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 Cruz Appraisals, Inc. 

Real Estate Appraisers and Consultants 

9425 SW 72nd Street, Suite 263 

Miami, FL 33173 
 

 Phone: (305) 200-5408 / Fax: (786) 360-3863  

 jcruz@cruzappraisals.com 

 

 

  October 6, 2020 

Mr. Peter Garcia 

City First Mortgage Corporation 

6100 Hollywood Boulevard, Suite 305 

Hollywood, FL 33024 

 

Re: Assisted Living Facility 

 1750 Jefferson Avenue and 

            1753 Michigan Avenue 

 Miami Beach, FL 33024 

 CAI File No. 201167 

  

Dear Mr. Garcia: 

 

We have prepared an Appraisal Report of the above referenced property for the purpose of 

estimating the As Is market value of the fee simple interest as of October 2, 2020. The terms market 

value and fee simple interest are defined in the pages of this report. This report has been prepared 

based on the scope of the work which is detailed on a following page.  The reader of the appraisal 

is strongly advised to read the scope of work so as to understand the scope of this appraisal. 

 

This report is intended for use only by the client and intended users as noted herein. No additional 

intended users are identified or intended. Use of this report by others is not intended by the 

appraiser. No one else, or any other entities, should rely on this appraisal other than those noted 

herein. 
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Mr. Peter Garcia 

City First Mortgage Corporation 

October 6, 2020 

 

The subject property is located along the west side of Jefferson Avenue and the east side of 

Michigan Avenue, between 17th Street and 18th Street in the city of Miami Beach, Miami-Dade 

County, Florida. The improvements consist of a 30 bed capacity, with two buildings that are one-

story CBS assisted living facility complex constructed in 1938 and 1945. Total rentable building 

area is 6,131 square feet per the Miami-Dade County Property Appraiser. The improvements are 

situated on a 15,000 square foot (0.34 acres) site. Zoning on this site is RS-4, Residential Multi-

Family by the city of Miami Beach, FL. Additional discussion of the building improvements and 

the site can be found within this appraisal report. 

 

As a result of our investigation, it is our opinion that the As Is market value of the fee simple as of 

October 2, 2020, is in the amount of 

 

TWO MILLION FIVE HUNDRED THOUSAND DOLLARS 

($2,500,000) 

 

 

On the following pages is the table of contents and scope of work followed by the certification and 

general assumptions and limiting conditions. It is advised that these items be reviewed so the reader 

has an understanding of the limitations of this appraisal.  

 

  

  Very truly yours, 

 
  _______________________________ 

  Jorge Cruz 

  State-Certified General Real Estate Appraiser 

RZ#3379 
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Scope of Work 

 

The appraisal problem herein is to estimate the “AS IS” market value of the fee simple interest. 

 

All appraisals begin by identifying the appraisal problem. Data on the subject property can be 

derived from various sources including but not limited to, the property owner, the county property 

appraiser’s office, surveys and building plans. When possible, more than one source is utilized to 

confirm data and the data sources are acknowledged. Land size is based on surveys (when 

available), public records and recorded plats. Land measurements are not performed. 

 

Description of the improvements is based on a visual inspection and plans (when available). The 

age of the building is based on public records. Appraisers are not structural engineers and therefore 

cannot attest to the soundness of a structure. Noticeable potential problems such as stress cracks 

and water damages are noted, if evident. 

 

Next, a search is performed for comparables to the subject property. Research of comparables and 

market data include, but is not limited to, using the following data sources: 

 

 Board of Realtors’ Multiple Listing Service 

 Imapp 

 Realist 

 Loopnet.com 

 

Comparables are inspected and the transactional information is reported. Sale prices are from 

public records and are typically confirmed with a party to the transaction, i.e. buyer, seller, real 

estate agent, or closing attorney. All information is analyzed in processing the appraisal report and 

as support for the estimated value. 

 

The scope of work for this assignment has been described above and is to be typical for an 

assignment of the nature of the subject appraisal problem.  
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Certification 
 

 

The undersigned does hereby certify that, to the best of my knowledge and belief: 
 

1. The statements of fact contained in this report are true and correct. 

2. 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. 

3. 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. 

4. I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

5. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

6. 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. 

7. My analyses, opinions and conclusions were developed, and this report has been prepared, 

in conformity with the following requirements.  

 Uniform Standards of Professional Appraisal Practice (USPAP) 

 The Code of Professional Ethics and Standards of Professional Practice of the 

Appraisal Institute 

 The State of Florida requirements for state-certified appraisers 

 
8. I have complied with the USPAP Competency Rule. 

9. This appraisal report sets forth all of the limiting conditions imposed by the terms of this 
assignment or by the undersigned affecting the analyses, opinions and conclusions 
contained in this report. 

10. No one provided significant real property appraisal assistance to the person signing this 
certification. 

11. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. Additionally, it is subject to review by the 
state of Florida relating to review by the real estate appraisal subcommittee of the Florida 
Real Estate Commission. 

12. As of the date of this report, I, Jorge Cruz, has completed the Standard and Ethics Education 
Requirement of the Appraisal Institute for Associate Members 

13. I, Jorge Cruz have made a personal inspection of the property that is the subject of this 
report. 

14. Any use (purported, attempted, actual or otherwise) of the “replacement costs” or 
“insurable value” calculations contained in this appraisal by the client, property owner, 
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their designees, assignees or agents for purposes of binding or obtaining insurance for the 
appraised property is strictly prohibited. Said information is not furnished for that reason 
and cannot be used for that purpose. It is strongly suggested that a licensed general 
contractor be engaged to calculate the insurable value of the appraised property for 
insurance purposes.  

15. Neither the undersigned, nor Cruz Appraisals, Inc. have performed any valuation or 
professional services involving the subject property in any capacity, nor have we been 
involved with the management, leasing, disposition, nor any similar service regarding the 
subject property in the past three years. 

 
  

 
    

  _______________________________ 

  Jorge Cruz 

  State-Certified General Real Estate Appraiser 

RZ#3379 

 

 

Date of Report   October 6, 2020  
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General Assumptions and Limiting Conditions 
   

This appraisal report has been made with the following general assumptions: 

1. No responsibility is assumed for the legal description or for matters pertaining to legal or 

title considerations. Title to the property is assumed to be good and marketable unless 

otherwise stated. 

2. The property is appraised free and clear of any or all liens or encumbrances unless 

otherwise stated. 

3. Responsible ownership and competent property management are assumed. 

4. The information furnished by others is believed to be reliable but, no warranty is given for 

its accuracy. 

5. All engineering studies are assumed to be correct. Any plot plans or illustrative material in 

this report are included only to help the reader visualize the property. 

6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures that render it more or less valuable. No responsibility is assumed for such 

conditions or for obtaining the engineering that may be required to discover them. The 

values estimated herein are subject to typical inspections such as roof, structural, and 

termite, if applicable. 

7. It is assumed that the property is in full compliance with all applicable federal, state and 

local environmental regulations and laws unless the lack of compliance is stated, described 

and considered in the appraisal. 

8. It is assumed that the property conforms to all applicable zoning and use regulations and 

restrictions unless a non-conformity has been identified, described and considered in the 

appraisal.  

9. It is assumed that all required licenses, certificates of occupancy, consents, and other 

legislative or administrative authority from any local, state or national government or 

private entity or organization have been or can be obtained or renewed for any use on which 

the opinion of value contained in this report is based. 

10. It is assumed that the use of the land and improvements is confined within the boundaries 

or property lines of the property described and considered in the appraisal. 

11. Unless otherwise stated in this report, the existence of hazardous materials, which may or 

may not be present on the property, was not observed by the appraiser. The appraiser has 

no knowledge of the existence of such materials on or in the property. The appraiser, 

however, is not qualified to detect such substances. The presences of substances such as 

asbestos, urea formaldehyde foam insulation or other potentially hazardous materials may 

affect the value of the property. The value estimated is predicated on the assumption that 

there is no such material on or in the property that would cause a loss in value. No 

responsibility is assumed for any such conditions, or for any expertise or engineering 

knowledge required to discover them. The intended user is urged to retain an expert in this 

field, if desired.  
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12. The physical condition of the improvements, if any, described herein was based on visual 

inspection. No liability is assumed for the soundness of structural members, since no 

engineering tests were made of same. 

13. Neither all nor any part of this appraisal report shall be disseminated to the general public 

using the appraiser’s name or appraisal designation, without prior written consent of the 

appraisers signing this appraisal report. 

14. Authorization is not allowed for the out-of-context quoting from, or partial reprinting of, 

this appraisal report. 

15. By reason of the report, there is no requirement to testify with reference to the property 

herein appraised, unless arrangements have been previously made. 

16. The reader should be advised that our employment was not contingent on the appraisal 

providing a minimum valuation, a specific calculation or the approval of a loan. 

Additionally, we have complied with the USPAP Competency Rule. 

   

Limiting Conditions: 

1. The allocation of total value between land and improvements applies only under the 

described utilization. The separate valuations for land and improvements must not be used 

in conjunction with any other appraisal and are invalid if so used.  

 

2. The Americans with Disability Act (ADA) became effective January 26, 1992. The 

appraiser has not made a specific compliance survey and analysis of this property to 

determine whether or not it is in conformity with the various detailed requirements of the 

requirements of the ADA. It is possible that a compliance survey of the property and a 

detailed analyses of the requirements of the ADA, could reveal that the property is not in 

compliance with one or more of the act. If so, this fact could have a negative impact upon 

the value of the property. Since the appraiser has no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating 

the value of the property. 
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Summary of Pertinent Data 

 

Location: Along the west side of Jefferson Avenue and the east 

side of Michigan Avenue, between 17th Street and 

18th Street in the city of Miami Beach, Miami-Dade 

County, Florida. 

 

Address: 1750 Jefferson & 1753 Michigan Avenue, Miami 

Beach, FL 33139 

 

Type of Use: Assisted Living Facility 

 

Year Built: 1938 & 1945 

 

Zoning: RS-4, Residential Multi-Family by the city of Miami 

Beach, FL. 

 

Adjusted Area:  6,131 square feet 

 

Land Area:  15,000 square feet (.34 acres) 

 

“AS IS” Value 

 

Value by Cost Approach: Not Applicable 

Value by Income Capitalization Approach: $2,530,000 

Value by Sales Comparison Approach: $2,400,000 

Market value estimate of the fee simple interest: $2,500,000 

Date of “AS IS” Valuation: October 2, 2020 

Date of Report:  October 6, 2020 

 

 

 

Note: The estimated insurable value is $1,900,000 which is not in any way to be considered market value. 

This estimate should be considered of very limited reliance. It is strongly advised that the client 

engage a licensed general contractor to provide an estimate of insurable value. 
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Aerial Photograph 
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Zoning Map 
 

 
 

 

Subject 
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Subject Photographs 

 

 

East elevation 

 

West elevation 

 

 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 14 

 

 

 

 

 

  

   

Facing north along Jefferson Avenue  Facing south along Jefferson Avenue 

   

Facing north along Michigan Avenue   Patio 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 15 

 

 

 

 

 

  

   

Patio  Patio 

   

Patio  Patio 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 16 

 

 

 

 

  

   

Side  Side 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 17 

 

 

 

  

   

Interior  Interior 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 18 

 

 

 

  

   

Interior  Interior 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 19 

 

 

 

 

 

 

  

   

Interior  Interior 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 20 

 

 

  

   

Interior  Interior 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 21 

 

 

  

   

Interior  Interior 

   

Interior  Interior 



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 22 

 

 

  

   

Interior   

   

   



Introduction 1750 Jefferson & 1753 Michigan Ave, Miami Beach, FL 33139 

Cruz Appraisals, Inc. ❖   Real Estate Appraisers & Consultants Page 23 

Appraiser Qualifications 

JORGE CRUZ 

 

Education: Florida International University (School of Business), Miami, Florida.  

 Dual Major in Real Estate and Finance. Awarded degree of Bachelor of Real 

Estate and Finance, December 2006. 

 Miami-Dade Community College, Miami, Florida. 

 Awarded degree of Associate in Arts, December 2004 

 

Affiliations: State-certified general real estate appraiser, State of Florida, RZ No. 3379, since 

2010  

 State-certified residential real estate appraiser, State of Florida, RD No. 5298, 

since 2005 

 

 Registered-trainee residential real estate appraiser, State of Florida,  

 RI No. 9578, since 2002 

 

Experience: Cruz Appraisals, Inc President 

    Real Estate Appraiser 

    March 2004 to Present 

 

 Waronker and Rosen, Inc. Real Estate Appraiser 

    Research Analyst 

    April 2009 to October 2013 

 

 Integra Realty Resources, Inc. Real Estate Appraiser 

    Research Analyst 

    January 2008 to April 2009 

 

 A. Appraisals and Consultants Real Estate Appraiser 

    Research Analyst 

    December 2002 to March 2005 

 

Continued… 
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Course Work: Gold Coast School of Real Estate 

 Certified Residential/General Appraisal (AB-I) (AB-II) (AB-III)  

 

 Appraisal Institute 

 General Appraiser Report Writing and Case Studies (Course 405) 

 Advanced Income Capitalization (Course 510) 

 General Appraiser Market Analysis and Highest and Best Use (Course 520) 

 Advanced Sales Comparison and Cost Approach (Course 530) 

 Advanced Applications (Course 550)  

 Fundamentals of Separating Real and Personal Property  

  from Intangible Business Assets 

 

 

Appraised various types of properties, including: 

  Office Buildings  Restaurants 

  Medical Office Buildings  Office Condominiums 

  Warehouses Industrial Buildings  

  Shopping Centers  Residential Single Family  

  Apartment Buildings  Residential Condominiums 

  Vacant Land Residential Multi-Family 

     Special Purpose Facilities Hotels and Motels 
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Purpose of the Appraisal 
 

The purpose of this appraisal is to estimate the As Is market value of the fee simple interest as of 

October 2, 2020. The terms fee simple interest is defined below and the term market value is 

defined on the following page. 

 

  

 

Client, Intended User and Use of the Appraisal 
 

The intended user of this appraisal is Mr. Peter Garcia, City First Mortgage Corporation. The 

intended use of this appraisal is to determine collateral for a private mortgage. No additional 

intended users are identified or intended by the appraiser. 

 

 

 
 

 

 

Definition of Real Property Interest Appraised 
 

The interest appraised herein is that of the fee simple interest, defined as follows: 

 

Fee Simple Interest:  an absolute fee without limitations to any particular class of heirs, but 

subject to the limitations of eminent domain, escheat, police power and taxation. An 

inheritable estate. 
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Definition of Market Value 
 

Market Value is the major focus of most real property appraisal assignments. Both economic and 

legal definitions of market value have been developed and refined.1  The Uniform Standards of 

Professional Appraisal Practice (USPAP) states Market Value is “a type of value, stated as an 

opinion, that presumes the transfer of property (i.e., a right of ownership or a bundle of such rights), 

as of a certain date, under specific conditions set forth in the definition of the term identified by 

the appraiser as applicable in the appraisal”.2 This requires the appraiser to identify the definition 

of market value and its authority. The definition that follows is the basis of the valuation in this 

appraisal and the source is the Federal Register.  

 

Market Value is defined as “the most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller each acting 

prudently and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit 

in this definition are the consummation of a sale as of a specified date and the passing of title from 

seller to buyer under conditions whereby: 

 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their own 

best interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and  

 The price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale.”3 

 

This market value definition is referenced within the appraisal regulations of the following 

governmental agencies; 

 

 Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA) 

of 1989 

 Department of the Treasury 

 The Federal Reserve System (FRS) 

 Federal Deposit Insurance Corporation (FDIC)  

 Office of Thrift Supervision (OTS) 

 Office of Comptroller of the Currency (OCC) 

  

 
1  Appraisal of Real Estate, 13th Edition, page 22 
2  USPAP 2012-2013, page U-4 
3  Federal Register/Vol. 75, No. 237/December 10, 2010 
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Location and Address 

 

The subject property is located between the west side of Jefferson Avenue and the east side of 

Michigan Avenue, between 17th Street and 18th Street of Dade Boulevard in the city of Miami  

Beach, Miami-Dade County, Florida. 

 

Address: 1750 Jefferson Avenue and 

                        1753 Michigan Avenue  

  Miami Beach, FL 33139 

   

 

Legal Description 
 

Lots 7 & 14, Block 20, PALM VIEW SUBDIVISION, according to the Plat thereof, as recorded 

in Plat Book 6, Page 29, of the Public Records of Miami-Dade County, Florida. 

 

Source:  www.miami-dade.gov 

 

 

Owner of Record 
 

Florence Black TRS  

Florence Black Trust 

528 NE 195th Street 

Miami, FL 33179 

 

  

Source:  www.Miami-Dade.gov 

 

 

 

History of the Subject Property 
 

As per Public Records, in the past five years from the date of this report, the Subject reflects a 

“Quit Claim Deed” on July 22, 2019 for nominal consideration. (31581-4037) & (31581-4036). 

 

The subject is under contract between “Rockwell Management Corp./buyer” and “Miami 

Commercial Adviser, LLC and/or assignees/seller” for $2,500,000 as of September 4, 2020. 

 

Source: www.Miami-Dade.gov and sales contract 
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Site Data 

 

The total area of the parcel is approximately 15,000 square feet (0.34 acres) as per declaration of 

condominium documents. The subject property is accessible from the west side Jefferson Avenue 

and east side of Michigan Avenue. 

 

The site is level and at approximate street grade. Utilities available to the site are: 

 

 Electric: Florida Power and Light 

 Telephone: AT&T 

 Water: City of Miami Beach Water and Sewer Authority  

 Sewer Disposal: City of Miami Beach Water and Sewer Authority 

  

 

 

 

Zoning 
 

The subject property is zoned RS-4, Residential Multi-Family by the city of Miami Beach, FL.  

For a detailed listing of allowable uses and restrictions, refer to the zoning code of the city of 

Miami Beach, FL. 

 

 

 

 

Flood Zone 
 

The subject property is located in Flood Zone AE. This identification was located on Flood 

Insurance Rate Map, Community Panel No. 12086C0317L, September 11, 2009. For insurance 

purposes, a surveyor should be contacted to verify the exact zone by a flood elevation 

certificate, as well as its impact on insurance.  

 

Source:    www.interflood.com 
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Description of Building Improvements 

 

The improvements were inspected on October 2, 2020 and the public records were also examined. 

No plans were provided, therefore, this discussion was based upon a visual inspection and the 

public records. The following is a summary of the major components. 

 

Type of Building: Assisted Living Facility 

 

Year Built: 1938 & 1945 

 

No. of Stories: 2 one-story buildings 

 

Size: Livable Area: 6,131 square feet  

  

Exterior Walls: Concrete block with a painted stucco finish 

 

Foundation:  Reinforced concrete footings 

 

Roof Cover: Flat tile and shingle 

 

Roof Construction: Pitched wood rafters  

 

Floors: Concrete, covered by ceramic tile  

 

Windows: Single Hung 

 

Interior Walls: Painted drywall  

 

Ceilings: Painted drywall 

 

Air Conditioning: Wall mounted air conditioning units 

 

Additional Features: Covered Walkways 

 Laundry room 

 Kitchen 

 Lunch/Dining room 

 Activity room 
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Condition of the Improvements 
 

The subject property’s improvements are in average condition. There are no signs of deferred 

maintenance.  

 

 

Description of the Site Improvements 
 

 

Parking: Paved asphalt  

 

Fencing: Iron and chain link 

 

Landscaping: Minimal 
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Neighborhood Overview 

 
General Neighborhood Data 

 

Location: Urban  

Built Up: 90% to 100%  

Growth Rate: Steady  

Property Values: Slight increase  

Demand/Supply: Under supply  

Present Land Use: Multi-family residential  

Change in Present Land Use: Not likely  

Predominant Use: Multi-family residential  

 

 

Neighborhood Rating 

 

Adequacy of Shopping: Excellent 

Employment Opportunity: Excellent 

Recreational Facilities: Excellent 

Adequacy of Utilities: Average 

Property Compatibility: Excellent 

Protection from Detrimental Condition: Average 

Police and Fire Protection: Excellent 

General Appearance of Properties: Excellent 

Appeal to Market: Excellent 
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Exposure Time 

 

Exposure time is the “estimated length of time that 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. Exposure time is a retrospective opinion based on an analysis 

of past events assuming a competitive and open market”1.  

 

This analysis considers the exposure time at a market related price such as the estimated market 

value herein. In estimating exposure time, sales are analyzed, real estate brokers and property 

owners are interviewed and statistics from published surveys are considered.  

 

 
 

Typical Purchaser of the Subject 
 

The subject consists of two one-story buildings for a 30 bed assisted living facility. It is believed 

that this property would be purchased by a local investor or partnership. It is too small and the 

design is inferior to that which would be considered institutional grade. However, an average 

assisted living facility in a good area in today's market appears to be one of the more viable or 

marketable type properties. The rental assisted living facility is one of the strongest income 

producing property types within the current real estate market. It is currently under ownership and 

management by a local investor/operator. 

  

 
1  Uniform Standards of Professional Appraisal Practice (USPAP) 2012-2013 Edition, Page U-3 
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Highest and Best Use 

 

The site is valued for its highest and best use, which may be defined as follows: 

 

That reasonable and probable use that will support value 

as defined as of the effective date of the appraisal. 

 

In analyzing the highest and best use, the following four questions are answered: 

 

 1. Legally Permissible. What uses are legally permitted on the subject site with 

respect to zoning ordinances and deed restrictions? 

 2. Physically Possible. What uses of those legally allowed are physically possible on 

the subject site?  

 3. Financially Feasible. Of those uses determined to be physically possible and 

legally permissible, which ones will produce a positive return? 

 4. Maximally Productive. Of those that are feasible, legally permissible, and 

physically possible, which will produce the highest rate of return or value? 

 

 

 

 

As Vacant 

 

The highest and best use as though vacant is to improve with an assisted living facility or multi-

family apartment building to the highest allowable density within the existing zoning constraints, 

similar to its current use 

 

As Improved 

 

The highest and best use as improved is something similar to its current use as long as it 

conforms with current zoning restraints. 
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Appraisal Process 

 

 

An analysis of three separate approaches to value; sales comparison approach, cost approach, and 

income capitalization approach, will be considered to estimate the value of the subject property. 

Although these three approaches to value are considered within every appraisal report, they may 

not be applicable to each and every property being appraised. 

 

The cost approach is based on the principle of substitution which states that an informed purchaser 

would not pay more for a property than the cost of reproducing a property with the same utility. 

The cost approach can often yield reliable estimates of value for new construction. This approach 

entails estimating the cost of producing the improvements, deducting an estimate of depreciation, 

then adding the value of the site as if vacant. To this value an entrepreneurial incentive is added to 

arrive at the estimated value by the cost approach.  

 

The income capitalization approach is based on the concept that value is created by the 

expectations of future benefits and higher earnings should result in higher values. Income 

producing real estate is purchased for the right to receive future income. The income capitalization 

approach consists of methods to analyze a property's capacity to generate income, and a reversion, 

and convert these monetary benefits into an estimate of value.  

 

The sales comparison approach is based on the principle of substitution which suggests that, within 

competitive markets, similar products will realize similar prices. Inherent in this concept is the 

premise that a purchaser would not pay more for a property than the cost to acquire another 

property with the same amenities and utility.  

 

The final steps in the appraisal process are review and reconciliation of the data and conclusions. 

In reaching a final conclusion of value, the entire process involving the approaches that were 

estimated must be reviewed for accuracy, completeness and consistency. After analysis, evaluation 

and reconciliation of the indications a value is estimated. The essence of this final reconciliation 

should be a defensible and rational conclusion of value. 

 

The approaches used in this appraisal are the income capitalization approach and sales comparison 

approach. The cost approach is not applicable. 

 

The approaches in this appraisal are the income capitalization and sales comparison approach. A 

cost approach was considered not applicable, however estimated herein within the cost approach 

section was the Insurable Value.  
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Cost Approach 
  

 

The basis of the cost approach is the principle of substitution. This principle suggests that a prudent 

buyer would not pay more for a property than the cost to acquire a similar site and construct 

comparable improvements.  

Following are the procedures for preparing the cost approach.  

 
1. Estimate the value of the land as though vacant and available to be developed to its highest and 

best use. 

2. Determine which cost basis is most applicable to the assignment: reproduction cost or replacement 

cost. 

3. Estimate the direct (hard) and indirect (soft) costs of the improvements as of the effective appraisal 

date.  

4. Estimate an appropriate entrepreneurial profit or incentive from analysis of the market. 

5. Add estimated direct costs, indirect costs, and the entrepreneurial profit or incentive to arrive at the 

total cost of the improvements.  

6. Estimate the amount of depreciation in the structure and, if necessary, allocate it among the three 

major categories: physical deterioration, functional obsolescence, and external obsolescence. 

7. Deduct the estimated depreciation from the total cost of the improvements to derive an estimate of 

their depreciated cost. 

8. Estimate the contributory value of any site improvements that have not already been considered. 

(Site improvements are often appraised at their contributory value - i.e., directly on a depreciated-

cost basis - but may be included in the overall cost calculated in Step 2 and depreciated, if 

necessary).  

9. Add the land value to the total depreciated cost of all the improvements to arrive at the indicated 

value of the property.   

10. Adjust the value conclusion if for any personal property (e.g., furniture, fixtures, and equipment) 

or intangible assets are included in the appraisal assignment. If necessary this value, which reflects 

the value of the fee simple interest, may be adjusted for the property interest being appraised to 

arrive at the indicated value of the specified interest in the property. 1 

 

A cost approach was not estimated as purchasers of this type property do not typically rely on a 

cost approach. With consideration to the age and renovation of the improvements an estimate of 

depreciation would be subjective and limit the reliability of this approach. In addition there were 

no recent comparable land sales. However, estimated herein was the Insurable Value. 

 

 

 
1 The Appraisal of Real Estate, 13th Edition, 2008, Page 384 and 385 
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Insurable Value 
 

A cost approach was not prepared; however, the client has requested an estimate of insurable value. 

Below and on the following page begins an estimate of the replacement cost for the subject 

improvements, which is used in determining the insurable value. Insurable value is defined as: 

 

Insurable Value is the value of an asset or asset group that is covered by an 

insurance policy. Insurable value may be based on the replacement or 

reproduction costs of physical items that are subject to loss from hazards. This 

value is often controlled by state law and varies from state to state. 1 

 

The cost estimated from Marshall Valuation Service includes the cost of labor, materials, 

supervision, contractor's profit and overhead, architect's plans and specifications, sales taxes and 

insurance. Not included are escrow fees, legal fees, property taxes, demolition, storm drains, or 

rough grading. Additionally, discounts or bonuses paid for financing, costs of land planning or 

preliminary concept and layout for large developments, and interest or tax on the land are not 

included.  

 

The building replacement cost was estimated by utilizing the calculator method of Marshall 

Valuation Service, a continuously updated compendium of building costs. The replacement cost 

does not include any highly specialized removable items such as any customized carpets, art 

work and other similar items. On the following page is a breakdown of those cost estimates from 

Marshall Valuation Service.  

 

  

 
1  The Appraisal of Real Estate, 13th Edition, 2008, Page 32 
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Conclusion of Insurable Value 
 

 

Building Improvements: 

 

Gross area – 6,131 sq. ft. x $175 per sq., ft.  $1,072,925 

 

 Less Insurable Exclusions (5%, below)  - 53,646  

 

Indicated Insurable Value (Rounded)  $1,020,000  

 

 

NOTES: No construction costs were provided. Insurance exclusions were considered for the foundation, 

underground utilities and some architectural fees. Insurance exclusions or additions are typically a 

matter of underwriting and not a matter of valuation. Therefore, the type of coverage should be known 

to accurately determine this value. Added to the cost would be cost of demolition of items not able to 

be used in the new construction with deductions as noted for items such as foundations below ground, 

some architectural fees, piping and utilities below ground. The total net deduction estimate for these 

items is 5%. The cost estimate does not include entrepreneurial incentive.  

 

 Any use (purported, attempted, actual or otherwise) of the “replacement cost” calculations 

contained in this appraisal by the client, property owner, their designees, assignees or agents for 

purposes of binding or obtaining insurance for the appraised property is strictly prohibited. 

Said information is not furnished for that reason and cannot be used for that purpose. It is 

strongly suggested that a licensed general contractor be engaged to calculate the insurable value 

of the appraised property for insurance purposes. 
 

Conclusion of Insurable Value 

 

The estimated insurable value is $1,020,000 which is not in any way to be considered market value. 

This estimate should be considered of very limited reliance. It is strongly advised that the 

client engage a licensed general contractor to provide an estimate of insurable value. 
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Income Capitalization Approach 
 

 

Income producing real estate is typically purchased as an investment, and from an investor’s point 

of view earning power is the critical element affecting property value. One basic investment 

premise holds that the higher the earnings, the higher value, provided the amount of the risk 

remains constant. An investor who purchases income-producing real estate is essentially trading 

present dollars for the expectation of receiving future dollars. The income capitalization approach 

to value consists of methods, techniques, and mathematical procedures that an appraiser uses to 

analyze a property’s capacity to generate benefits (i.e., usually the monetary benefits of income 

and reversion) and convert these benefits into an indication of present value.1 

 

 

In the income capitalization approach, a property's capacity to generate future benefits is analyzed 

and the income is capitalized into an indication of value. The principle of anticipation is 

fundamental to the approach.2 

 

 

 

 

 

 

 

 

  

 
1  Appraisal of Real Estate, 13th Edition, 2008, Page 445 
2  Ibid., 445 
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Market Rental Analysis 
 

 

A survey was made of rental rates from comparable properties. The following are rentals 

considered most comparable to the subject. 

 

 

Rental Location No. of Beds Year Built 

Monthly Rent  

Per Bed 

A 1960 Park Avenue 

Miami Beach 

42 1937 $3,000 

B 7100 Rue Granville 

Miami Beach 

8 1953 $3,000 

C 757 West Avenue 

Miami Beach 

114 1979 $4,000 

Subject 1750 Jefferson Avenue 

1753 Michigan Avenue 

Miami Beach 

30 1938  

1945 

$3,000 

* Asking price 

 

 

On the following page is a map indicating the location of each comparable rental. 
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Comparable Rentals Map 
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Projected Stabilized Operating Statement 
 

 

Potential Rental Income 

   30 beds at $3,000 month x 12 months              $1,080,000 

   

TOTAL POTENTIAL GROSS INCOME   $1,080,000 

  Less Vacancy & Collection Allowance (20%)               - 216,000 

EFFECTIVE GROSS INCOME (EGI)   $864,000 

Less Operating Expenses: Annual Per Bed 

 Real Estate Taxes $41,139 $1,371  

 Insurance $15,000 $500 

 Maintenance and Repairs  $30,000 $1,000 

 Utilities             $7,500 $250 

 Management $30,000 $1,000 

 Admin Salaries $45,000 $1,500 

 Staff Salaries $300,000 $10,000 

 Meals $90,000 $3,000 

 Transportation $15,000 $500 

 Taxes (FICA) $15,000 $500 

 Professional Fees $7,500 $250 

 Miscellaneous         $7,500 $250 
 Replacement Allowance    $7,500       $250 
 Total $611,139 $20,371 

 

TOTAL EXPENSES (71% of EGI)     $611,139  

PROJECTED NET OPERATING INCOME    $252,861 

 

 

* Real estate taxes are estimated based on a proposed sale (Estimated value of $2,500,000 minus 

15% Florida Statue, equals an assessed value of $2,125,000 ($2,500,000 minus $375,000). The 

assessed value is multiplied by millage rate 19.3596, equals $41,139 ($2,125,000 X .0193596).  
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Direct Capitalization 
 

On the previous pages an overall capitalization rate was estimated. This rate is divided into the net 

operating income to indicate a value by the income capitalization approach. 

 

 $252,861 Projected Net Operating Income  

 

 Divided by               .10 Overall Capitalization Rate 

 

 $2,530,000 Indicated Value by the Income Capitalization Approach  

 

 

 

A discounted cash flow analysis was not considered necessary for valuing the subject property by 

the income capitalization approach, as a typical buyer would not base a purchase on this method. 
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Sales Comparison Approach 
 

 

The sales comparison approach is based on the principle of substitution. The principle of 

substitution holds that the value of a property tends to be set by the price that would be paid to 

acquire a substitute property of similar utility and desirability within a reasonable amount of 

time.1  

 

In the Sales Comparison Approach, an opinion of market value is developed by comparing 

properties similar to the subject property that have recently sold, are listed for sale, or are under 

contract (i.e., for which purchase offers and a deposit have been recently submitted). A major 

premise of the sales comparison approach is that an opinion of the market value of a property 

can be supported by studying the market’s reaction to comparable and competitive properties. 

 

Qualitative analysis is a relative comparison process without mathematics. Sales are ranked 

based upon their desirability as compared to the subject. Comparisons can be expressed as plus 

or minus as opposed to dollar or percentage adjustments. 

 

Quantitative analysis is the process of applying mathematical techniques. Sales are adjusted to 

the subject property on a dollar or a percentage basis. One method of supporting adjustments is 

through paired data analysis. This method analyzes two sales and attributes the difference in 

their sales prices to the characteristic which is different. This analysis requires an abundance of 

sales data which is frequently not available.  

 

Qualitative analysis is used herein to estimate a value by the sales comparison approach. 

Characteristics of the sales considered superior to the subject are given a minus (-) adjustment. 

Those characteristics of the sales considered inferior to the subject are given a plus (+) 

adjustment. Each sale is given an overall adjustment indicating how it compares to the subject. 

 

 

 

 

  

 
1 The Appraisal of Real Estate 13th Edition, 2008, page 298-299 
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Improved Sales Grid 
 

 

Following is an improved sales grid of the comparable properties used for comparison to the subject 

property. 
 

 

 

Sale 

No. 

Sale 

Date Location 

Cash 

Equivalent 

Sale Price 

Bldg. 

Sq. Ft./ 

Beds 

(A) 

 

 

Land 

Size 

Price 

Sq. 

Ft./Bed 

(B) 

L/B 

Ratio 

(C) 

Year 

Built 

1 12/19 201 Curtis Parkway 

Miami Springs 

$29,065,700 101,614/ 

269 

276,873 $286/ 

$108,051 

2.72:1 1924 

 

2 10/19 16565 NE 4th Avenue 

Miami 

$4,900,000 25,142/ 

90 

69,755 $195/ 

$54,444 

2.77:1 1987 

3 9/19 3302 NW 2nd Avenue 

Miami 

$1,700,000 4,693/ 

16 

10,000 $362/ 

$106,250 

2.13:1 1918 

4 6/19 1800 NE 168th Street 

North Miami Beach 

$8,000,000 49,313/ 

86 

57,703 $162/ 

$93,023 

1.17:1 1964 

5 5/19 2929 SW 21st Terrace 

Miami 

$400,000 2,941/ 

2 

7,000 $136/ 

$200,000 

2.38:1 1994 

6 1/19 4291 SW 9th Terrace 

Miami 

$430,000 3,576/ 

4 

10,000 $120/ 

$107,500 

 

2.80:1 1956 

Subj. U/C 1750 Jefferson Avenue 

1753 Michigan Avenue 

Miami Beach 

$2,500,000 6,131/ 

30 

15,000 $408/ 

$83,333 

2.45:1 1938 

1945 

 

 
(A) Miami-Dade County Property Appraiser’s adjusted square footage  

(B) Includes land 

(C) Land-to-building ratio 
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Following is a summary chart of the units of comparison for the comparable sales. 

 

 

 Price/ 

Sq.Ft. Price/ Bed 

Avg.  

bed size 

1 $286 $108,051 377 

2 $195 $54,444 279 

3 $362 $106,250 293 

4 $160 $93,023 573 

5 $136 $200,000 1,470 

6 $120 $107,500 894 

Total $408 $83,333 
204 

 

 

 

NOTE: The price per unit and price per square foot include land. 

 

* Based upon the adjusted square footage. 
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Improved Sales Map 
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Adjustment Grid 
 

 

Below is a grid which illustrates qualitative adjustments used to compare the comparable sales to 

the subject property. Percentage adjustments were not utilized. In order to utilize percentage 

adjustments it would be necessary to pair (compare) sales to extract value differences. This is 

difficult as there is normally insufficient data to provide pairings for all value differences. Below 

is a grid which illustrates the adjustments made. A plus (+) sign indicates the unit of comparison 

of the sale must be adjusted upward as that characteristic is inferior to the subject. A minus (–) 

sign indicates the unit of comparison of the sale must be adjusted downward since the characteristic 

is superior to the subject. An equal (=) sign indicates the comparable sale characteristic is similar 

to the subject.  

 

 

Sale 

No. 

Price/ 

Bed 

Market   

Conditions Location 

Age/ 

Condition 

Avg.  

Bed 

Size 

Land-

to-

Bldg. 

Ratio 

 

Amen-

ities 

Develop- 

Ment 

Size 

Overall  

Adjustment 

1 $108,051 = + + / − − − = − + − 

2 $54,444 = + + − / = = = − + + 

3 $106,250 = = + / − = = = − − 

4 $93,023 = + + − / − − = − − − 

5 $200,000 = + − / − − − = = − − 

6 $107,500 = + = / =  − − = − − − 

 

 

After considering the individual differences, either a plus (+), minus (–) or equal (=) sign has been 

placed in the "Overall" column. This indicates the overall adjustment that the sale would require 

as compared to the subject property. 
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Conclusion of Value by the Sales Comparison Approach 
 

 

The sales comparison approach compared similar properties to the subject property and 

adjustments were made for the pertinent characteristics. Based on these comparisons a value was 

estimated for the subject property. 

 

Sale prices per bed range from $54,444 to $200,000 with a mean of $111,545 per bed and a median 

of $106,875 per bed.  

 

On a cumulative, Comparable Sale 2 ($54,444 per bed) is considered to be inferior requiring a 

positive (upward) adjustment, while Comparable Sales 1, 3, 4, 5 and 6 ($93,023 to $200,000 per 

bed) are considered to be superior requiring negative (downward) adjustments. Therefore, the 

estimate of value for the subject should be above $54,444 per bed and below $93,023 per bed. 

 

Based upon analysis of these and other factors affecting value described above, it is concluded that 

the subject property has a value of $80,000 per bed, times 30 beds, equal to $2,400,000, rounded.  
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Reconciliation of Value 
 

The reconciliation process considers the approaches which were utilized in this report. Each 

approach to value is analyzed as to its reliability and applicability. These approaches indicated the 

following values: 

 

As Is Value 

 

Cost Approach  Not Applicable 

 

Income Capitalization Approach      $2,530,000 

 

Sales Comparison Approach    $2,400,000 

 

The cost approach estimates the land value and adds the depreciated value of the improvements. 

In general, this approach is the least reliable indication of value. Due to the age of the subject 

improvements and lack of recent land sales, a cost approach was not considered applicable. 

Further, purchasers of this type property do not base their acquisition on this method. However, 

within the cost approach section the Insurable Value was estimated. 

 

The income capitalization approach analyzed the actual and projected income and expenses of the 

subject property and capitalized the net income into a value estimate by direct capitalization. Direct 

capitalization is the process of dividing the overall capitalization rate into the net operating income 

to indicate value. Assumptions for the projections were based on those of typical investors of 

income-producing properties and are market supported. The income capitalization approach is 

considered to be the most reliable indication of market value. 

 

The sales comparison approach compared sales of similar properties to the subject property. These 

sales were analyzed for differences such as conditions of sale, market conditions, location, design, 

size, age and condition, and land-to-building ratio. Based on these comparisons, a value was 

estimated for the subject property. The strength of this approach relies on the quality of the 

comparable sales. Sales which closely resemble and can be compared easily with the subject are 

most desirable. The more comparable the sales, the more reliable the sales comparison approach. 

The sales used were considered comparable and make the sales comparison approach a reliable 

indication of value.  
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As the subject property is an income producing property, predominant reliance is placed on the 

income capitalization approach. The sales comparison approach was also given reliance as the 

second most reliable approach. The cost approach was considered not applicable. Based on the 

data, analysis and applicable approaches to value within this appraisal, the subject property has an 

estimated As Is market value of the fee simple interest as of October 2, 2020 in the amount of 

$2,500,000, 

 

 

The estimated Insurable Value is $1,020,000 which is not in any way to be considered market 

value. This estimate should be considered of very limited reliance. It is strongly advised that 

the client engage a licensed general contractor to provide an estimate of the Insurable Value. 
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