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RESOLUTION 2017-99
A RESOLUTION OF THE MAYOR AND VILLAGE COUNCIL
OF THE VILLAGE OF PALMETTO BAY, FLORIDA,
RELATING TO PRELIMINARY NEGOTIATIONS TO
ACQUIRE CERTAIN REAL PROPERTY; AUTHORIZING THE
VILLAGE ATTORNEY TO ENTER INTO PRELIMINARY
NEGOTIATIONS FOR AN AGREEMENT TO ACQUIRE THE
2.06
ACRES
OF
THE
SHORES
DEVELOPMENT
CONTIGUOS TO FRANJO ROAD FOR $3.2 MILLION
DOLLARS; AND PROVIDING FOR AN EFFECTIVE DATE.
(Sponsored by Councilmember David Singer)
WHEREAS, the village is interested in acquiring land near village hall
if a reasonable price and financing mechanism is possible.
NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND THE
VILLAGE COUNCIL OF THE VILLAGE OF PALMETTO BAY, FLORIDA:
Section 1. The Village Attorney is hereby authorized and directed to
enter into preliminary negotiations for an agreement to purchase the 2.06
acres of the Shores Development (as described in “Exhibit A”) for $3.2
million dollars. The preliminary terms and contract will be brought back to
the Village Council for approval.
Section 2. The maximum amount that’s to be proposed is $3.2
million dollars, which is less than the average price per acre established by
the two appraisals (as described in “Exhibit B” and “Exhibit C”).
Section 3. This Resolution shall take effect immediately upon
adoption.
PASSED AND ADOPTED this 22nd day of August, 2017.

Attest: ___________________
Missy Arocha
Village Clerk

______________________
Eugene Flinn
Mayor
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APPROVED AS TO FORM AND LEGAL SUFFICIENCY FOR THE
USE AND RELIANCE OF THE VILLAGE OF PALMETTO BAY ONLY:

_________________________________
Claudio Riedi, Esq.
Village Attorney

FINAL VOTE AT ADOPTION:
Council Member Karyn Cunningham

NO

Council Member David Singer

YES

Council Member Larissa Siegel Lara

YES

Vice-Mayor John DuBois

NO

Mayor Eugene Flinn

YES
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EXHIBIT A

EXHIBIT B

APPRAISAL REPORT

PREPARED FOR

VILLAGE OF PALMETTO BAY

PROPERTY APPRAISED

VACANT LAND
SW 179 STREET AT SW 97 AVENUE
PALMETTO BAY, FLORIDA.

DATE OF APPRAISAL

July 26th, 2017

APPRAISER

Robert E. Gallaher, MAI CRE
Report No. 17047

July 31, 2017

Mr. Edward Silva, RA
City Manager
City of Palmetto Bay
9705 East Hibiscus Street
Palmetto Bay, Florida 33157
Ref:

A 5.03-Acre Site, located at
SW 97 Avenue and SW 178 Street
Palmetto Bay, Florida

Dear Mr. Silva:
At your request, I have made an investigation and analysis in order to estimate the market value of the
above referenced property. The subject property is described in detail in the following text, followed by the
valuation analyses.
After reviewing the Palmetto Bay Zoning Code and meeting with Village officials, the highest and best use
of the land is for the development of apartments or a mixed-use development that would likely have
apartments at the upper floors. Maximum density appears to be about 60 units per gross acre, which would
result in a total development size of 300 to 320 dwelling units.
Our analysis of recent sales of similar property resulted in a value conclusion of $30,000 per dwelling unit
for the subject land, which, based on the likely density, is a total value of $9 to $9.6 million.
This report is submitted in a format prepared in conformity with the Standards Section 2-2(a) of the Uniform
Standards of Professional Appraisal Practice. Data, information, and calculations leading to the value
conclusions are incorporated in the report following this letter. The report, in its entirety, including all
assumptions and limiting conditions, is an integral part of, and inseparable from this letter.
Thank you for this opportunity to have been of service. If you have any questions regarding the report or if
we can be of further help, please let us know.
Sincerely

Robert E. Gallaher, MAI CRE
State Certified General Real
Estate Appraiser RZ98
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SECTION 1 – APPRAISAL REPORT SUMMARY
Property:

A 5.34-acre multi-family site, located at
SW 97 Avenue and SW 178 Street
Palmetto Bay, Florida

Appraisal Prepared For:

Village of Palmetto Bay

Interest Appraised:

Fee simple estate

Purpose of Appraisal:

Estimate market value

Intended Use of Appraisal:

Potential purchase by the Village

Extraordinary Assumptions:
Hypothetical Conditions:

None
None

Date of Value:
Date of Inspection:
Date of Report:

July 26, 2017
July 26, 2017
July 31, 2017

Legal Description

Section 33, Township 55 South, Range 40 East, the North
½ of the Southwest ¼ of the Northwest ¼ of Southwest ¼,
less the west 40 feet for ROW, all lying and being in MiamiDade County, Florida.

Land Size:

219,059 square feet (5.03 acres), net
233,041 square feet (5.35 acres), gross

Use

Vacant land

Highest and Best Use:

Residential or mixed use development

Market Value

$9,000,000 to $9,600,000

Appraisal Number:

17047

2
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SECTION 2 – THE ASSIGNMENT
SUBJECT OF THE APPRAISAL
The subject of this appraisal is a vacant 5.03 acre,
vacant, site within the Downtown Urban Village
area of Palmetto Bay. The land is shown on the
aerial photograph here outlined by the yellow line.
PURPOSE OF THE APPRAISAL
The appraisal assignment is to develop an
opinion of the Market Value of the subject
property.
The definition of Market Value is shown at the
addendum.
INTENDED USE/USERS OF REPORT
The intended users of this report are the officials
and staff of the Village of Palmetto Bay.
PROPERTY INSPECTION
The property was physically inspected on July
26th, 2017.
EFFECTIVE DATE OF APPRAISAL
July 26th, 2017
INTEREST APPRAISED
Fee simple estate.
See the addendum for the definition of Fee Simple
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SCOPE OF THE ASSIGNMENT
In order to complete the assignment, the following steps were taken:
 The subject property and its surrounding neighborhood were inspected in sufficient detail to understand
the location and market conditions impacting the subject property.
 Available zoning, record plat, ad valorem tax records and other documents were reviewed to understand
the restrictions and provide a detailed description of the property.
 Available public data concerning zoning, utilities, street dedications, ad valorem taxes, and land areas
were reviewed to acquire a sufficient description of the subject property
 In order to complete the valuation of the property, an investigation was made for sales of similar
properties in the general area of the subject. Using public and proprietary data bases, data was found
to begin a sales comparison approach.
 Finding insufficient data within the immediate vicinity of the property, the investigation was expanded
to other areas of south Miami-Dade County. The wider investigation resulted in additional sales data
that was sufficient to complete the sales analysis and to indicate a value for the subject land.
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SECTION 3 • MARKET CONDITIONS AND MARKET AREA
As 2017 began, the United States was eight years removed from the Great Recession of 2008/09. South
Florida’s economic conditions continue to improve more rapidly than the rest of the country due to the influence
of foreign capital being invested in the area, both by visitors to the area and by real estate investors buying
commercial and residential properties.
In 2014, the United States economy had gained sufficient strength for the Fed Reserve to abandon its program
of quantitative easing in mid-year without slowing the rate of overall growth. At its meeting in December 2015,
the "Fed” raised its benchmark interest rate by 25 basis points for the first time since the recession. Then
planned rate increases in the near term have since been suspended due to uncertainty in world markets.
In December 2016, the Fed again raised its interest rate by 25 basis points, with two more quarter point
increases since (the last one occurring in June). These increases signify that the Fed has confidence in the
recovering U.S. economy and its potential growth.
As of this writing, the global economy was still absorbing Great Britain’s decision to withdraw from the
European Union and uncertainty over the likely policy decisions of President Donald Trump. How much of
Mr. Trump’s campaign rhetoric will be translated into actual policy is still unknown at this point. The new
British Prime Minister, Theresa May had replaced David Cameron as a result of the European Union exit
referendum and the European Union was reportedly planning to make the exit as difficult as possible to
stem growing nationalism across Europe and to avoid further deterioration of the EU. International investors
continued turning to the US as a stable environment for their funds due to the uncertainty in Europe.
Relatively low oil prices continue to have an impact on the US economy. The price of crude-oil had recovered
somewhat from a low near $30 in February of 2016; the volatility from the $100 per barrel price in 2014 has
had an influence on global economies. As of this writing, the price was again in the low $50 per barrel range.
The low prices are caused by a general slowdown in the Chinese economy, the strength of the US dollar and
the fact that the industry keeps producing despite a world-wide over-supply of the commodity. As of May 2017,
OPEC decided to extend oil production cuts through March 2018 due to over production and alternative energy
advancements. According to the Wall Street Journal, the decline in oil prices over the past two years has
caused more than 30 small oil production companies to file for bankruptcy protection, owing more than $13
billion. The announcement of a possible increase in the Fed rate has a direct influence on the oil pricing with a
softening in price, as reported in the Wall Street Journal. As of September 29, 2016, OPEC members
announced a deal to limit crude output for the first time since 2008 in an attempt to ease a global glut of oil.1
The deal was expected to have a positive impact on the market exchanges.
The US stock markets reached record levels at the beginning of 2017, exceeding 21,000 for the first time.
Employment rates have improved steadily since the Great Recession.
The figures below track the improvements as expressed in an unemployment rate for the local, state and
national economies.
Location

Dec 2010
Dec 2012
Dec 2014
Miami-Ft. Lauderdale
11.8%
8.8%
6.9%
Florida
11.1%
7.9%
5.6%
Nationwide
9.4%
7.6%
5.8%
Source of data: Bureau of Labor Statistics, US Department of Labor

1

The Guardian, September 29, 2016, Sean Farrell
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Dec 2015
5.0%
5.1%
5.0%

Dec 2016
4.9%
4.9%
4.7%
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As of this writing, the national unemployment rate had dropped to 4.9%.
Miami saw one of the more robust housing recoveries take hold over the previous two years, welcome news
after having been one of the deepest-affected housing markets across the country. Foreign buyers and
cash investors had buoyed the local residential markets. The level of interest and activity was on an upward
swing as shown by the increased number of transactions and as reported by local lenders. Regional banks
were more active in making loans, albeit with more restrictive lending parameters.
The improving market conditions had increased demand for quality commercial properties, compressing
capitalization rates and raising prices for well-located stores, offices and warehouses with strong tenants.
The April 2017 Commercial Repeat
Sale Indices (CCRSI) report by
CoStar, a nationally published market
data research firm, shows current
commercial real estate pricing as
compared to earlier periods. Based on
784 repeat sale pairs in April 2017 and
more than 177,000 repeat sales since
1996, the CCRSI offers a broad
measure of commercial real estate
repeat sales activity. Their US
composite index showed a general
recovery of commercial property
pricing beginning in 2013 and
continuing in an upward pattern. The
data measures changes in the value of commercial real property (offices, apartments, retail stores, and
warehouses). The data is cited later in the valuation section below.
Moody’s Investors Services in cooperation with Real Capital Analytics publishes another index of changing
commercial property values. In the chart here, the indices for the retail market and for commercial market are
shown and indicate a recovery of former values. For Retail the peak as of the third quarter of 2007 was
measured at 184; the index bottomed
out in the third quarter 2010 at a
measured index of 110. As of the
second quarter of 2016, the index
measured 184, the same level reached
nearly nine years earlier.
The all commercial index peaked at
175 as of the fourth quarter of 2007.
The trough was two years later in the
fourth quarter 2009 at an index of 104.
As of the second quarter of 2016, the
index had rebounded to 193.
The data show a general market
recovery across all sectors as the US economy continues a long period of growth.
The impact of market conditions on the value of the subject property will be discussed further in the valuation
section of this report.
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Further strengthening of the economy is reflected in improvement in the ratio of debt to disposable income
for the average American. According to Morgan Stanley, the ratio of debt to income has decreased from
135% in 2008 to about 106% as of this writing. Further loan delinquencies are down to below 4% for the
first time since the recession ended.
These optimistic reports are offset by concerns over further declines in the Chinese economy as China sold
off about $187 billion in US Treasuries in the first 10 months of 2015 (according to Bloomberg News). Other
market participants however have increased demand (as cited above) and have kept interest rates on the
government issues from increasing. Yields on 10-year notes were quoted at 2.39% as of this writing.
MARKET AREA
The subject land is in the Franjo Triangle area of Palmetto Bay.
This report being written for the Village, we have not included an extensive description of the Village or its
commercial district. The Village staff and officials are assumed to be very familiar with the immediate area of
the land, particularly since it is located across the street from the Village Hall.
We will discuss the overall plans for the Franjo Triangle and the zoning and the Village master plan and how
they relate to the value of the subject property.
The property abuts the Palmetto Bay Park to its east and the Miami Children’s Hospital facility to the north. To
the south is a small, multi-tenant office building and a larger tract that was the regional headquarters for a local
bank, but is now slated for development (see Sale 2 in the valuation analysis below).
Available demographic data from the CoStar Group indicate an average household income of $73,500 for
residents located within approximately a mile radius of the subject location. As one moves east, those figures
increase substantially, with average household incomes well over $100,000 near Old Cutler Road.
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SECTION 4 – DESCRIPTION OF THE REAL ESTATE
IDENTIFICATION OF THE SUBJECT PROPERTY
The subject of this appraisal is a vacant site located in the Village of Palmetto Bay.
The appraised property consists of a 219,059-square foot undeveloped site, within the Downtown Urban Village
area.
LOCATION
The site is on the east side of SW 97th Avenue (Franjo Road) at 178th Street.
LEGAL DESCRIPTION
The North ½ of the Southwest ¼ of the Northwest ¼ of Southwest ¼, less the west 40 feet for right of way, in
Section 33, Township 55 South, Range 40 East all lying and being in Miami-Dade County, Florida.
OWNERSHIP AND HISTORY
According to county tax records, the property is currently owned by Shores at Palmetto Bay, LLC. The property
was acquired by the corporation in November 2005.
ACCESSIBILITY
The subject site is easily accessible, being located on 97th Avenue (Franjo Road), about 600 feet south of South
Dixie Highway (US 1). As of this writing, Franjo Road is the only roadway abutting the property.
There are development plans that call for the acquisition of right of way for paving of a Park Drive, that would
run along the east side of the property (requiring right of way from the subject site). The proposed Park Drive
would connect SW 175th Terrace to the north with 180th Street to the south. Those same plans call for public
rights of way along the north and south boundaries of the subject tract.
97th Avenue (Franjo Road) is a secondary arterial roadway that runs south from South Dixie Highway. South
of Eureka Drive (SW 184th Street), Franjo Road is a residential street continuing south about ½ mile into Cutler
Bay and then turning southwest and extending to Old Cutler Road, where it ends.
STREET IMPROVEMENTS
97th Avenue has a dedicated width of 70 feet. It is paved with asphalt with a single traffic lane in each direction.
The street is improved with sidewalks (along both sides) curbs (along the west side only), storm drainage and
streetlights.
PRESENT USE
As of the date of valuation, the subject site is a vacant parcel of land, with no building or site improvements.
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ZONING
The subject property is zoned DUV, Downtown Urban Village
by the Village of Palmetto Bay. The district allows for
residential, commercial, and mixed-uses. The zoning includes
incentives for higher density residential projects that may be
able to achieve densities between 60 and 70 units per acre.
While the code indicates base densities of 24 units per acre,
TDRs and a pool of about 1,200 (+/-) surplus units in Palmetto
Bay can be allocated towards new projects in the DUV zoning
area. However, bonus densities require plan approval by
Palmetto Bay.
The DUV district is divided into four sectors as shown on the
map here. The subject land falls in the Downtown Village sector
as indicated by the yellow outline. According to the Village’s
Zoning Code, This sector “applies to the primary area of the
Downtown Urban Village (DUV), which is composed of the
most vital, concentrated, ped/bike-oriented areas and
defined by multi-story flexible block and flex building
typologies.”
The intent of the sector is to allow for the development of a
wide array of retail, office and light service uses, mixed with
residential development as would be found in a true mixeduse downtown environment. The plan envisions ground-level
retail or other commercial uses, with offices or apartments at
the higher floors of multi-story buildings.
Base residential development intensity is 24 dwelling units
per gross acre (site area is measured to the center of
adjacent streets) at a maximum of three floors. Development
incentives are available that can increase density and
building height to 60 to 70 units per acre and five to eight
stories. That 24 units per acre base density applies to all of
the light blue area shown in the map here (again, the subject
is outlined in yellow).
In an effort to attract development, the Village adopted the
DUV code, with the provisions for bonus floors and bonus
dwelling units that resulted proposed developments with the
densities and building heights cited above. After receiving a
number of proposals (most of which are still in processing)
the Village Council, in response to citizen comments, halted
all development pending a review of the code. The zoning is
now being re-written to limit development to a likely
maximum of five floors and 60 units per gross acre.
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UTILITIES AND SERVICES
The following utilities and services were available to the property as of the appraisal date:
Electricity Communications Water Sewer Police -

Florida Power and Light
Various providers
Miami-Dade
Miami-Dade
Palmetto Bay Police Department; a fully accredited law
enforcement agency
Fire Miami-Dade County Fire Department provides safety and security
services
Emergency Services - Village of Palmetto Bay Office of Emergency Management
handles disaster planning and works with the County, State and
other local, state and federal agencies.

SHAPE AND SIZE OF SITE
The subject site is rectangular in shape and, according to a site plan prepared by Civica, an architectural
firm, has the following dimensions:
North boundary –
South boundary –
West boundary – frontage on Franjo Road East boundary –
Land area -

626.69 feet
625.74 feet
349.55 feet
349.47 feet

219,059 square feet, net; 233,041 square feet, gross

The foregoing land areas are the results of our calculations based on the Civica site plan.
TOPOGRAPHY
The land is generally level and slightly above grade with the adjacent public streets and surrounding
parcels.
LISTING OF SUBJECT
According to the Realtor Association of Miami’s Multiple Listing Service, the property was not listed for sale as
of the July 26th, 2017 valuation date.
ENVIRONMENTAL CONSIDERATION
While it is beyond the appraiser’s expertise to determine the presence or extent of any environmental
contamination at this property, it is incumbent upon us to comment as to any visible signs or sources of potential
contamination.
There is no historical use of the property that would be a source of contamination. If any environmental
contamination were to be discovered to have been at the property at the time of the valuation, it could materially
affect the property’s value.
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IMPROVEMENTS
There are no current land or building improvements at the subject property.
ASSESSED VALUE AND TAXES
The property was assessed and taxed by Miami-Dade County for the 2017 tax year as follows:
Folio # Land area – ft²
Market value Assessed value -

33-5033-000-0860
218,455 square feet
$3,276,825
$3,123,906

The Assessed Value is the basis of the ad valorem tax calculation for the local municipality (and the
unincorporated county) and is limited in the amount it can increase each year. The Florida Constitution was
amended in 2008 with a provision that limited increases in the assessed value of non-homestead property
to 10% for local municipalities. The limitation does not apply to that portion of the ad valorem taxes for the
Miami-Dade County Public Schools taxing authority, which uses the full market value amount. The tax
calculation amount shown above is before the available 4% early payment discount.
The valuation techniques employed by the Miami-Dade County Property Appraiser's office, while appropriate
for the mass appraisal process and sufficiently accurate to establish the overall tax base for the county, are not
adequately focused to be indicative of the market value of a single parcel of real estate. Therefore, the market
value estimate shown above is not considered an indication of the current market value of the subject.
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SECTION 5 - HIGHEST AND BEST USE ANALYSIS
The highest and best use of a specific property is determined by the competitive forces within the specific
market of which the property is a part. Consequently, the analysis of highest and best use is an economic
study, one in which the available possible, legal and feasible uses must be compared. See the addendum for
the definition of Highest and Best Use.
"Highest and Best Use", as defined, requires that any potential use be legally permissible, physically possible,
financially feasible and provide the maximum return to the owner. The analysis is required both for the site
alone, as though it were vacant and for the property as actually improved as of the appraisal date, if
improvements are in place. In this case the subject property is vacant land with no existing improvements.
Legal Uses
The legal uses of a property are generally defined by the governing zoning code and land use plan. In this
case, the property is zoned for mixed use commercial, office and residential uses. The base zoning provides
for a density of 24 swelling units per acre with a three-story height limit. With bonus provisions in the code, as
many as eight stories could have been theoretically achieved, with densities up to 60 or 70 units per acre.
After receiving five development proposals that pushed density to the very maximum allowed with all bonuses,
the governing council of the Village placed a moratorium on further development until the code could be
reexamined. After reviewing the proposals submitted, the council rejected those with seven and eight-story
buildings in favor of a five-story maximum. Five stories and about 60 dwelling units per gross acre appear, at
this time, to be the maximum densities that will receive approval.
At 233,041 gross square feet of land area, the subject site has 5.35 acres of area. At 60 dwelling units per
gross acre, the site can accommodate a maximum of 320 units. Since developments rarely achieve the
absolute maximum density permitted, we have estimated a lower end range of 300 units as a reasonably
achievable density.
Physically Possible Uses
The overall site is of sufficient size to support a mixed-use development, including apartments or offices at the
upper floors and retail at the ground floor.
Financially Feasible
Current market conditions indicate that development of new residential units is financially feasible. The south
Florida markets have seen an increase in apartment development over the past few years, particularly in areas
that permit significant density.
As of this writing, except for the Atlantico development now under construction south of the subject, there are
no apartment developments under construction between Dadeland (at Kendall Drive) and Goulds (at SW 216th
Street), where a single elderly housing apartment building is under construction. The next active apartment
development to the south is in Naranja at SW 264th Street.
In the Naranja Community Urban Center (an area of similar zoning to the DUV district) more than 1,300
apartment units have been built or are under construction since 2011. Average household incomes and singlefamily home values are lower in Naranja than in Palmetto Bay, but the availability of developable land resulted
in active apartment development. None of the developments at that location include retail components at their
ground floors and those that are actually mixed-use included a small office component at their ground level.
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The absence of any apartment development in Palmetto Bay, Pinecrest or Cutler Bay is an indicator that such
development is likely to succeed. Further, as the local population ages, older residents of Palmetto Bay may
prefer the low-maintenance lifestyle of apartment living over the maintenance-intensive ownership of single
family dwellings.
Mixed-use development may be more problematic. Mixed-use apartments with retail at the ground floor has
generally proved to be less successful than expected. No matter how dense the apartment project, there is
never sufficient demand generated in the apartments to support the ground floor retail component. The ground
floor retail must draw customers from outside the development itself and therefore those projects that do not
front on major roadways have difficulty finding occupants for their ground floor commercial spaces. Even in the
more urbanized Dadeland area, the ground floor retail component has never met original expectations.
The suburban south Miami-Dade County markets have also had limited demand for professional office space.
There are few mid-rise office buildings south of the Dadeland area and the few that do exist have not had great
success in achieving strong rents or occupancy.
The two most-recent office buildings built in the general area are the Palmetto Bay Center at 15715 South Dixie
Highway, built in 2004 and the Cutler Bay Office Center on SW 211 Street, built in 2008. Palmetto Bay Center
is not advertising rental rates, but is marketing about 8% of its space as available. The Cutler Bay Center is
marketing about 9% of its building. The four mid-rise office buildings in Palmetto Bay indicate a combined area
of 113,600 square feet and a combined average vacancy of 16% as of this writing. Office rental rates vary from
$15 to $22 per square foot, which are at the lower end of the Miami-Dade County market range.
With current building construction costs increasing due to the demand for materials and labor and with office
rents in the low $20 per square foot range, it would be difficult to build a successful office building in Palmetto
Bay as of the valuation date.
Maximally Productive
The most productive use of a site is one that maximizes the utility of the property, while incorporating market
demands into the overall design. Determination of the specific maximally productive development of the subject
property, requires investigations and analyses beyond the scope of this assignment.
The subject site has an approved site plan for a charter school, which was provided by the client. The proposed
charter school under the current zoning requirements, seems to be legally permissible. Due to it being a fourstory building at the rear one-acre portion of the site, fronting on Park Drive.
A proposed site plan for a multi-family structure has reportedly not been approved due to its density and has
been sent back for revision. According to Village officials, the project would need to be redesigned to a fivestory maximum and about 60 units per acre to get approval.
Development of the subject site with a mixed-use commercial/residential building would be the maximally
productive use of the property. The mixed use would likely consist of a maximum of 300 to 320 units, with a
modest commercial component at the ground floor. Due to the location on Franjo Road, the ground floor
commercial space would most likely be used for offices, there being insufficient traffic to support retail stores.
Highest and Best Use Conclusion
The highest and best use of the subject property is for development with a mixed use commercial/residential
building with a maximum of 300 to 320 dwelling units and a modest ground floor commercial component.
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SECTION 5 - VALUATION
There are three generally accepted approaches to the valuation of real estate –
The depreciated cost approach, an estimate of the cost to reproduce the subject improvements, less
the accrued depreciation, plus the value of the land;
The income approach, the translation of a property’s anticipated income production into a value
estimate;
And the sales comparison approach, a comparison of recent sales of similar properties to the subject,
with appropriate adjustments made to the sales.
There are also a number of methods that can be employed specifically to value vacant land; amongst which
are sales comparison (as enumerated above), allocation, extraction, residual analysis, lease capitalization and
subdivision analysis. All of the approaches were considered for application. For purposes of this valuation we
were able to find sufficient data to complete the sales approach and have limited our analysis to that method.
Our sales comparison approach begins as follows.
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SECTION 7 – SALES COMPARISON APPROACH
An investigation was made for sales of land in Palmetto Bay intended for multi-family residential or mixed-use
development. The results of that investigation are shown on the following schedule.
Sale
Subj
1
2
3
4

Address
17801 SW 97 Ave
9701 Wayne Ave
17945 SW 97 Ave
17405 S Dixie Hwy
18301 S Dixie Hwy

Date
Jul-17
May-16
Jul-16
Jul-16
Pending

Land Ft²
219,059
40,365
173,462
27,115
88,875

Price
$1,100,000
7,800,000
1,900,000
4,400,000

$/Ft²
$27.25
44.97
70.07
49.51

Sale 1 is a site on the west side of Franjo Road at
Wayne Avenue. The sale property is comprised of
three platted lots along the north side of Wayne
Avenue. Village officials indicate that the developer
has submitted a development plan for 84
apartment units, but the development plan
includes a portion of the lot adjacent to the north
along Franjo. That lot was not included in the May
2016 sale transaction shown above.
Based on the 84-unit count and assuming the
developer has control of the entire lot to the north,
the density is calculated to be 63 dwelling units per
net acre.
Again, using the 84 units and assuming the density
is spread evenly across the lots included in the sale
and the north lot, the indicated price for the
property is calculated to be about $18,900 per
dwelling unit.
This is a relatively small site for apartment development and the irregular shape (including the north lot)
presents design challenges
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Sale 2 is the site of the Atlantico development that
was under construction as of the valuation date.
This property was the former regional
headquarters offices for TotalBank. As of the time
of this writing the demolition crew was removing
the last of the debris from the razing of the
building.
Atlantico will have 271 apartment units, with 7,000
square feet of ground floor retail space. Based on
the 271 apartment units, the $7.8 million price is
equal to $28,782 per dwelling unit.

Sale 3 is a commercial site on the east side of the
southbound lanes of South Dixie Highway. The
seller in this transaction is the Ludovici family,
long-time Palmetto Bay area property owners and
the buyer is South Motors who will reportedly
open another car dealership facility on this site.
The property is not intended for use for residential
development.
The $70 per square foot purchase price is higher
than any of the other three sales, but the higher
price is due to a highway-oriented commercial
intended use rather than apartment development.
The proposed auto sales facility would not be a
feasible use of the subject land.
Because the Sale 3 land has a different intended
use than the subject land, the sale is not
considered further in this analysis.
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Sale 4 is the pending sale of the Perrine-Peters
Methodist Church on the highway near the south
boundary of Palmetto Bay. This is the site of the
proposed Soleste development, which reportedly
will have 210 dwelling units.
This site has the unique potential for including half
of the 110-foot wide South Dixie Highway width in
its gross land area. The result is that the 210
potential apartments result in a net density of 103
units per net acre of land.
This sale has not yet closed and may be subject
to renegotiation now that the Village has reduced
the number of units that can be built. The reported
pending sale price is $4 million, which is equal to
$20,952 per dwelling unit, a relatively low unit
price in the current market.
The only other potential transaction is limited to
verbal information that the site at 9500 SW 174th Street is also under a pending contract and the holder of that
contract is marketing the site for $10 to $12 million. The property is reportedly approved for 235 dwelling units.
At 235 units, a $10 million price would be equal to $42,500 per unit, which appears high in light of the other
available market data.
Summarizing the foregoing, we have three closed sales, a pending contract and a rumor. One of the three
sales is a commercial site intended for a car dealership and has been eliminated from consideration. That
leaves only two actual closed sales upon which to base a value conclusion. Because of this narrow data base,
we expanded our sales search to other areas where apartment development is also occurring. The results of
that investigation are as follows:
Sale
Subj
5
6
7
8
9

Address
17801 SW 97 Ave
950 Red Road
6700 NW 7 St
SW 117 Ave/214 St
85 St at 70 Ave
9600 S Dixie Hwy

Date
Jul-17
Jul-14
May-15
Sep-15
Dec-15
Apr-17

Land Ft²
218,455
77,437
324,130
163,217
71,573
72,648

Price
$6,000,000
7,628,300
1,500,000
13,000,000
14,400,000

$/Ft²
$77.48
23.53
9.19
181.63
198.22

These five sales are the most recent information available for sales of apartment sites in the southwest suburbs
of Miami-Dade County.
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Sale 5 is the acquisition of the land for the Gables Prado
development on Red Road, just south of SW 8th Street in
the Town of West Miami. The property was acquired in
July 2014 at a purchase price of $6 million.
Subsequent to the sale, existing improvements were
razed and the 196-unit Gables Prado building was built.
Based on the $6 million price, the cost of the land was
equal to $30,928 per dwelling unit.
The building was built and is now complete and fully
occupied.

Sale 6 is a site on the north side of Lake Mahar, between
NW 7th Street and Flagler Street, just south of Miami
International Airport. Immediately to the west of the site
is a new hotel property and to the northeast is the
Waterford office park development.
Prior to the sale, the property had been zoned for
industrial use, in keeping with the warehouse
development immediately across NW 7th Street. While
the sale was pending, the buyer changed the zoning to
BU-2, a commercial classification and then obtained a
special exception to build 272 apartment units.
The sales price on this sale was $7,268,300, which is
equal to $28,045 per dwelling unit.

Sale 7 is the sale of land in the Goulds Community Urban
Center. This site is partially zoned for 18 units per acre
and partially for 36 units per acre. Based on maximum
density, the site can accommodate up to 83 dwelling
units.
The site was acquired in September 2015 for $1.5 million,
which is equal to $18,072 per unit.
This sale is included here as typical of the land sales in
the Goulds and Naranja Community Urban Centers. As
noted in the Highest and Best Use discussion above in
Section 5, there has been extensive development in the
Naranja area over the past few years. Prices for the land
acquisitions have generally been in the range of $15,000
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to $19,000 per dwelling unit.
The projects in Goulds and Naranja all involve government subsidized financing so that the end units are
affordable to the work force. Therefore, these sales prices form a lower limit indication of the value of the subject
land.
Sale 8 is the 2015 sale of a site between the Dadeland Mall
and the Dadeland North MetroRail station. The site was a
remnant from when the FEC Railway owned railroad right of
way in the area. The land was zoned as part of the
Downtown Dadeland Community Urban Center and was
available for relatively high-density mixed-use development.
The property has been approved for the development of 416
dwelling units, with ground floor retail stores. The
development density is equal to 253 dwelling units per acre,
a much higher density than the 60 units per acre at the
subject property. The acquisition price of $13 million is equal
to $31,250 per apartment unit.

Sale 9 is the recent sale of the former Poe’s Tool Rental
facility on South Dixie Highway, just south of the Palmetto
Expressway overpass in the Dadeland area. This land also
benefited from the Downtown Dadeland zoning and
permitted 400 units to be developed on the land, a density
of over 230 units per acre.
The $14.4 million combined purchase price is equal to
$36,000 per dwelling unit.

Elements of Comparison
Elements of comparison are the characteristics of properties and transactions that cause the prices paid for
real estate to vary. Adjustments for differences are made to the price of each comparable property to make the
comparable equal to the subject on the effective date of the value estimate.”2

2

The Appraisal of Real Estate, 14th Edition, The Appraisal Institute, Chicago
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The basic elements of comparison are as follows:
Real property rights conveyed
Financing terms (i.e. cash equivalency)
Conditions of sale (i.e. motivation)
Expenditures made immediately after purchase
Market conditions (i.e. time)
Location
Physical characteristics (e.g. size, access, condition, etc.)
Economic characteristics (e.g. lease provisions, expense ratios, etc.)
Use (e.g. zoning, water rights, environmental issues, building codes)
Non-realty components of value (e.g. business value, franchises)
Adjustments are made using quantitative and qualitative techniques. When sufficient data is available, specific
market-based mathematical adjustments can be extracted from the transactions and applied to the sales
prices. When there is insufficient market data, qualitative adjustments are applied comparing the sales to the
subject on a relative basis.
The land sales shown here were all of the fee simple interests in their respective properties. None of the sales
involved owner financing. The sales were arm’s length transactions, with no apparent undue pressure on either
the seller or the buyer. Each of the sale properties is zoned for relatively high-intensity residential or mixed-use
development and there were no economic characteristics that impacted prices and no non-realty components
of value.
The transactions had closing dates that ranged from July 2014 to April 2017, with one transaction pending.
Overall market conditions had begun to improve from 2014 into 2015 and some consideration should be given
to positive adjustments to the older sales for the improving market conditions.
Other than for the changing market conditions, adjustment considerations should be considered for differences
in the density allowed by the various zoning categories and for the differences in locations.
Market conditions
Earlier, in Section 3 of this report, we presented graphs that showed the improving market conditions in the
commercial real estate markets across the US. The improving conditions began in 2010 or 2011 and continued
through 2016. The local markets experienced a high level of activity for developable land in 2015 as developers
were acquiring land for a variety of project types. There were fewer sales in 2016 as the available inventory of
vacant land diminished.
While we have made no specific quantitative adjustment to the unit sales prices shown in the 2014 and 2015
data, we will consider the improving market conditions in the value conclusion below.
Density
The land sales reflect zoning classifications that permit a wide range of densities and height limitations. The
three sales in Palmetto Bay have densities that range from 62 to 103 units per net acre (Sale 4 benefiting from
its location on South Dixie Highway). The other sale densities range from 22 to 253 units per acre.
The sales data is repeated below with the number of proposed units included, as well as the density and sale
price on a per dwelling unit basis. Sale 3 was eliminated due to its different highest and best use.
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Sale
Subj
1
2
4
5
6
7
8
9

Address
17801 SW 97 Ave
9701 Wayne Ave
17945 SW 97 Ave
18301 S Dixie Hwy
950 Red Road
6700 NW 7 St
SW 117 Ave/214 St
85 St at 70 Ave
9600 S Dixie Hwy

Date
Jul-17
May-16
Jul-16
Pending
Jul-14
May-15
Sep-15
Dec-15
Apr-17

Prop. #
Units

Density
Units/Ac

84
271
210
194
272
83
416
400

62.7
68.1
102.9
109.1
36.6
22.2
253.2
239.8

Price

$/Unit

$1,100,000
7,800,000
4,400,000
6,000,000
7,628,300
1,500,000
13,000,000
14,400,000

$13,095
28,782
20,952
30,928
28,045
18,072
31,250
36,000

There appears to be no correlation between density and sale price per unit as Sales 8 and 9, which have the
highest densities, also have the highest per unit pricing.
Sale 1 appears to have a very low price, which appears to be an aberration in the data. Sale 4 also has a
relatively low per unit sale price. Sale 7 is the work-force housing example included to set a lower limit value
indication.
The remaining sales show a narrower range of $28,045 to $36,000 per proposed dwelling unit.
Location
The land sales used in this analysis are located over a wide area of southwest Miami-Dade County, from near
Coral Gables and the airport, to as far south as SW 215th Street. In order to determine whether a location
adjustment is warranted and, if so, to what degree, we reviewed apartment rental rates, average household
income levels and average home prices for the areas around the sale sites and compared that data to similar
data for the subject location. The comparison is as follows.

Subject
Sale 5
Sale 6
Sale 7
Sale 8
Sale 9

Apartment Rents
1-bedroom
$1,200 to $1,300
$1,800 to $2,000
no data available
$1,100 to $1,200
$1,900 to $2,300
$1,350 to $1,579

2-bedroom
$1,300 to $1,600
$2,100 to $2,300
$1,200 to $1,300
$2,470 to $3,535
$1,544 to $2,030

HH Income
$73,534
$52,393
$29,106
$38,836
$54,029
$54,989

Avg Home Val.
$329,220
$287,996
$227,134
$169,649
$446,455
$453,722

Land Price
$30,928
$28,045
$18,072
$31,250
$36,000

Sale 5 is the Red Road location, across the street from Coral Gables. The household income and average
home values are for the area lying west of Red Road, outside of the Gables. These figures are lower than those
for the subject location, indicating a positive adjustment to the per unit land price. But the apartment rents are
higher than those found in Palmetto Bay, primarily because there is no new apartment product near the subject
land. The rents achieved in the vicinity of Sale 5 are reasonable to project for a new apartment near the subject.
Sale 6 is the location on NW 7th Street. We found no body of rental apartment data for that location. Household
incomes and average home prices are well below those figures for the subject location.
Sale 7 is the work-force\ housing project in Goulds. Here the apartment rents for new product and the household
income and house value figures are some of the lowest. The low unit price of Sale 7 is reflective of the location.
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Sales 8 and 9 are both in the Dadeland area. The rental rates for the new product are not significantly greater
than the rates found in Palmetto Bay and new product at the subject location should be able to achieve similar
rent levels. The very high average home values are reflective of affluent single-family residential areas
immediately adjacent to these land sale locations. Household income figures, however, are lower than those
at the subject.
In my opinion, the data presented does not offer consistent measurements of a location adjustment. Except for
Sale 7, the work-force housing area, the sales outside of Palmetto Bay are all priced in the $28,000 to $36,000
per unit range, in spite of differences in area household income levels and average home pricing. Therefore,
the unit sales prices will be taken to the conclusion, without quantitative adjustment.
Conclusion
The sales data is repeated below, with the sales arranged in order of price per dwelling unit, highest to lowest.
Sale
Subj
9
8
5
2
6
4
7
1

Address
17801 SW 97 Ave
9600 S Dixie Hwy
85 St at 70 Ave
950 Red Road
17945 SW 97 Ave
6700 NW 7 St
18301 S Dixie Hwy
SW 117 Ave/214 St
9701 Wayne Ave

Date
Jul-17
Apr-17
Dec-15
Jul-14
Jul-16
May-15
Pending
Sep-15
May-16

Acres
5.02
1.67
1.64
1.78
3.98
7.44
2.04
3.75
1.34

Density
60.0
239.8
253.2
109.1
68.1
36.6
102.9
22.2
62.7

Price

$/Unit

$14,400,000
13,000,000
6,000,000
7,800,000
7,628,300
4,400,000
1,500,000
1,100,000

$36,000
31,250
30,928
28,782
28,045
20,952
18,072
13,095

The two highest priced sales are the two sites near Dadeland, with the very high permitted densities. Sale 7,
one of the lower priced sales is the work-force housing type location, setting a lower limit indicator for the subject
land. The other two lower priced sales, Sales 1 and 4 are not as clear as to why their prices are so low as
compared to the other data, but their unit prices, being similar to the work-force housing land, are not indicative
of market rate housing land values.
Eliminating the work-force, subsidized housing site (Sale 7) and the two very low-priced sales in Palmetto Bay,
the remaining sales form a range of pricing from $28,045 to $36,000 per dwelling unit. Sale 9, the highest priced
of these has the greatest opportunity for a viable commercial component because it has about 300 feet of
frontage on South Dixie Highway. Eliminating Sale 9, the remaining price range for four sales is $28,045 to
$31,250. In my opinion, it is this data set that is most indicative of the value of the subject land. Based on the
relatively narrow range of pricing for these four sales, it is my opinion that the subject land has a value of
approximately $30,000 per potential dwelling unit.
In the Highest and Best Use discussion in Section 5 above, I concluded that the maximally productive use of
the subject land was the development of 300 to 320 units. The indicated value of the subject land is therefore:
300 potential units x $30,000 per unit = $9,000,000
320 potential units x $30,000 per unit = $9,600,000
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SECTION 8 - RECONCILIATION
There is only one approach to the valuation of the subject land – the sales comparison approach.
We were able to find eight viable sales of multi-family residential land, for comparison to the subject site.
The sales were analyzed for difference in market conditions, density and location and indicated a value of
approximately $30,000 per potential dwelling unit for the subject land. The valuation analysis resulted in a
value range for the subject of $9.0 to $9.6 million.
The data shown herein is, in my opinion, the best data available for this valuation problem and the resulting
value conclusion is considered credible and reliable.

SECTION 9 – MARKET VALUE CONCLUSION
In my opinion, the market value of the subject property as of July 26, 2017, subject to the assumptions and
limiting conditions included herein is:
$9,000,000 to $9,600,000
EXPOSURE TIME
Please refer to the Addendum for the definition of Exposure Time.
For the subject property to have sold on the valuation date at the stated market value estimate, it would
likely have been exposed to the market for a period of six to twelve months.

SECTION 8 – RECONCILIATION
SECTION 9 – MARKET VALUE CONCLUSION

CERTIFICATION
APPRAISAL REPORT NO. 17047

I certify that, to the best of my knowledge and belief:
-

-

-

-

the statements of fact contained in this report are true and correct.
the reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.
I have no present or prospective interest in the property that is the subject of this report and no personal
interest with respect to the parties involved.
I have performed prior appraisals of the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment
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.
my compensation for completing this assignment is not contingent upon the development or reporting of
a predetermined value or direction in value that favors the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to
the intended use of this appraisal.
my analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.
I have made a personal inspection of the property that is the subject of this report.
the analyses, opinions, and conclusions were developed and this report prepared in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice
of the Appraisal Institute.
No one provided significant real property appraisal assistance to the person signing this certification.
the use of the report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives and by those of the Florida Real Estate Appraisal Board.
as of the date of this report, I have completed the continuing education requirements for the State of
Florida and for the Appraisal Institute.
Respectfully submitted,

ROBERT E. GALLAHER, MAI CRE
State Certified General Real Estate
Appraiser Certificate No. RZ98
July 31, 2017

ADDENDA

ASSUMPTIONS AND LIMITING CONDITIONS
This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standard
Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an appraisal report. As such, the
descriptions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's
opinion of value are summarized.
It is assumed that the title to the subject property is good and marketable; and that the legal description of the property
is correct; that the improvements are entirely and correctly located on the property described; and that there are no
encroachments, encumbrances, restrictions on or questions of title to this property; but no investigation or survey
has been made, unless otherwise stated.
The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this report.
The market value estimate assumes prudent ownership and management of the herein appraised property.
The information as to the description of the premises, restrictions, and improvements to the property involved in this
report is as has been submitted by the applicant of this appraisal, or has been obtained from sources believed to be
authoritative. No warranty is given for its accuracy.
Unless otherwise specifically stated, the value given in this report represents the opinion of the signers as to the
market value as of the appraisal date. Market values of real estate are affected by economic conditions, both local
and national. Therefore, market values of real estate will vary with future market conditions affecting real estate.
It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and
laws unless otherwise stated in this report.
It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a
nonconformity has been stated, defined, and considered in this appraisal report.
It is assumed that all required licenses, certificates of occupancy, or other legislative or administrative authority from
any local, state, or national governmental, or private entity or organization have been or can be obtained or renewed
for any use on which the value estimates contained in this report are based.
Any plot, plan or sketch in this report may show approximate dimensions and are included to assist the reader in
visualizing the property. Maps and exhibits found in this report are provided for reader reference purposes only. No
guarantee as to accuracy is expressed or implied unless otherwise stated in this report. No survey has been made
for the purpose of this report unless otherwise indicated.
It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless otherwise stated in this report.
The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by the appraiser that
might suggest the possibility of the presence of such substances should not be taken as confirmation of the presence
of hazardous waste and/or toxic materials. Such determination would require investigation by a qualified expert in
the field of environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam
insulation, or other potentially hazardous materials may affect the value of the property. The appraiser's 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 unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or for
any expertise or engineering knowledge required to discover them. The appraiser's descriptions and resulting
comments are the result of the routine observations made during the appraisal process.

ASSUMPTIONS & LIMITING CONDITIONS

ASSUMPTIONS AND LIMITING CONDITIONS – continued

Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey having
been conducted to determine if the property is or is not in conformance with the requirements of the Americans with
Disabilities Act. The presence of architectural and communications barriers that are structural in nature that would
restrict access by disabled individuals may adversely affect the property's value, marketability, or utility.
This report covers the premises herein described only. Neither the figures herein nor any analysis thereof, nor any
unit values derived there from are to be construed as applicable to any other property, however similar the same
may be.
Possession of this report, or copy thereof, does not carry with it the right of publication.
The signers of this report do not authorize disclosure of all or any part of the contents of this report to the public
through advertising, public relations, news, sales or other media, without the written consent and approval of the
author, particularly as to valuation conclusions, the identity of the appraisers or firm with which they are connected,
or any reference to professional associations to which they belong or designations which they may hold.
The market value herein is based on data available at the time of our investigation and analysis. Should any
additional information be made available to us that would affect the value estimate, we reserve the right to adjust our
figures accordingly.
The contract for the appraisal of said premises is fulfilled by the signers hereto upon the delivery of this appraisal
duly executed.

ASSUMPTIONS & LIMITING CONDITIONS

Exposure Time
The estimated length of time the property interest being appraised would have been offered on the
market prior to the hypothetical consummation of a sale at market value on the effective date of the
appraisal; a retrospective estimate based on an analysis of past events assuming competitive and open
market.3
Extraordinary Assumption
An extraordinary assumption presumes as fact otherwise uncertain information about physical, legal, or
economic characteristics of the subject property, and, which, if found to be false, could alter the
appraiser’s opinions or conclusions.4
Fee Simple Estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power and escheat.5
Highest and Best Use
The reasonably probable and legal use of vacant land or an improved property, which is physically possible,
appropriately supported, financially feasible, and that results in the highest land value.6
Hypothetical Condition
A hypothetical condition is that which is contrary to what exists but is supposed for the purpose of the
analysis.7
Market Value
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in a
competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest and assuming that neither is under undue duress.8
Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all probability
the property would have sold on the effective date of the appraisal, after a reasonable exposure time on
the open market, from a willing and reasonably knowledgeable seller to a willing and reasonably
knowledgeable buyer, with neither acting under any compulsion to buy or sell, giving due consideration to
all available economic uses of the property at the time of the appraisal.9

3

The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, 2010
Uniform Standards of Professional Appraisal Practice, 2006 Edition
5 The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, 2010
6 Appraisal of Real Estate 13th Edition, Appraisal Institute
7 Uniform Standards of Professional Appraisal Practice, 2006 Edition
8 Appraisal of Real Estate, 13th Edition, Appraisal Institute
9 Uniform Appraisal Standards for Federal Land Acquisitions
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DEFINITIONS

“Value’ as used in eminent domain statutes, ordinarily means the amount which would be paid for property on
assessing date to willing seller not compelled to sell, by willing purchaser, not compelled to purchase, taking
into consideration all the uses to which property is adapted and might reasonably be applied.”10
Marketing Time
An opinion on the amount of time it might take to sell a real or personal property interest at the concluded
market value level during the period immediately after the effective date of an appraisal.11

10 State Road Dept v. Stack, 231 So.2d 859 Fla. 1st DCA 1969) as quoted in the Florida Department of Transportation
Supplemental Standards
11 The Dictionary of Real Estate Appraisal (5th Edition)

DEFINITIONS

GALLAHER & BIRCH, INC., formerly known as Hedg-peth & Gallaher, Inc., was established as The Hedgpeth Company in 1967 by C. George Hedg-peth, MAI, who had been both a staff appraiser with The McCune
Company and chief commercial appraiser with Dade Federal Savings and Loan Association. The company is
a full service appraisal firm completing appraisal reports for all types of real estate ranging from single family
residences to apartments, hotels, vacant land to shopping centers, industrial properties and office buildings.
The predominance of appraisal assignments over the years has been for properties located in Miami-Dade,
Broward or Monroe Counties. By generally limiting the area of practice to South Florida, but addressing the
analysis of all types of property from vacant land to complex, multipurpose commercial developments, the
company has been able to assure a consistent high level of service to its clients.
Either through its individual appraisers or corporately, the company is an approved appraiser for a large number
of local lending institutions as well as for the Federal National Mortgage Association, the State of Florida, MiamiDade County and the cities of Miami, Coral Gables, Hialeah and Homestead. Corporate clients range from
local builders and developers to national and international corporations. In addition, assignments have been
completed for some of the largest and most prominent South Florida law, accounting and engineering firms.
The following is a brief sample of the firm's clientele:
Lending Institutions
Bank United
Chase Manhattan Bank
Coconut Grove Bank
Community Bank of Florida
First National Bank of South Miami
Northern Trust Bank of Florida
Republic Federal Bank
SunTrust Bank Miami
TotalBank

Law Firms
Akerman
Bilzin Sumberg Baena Price & Axelrod
Brigham Moore
Earle & Patchen
Greenberg Traurig
Holland & Knight
Hicks & Schreiber
Kubicki Draper
White & Case
Kozyak Tropin Throckmorton

Corporations
Baptist Health South Florida
GEO Group, Inc
Manuel Diaz Farms
Mount Sinai Medical Center
Walt Disney World
Wendy’s International

Institutional/Governmental Clients
Miami-Dade County
Miami-Dade County School Board
Miami Dade College
Florida Department of Transportation
Jackson Memorial Hospital
South Florida Water Management District

The company has provided litigation support, including expert testimony, for a variety of cases, including those
involving deficiency judgments, divorce, zoning, bankruptcy and eminent domain. Consultation and appraisal
review services are an integral part of the services offered.
Either corporately or through its employees, the company is a member of Chamber South, Commercial
Real Estate Women, and the Commercial Industrial Association of South Florida (formerly the Industrial
Association of Dade County), Miami Realtors.

APPRAISER’S QUALIFICATIONS

CURRICULUM VITAE - ROBERT E. GALLAHER, MAI, CRE
Resident of Miami, Dade County, Florida since 1950
State Certified General Real Estate Appraiser, State of Florida (Certificate Number RZ98)
Licensed Real Estate Broker, State of Florida
Licensed Real Estate Instructor, State of Florida
Graduate of University of Florida, Gainesville, Florida
Awarded Bachelor of Science in Business Administration with Major in Real Estate, 1972
Employment: Gallaher & Birch, Inc. (formerly Hedg-peth & Gallaher, Inc., formerly The Hedg-peth Company) since
September 1972; currently President
Partner - Esslinger Wooten Maxwell, Realtors 1984 to 1991
Appraisal Experience: Has participated in appraisals in Miami-Dade, Broward, Monroe and other
counties in Florida of various types of residential and commercial properties, including office buildings,
shopping centers, apartment developments, warehouses and hotels.
Expert Witness: Qualified as an expert in real estate valuation in Miami-Dade, Broward, Monroe, Palm Beach and
Lee Counties, as well as in Federal Bankruptcy Court. Has testified in deposition and in trial in matters of
eminent domain, bankruptcy, divorce, deficiency judgments and other issues
Member of:
Appraisal Institute, with designation MAI.
Certified Under Continuing Education Program through December 2017
The Counselors of Real Estate, with designation CRE
Chairman of South Florida Chapter 2004 to 2007 and 2013 to present
Fellow of the Royal Institution of Chartered Surveyors
Miami Association of Realtors (formerly: Miami and Coral Gables Boards of Realtors)
Chairman of Association for 1995-96
President 1982 and 1987-1988
Florida Association of Realtors
National Association of Realtors
Boards of Directors
Florida Savings Bank – 2001 to 2006
Consumers Savings Bank – 1991 to 1998
Advisory Board Jerome Bain Real Estate Institute at Florida International University
ChamberSouth – 2001 to 2011 (Chairman of the Board of Directors 2008-2009)
Dade County SurTax Advisory – 1984 to 1993
Instructor, having taught seminars and/or courses for:
Miami Dade College; the Appraisal Institute, the American Bar Association, The Florida Association of
Realtors; and various local real estate associations and companies.
Nationally certified instructor for the Appraisal Institute
Nationally certified instructor of Uniform Standards of Professional Appraisal Practice
Currently President/Owner of Gallaher & Birch, Inc., (formerly Hedg-peth & Gallaher, Inc.). Has been officer, director
and stockholder of several closely held corporations, including Sanctuary Farms, Inc., a farming venture in Collier
County; Marina Bay, Inc., a shopping center development in North Miami-Dade County; Burlingame Group, Inc., an
office space owner in Miami; Miller Ludlam LLC an owner of retail stores; and First Reserve, Inc., a corporate holding
company that owned Esslinger-Wooten-Maxwell, Inc., a general real estate brokerage firm and which participated in
the development of Gables Waterway Executive Center and the University Inn Condominium.
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