, the committee also discussed several alternatives that would lower 
the village’s initial investment if Building C was pursued versus new construction at the 
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Publix site.  The alternatives presented options for the village to use prior year carryover 
and savings and bond less than 50% of the cost in both scenarios. As earlier mentioned, 
committee members also considered the recommendations made pursuant to the Palmetto 
Bay Village Center and Southwest Palmetto Bay Area Charrettes.   
 
The recommendation, which was presented to the Village Council during an official 
Council meeting, directed staff to begin negotiations with three preferred sites which 
included: 
 

• TotalBank Building 
• Neighbor’s Grocery 
• Palmetto Bay Village Center (Building C) 

 
The recommendation was accepted and the Village Council also directed staff to 
determine the potential cost of eminent domain for the Michael Sontag site.  Mr. Ringel 
was asked to participate in the negotiation meetings, along with Councilman Breder and 
village staff.  Copies of the meeting minutes of March 8, 2005 have been included as 
Appendix 6.   
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IX.  ANALYSES OF INDIVIDUAL SITES 
 
A.  TOTALBANK BUILDING 
 
The idea to pursue the TotalBank building stemmed from the desire to locate a site that 
combined civic and recreational components.  Its easternmost boundary is contiguous to 
the western boundary of Perrine Park, slated to become state-of-the-art recreational 
facility.  This relationship not only creates the recreational environment previously 
discussed, but also allows additional parking options for park patrons.   
 
With 22,627 square feet of space, the building satisfies the space requirements for a 
Village Hall.  The existing parking and building capacity accommodates current and 
future village functions.  Additionally, the building is located in the heart of the 
Southwest Palmetto Bay area, the subject of the charrette study previously discussed.  
Although not directly accessible from US 1, the building is located within one block of 
the highway.  The property’s attributes, earlier discussed, make it an attractive option to 
the Village. 
 
The property requires some retrofitting to accommodate a Council Chambers and 
administrative and police offices, estimated to cost $600,000.  The site has certain 
inherent limitations, namely the lack of flexibility of the space coupled with the costs of 
bank-related improvements completed by TotalBank, which would be passed onto the 
village in the sale.  The space does not allow for a Council Chambers anywhere but the 
main lobby directly at the entrance of the building where teller operations and officer 
workstations currently sit, and where the reception area would normally be located.  
Additionally, the bank has installed new vaults and non-static tiles and has made other 
costly improvements unique to the bank industry, which will serve no purpose to 
governmental operations.  The improvements were completed just recently, and the costs 
are anticipated to be included in the final selling price. 
 
Information regarding the TotalBank facility has been included in this report pursuant to 
Council’s direction to negotiate a sales price with the property owners.  The initial offer 
made to the Village was $6-$7 million.  The village held one meeting with Ms. Yvonne 
Debesa, Chief Executive Officer of the bank.  Councilman Breder, Mr. Ringel, Mr. Scurr 
and Mrs. Cadaval were attending on behalf of the village.  However, negotiations after 
the meeting were inconclusive.  Ms. Debesa indicated the bank would rather be presented 
with an offer from the village than to provide a sales price for the property, but that she 
would confer with the bank’s Chief Financial Officer before giving a final response.  
Shortly thereafter, the village was contacted via email (Appendix 8) and was notified that 
the bank would not be submitting a figure, as they were not interested in leaving their 
location.   
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B.  NEIGHBOR’S GROCERY STORE 
 
The Neighbor’s Grocery Store is located between Guava and East Hibiscus Streets in the 
area known as the US 1 island, which refers to the center area along US1 bound by the 
southbound and northbound lanes.  The property is easily accessible from either side of 
the highway and provides sufficient acreage to accommodate a 25,000 square foot facility 
along with required parking.   
 
A small one-story building occupies the property.  The building currently serves as a 
local grocery store, but the owner has expressed his willingness to sell the property to the 
Village.  Like the TotalBank building, this property also sits within the Southwest 
Palmetto Bay area slated for redevelopment.  As earlier mentioned, this area has been 
targeted for the new Village Hall in an effort to spur viable redevelopment in the area. 
 
Due to the condition and layout of the building, the structure would need to be 
demolished and a new building constructed; one that adequately fits the needs of the 
village.  This option can have both advantageous and unfavorable results for Palmetto 
Bay as it allows for complete control over space design, but at a much costlier price.  In 
fact, construction costs are currently estimated at $250 per square foot. 
 
The property was verbally offered to the village for $3.2 million.  Since the owner had 
already entered into a real estate contract with another party and had a contingent contract 
with a third party, formal negotiations were never reached.  The owner has since closed 
on the property for $3.1 million according to county records.  If the village decided to 
further pursue this option, property acquisition, along with the subsequent demolition and 
construction costs would be in the upwards of $9 million, assuming the new owner made 
a marginal profit of $100,000.  
 

 
 

Property Highlights 
 
TotalBank Building 
17945 SW 97 Avenue 
 
Square Footage:  
22,627 sq. ft. 
 
Acreage:  
3.98 acres 
 
Amenities:   
Contiguity to Perrine Park  
Proximity to the US 1 highway 
 
Acquisition Cost: 
$6-$7 million 

Perrine Park
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C.  PALMETTO BAY VILLAGE CENTER, BUILDING C 
 
The Palmetto Bay Village Center, formerly known as the Burger King Headquarters, is 
located north of Eureka Drive and immediately east of Old Cutler.  The property sits 
adjacent to Biscayne Bay and has been offered with additional greenspace that could 
potentially serve as a passive park with accessibility to the water.  Additionally, the 
property includes a lagoon in the rear which has been offered to the village, but is not 
conditional to the sale.  The amount of greenspace offered is estimated at +-30 acres, not 
inclusive of the existing lagoon. 
 
The site shares its northernmost boundary with a vacant property recently acquired by the 
Village slated for an environmentally-oriented park complimented by an 
environmentally-oriented library.  A meandering trail encircles the property leading to the 
village’s future library site and the historic Old Cutler Bike Trail.  The village is 
considering the free-standing building in the Palmetto Bay Village Center complex, 
otherwise known as Building C shown in red on the map below, as one of the options for 
a Village Hall.  The stand alone structure is 33,989 square feet in size. 
 
Acquisition of the site enables the village to connect Village Hall and the greenspace to 
the adjacent park and library by enhancing the existing walking trails.  The merits of this 
property include its proximity to the bay and the Village-owned park, the connectivity to 
the C-100 site earlier mentioned through the Old Cutler Bike Trail, the potential for 
additional greenspace, and the size of the structure, which exceeds the 25,000 square foot 
minimum.  The additional space gives the Village a unique opportunity to offset 
acquisition and retrofitting costs by leasing space to comparable entities.   
 
Following the recommendations of the committee and direction from Council, village 
officials met with Scott Silver and negotiated a sale price of $2,500,000.  Additionally, 
the owner offered to the Village the option to purchase an additional 30 acres of land for 
park purposes for the amount of $3,000,000, and will allow the Village time to seek grant 

 
 

Property Highlights 
 
Neighbor’s Grocery Store 
9705 E. Hibiscus Street 
 
Square Footage:  
Not applicable as existing building 
will be demolished 
 
Acreage:  
2.60 
 
Acquisition Cost: 
$3,200,000 
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funding for the land purchase.  The Village, however, will not be under any obligation to 
purchase the additional parkland.  Based on a preliminary review of land attributes, it is 
believed the prospects of qualifying for local and state grant funding to purchase the 
greenspace are extremely favorable.  Additional relative costs include those expenses to 
retrofit the property as further detailed in Section 6 of this report.  Other concerns 
pertaining to the insurability of the building were addressed with the Risk Manager from 
the Florida League of Cities, who visited the site and cited there would be no issues or 
concerns with regards to insuring the property. 
 
In order to avoid any potential conflicts or appearance of a potential conflict, the village 
attorney requested a formal opinion from the Miami-Dade County Commission on Ethics 
since the property owner would be coming before the Zoning Board for matters relative 
to the property.  According to the opinion rendered by the Ethics Commission, a copy of 
which is included as Appendix 9, there is no ethical conflict in acquiring the property.  
The village proceeded to request a formal letter from Mr. Silver delineating his offer. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
D.  MICHAEL SONTAG PROPERTY 
 
The Michael Sontag property is where Village Hall currently operates.  The building 
houses the police department and administrative offices, including the Building and 
Zoning Department.  The property is 23,842 square feet in size with Village Hall 
occupying 8,584 square feet plus shared use of common areas adding an estimated 3,000 
square feet.  A lease agreement exists for the 8,584 sq. ft of occupied space at a cost of 
$146,000 annually paid in monthly installments.  The agreement contains a 10% escalator 
clause.  The remaining space of approximately 12,000 sq. ft. has been leased to Jackson 

 
 

Property Highlights 
 
Palmetto Bay Village Ctr. 
17777 Old Cutler Rd. 
 
Square Footage:  
33,989 sq. ft. 
 
Acreage:  
5-21 acres 
 
Acquisition Cost:   
$2,500,000 for Building C 
$3,500,000 for additional acreage 
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Health South to house its administrative function for a five-year period with several 
extension clauses.   
 
The size of the property, as it currently exists, will adequately house the Village’s 
administrative and police operations as well as a Council Chambers.  Additionally, the 
building is large enough to accommodate any potential future expansion of the Village 
for a number of years to come.  The structure has survived a number of hurricanes over 
the years, including Hurricane Andrew in 1992.  Its location is preferred due to its 
proximity to the US 1 highway and accessibility to all village residents.  
 
Acquisition of this property would occur through eminent domain, as the owner has 
declared he is not interesting in selling his property.  The Village Attorney requested an 
appraisal of the property and estimated the legal fees for acquisition of the property 
through eminent domain.  The appraisal report completed by Ulmer, Hicks & Schreiber, 
P.A. values the site at $4,360,000, and the analysis of the legal process involved in 
eminent domain proceedings made by the village attorney estimates legal fees at 
$1,640,000 for a total of $6,000,000.  This figure, however, does not include the costs of 
interior renovations for a Council Chambers and interior space design.  The current 
interior design of the building is only functional on temporary basis, but will prove a 
challenge for long-term use.  Additional consideration must also be given to the owner’s 
current lease agreement with Jackson South, which is effective for an initial period of 
five years. 
 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 
 

Property Highlights 
 
Michael Sontag, Inc. 
8950 SW 152 Street 
 
Square Footage:  
23,842 sq. ft. 
 
Acreage:  
3.6 acres 
 
Acquisition Cost:   
$6,000,000 
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X.  ACQUISITION AND RENTAL COSTS COMPARISON 
 
As earlier indicated, the search process began with a strategy and a purpose.  The strategy 
was to develop a potential site inventory and the purpose was to find a suitable location 
that fit the needs of the community in order to secure an affordable property that was 
owned rather than rented, and that would yield cost-savings in the long-term.  The cost-
savings benefit was an important factor in the decision-making process.   
 
In order to establish whether the acquisition option was more cost-effective than the 
leasing alternative, staff prepared a spreadsheet showing long-term costs for the two 
properties under consideration for the next five years.  The information is presented in 
three parts, considering minimal, moderate and maximum improvements in accordance 
with the breakdown provided in Section 6 of this report.  Additionally, the calculation of 
expenses includes the various options for buying down the village’s debt if the 
acquisition option is pursued.  The comparison of village options is provided in Appendix 
11. 
 
First, the comparison tables shows the current lease, maintenance and rental fees paid by 
the village to lease the 8,584 sq. ft. of space it currently occupies, based on the terms of 
the current lease agreement.  The calculations also assume rental fees remain constant.  
However, as noted in the executive summary, this amount of space is insufficient for 
village functions.  Storage alone has become increasingly challenging in the limited 
space.   
 
Secondly, the tables show the cost to the village for the rental of a larger facility 
presumed to be 14,000 sq. ft. at approximately $20 per square foot, which is based on an 
approximate current market value.  Thirdly, calculations are provided for rental costs of a 
25,000 sq. ft. facility, which is the total amount of space the village seeks to acquire.  
This option does not include any rental fees, as the added space would accommodate 
Council meetings and Zoning hearings.  Finally for comparison purposes, information is 
provided on the rental of a 34,000 sq. ft. facility, which exceeds the village’s current 
space needs but is comparable to the size of Building C. 
 
The various rental options are then compared to the different acquisition alternatives 
available to the village in order to come up with the difference between all options.  
Option 1 shows the cost differential for the full annual debt service, with option 2 
showing the difference with a buy down of $1 million and the last option refers to a buy 
down of $2 million.  As earlier stated, this exercise is repeated for the total assumed debt 
in the case that minimum, moderate or maximum improvements are completed at the 
discretion of the village.  The tables also show the amount of funding available to the 
village to exercise the acquisition option. 
 
The calculations reveal an increase in village expenses when the purchasing options are 
compared to the rental expenses for the space currently occupied.  However, the figure 
decreases dramatically when rental expenses for a 14,000 sq. ft. facility are compared to 
the acquisition alternatives.  Finally, the expenses turn into savings under all three 
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scenarios when the rental option for a 25,000 sq. ft. facility is compared to each of the 
acquisition options with Purchase Option 3 yielding the most significant savings. 
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XI.  COMMITTEE RECOMMENDATIONS AND CONCLUSION 
 
The process to find a permanent Village Hall for the Village of Palmetto Bay has been a 
very involved and interesting one.  Once the decision was made to embark on this 
endeavor and a committee was formed, the committee identified the potential sites and 
contacted potential site owners as earlier discussed.  A total of eight sites were initially 
identified with only two possible sites remaining in the final phase of the search process, 
essentially the Michael Sontag Building and Building C of the Palmetto Bay Village 
Center.  The dramatic decrease in available options is a testament to the volatility of the 
current market. 
 
The committee was called to order once again upon the conclusion of the negotiating 
sessions with the various owners.  The purpose of the meeting was to render a final 
recommendation to be presented to the village Council for consideration.  The committee 
contemplated the following options in its deliberations: 
 

1. Acquiring the Michael Sontag building through eminent domain at a cost of 
$6,000,00 

2. Acquiring Building C of the Palmetto Bay Village Center at a cost of $2,500,000 
for the building with a no-obligation clause to purchase 30 acres of greenspace for 
$3,000,000 

3. Continue operations as they currently exist and repeat this process in the future 
 
It should be noted there has been little inclination among committee members for the last 
option since significant increases in both construction and acquisition costs are almost 
certain. 
 
If the acquisition option is pursued, the village is essentially looking at a 46% cost 
differential between the two available sites.  As the table below shows, a cost comparison 
of the sites indicates the least expensive option currently available to the Village is the 
acquisition of Building C of the Palmetto Bay Village Center.   
 

COST COMPARISON TABLE

Palmetto Bay Village Ctr Michael Sontag, Inc.

Building Acquisition 2,500,000$                              4,360,000$                           
New Construction -                                              -                                            
Demolition -                                              -                                            
Retrofitting 660,000                                   500,000                                
Eminent Domain -                                              1,640,000                             

Total Cost 3,160,000$                              6,500,000$                           
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As earlier indicated, the Council’s third option at this time is to continue its lease contract 
with Michael Sontag for the 8,584 square feet of space of Sontag’s building.  Under its 
current agreement, the village currently pays $17 per square foot, which is scheduled to 
increase to $18.70 in April in accordance with the escalator clause.  The inherit 
disadvantage with this option is the size limitations of the shared building which hinder 
storage capacity, police area expansion and community and formal meeting space. 
 
All factors aforementioned were considered in the committee’s final decision.  Two 
meetings were held by the committee to consider the possible options.  The first of the 
two meetings was held on June 1st, 2005.  A 5-0 vote was rendered in favor of 
recommending Building C as a Village Hall.  It should be noted that the vote was 
rendered after one opposing member had left the meeting.  Copies of the meeting minutes 
are included as Appendix 10. 
 
The second meeting was held on January 4th, 2006.  Before taking the earlier 
recommendation to the Council, the village waited for a written offer from Mr. Silver and 
also for the opinion from the Ethics Commission as earlier discussed in Section 9.  Once 
this information was received, a follow-up meeting of the committee was scheduled to 
discuss the legal opinion and final offer made by Mr. Silver.  The three members present 
voted 2-1 upholding the recommendation made during the meeting of June 1st.  Copies of 
the minutes along with the written offer from Mr. Silver are also included in Appendix 
10. 
 
Based on the search, survey and analysis of the options available to the Village of 
Palmetto Bay to establish a permanent Village Hall, the committee made its 
recommendation as indicated below: 
 
The committee recommends as follows: 
 
In the event that the village Council is desirous of proceeding with the acquisition of a 
site, the committee recommends the acquisition of Building C of the Palmetto Bay 
Village Center at a cost of $2.5 million, to include an option to purchase the additional 
30+acres of vacant land on the east and west sides of the property for $3 million to be 
used as a public park.  It was the intent of the committee that the sale of the building not 
be conditional on the sale of the greenspace.  Therefore, the acquisition to purchase the 
greenspace should be included as an option and should not be an obligation to the village.   
 
Additionally, the committee advised against any requirements of the owner that village 
hall partake in a master association as recommended by Scott Silver.  Understanding that 
to the extent that there will be common areas of use between the village and the Palmetto 
Bay Village Center, the cost-sharing for the maintenance of those areas should be 
considered Common Area Maintenance (CAM) expenses under any potential agreement 
with the village.   
 
 
It should be noted, that the recommendation of the committee is purely based on the 
information gathered during the search process and memorialized in this report.  No 
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contract provisions or agreements were reached during this exercise.  Additionally, this 
recommendation does not preclude the village from entertaining and seriously 
considering other offers which might become available to the village during the due 
diligence process, and which might be more advantageous to the village. 
 
In the event the committee’s recommendation is accepted, the village is advised to begin 
the due diligence process as recommended and further detailed in Section VI of this 
report. 
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