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August 27, 2018 

 

Lynn Gelin, Esquire 

Assistant City Attorney 

City of Delray Beach 

200 N.W. 1st Avenue 

Delray Beach, FL 33444 

 

Dear Mrs. Gelin: 

 

Pursuant to your request, we have personally appraised the real properties being four parts of a public alley. The 

subject property is located between South Swinton Avenue and Southeast 1st Avenue just south of East Atlantic 

Avenue in downtown Delray Beach, Florida. The property address is 8, 16, 32, and 38 East Atlantic Avenue, 

Delray Beach, FL, 33444. 

 

The purpose of this narrative appraisal is to estimate the market value of the fee simple estate of the subject 

properties as of August 14, 2018. The intended use of the report is to assist the client and intended user in 

establishing purchase or selling prices. This report has been prepared for no other purpose and for use by no other 

person or entity than for use by the client for the purpose stated herein. Any other use of this appraisal is 

considered a misuse and thus the appraisers will not be held responsible for any outcome associated with use by 

another entity or for another purpose. 

 

The subject properties consist of four small alley strips of 364 square feet (behind 8 East Atlantic Avenue), 630 

square feet (behind 16 East Atlantic Avenue), 630 square feet (behind 32 East Atlantic Avenue), and 280 square 

feet (behind 38 East Atlantic Avenue). The parcels vary in width with each being 14 feet in depth. Three of the 

adjoining properties on East Atlantic Avenue are restaurants (with two of these currently under renovations) with 

one adjoining property being an art gallery.  

 

 

We have utilized "across the fence" appraisal methodology which is a land valuation method often used in the 

appraisal of corridors. The across the fence method is used to develop a value opinion based on comparison to 

abutting land. Accordingly, we have utilized a sales comparison approach to value, the most common method used 

for valuing land in our analysis.  
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August 27, 2018 

 

As a result of our analysis, we have developed an opinion that the market values of the fee simple estates 

(as defined in the report), subject to the definitions, certifications, and limiting conditions set forth in the 

attached report, as of August 14, 2018 was: 

 

MARKET VALUES:  

 

 Parcel 1 (8 East Atlantic Ave): $95,000 

 

 Parcel 2 (16 East Atlantic Ave): $165,000 

 

 Parcel 3 (32 East Atlantic Ave): $165,000 

 

 Parcel 4 (38 East Atlantic Ave): $75,000 

 

 

The following presents our analysis and conclusions in a narrative appraisal report. This letter must remain 

attached to the report, which contains 63 pages plus related exhibits, in order for the value opinion set forth 

to be considered valid. Your attention is directed to the General Limiting Conditions contained within this 

report. 

 

Respectfully submitted, 

 

ANDERSON & CARR, INC. 

 

 

 

Robert B. Banting, MAI, SRA 

Cert Gen RZ4 

 

 

 

Gary K. Orr 

Cert Gen RZ2335 

 

RBB/GKO:cmp 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

Client: City of Delray Beach 

 

Intended User: City of Delray Beach 

 

Taxpayer of Record: City of Delray Beach 

 

Property Rights Appraised: Fee Simple Estate 

 

Special Assumptions Reference: None 

 

Extraordinary Assumptions: None 

 

Hypothetical Conditions: None 

 

Unusual Market Externality: None 

 

Location: Between South Swinton Avenue and Southeast 1st 

Avenue just south of East Atlantic Avenue in 

downtown Delray Beach, Florida 

 

Entire Alley Strip Site/Land Area: 1,904 square feet / 0.04 acres 

 

Parcel 1 Land Area (8 East Atlantic Ave): 364 square feet 

 

Parcel 2 Land Area (16 East Atlantic Ave): 630 square feet 

 

Parcel 3 Land Area (32 East Atlantic Ave): 630 square feet 

 

Parcel 4 Land Area (38 East Atlantic Ave): 280 square feet 

 

Improvements: Vacant alley strip  

 

Zoning: OSSHAD (Old School Square Historic Arts District) 

by City of Delray Beach 

 

Land Use Plan: OMU (Other Mixed Use) by City of Delray Beach 

 

Flood Zone & Map Reference: Zone X (unshaded), Community Panel Number 

12099C0979F, effective date of October 5, 2017 

 

Census Tract: 0065.02 
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Current Use: Vacant Land (Alley) 

 

Highest and Best Use: Assemblage for development 

 

Exposure Time: N/A 

 

Marketing Time: N/A 

 

Estimated Property Values: 

 

 Value via Cost Approach: N/A 

 Value via Income Capitalization Approach: N/A 

 Value via Sales Comparison Approach: $260.00 per square foot of land 

 

INDIVIDUAL MARKET VALUES: 

 

 Parcel 1 (8 East Atlantic Ave): $95,000 

 

 Parcel 2 (16 East Atlantic Ave): $165,000 

 

 Parcel 3 (32 East Atlantic Ave): $165,000 

 

 Parcel 4 (38 East Atlantic Ave): $75,000 

 

Date of Inspection: August 14, 2018 

Date of Report: August 27, 2018 

Date of Value: August 14, 2018 

 

Appraisers: Robert B. Banting, MAI, SRA 

 Cert Gen RZ4 

 

 Gary K. Orr 

 Cert Gen RZ2335 
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CERTIFICATION 

 

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 general limiting conditions, and are 

my personal, impartial, and unbiased professional analyses, opinions, conclusions, and recommendations. 

 

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three year period immediately preceding acceptance of this assignment. 

 

I have no present or prospective interest in the property that is the subject of this report, and I have no personal 

interest with respect to the parties involved. 

 

I have no bias with respect to any 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. This 

appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 

 

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. 

 

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 

with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the 

Appraisal Institute, which include the Uniform Standards of Professional Appraisal Practice. 

 

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. 

 

Gary K. Orr and Robert B. Banting, MAI, SRA have made a personal inspection of the property that is the subject of 

this report. 

 

As of the date of this report, Robert B. Banting, MAI, SRA has completed the continuing education program of the 

Appraisal Institute. 

 

No one provided significant real property appraisal or appraisal consulting assistance to the person signing this 

certification. 

 

 

 

 

    

Robert B. Banting, MAI, SRA  Gary K. Orr 

Cert Gen RZ4 Cert Gen RZ2335 
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GENERAL LIMITING CONDITIONS 

 

1. Unless otherwise stated, the value appearing in this appraisal represents our opinion of the market 

value or the value defined as of the date specified. Values of real estate are affected by national and local 

economic conditions and consequently will vary with future changes in such conditions. 

 

2. Possession of this report or any copy thereof does not carry with it the right of publication nor may 

it be used for other than its intended use. The physical report(s) remains the property of the appraiser for 

the use of the client. The fee being for the analytical services only. The report may not be copied or used 

for any purpose by any person or corporation other than the client or the party to whom it is addressed, 

without the written consent of an officer of the appraisal firm of Anderson & Carr, Inc. and then only in its 

entirety. 

 

3. Neither all nor any part of the contents of this report shall be conveyed to the public through 

advertising, public relations efforts, news, sales or other media without written consent and approval of an 

officer of Anderson & Carr, Inc. nor may any reference be made in such public communication to the 

Appraisal Institute or the MAI, SRA or SRPA designations. 

 

4. The appraiser may not divulge the material contents of the report, analytical findings or 

conclusions, or give a copy of the report to anyone other than the client or his designee, as specified in 

writing except as may be required by the Appraisal Institute, as they may request in confidence for ethics 

enforcement or by a court of law or body with the power of subpoena. 

 

5. Liability of Anderson & Carr, Inc. and its employees is limited to the fee collected for the appraisal. 

There is no accountability or liability to any third party. 

 

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

structures which make it more or less valuable. The appraiser assumes no responsibility for such conditions 

or the engineering which might be required to discover these facts. 

 

7. This appraisal is to be used only in its entirety. All conclusions and opinions concerning the analysis 

which are set forth in the report were prepared by the appraisers whose signatures appear on the appraisal 

report. No change of any item in the report shall be made by anyone other than the appraiser and the 

appraiser and firm shall have no responsibility if any such unauthorized change is made. 

 

8. No responsibility is assumed for the legal description provided or other matters legal in character or 

nature, or matters of survey, nor of any architectural, structural, mechanical, or engineering in nature. No 

opinion is rendered as to the title which is presumed to be good and merchantable. The property is valued 

as if free and clear of any and all liens and encumbrances and under responsible ownership and competent 

property management unless otherwise stated in particular parts of the report. 

 

9. No responsibility is assumed for accuracy of information furnished by or from others, the clients, 

their designee, or public records. We are not liable for such information or the work of subcontractors. The 

comparable data relied upon in this report has been confirmed with one or more parties familiar with the 

transaction or from affidavit when possible. All are considered appropriate for inclusion to the best of our 

knowledge and belief. 
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10. The contract for appraisal, consultation or analytical service is fulfilled and the total fee payable 

upon completion of the report. The appraiser or those assisting the preparation of the report will not be 

asked or required to give testimony in court or hearing because of having made the appraisal in full or in 

part; nor engaged in post-appraisal consultation with client or third parties, except under separate and 

special arrangement and at an additional fee. 

 

11. The sketches and maps in this report are included to assist the reader and are not necessarily to 

scale. Various photos, if any, are included for the same purpose and are not intended to represent the 

property in other than actual status as of the date of the photos. 

 

12. Unless otherwise stated in this report, the appraisers have no reason to believe that there may be 

hazardous materials stored and used at the property. The appraiser, however, is not qualified to detect such 

substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation or other 

potentially hazardous materials may affect the value of the property. The value estimate is predicated on 

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

responsibility is assumed for any such conditions or for any expertise or engineering knowledge required to 

discover them. The client is urged to retain an expert in this field, if desired. 

 

13. If applicable, the distribution of the total valuation of this report between land and improvements 

applies only under the existing program of utilization. The separate valuations for land and building must 

not be used in conjunction with any other appraisal, no matter how similar and are invalid if so used. 

 

14. No environmental or impact studies, special market studies or analysis, highest and best use analysis 

study or feasibility study has been requested or made unless otherwise specified in an agreement for 

services or in the report. Anderson & Carr, Inc. reserves the unlimited right to alter, amend, revise or 

rescind any of the statements, findings, opinions, values, estimates or conclusions upon any previous or 

subsequent study or analysis becoming known to the appraiser. 

 

15. 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 

this appraisal report. 

 

16. The value estimated in this appraisal report is gross without consideration given to any 

encumbrance, lien, restriction, or question of title, unless specifically defined. The estimate of value in the 

appraisal report is not based in whole or in part upon the race, color, or national origin of the present 

owners or occupants of the properties in the vicinity of the property appraised. 

 

17. It is assumed that the property conforms to all applicable zoning, use regulations, and restrictions 

unless a nonconformity has been identified, described, and considered in this appraisal report. 

 

18. 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. 
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19. It is assumed that the use of the land and improvements is confined within the boundaries or 

property lines of the property described and that there is no encroachment or trespass unless noted in the 

report. 

 

20. This appraisal report has been prepared for the exclusive benefit of the client and intended users, 

City of Delray Beach. This report has been prepared for no other purpose and for use by no other person 

or entity than for use by the client for the purpose stated herein. Any other use of this appraisal is 

considered a misuse and thus the appraisers will not be held responsible for any outcome associated with 

use by another entity or for another purpose.  

 

21. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The appraisers 

have not made a specific compliance survey and analysis of this property to determine whether or not it is 

in conformity with the various detailed requirements of the ADA. It is possible that a compliance survey of 

the property, together with a detailed analysis of the requirements of the ADA, could reveal that the 

property is not in compliance with one or more of the requirements of the Act. If so, this fact could have a 

negative effect upon the value of the property. Since the appraisers have no direct evidence relating to this 

issue, possible non-compliance with the requirements of the ADA in estimating the value of the property 

has not been considered.  

 

. ACCEPTANCE OF, AND/OR USE OF THIS APPRAISAL REPORT CONSTITUTES 

ACCEPTANCE OF THE PRECEDING CONDITIONS. 

 

EXTRAORDINARY ASSUMPTIONS 

 

No Extraordinary Assumptions were utilized in the preparation of this appraisal. 

 

HYPOTHETICAL CONDITIONS 

 

No Hypothetical Conditions were utilized in the preparation of this appraisal. 
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SUBJECT PROPERTY PHOTOS (AUGUST 14, 2018) 

 

 

View looking north over Parcel 1 (right of hedge) at the rear of 8 East Atlantic Avenue 

 

 

Front view of 8 East Atlantic Avenue 
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View looking north over Parcel 2 at the rear of 16 East Atlantic Avenue 

 

 

Front view of 16 East Atlantic Avenue 
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View looking north over Parcel 3 at the rear of 32 East Atlantic Avenue 

 

 

Front view of 32 East Atlantic Avenue 
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View looking north over Parcel 4 at the rear of 38 East Atlantic Avenue 

 

 

Front view of 38 East Atlantic Avenue 
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View looking west over the main alley behind 

8, 16, 32, and 38 East Atlantic Avenue with the subject properties along the right 

 

 

View looking east over the main alley behind 

8, 16, 32, and 38 East Atlantic Avenue with the subject properties along the left 
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View looking west on East Atlantic Avenue 

with 8, 16, 32, and 38 East Atlantic Avenue on the left 

 

 

View looking east on East Atlantic Avenue 

with 8, 16, 32, and 38 East Atlantic Avenue on the right 

 

 



 

32 East Alley, Delray Beach A&C Job No.:  2180381.000 

 13  

AREA/LOCATION MAPS 

 

 

 

 

Subject 

Subject 
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PARCEL MAP 

 

 

 

 

Subject 

Parcel 4 

(38 E Atlantic Ave) 

Parcel 3 

(32 E Atlantic Ave) Parcel 2 

(16 E Atlantic Ave) 

Parcel 1 

(8 E Atlantic Ave) 
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AERIAL PHOTOGRAPHS 

 

 

 

 

  

Subject 

Subject 
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(32 E Atlantic Ave) 

Parcel 4 

(38 E Atlantic Ave) 

Parcel 2 

(16 E Atlantic Ave) 

Parcel 1 

(8 E Atlantic Ave) 
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PURPOSE AND DATE OF VALUES 

 

The purpose of this appraisal is to estimate the market value, fee simple estate, of the subject properties as 

of August 14, 2018.  

 

PROPERTY APPRAISED 

 

The subject properties form a 1,904 square foot alley strip located between South Swinton Avenue and 

Southeast 1st Avenue just south of East Atlantic Avenue in downtown Delray Beach, Florida. The 

individual subject parcels are those areas of the alley strip adjacent to and behind 8, 16, 32, and 38 East 

Atlantic Avenue. The properties are zoned OSSHAD (Old School Square Historic Arts District) by City of 

Delray Beach.  

 

LEGAL DESCRIPTIONS 

 

The subject alley strip is on tax folio parcel with a single legal description. The legal descriptions for the 

individual subject properties are from sketches and descriptions by Avirom & Associates, Inc. Surveying & 

Mapping, Job #10927 dated July 25, 2018. 

 

Parcel 1 (8 East Atlantic Avenue) 

 

 

 

Parcel 2 (16 East Atlantic Avenue) 

 

 

 

Parcel 3 (32 East Atlantic Avenue) 
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Parcel 4 (38 East Atlantic Avenue) 

 

 

 

DISCLOSURE OF COMPETENCY 

 

Per the Competency Rule contained within the Uniform Standards of Professional Appraisal Practice, the 

appraisers hereby affirm that they are competent to complete the appraisal assignment for which they have 

been engaged by the client. 

 

INTENDED USE AND USER 

 

The intended use of this report is to assist the client and intended user in establishing a purchase or selling 

prices. The intended user of the report is City of Delray Beach. 

 

This report has been prepared utilizing generally accepted appraisal guidelines, techniques, and 

methodologies as contained within the Uniform Standard of Professional Practice (USPAP), as 

promulgated by the Appraisal Foundation. 

 

CLIENT 

 

City of Delray Beach 

200 N.W. 1st Avenue 

Delray Beach, FL 33444 

 

DEFINITIONS 

 

Market Value 

 

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, knowledgeably, and assuming 

the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a 

specified date and the passing of title from seller to buyer under conditions whereby: (1) Buyer and seller 

are typically motivated; (2) Both parties are well informed or well advised, and acting in what they consider 

their own best interests; (3) A reasonable time is allowed for exposure in the open market; (4) Payment is 

made in terms of cash in U. S. dollars or in terms of financial arrangements comparable thereto; and (5) 

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

or sales concessions granted by anyone associated with the sale. (Title XI of the Financial Institutions 

Reform, Recovery, and Enforcement Act of 1989 (FIRREA) and the Interagency Appraisal and 

Evaluation Guidelines, Federal Register, Volume 75, No. 237, December 10, 2010). 
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Across The Fence Method 

 

A land valuation method often used in the appraisal of corridors. The across the fence method is used to 

develop a value opinion based on comparison to abutting land.  (The Dictionary of Real Estate Appraisal, 

6th ed., Chicago: Appraisal Institute, 2015). 

 

PROPERTY RIGHTS APPRAISED 

 

The property rights appraised are those of the fee simple estate. 

 

Fee simple estate is defined as 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 (The Dictionary of Real Estate Appraisal, 6th ed., Chicago: Appraisal Institute, 2015). 

 

TYPICAL BUYER PROFILE 

 

The typical purchaser of the subject parcels would be a developer who would assemble them with adjacent 

properties for the benefit of use with the existing structures or future redevelopment. The comparables 

utilized in the sales comparison approach reflect trends for the adjoining lands. 

 

SCOPE OF ASSIGNMENT 

 

The traditional appraisal approaches include the cost approach, the sales comparison approach, and the 

income capitalization approach. We have considered all three approaches in this assignment, and 

determined the sales comparison approach to be applicable in this assignment.  

 

The across the fence appraisal methodology is a land valuation method often used in the appraisal of 

corridors. The across the fence method is used to develop a value opinion based on comparison to abutting 

land. The price or value of land adjacent to the corridor (i.e., across the fence) is considered for the 

valuation. 

 

The across the fence methodology is also often used to value other small parcels of land with little utility 

and/or no development potential on stand-alone basis. The subject property, due to its configuration, has 

little if any development potential or use to anyone other than the adjacent owners or as part of an 

assemblage for development. Properties of this type rarely sell, and when they do sell, are not typically 

exposed on the open market. They are almost exclusively purchased privately by adjacent landowners for 

assemblage into their property. Prices vary widely but are typically based on the unit values of the adjoining 

land. In more and more cases, the selling entities are not discounting prices because of size, configuration, 

or lack of stand-alone development potential. 

 

In the process of gathering data for the sales comparison approach to value, we conducted a search of our 

appraisal files and public information sources such as the Palm Beach County Property Appraiser’s public 

access system and the Palm Beach County Clerk’s Office, as well as subscription based information services 

such as CoStar.com for comparable sales in the relevant market area. We searched for the most similar 

sales to the subject property. 
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The sales ultimately selected for further analysis were the best comparable sales we were able to find in this 

market. We obtained and verified additional information on the comparable properties with a party to the 

transaction, or a broker or agent of the parties when possible. 

 

We inspected the exterior of the subject property and the comparables. Physical data pertaining to the 

subject property was obtained from an inspection of the premises and public information sources such as 

the Palm Beach County Property Appraiser’s records. Other data pertaining to the subject property was 

obtained from the Palm Beach County Clerk’s and Tax Collector’s offices and local planning and zoning 

departments. 

 

The product of our research and analysis is formulated within this report for analysis of and direct 

comparison with the subject property being appraised. Additionally, we have used original research 

performed in preparation of other appraisals by this office, which is considered appropriate for the subject 

property. 

 

We make no warranty as to the authenticity and reliability of representations made by those with whom we 

verified sales, rental, and other information. We have taken due care in attempting to verify the data 

utilized in this analysis. We based our analysis and conclusions on overall patterns rather than on specific 

representations. 

 

Per USPAP Standard Rule 2-2 this analysis is an Appraisal Report presented in written format. The 

analysis and conclusions of this appraisal assignment are presented in a narrative appraisal report. 



 

32 East Alley, Delray Beach A&C Job No.:  2180381.000 

 21  

PALM BEACH COUNTY SUMMARY 

 

 

 

Geography 

 

Palm Beach County is located along Florida’s Southeast coast. It is bordered by Martin County to the 

north, Hendry and Glades Counties to the west, Broward County to the south and the Atlantic Ocean to 

the east. The northwestern portion of the county is made up of Lake Okeechobee, the largest freshwater 

lake in Florida. The county is located approximately 80 miles north of Miami and 260 miles south of 

Jacksonville. 

 

Palm Beach County encompasses approximately 2,203 square miles with roughly 1,974 square miles of land 

area, 229 square miles of water, and 47 miles of coastline. According to the U.S. Census Bureau’s 2015 

estimate, Palm Beach County has a population of 1,422,789; an increase of 7.8 percent from the 2010 

census statistics of 1,320,134.  The vast majority of the county’s growth has been a result of in-migration 

from the northern states as well as from Miami-Dade and Broward Counties to the south. Palm Beach 

County ranks as the third most populous county in Florida behind Miami-Dade and Broward Counties.  

 

The county includes 38 incorporated municipalities; the largest of which is West Palm Beach, the county 

seat. Boca Raton, located at the south end of the county, is the second largest city and one of the highest 

income retail trade areas in the United States.  

 

Palm Beach County along with Broward and Miami-Dade Counties to the south are known as the Gold 

Coast. At 110 miles north-south, it is the second longest urbanized area in the United States behind the 

New York Metropolitan area. 
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Transportation 

 

Interstate 95 is a major north/south thoroughfare that connects Palm Beach County to the southeastern 

and northeastern portions of the state, and then continues along the Eastern Seaboard to Maine. Florida’s 

Turnpike also passes through the county and provides connections to the north central area of the state and 

Miami to the south. Other north/south highways include A1A, U.S. Highway 1, Congress Avenue, Military 

Trail and U.S. 441. There are numerous local east/west roadways with Southern Boulevard providing access 

to the western portions of the county, as well as Florida’s West Coast. 

 

The expanded Palm Beach International Airport is conveniently located to provide air service to and from 

Palm Beach County. The airport’s growth necessitated a direct access overpass interchange with I-95 which 

significantly improved ingress and egress for PBIA. Other transportation services in Palm Beach County 

include the Florida East Coast Railway for rail service and The Port of Palm Beach for the shipping and 

cruise industries. Tri-Rail provides commuter service through Miami-Dade, Broward, and Palm Beach 

Counties. Palm Beach County provides a bus service for transportation throughout the county and several 

of the local municipalities have various forms of local downtown transportation including trolley service 

and electric cars. 

 

Economy 

 

The unemployment rate in Palm Beach County reached a peak of 12 percent in July 2010. As of May 2018, 

the unemployment rate was 3.3 percent with a net annual change of -0.6 percent according to the U.S. 

Bureau of Labor Statistics. Tourism is the county's leading industry, employing over 70,000 people and 

generating about two billion dollars annually. The other multi-billion dollar industries are construction and 

agriculture. All three industries experienced some decline due to economic conditions from 2007 until the 

middle of 2011. The economy began to stabilize in mid-2011 and these industries continued to experience 

signs of recovery through the first quarter of 2018. 

 

The largest employer in Palm Beach County is the Palm Beach County School Board, the tenth largest in 

the United States, with over 22,000 employees and a $2.9 billion dollar budget for the 2017-2018 school 

year. The five largest private sector service producing employers according to the Business Development 

Board of Palm Beach County are shown in the following table. 

 

Palm Beach County’s favorable economic profile is partially defined by its biotech sector; however, a 

growing educational sector has emerged to enhance the economic base. Colleges and universities in the 

county include Palm Beach State College, two Florida Atlantic University campuses, Palm Beach Atlantic 

University, and Lynn University. 

 

FIVE LARGEST PRIVATE SECTOR EMPLOYERS 

Employer Type of Business Employees 

Tenet Healthcare Corporation Healthcare 6,100 

NextEra Energy, Inc. (FP&L parent co.) Utilities 3,804 

G4S Secure Solutions (USA) Inc. Security Services 3,000 

HCA, Inc. Healthcare 2,714 

Bethesda Hospital, Inc. Healthcare 2,643 
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Commercial Real Estate 

 

Amidst higher long term interest rates and a steady decline in vacancy rates, the commercial property 

sectors in Palm Beach County are performing well in the first half of 2018. The 2018 economic outlook 

points to another positive year for apartment, retail, industrial and office properties. Limited additions to 

supply are helping reduce vacancy and expand rental rates.  

 

Consistent job growth and a resumption of favorable demographic trends are converging to provide 

momentum in Palm Beach County growth. A growing population of office workers due to job growth, 

expanded options for renters and strengthening job prospects are sparking resurgence in relocations from 

outside the county. Palm Beach County has experienced a steady pace of employment in fields that serve 

the older segment of the population including healthcare, retail and wealth management. Hiring in these 

areas increased the sizable pool of prospective tenants and a consistent flow of new residents into the 

county. In all, the forecast for Palm Beach County in 2018 is positive.  

 

According to CoStar’s Mid-Year 2018 data, the Palm Beach County commercial real estate market has 

experienced little change from the first quarter 2018 with specifics of each property class as follows.  

 

Industrial 

 

The Palm Beach County industrial market ended second quarter 2018 with a vacancy rate of 2.7 percent, 

down over the previous quarter. Rental rates ended the second quarter 2018 at $10.33 per square foot, a 

decrease over the previous quarter. Net absorption totaling positive 76,016 square feet in the second 

quarter 2018. Vacant sublease space increased ending the quarter at 57,900 square feet. There was 258,342 

square feet still under construction at the end of the quarter. 
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Office 

 

The total vacancy rate for the Palm Beach County office market second quarter 2018 was 10.2 percent. 

Rental rates averaged $29.73 per square foot, an increase over the previous quarter. Net absorption for the 

second quarter 2018 totaling positive 10,367 square feet. Vacant sublease space increased in the quarter 

ending at 198,280. A total of one building delivered to the market in the quarter totaling 3,600 square feet 

with 547,573 square feet still under construction at the end of the quarter. 

 

 

Retail 

 

The Palm Beach County retail market experienced a slight decline in market conditions in the second 

quarter 2018. The vacancy rate went from 4.0 percent the previous quarter to 4.4 percent in the current 

quarter. Average quoted rental rates increased from the previous quarter to $23.84 per square foot per 

year. Vacant sublease space increased by 241 square feet. The second quarter 2018 net absorption rate was 

a negative (314,841) square feet. A total of seven retail buildings with 39,561 square feet were delivered, 

with 362,281 square feet still under construction at the end of the quarter. 
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Rental Apartments 

 

According to Marcus & Millichap’s Multifamily North American Investment Forecast 2018, the Palm 

Beach County apartment sector entered 2018 holding strong prospects of attaining higher rents for the 

eighth consecutive year, though with developers adding new apartments in 2017, growth is expected to be 

slower than the previous year.  

 

This same report indicates the most significant demographic factor driving the multifamily market in Palm 

Beach County is the in-migration of the retiree population which largely supports employment in the 

service sector. Due to this demand, the younger population in Palm Beach County is growing faster than in 

the remainder of South Florida, altering the character of the Palm Beach County market.  Many employed 

in the service sector are part of the younger generation attending local colleges and universities, and have a 

high propensity to rent.  

 

Consistent hiring and robust household formation will drive the continued demand for apartments. The 

labor market is also supported by the growing number of biotech firms located in Palm Beach County. High 

home prices also contribute to the renter pool. Though rent growth is anticipated to slow due to influx of 

new properties in 2017, this sector is expected to retain a positive outlook for 2018 because of increased 

demand. 
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Residential Real Estate  
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Conclusion 

 

Some of the factors that fed Palm Beach County’s past growth diminished in 2007 with a decline in the 

national economy which included reduced home prices and high unemployment. This trend continued until 

the middle of 2011 when signs of stabilization began to emerge. In the fourth quarter 2011, sales activity 

began to show signs of recovery. A slow but steady rebound in the market has continued into the first part 

of 2018. 

 

Unemployment rates have steadily decreased and home prices are trending upward. The market is 

experiencing a steady climb from the depths of the recession which has spurred investors into action. The 

long-term outlook for Palm Beach County is considered positive due to the broad employment base and 

desirability as a winter tourist destination. As population grows, more supporting commercial, industrial, 

and service development will be required. These factors, combined with a finite quantity of developable 

land create a positive real estate outlook for the future. 
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NEIGHBORHOOD SUMMARY 

 

 

 

The subject parcels are situated in the center of the expanding core of downtown Delray Beach behind 

properties along East Atlantic Avenue just east of South Swinton Avenue. This area has experienced 

intensive residential and commercial re-development over the past and is a desirable, urban residential and 

commercial location.  

 

Atlantic Avenue is the major east-west artery serving suburban Delray Beach. It is a divided four lane 

highway west of Swinton Avenue and a narrow ‘hometown’ two lane main-street east of Swinton Avenue. 

There are interchanges at I-95 and the Florida Turnpike. The roadway in the downtown core is fully 

developed with only a few remaining vacant tracts west of Swinton Avenue.  

 

Historically the downtown core was primarily commercial on Atlantic Avenue and US 1 with numerous, 

generally single family, residential uses off of the major roadways with light industrial uses along the CSX 

railroad tracks. More recently the downtown core expanded for several blocks to the north and south of 

Atlantic Avenue. Furthermore, the light industrial uses made way to commercial and residential 

redevelopment. The downtown core is now a fully mixed-use locale with commercial and residential uses on 

and off the main thoroughfares. 

 

Downtown Commercial Strips 

Subject 
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Redevelopment in downtown has continued the quaint, hometown feel through low density and 

preservation regulations. Many historic homes and buildings have been fully renovated and incorporated 

into the redevelopment mix and building height restrictions have resulted in no unsightly high-rises.  

 

Numerous downtown residential and commercial projects have been completed in the years leading up to 

the recession of the late 2000’s and in recent years as the real estate market has rebounded. A prominent 

project that recently broke ground, is Atlantic Plaza, a $200 million mixed use project that will be built on 

two city blocks fronting East Atlantic Avenue adjacent to Veterans Park which abuts the Intracoastal 

Waterway. This roughly 9 acre project would serve to anchor the eastern end of the East Atlantic Avenue 

entertainment district, which has seen most new projects located on the western end. Another project 

under development is 4
th

 & 5
th

 Delray, a 50,000 square foot commercial development including an iPic 

movie theater. 

 

 

 

Downtown Delray Beach has three primary commercial strips; the popular, historical, pedestrian friendly 

East Atlantic Avenue and Pineapple Grove and Federal Highway. Federal Highway is composed of 

northbound and southbound roadways a block apart (5
th

 and 6
th

 Avenues). There are one-way, three lane 

roads that are in the process of being narrowed to two lanes with the addition landscape islands and street 

parking. This commercial strip is composed of a mix of intense office and retail uses interspersed with 

several, newer, upscale townhouse projects including a Publix Supermarket, but many of the uses along US 

1 are dated.  

  

Newer Residential Developments   

East Atlantic Avenue 

US Highway 1 

Proposed Atlantic Plaza  

Redevelopment Area 

Subject 
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East Atlantic Avenue has become one of the most popular nightlife locations in Palm Beach County and 

contains many restaurants, lounges, and nightclubs. Due to the rapidly increasing values and prices directly 

on East Atlantic Avenue during 2004 and 2005 many of these establishments are now situated just off the 

roadway, generally within a block of the ‘Avenue’ or on Pineapple Grove Way.  

 

Pineapple Grove is a pedestrian friendly, trendy shopping and residential enclave. There is several newer 

upscale mixed use projects mixed among older, mostly renovated shops and restaurants along this well 

street-scaped strip and a three story public parking garage. There is a mid-rise, 134-room Hyatt hotel which 

opened in August 2013.  

 

The area just west of the Swinton Avenue along West Atlantic Avenue has also experienced a tremendous 

amount of growth. This revitalized strip now includes a large new public library, police station, county 

courthouse annex, a large tennis stadium, fire station, and a Fairfield Inn hotel finished construction  in 

2015 in the block between SW 9
th

 and 10
th

 Avenues. The land for the project was assembled by the CRA in 

hopes that the development would further spur redevelopment efforts in the area. 

 

Parking in downtown grew problematic with redevelopment and increase in commercial and residential 

uses. The city has attempted to help alleviate the issue with the addition of three new public downtown 

parking garages; the new city library garage, the Bob Federspiel Parking Garage, and the Old School 

Square garage. Several new surface parking lots have also been added and another parking garage is being 

included in the new 4
th

 & 5
th

 Delray complx. However, despite the City’s efforts parking can still be 

problematic at times. 

 

For the past 40 years, the Downtown Development Authority has assisted in successfully branding Delray 

Beach as the Village by the Sea. The Delray Beach DDA was created by Resolution 9-71, which became 

law on March 22, 1971, as a dependent district of the City of Delray Beach. 

 

“The DDA Mission is to enhance and stimulate balanced economic growth through position marketing 

activities that engage Downtown businesses, residents and visitors while creating a clean, safe, physical and 

experiential place to live, work and invest.” 

 

The main areas of involvement in downtown redevelopment include: Marketing and Promotions; 

Economic development programs; Security and crime prevention; Traffic and parking; Clean and safe; 

Reviewing the City Comprehensive Plan within the DDA boundaries; Housing and improvement of 

coordination with local boards and city departments. In addition to the main areas mentioned above, the 

DDA also works closely with merchants to develop seasonal retail awareness campaigns to generate traffic 

and sales. 

 

In September 2010, Atlantic Avenue was voted Best Main Street in Florida as part of the 15th Annual Best 

of Florida Awards given out by Florida Monthly Magazine, a publication with more than 800,000 readers. 

The September 2010 issue of the magazine highlighted Downtown Delray Beach's main thoroughfare in a 

"Best Of" feature that included everything from Best Day Trip to Best Museum. 

 

The downtown of Delray Beach continues to be one of the major hot spots in Palm Beach County for 

restaurants, nightlife and cultural events in a pedestrian friendly environment. The Atlantic Avenue 

corridor and those properties with direct frontage in the best blocks have been the most resilient 

price/value wise, saw the least decline during the recession of the late 2000’s and have since seen dramatic 

gains. 

http://www.sun-sentinel.com/community/news/delraybeach?track=tax-delraybeach
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PROPERTY DATA 

 

Taxpayer of Record 

 

City of Delray Beach 

 

Palm Beach County Property Control Numbers 

 

Entire Alley: 12-43-46-16-01-069-0023 

 

Adjacent Parcels on East Atlantic Avenue: 12-43-46-16-01-069-0041 (8 East Atlantic Avenue); 12-43-46-16-

01-069-0031 (16 East Atlantic Avenue); 12-43-46-16-01-069-0021 (32 East Atlantic Avenue); 12-43-46-16-

01-069-0022 (38 East Atlantic Avenue) 

 

Assessed Value and Taxes for 2018 

 

The following information was taken from the Palm Beach County Property Appraiser's and Tax 

Collector's web sites (entire alley strip is one folio parcel). The subject alley strip is a municipal owned tract 

and as a result is not subject to a real estate tax liability. 

  

Appraisals 

Improvements 

$0 

Land 

$484,020 

Total Value 

$484,020 

Assessed and Taxable Values 

Assessed Value 

$272,547 

Exemption 

$272,547 

Taxable Value 

$0 

Taxes 

Ad Valorem 

$0 

Non Ad Valorem 

$0 

Total Tax 

$0 

 

A typical informed buyer would recognize the possibility of a reassessment following a sale of the property 

and the possibility that taxes could change as a result, if the assessed value is substantially different than the 

true market value. 

 

The county land assessments for 8, 16, 32, and 38 East Atlantic Avenues are roughly $212, $260, $260, and 

$250 per square foot of land area. 

 

Our value conclusion does not discount for any taxes owed on the property, current or delinquent. The 

value assumes the property is free and clear and not subject to any prior year’s delinquencies or outstanding 

tax certificates. The appraisers strongly suggest any potential buyer, mortgagee, or other investor in the 

property fully investigate the tax status of the subject property with the County’s Tax Collectors office. 
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Census Tract 

 

The subject properties are located in census tract 0065.02. 

 

Census Tract Map 

 

 

Subject 
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Flood Zone Designation 

 

The subject property is located on the National Flood Insurance Program Map on Community Panel 

Number 12099C0979F, effective date of October 5, 2017. The subject appears to lie in an area designated 

as Zone X (unshaded). 

 

Flood Zone X (unshaded) is determined to be outside the 0.2% annual chance floodplain. 

 

Flood Map 

 

 

Subject 
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Zoning and Future Land Use 

 

The subject property’s use is dictated by the City of Delray Beach Zoning Code and Comprehensive Plan. 

The City of Delray Beach zoning and future land use maps indicate the subject property has a zoning 

designation of OSSHAD (Old School Square Historic Arts District) with an underlying land use 

designation of OMU (Other Mixed Use). The OSSHAD is also a designated historic district. 

 

The purpose of the OSSHAD zoning district is stated as ‘provide for mixed uses of residential, office, and 

commercial activities, with an emphasis on the arts, that will encourage the restoration or preservation of 

historic structures and, yet, maintain and enhance the historic and pedestrian scale of the area; stimulate 

greater awareness and pride in the City's architectural heritage, and create an atmosphere and feeling of 

"Old Delray Beach"; improve the environmental quality and overall livability of this Historic District and 

stabilize and improve property value therein, and; allow uses which promote preservation and adaptive 

reuse of all structures within the District. Uses allowed are numerous and include, but are not limited to; 

single family, duplex, business/professional/governmental offices, many retail uses such as restaurants/gift 

shops/boutiques, 

a wide verity of art and educational uses, many personal services, and bed and breakfast inns. Additionally, 

uses allowed within the properties along East Atlantic Avenue in the subject bock include uses allowed in 

the base district and special regulations within the Central Business District zoning category. Furthermore, 

additional uses such as outdoor dining, residential inn, and public parking lots are allowed as conditional 

uses. 

 

Lots in the OSSHAD distinct must be at least 8,000 square feet in size and have a lot width of no less than 

80 feet and a depth of no less than 100 feet. Maximum lot coverage is 40% with a maximum building height 

of 35 feet (both subject to additional regulations). 

 

The OSSHAD zoning district is in line with the OMU land use plan designation. 

 

The appraisers have not independently verified that the subject complies with current site development 

regulations (setbacks, site coverage, etc.). It has been assumed that by virtue of the subject’s on-going use, 

should there be any areas of non-compliance, a variance has been issued or some other form of special 

exception has been made. 
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Zoning Map 

 

 

 

Land Use Map 

 

 

Subject 

Subject 
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Concurrency 

 

The strongest growth control measure ever imposed was passed by the Florida Legislature and became 

effective on February 1, 1990. This was mandated by Chapter 163, Florida Statutes, otherwise known as the 

Growth Management Law. One provision of this law is referred to as Concurrency which dramatically 

limits the ability to develop real property. It is basically the requirement that adequate infrastructure be 

available to serve new development. Eight types of infrastructure are affected including traffic, potable 

water, sewer, drainage, solid waste, recreation and open space, mass transit, and fire rescue. 

 

In May of 2011, House Bill 7172 amended the Growth Management act in an effort to spur economic 

growth through streamlining and lessening growth management controls. Transportation concurrency 

requirements were exempted in dense urban land areas with populations of at least 1,000 people per square 

mile. Also, within dense urban land areas, the DRI process has been exempted. State review of local 

comprehensive plans was streamlined and zoning changes are now allowed to be considered concurrently 

with land use plan amendments. 

 

It is the appraisers’ understanding that the subject is not subject to any concurrency restrictions. Should the 

property be altered or redeveloped, the matter of concurrency would need to be revisited at that time. 

 

Utilities 

 

The following utilities are available to the subject property: water, electricity, municipal sewer. 

 

Subject Property Sales History 

 

The appraisers have not been provided with a title abstract on the property appraised nor have they 

conducted a title search of their own. The Palm Beach County Property Appraiser’s records do not indicate 

when the subject alley strip last sold but research indicates the property has been in city ownership for 

many years, at least prior to January 1976.  

 

To the appraisers' knowledge the subject property is not currently listed for sale or subject to a current 

purchase agreement. 

 

Site Analysis 

 

The following analysis is based upon a personal inspection of the site and Palm Beach County Public 

Records. 

 

Location 

 

The subject properties are located between South Swinton Avenue and Southeast 1st Avenue just south of 

East Atlantic Avenue in downtown Delray Beach, Florida. They back to properties on the north at 8, 16, 

32, and 38 East Atlantic Avenue, Delray Beach, Florida 33444. All the south side of the alley strips is 

another paved 16 foot alley which extends through the block. This alley is the main alley serving the rear of 

the properties in the city block. 
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Size and Shape 

 

We have relied on the site size for the subject properties from the aforementioned Avirom & Associates, 

Inc. Surveying & Mapping sketches. The site sizes of the adjoining tracts fronting on East Atlantic Avenue 

are from the county Property Appraiser records. 

 

Parcel 1 (8 East Atlantic Avenue) 

 

This alley strip measures 26 x 14 feet and contains a total of 364 square feet. 

 

 

 

The property adjoining this tract fronting on East Atlantic Avenue is an L shaped tract containing about 

9,726 square feet with around 76 feet on East Atlantic Avenue.   
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Parcel 2 (16 East Atlantic Avenue) 

 

This alley strip measures 44.99 x 14 feet and contains a total of 630 square feet. 

 

 

 

The property adjoining this tract fronting on East Atlantic Avenue is a rectangular shaped tract containing 

about 5,272 square feet with around 45 feet on East Atlantic Avenue.  
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Parcel 3 (32 East Atlantic Avenue) 

 

This alley strip measures 45 x 14 feet and contains a total of 630 square feet. 

 

 

 

 

The property adjoining this tract fronting on East Atlantic Avenue is a rectangular shaped tract containing 

about 6,024 square feet with around 45 feet on East Atlantic Avenue. 
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 Parcel 4 (38 East Atlantic Avenue) 

 

This alley strip measures 20 x 14 feet and contains a total of 280 square feet. 

 

 

 

The property adjoining this tract fronting on East Atlantic Avenue is a rectangular shaped tract containing 

about 2,511 square feet with around 20 feet on East Atlantic Avenue. 

 

 Topography and Drainage 

 

The subject sites are level and near road grade. Drainage appears to be adequate for its current use. No 

apparent drainage problems were noted during the inspection. However, we have not had the opportunity 

to visit the site during a time of heavy rainfall. It is assumed that the subject does not suffer from any 

detrimental drainage problems. 
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Access 

 

Access is via the main alley extending through and serving properties within this city block. 

 

 

 

 

Easements or Encroachments 

 

Typical utility easements are believed to exist. The sketches that were provided did not delineate the 

boundaries of any potentially detrimental easements or encroachments. The appraisers did not note any 

such conditions during our on-site inspection. We have no reason to believe that there are any easements 

or encroachments on the property that would affect its use in such a way as to have a negative impact on 

value. 

 

  

Platted Public Alley 

Subject Alley Strip 
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Soil/Environmental Conditions 

 

We have not been provided with nor have we commissioned a soil or sub-soil condition report. The 

subject’s land appears to be composed of typical loose South Florida sand. 

 

The appraisers have no reason to believe that there may be hazardous materials stored and used at the 

property. The appraiser, however, is not qualified to detect such substances. The presence of substances 

such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials may affect 

the value of the property. The value estimate is predicated on the assumption that there is no such material 

on or in the property that would cause a loss in value. No responsibility is assumed for any such conditions, 

or for any expertise or engineering knowledge required to discover them. The client is urged to retain an 

expert in this field, if desired. 

 

Improvement Analysis 

 

The subject alley strips are asphalt paved but otherwise void of building improvements. The adjoining 

properties fronting on East Atlantic Avenue are improved with commercial buildings. The following brief 

description is from public records. 

 

8 East Atlantic Avenue 

 

This property is improved with a one and two story, CBS building built in 1950. The first floor is was built 

out as a restaurant (formerly Smoke BBQ) with the second floor offices. The building is now being fully 

renovated. The property includes open and covered, courtyard, outdoor seating with some of this space 

occupied by the property to the west. The building contains 3,003 square feet and there is some on-site, 

asphalt paved rear parking. 

 

16 East Atlantic Avenue 

 

This property contains a single story building constructed in 1950. It contains a total 2,642 square feet and 

is occupied by a restaurant; Honey. Behind the building is some on-site, asphalt paved parking. 

 

32 East Atlantic Avenue 

 

This property was home to the restaurant 32 East but is now being totally renovated. The 7,688 square foot, 

two story, CBS building was built in 1942. At the rear is some open, asphalt paved parking area. 

 

38 East Atlantic Avenue 

 

This property is improved with a thin, 20 foot wide, one story, CBS retail building occupied by Debilzan 

(art gallery). The building contains 1,149 square feet and there is some rear asphalt paved parking. 
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HIGHEST AND BEST USE 

 

The Appraisal Institute defines highest and best use as follows: 

 

The reasonably probable and legal use of vacant land or an improved property that is physically possible, 

appropriately supported, financially feasible, and that results in the highest value. The four criteria the 

highest and best use must meet are legal permissibility, physical possibility, financial feasibility, and 

maximum productivity. Alternatively, the probable use of land or improved property—specific with respect 

to the user and timing of the use—that is adequately supported and results in the highest present value. 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., Chicago: Appraisal 

Institute, 2015). 

 

The analysis of highest and best use normally applies these considerations in a three step process, involving 

the analysis of the Highest and Best Use of the site as if vacant, determination of the ideal improvement, 

and a comparison of the existing improvement with the ideal improvement in order to estimate the highest 

and best use as improved. The subject is vacant land, therefore only the first two steps apply. 

 

The subject sites are zoned for commercial/residential use. The parcels are small ranging from 280 to 630 

square feet. Combined they create a narrow alley strip. Due to size and configuration the parcels/alley strip 

are more or less useless for anything other than a roadway, parking lot, alley, driveway, utility, or railroad 

spur track. They could not readily be developed as stand-alone parcels. 

 

The parcels have little, if any, development potential to anyone other than the adjoining property owner. 

This type of property is almost exclusively purchased privately by the adjacent land owner for assemblage 

and almost never sold in the open market. Depending on the entities involved, the value of this type of 

property is sometimes discounted for size and width, configuration, and lack of development potential. In 

more and more cases, however, the selling parties demand full value with no discount based on an across 

the fence value. 

 

The highest and best use of the subject properties is for assemblage with the adjoining properties. This 

would result in the most utility, development potential and highest value. It should be noted that an “across 

the fence” value ignores the highest and best use of the property on a stand-alone basis (which would 

include a discount for configuration and utility). 
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EXPOSURE AND MARKETING TIME 

 

Exposure time is: 1) The time a property remains on the market; 2) 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; 3) A retrospective estimate 

based on an analysis of past events assuming a competitive and open market. 

 

Marketing time is an opinion of 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. 

Marketing time differs from exposure time, which is always presumed to precede the effective date of an 

appraisal. Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and 

Statement on Appraisal Standards No. 6, Reasonable Exposure Time in Real Property and Personal 

Property Market Value Opinions address the determination of reasonable exposure and marketing time. 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., Chicago: Appraisal 

Institute, 2015). 

 

Financing for commercial properties appears to be readily available at this time. Most properties offered 

for sale have been exposed on the market for six to twelve months or longer. 

 

The subject properties are not readily marketable on its own, other than to an adjacent owner. An estimate 

of exposure or marketing times is not warranted, given the nature of the property and the scope of this 

assignment. 
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SALES COMPARISON APPROACH 

 

The sales comparison approach is the process of deriving a value indication for the subject property by 

comparing market information for similar properties with the property being appraised, identifying 

appropriate units of comparison, and making qualitative comparisons with or quantitative adjustments to 

the sale prices (or unit prices, as appropriate) of the comparable properties based on relevant, market-

derived elements of comparison. (Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., 

Chicago: Appraisal Institute, 2015.) 

 

The sales comparison approach requires that the appraiser locate recent sales of similar properties and 

through an adjustment process arrive at an indication of what these properties would have sold for if they 

possessed all of the salient characteristics of the subject property. These adjusted sales prices are then 

correlated into an estimate of the market value of the property via the sales comparison approach to value. 

 

A search of the Palm Beach County official records, local multiple listing service records, discussions with 

local brokers and appraisers and a personal inspection of the subject area produced several sales of similar 

type properties. The sales used in the analysis were the best comparables that we were able to verify with 

public records and/or a party to the transaction.  

 

The following pages feature a detailed write up of each comparable used in the analysis, a location map and 

summary of the selected comparable sales data, which is followed by a discussion of the pertinent 

adjustments and conclusion of value. 
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SALE NO. 1  -  111 Southeast 1st Avenue, Delray Beach, FL 33444 

AC File No.:  2150183.000 ID:  907977 

 

OR Book/Page:  27479/0364 Type:  Land 

Sale Status:  Sale Sub-Type:  Commercial 

 

Date: April 20, 2015 

 

Grantor: SW Delray One, LLC 

 

Grantee: SOFA I, LLLP 

 

Legal: All of the Plat of Miraflores at Delray, according to the plat thereof, as recorded in 

Plat Book 108, Page 184, Public Records of Palm Beach County, Florida 

 

Folio No.: 12-43-46-16-K8-002-0000 

 

Location: East side of Southeast 1st Avenue, between Southeast 1st Street and north of 

Southeast 2nd Street, south of East Atlantic Avenue in Delray Beach 

 

Zoning: CBD - Central Business District by City of Delray Beach 

 

Land Use: Commercial 

 

Utilities: Municipal water and sewer, electricity, and telephone 
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Site Size: Square Feet:  48,787 Acres:  1.120 

 Shape:  Rectangular Street Frontage (Ft.):  387 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Vacant Land 

 Intended Use:  Residential Development 

 Highest and Best Use:  Residential Development 

 

Verification: Source:  Katie Knight 

 Relationship:  Broker Assistant 

 Conditions of Sale:  Arm's-length 

 Verified By:  M. Jackson 

 Date:  May 19, 2015 

 

Sales History:   Previously sold for $1,100,000 in May 2011, recorded in County OR Book 24566 

Page 1207 

 

Sales Price: $9,030,000 

 

Price/SF Land: $185.09 

 

Price/Acre: $8,062,500 

 

Financing: Cash to seller 

 

Comments: 

 

This sale closed with site plan approval for a 5-story tower with 76 units.  There is also a workforce housing 

component within the approval.  The site was improved with all utilities at the time of sale and the buyer 

paid all cash for the property. The property was listed for 528 days according to Loopnet.  The broker's 

office stated that the seller had originally purchased the site in 2011 to develop himself; however, decided 

to sell the property instead. 
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SALE NO. 2  -  50 South East 4th Avenue, Delray Beach, FL 33483 

AC File No.:  2170262, 2180381 ID:  909593 

 

OR Book/Page:  28360/0338 Type:  Land 

Sale Status:  Sale Sub-Type:  Commercial 

 

Date: June 1, 2016 

 

Grantor: Mark A. Perry 

 

Grantee: 50 SE 4th Avenue, LLC 

 

Legal: Lot 9, Block 93, Delray Beach, Plat Book 2, Page 18, Palm Beach County, Florida 

 

Folio No.: 12-43-46-16-01-093-0090 

 

Location: West side of SE 4th Avenue roughly 280 feet south of East Atlantic Avenue, Delray 

Beach, Florida 

 

Zoning: CBD - Central Business District by Delray Beach 

 

Land Use: Commercial Core 

 

Utilities: Municipal water and sewer, electricity, and telephone 
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Site Size: Square Feet:  5,649 Acres:  0.130 

 Shape:  Rectangular Street Frontage (Ft.):  45 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Office 

 Intended Use:  Restaurant 

 Highest and Best Use:  Commercial 

 

Verification: Source:  Mark Perry via office manager 

 Relationship:  Seller 

 Conditions of Sale:  Arm's-length 

 Verified By:  B. Arnold, Gary Orr 

 Date:  August 16, 2018 

 

Sales History:   No arm's length transactions in the previous five years 

 

Sales Price: $1,400,000 

 

Price/SF Land: $247.83 

 

Price/Acre: $10,769,231 

 

Financing: Cash to seller 

 

Comments: 

 

Property is improved with a 2,619 square foot single tenant office building built in 1969 that was owner 

occupied. The property was purchased for redevelopment with the buyer intended to construct a new 

restaurant building on the site. 
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SALE NO. 3  -  200 NE 5th Avenue, Delray Beach, FL 33483 

AC File No.:  2170262.000 ID:  909589 

 

OR Book/Page:  28402/1371 Type:  Land 

Sale Status:  Sale Sub-Type:  Commercial 

 

Date: June 16, 2016 

 

Grantor: 200 NE 5th Avenue, LLC 

 

Grantee: Adam Hotel, LLC 

 

Legal: Long legal being a portion of Block 98, Town of Linton, Plat Book 1, Page 3, Palm 

Beach County, Florida and a portion of Lot 33, Block 98, L.R. Benjamin's 

Subdivision, Plat Book 12, Page 18, Palm Beach County, Florida 

 

Folio No.: 12-43-46-16-01-098-0010, 12-43-46-16-47-000-0330 

 

Location: Northwest corner of NE 5th Avenue and NE 2nd Street, Delray Beach 

 

Zoning: CBD - Central Business District by Delray Beach 

 

Land Use: Commercial Core 

 

Utilities: Municipal water and sewer, electricity, and telephone 
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Site Size: Square Feet:  18,717 Acres:  0.430 

 Shape:  Rectangular Street Frontage (Ft.):  255 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Vacant 

 Intended Use:  Hotel 

 Highest and Best Use:  Commercial 

 

Verification: Source:  Chris Lowry, Costar, public records 

 Relationship:  Listing broker 

 Conditions of Sale:  Arm's-length 

 Verified By:  B. Arnold 

 Date:  August 28, 2017 

 

Sales History:   No arm's length transactions in the previous five years 

 

Sales Price: $2,300,000 

 

Price/SF Land: $122.88 

 

Price/Acre: $5,348,837 

 

Financing: None recorded 

 

Comments: 

 

Broker indicates the sale had a 60 day due diligence phase and that the sale was not subject to any 

development approval. Buyer also purchased the adjacent property at the northeast corner of NE 4th 

Avenue and NE 2nd Street. They are seeking approval for the construction of a 4-story 60 room hotel (The 

Adam Hotel) on the combined properties. 
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SALE NO. 4  -  59 Southeast 4th Avenue, Delray Beach, FL 33444 

AC File No.:  2180381 ID:  910151 

 

OR Book/Page:  29090/0924 Type:  Land 

Sale Status:  Sale Sub-Type:  Commercial 

 

Date: April 7, 2017 

 

Grantor: The Martini Group, LC 

 

Grantee: Delray Beach 4th & 5th Avenue, LLC 

 

Legal: Long legal in Lots 10 and 11, Block 101, Town of Delray Beach, Plat Book 1, Page 3, 

Palm Beach County, Florida 

 

Folio No.: 12-43-46-16-01-101-0102 

 

Location: East side of Southeast 4th Avenue just south of East Atlantic Avenue, Delray Beach 

 

Zoning: CBD - Central Business District by City of Delray Beach 

 

Land Use: Commercial Core 

 

Utilities: Water, electricity, municipal sewer 
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Site Size: Square Feet:  6,052 Acres:  0.139 

 Shape:  Rectangular Street Frontage (Ft.):  48 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Retail / Residential 

 Intended Use:  Commercial Redevelopment 

 Highest and Best Use:  Commercial 

 

Verification: Source:  Phyllis Martini 

 Relationship:  Seller 

 Conditions of Sale:  Arm's-length 

 Verified By:  Gary Orr 

 Date:  August 15, 2018 

 

Sales History:   No transactions in the previous five years 

 

Sales Price: $2,300,000 

 

Price/SF Land: $380.04 

 

Price/Acre: $16,546,763 

 

Financing: Cash to seller 

 

Comments: 

 

This is the sale of a property improved with a small two story building with two retail shops on the first floor 

and a residential apartment on the second floor. The property included some rear asphalt paved parking 

and backed to a public alley. The 3,680 square foot building was built in 1950 which was demolished by the 

buyer. The property was purchased for assemblage into 50,000 square foot commercial project of office and 

retail space including a new iPic movie theater plus a 326 space parking garage. 
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SALE NO. 5  -  75 Southeast 4th Avenue, Delray Beach, FL 33444 

AC File No.:  218381 ID:  910152 

 

OR Book/Page:  29638/1276 Type:  Land 

Sale Status:  Sale Sub-Type:  Commercial 

 

Date: January 29, 2018 

 

Grantor: Carol A. Cullen 

 

Grantee: Surplus Giant, Inc. 

 

Legal: Long legal in Lot 11, Block 101, Town of Delray, Plat Book 1, Page 3, Palm Beach 

County, Florida 

 

Folio No.: 12-43-46-16-001-101-0112 

 

Location: East side of Southeast 4th Avenue just south of East Atlantic Avenue, Delray Beach 

 

Zoning: CBD - Central Business District by City of Dania Beach 

 

Land Use: Commercial Core 

 

Utilities: Water, electricity, municipal sewer 
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Site Size: Square Feet:  2,651 Acres:  0.061 

 Shape:  Rectangular Street Frontage (Ft.):  21 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Retail 

 Intended Use:  Investment 

 Highest and Best Use:  Commercial 

 

Verification: Source:  David Doran, Surplus Giant 

 Relationship:  Buyer 

 Conditions of Sale:  Arm's-length 

 Verified By:  Gary Orr 

 Date:  August 15, 2018 

 

Sales History:   $68,000, October 1997, OR 10052/1521 

 

Sales Price: $800,000 

 

Price/SF Land: $301.77 

 

Price/Acre: $13,114,754 

 

Financing: Cash to seller 

 

Comments: 

 

This is the sale of a property improved with a small one story, single user, retail / office building with some 

rear parking off an alley. The 705 square foot building was built in 1950. The property was purchased as a 

land investment with the building leased for two years until redevelopment / assemblage is warranted. 
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SALE NO. 6  -  258 SE 6th Avenue, Delray Beach, FL 33483 

AC File No.:  2180325.000 ID:  910109 

 

OR Book/Page:  / Type:  Land 

Sale Status:  Contract Sub-Type:  Commercial 

 

Date: May 21, 2018 

 

Grantor: Nicolae Ionescu and Claudia Ionescu 

 

Grantee: Steven Samuels 

 

Legal: Lots 25, 26, 27, and the North 10 feet of Lot 28, less the East 5 feet thereof, Re-

subdivision of Block 111, Delray Beach, FL, as recorded in Plat Book 13, Page 46 of 

the Public Records of Palm Beach County, Florida. 

 

Folio No.: 12-43-46-16-01-111-0250 

 

Location: West side of SE 6th Avenue, north of SE 3rd Street and south of SE 2nd Street in 

Delray Beach. 

 

Zoning: CBD - Central Business District by City of Delray Beach 

 

Land Use: Commercial Core 

 

Utilities: Municipal water and sewer, electricity, and telephone 
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Site Size: Square Feet:  25,109 Acres:  0.576 

 Shape:  Rectangular Street Frontage (Ft.):  193 

 Topography/Elevation:  Level, near road grade 

 

Use: Use at Time of Sale:  Office/Retail 

 Intended Use:  Office/Retail 

 Highest and Best Use:  Office/Retail or Redevelopment 

 

Verification: Source:  Contract, Inspection, Nicolae Ionescu 

 Relationship:  Owner/Seller 

 Conditions of Sale:  Arm's-length 

 Verified By:  M. Mickle 

 Date:  June 27, 2018 

 

Sales History:   No transactions in the previous five years 

 

Sales Price: $3,200,000 

 

Price/SF Land: $127.44 

 

Price/Acre: $5,555,556 

 

Financing: Cash to seller 

 

Comments: 

 

The subject is improved with an older multi-tenant office/retail building containing approximately 10,016 

square feet of building area.  It is located just south of East Atlantic Avenue in a trendy redevelopment 

area of Delray Beach.  There are numerous redevelopment projects within a mile radius of the property 

and a strong demand for investment property.  The property is well maintained and was found to be in 

average to good condition at the time of inspection.   

 

The subject is currently 84% occupied and is achieving rents at market levels.  The vacant space has not 

been advertised as the owner had plans to sell the property.  It is unclear what the buyer plans to do with 

the property; however, redevelopment has not been ruled out. 
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Sale No.

Date

OR Bk

Page
Property Address

Land Area

SF

Acres

Sale

Price

Price/SF

of Land

1 27479 111 Southeast 1st Avenue 48,787

Apr-15 0364 Delray Beach 1.12

2 28360 50 South East 4th Avenue 5,649

Jun-16 0338 Delray Beach 0.13

3 28402 200 NE 5th Avenue 18,717

Jun-16 1371 Delray Beach 0.43

4 29090 59 Southeast 4th Avenue 6,052

Apr-17 0924 Delray Beach 0.14

5 29638 75 Southeast 4th Avenue 2,651

Jan-18 1276 Delray Beach 0.06

6 Current 258 SE 6th Avenue 25,109

May-18 Contract Delray Beach 0.58

Subj. 8, 16, 32, and 38 East Atlantic Avenue 280 to 630

Aug-18 Delray Beach ---

SALES SUMMARY TABLE

------

$9,030,000

$1,400,000

$2,300,000

$2,300,000

$800,000

$3,200,000

$185.09

$247.83

$122.88

$380.04

$301.77

$127.44

---
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Sales Summary and Discussion 

 

In this analysis, we considered differences between the sales and the subject in terms of property rights 

sold, conditions of sale, financing, market conditions (trend or time adjustment), location, building and lot 

size, and quality and condition of the improvements. 

 

The appraisers based the comparisons on a standardized unit of measure, the sale price per square foot of 

land. The sale price per square foot of land correlates well among the comparable sales and is commonly 

used by buyers in this type of analysis. 

 

Property Rights 

 

The property rights transferred were believed to be those of the fee simple estate. No differences between 

the sales and the subject are reflected. 

 

Conditions of Sale 

 

All sales were reportedly market oriented, however, sale 4 appears to have been influenced by the buyers 

desire to assemble the property into the new 4
th

 & 5
th

 Delray project and has been adjusted downward for 

this aspect. 

 

Financing 

 

We considered any indication of favorable financing. All sales were either on a cash basis or had market 

oriented financing, therefore, no differences were noted nor were adjustments made. 

 

Market Conditions 

 

The sales occurred over the period from April 2015 to May 2018. The date of value is August 14, 2018. The 

market has shown improving market conditions over this time period. Accordingly sales 1, 2, 3, 4, and 5 

have been adjusted upward for market conditions. Sale 6 is a current contract and warrants no adjustment. 

 

Location 

 

The subject properties are located behind 8, 16, 32, and 38 East Atlantic Avenue within the block along the 

roadway. The East Atlantic Avenue strip is the main commercial area. The downtown core stretches for 

several blocks to the north and south but desirability decreases in the blocks further from the East Atlantic 

Avenue blocks. Accordingly, sales 1, 3, and 4 have been adjusted upward for these differences.  

 

Size 

 

The subject properties are small tracts but an across the fence valuation is based on the values of nearby 

properties of differing sizes along the East Atlantic Avenue strip.  
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Site Conditions 

 

Properties of all different shapes can typically be developed. Some properties, however, allow for a more 

efficient development of the site providing for the maximum development intensity. Neither the subject nor 

the comparables appear be impacted by their shape in such a manner as to limit their development. 

Another factor considered here is the existence of any physically detrimental site conditions such as 

contamination or muck. Neither the subject nor any of the comparables were known to suffer from any 

detrimental site conditions. Some of the sales were improved with temporary use of the improvements 

offsetting demolition expenses and no adjustment for this aspect is needed.  

 

Zoning/Land Use 

 

The subject property and all of the sales are zoned for commercial use by the City of Delray Beach. Though 

they may vary by particular zoning district, all of the comparables have similar oriented downtown 

designations that allow for similar uses as the subject. No adjustment is warranted. 
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Sale

Date

Property Address Land SF
Price/

Land SF

Financing/

Adj. Price/

Land SF

Conditions

of Sale/

Adj. Price/

Land SF

Market

Conditions/

Adj. Price/

Land SF

Location
Land

Size

Site

Conditions

Zoning/

Land Use

Final 

Combined 

Adjustment

Overall

Indication

1 111 Southeast 1st Avenue 0% 0% 20%

Apr-15 Delray Beach $185.09 $185.09 $222.11

2 50 South East 4th Avenue 0% 0% 15%

Jun-16 Delray Beach $247.83 $247.83 $285.01

3 200 NE 5th Avenue 0% 0% 15.0%

Jun-16 Delray Beach $122.88 $122.88 $141.32

4 59 Southeast 4th Avenue 0% -20% 10.0%

Apr-17 Delray Beach $380.04 $304.03 $334.43

5 75 Southeast 4th Avenue 0% 0% 5.0%

Jan-18 Delray Beach $301.77 $301.77 $316.86

6 258 SE 6th Avenue 0% 0% 0%

May-18 Delray Beach $127.44 $127.44 $127.44

Subj. 8, 16, 32, and 38 East Atlantic Avenue

Aug-18 Delray Beach

---

$285.01

$183.71

$334.43

$266.53

$316.86

$165.68

0%

0%

20%

0%

0%

0% 0% 0%

0%

0%

0%

0%

30% 0%

0% 0% 0%

30% 0% 0%

0% 0%

0%

--- ------ --- ------ --- ---280 to 630 ---

$127.44

0%

30%

$380.04

30%

0%0%

$247.83 0%

20%$185.09

$122.88

25,109

6,052

$301.77

48,787

5,649

18,717

2,651

QUANTITATIVE SALES ADJUSTMENT CHART - PRICE/LAND SF
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Conclusion 

 

Considering all of these differences, we developed the preceding quantitative comparison chart listing the 

sales as they compare to the subject property, based on a price per square foot of land. Not all categories 

considered are depicted. Those omitted reflect no differences between the sales and the subject property. 

 

The unadjusted range of value indicated by the sales is $122.88 to $380.04 per square foot of land area. The 

preceding quantitative comparison chart shows the value range for the subject property after adjustment 

based on a price per square foot of land area to be from $165.68 to $334.43 with a mean of $258.70. 

Considering all of the salient factors discussed previously and prevailing market conditions, the appraisers 

feel a conclusion in the middle portion of the indicated range is most appropriate. Given the preceding data 

and discussions, it is concluded that the market reflects a value per square foot of land area for the subject 

properties of $260.00 as of August 14, 2018. Total values are calculated as follows: 

  

MARKET VALUES VIA SALES COMPARISON APPROACH: 

 

Parcel 1 (8 East Atlantic Avenue): 

 364 Square Feet @ $260.00 per Square Foot = $94,640 

 Rounded to: $95,000 

 

Parcel 2 (16 East Atlantic Avenue): 

 630 Square Feet @ $260.00 per Square Foot = $163,800 

 Rounded to: $165,000 

 

Parcel 3 (32 East Atlantic Avenue): 

 630 Square Feet @ $260.00 per Square Foot = $163,800 

 Rounded to: $165,000 

 

Parcel 4 (38 East Atlantic Avenue): 

 280 Square Feet @ $260.00 per Square Foot = $72,800 

 Rounded to: $75,000 
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