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Mr. Eric T. Carpenter, P.E.
Assistant City Manager

City of Miami Beach

1700 Convention Center Drive
Miami Beach, Florida 33139

Re:  Proposed Vacated Portions of
Ocean Terrace, 74" Street and
75™ Street, as described herein
Miami Beach, Florida

Dear Mr. Carpenter:

Pursuant to your request for an appraisal of the above referenced property, I submit the following
appraisal report.

Legal Description: The proposed to be vacated portion of Ocean Terrace, 74™ Street and 75™ Street
surround the developer’s site which is legally described as Lots 1 through 13, Block 1, Harding
Townsite, as recorded in Plat Book 34, Page 4 of the Public Records of Miami-Dade County, Florida

The developer’s site is a 96,300 SF city-block which is bounded by Ocean Terrace, Collins Avenue,
74™ Street and 75" Street, with the exception of the 7,300 SF site located at the northeast corner of
74" Street and Collins Avenue, Miami Beach, Florida. The developer’s site has 350 feet of frontage
along the west side of Ocean Terrace, 150 feet of frontage along the north side of 74" Street, 300
feet of frontage along the east side of Collins Avenue and 296.1 feet of frontage along the south side
of 75" Street.

The developer’s site is currently improved with several boarded-up and occupied buildings,
including a 2-story boarded-up 16-unit rental apartment building built in 1961 at 7400 Ocean
Terrace; a 2-story boarded-up 39-room hotel building built in 1951 at 7410 Ocean Terrace; a 2-story
boarded-up 20-room hotel building built in 1947 at 7420 Ocean Terrace; a 2-story 39-room hotel
building builtin 1951 at 7430 Ocean Terrace; a 3-story 49-room hotel building built in 1940 at 7436
Ocean Terrace; a 7-story 93-room hotel building built in 1940 at 7450 Ocean Terrace; a 2-story
commercial building with 13,034 SF of adjusted building area, built in 1948 at 7449 Collins Avenue;
a 1-story commercial building with 6,073 SF of adjusted building area, built in 1952 at 7441 Collins
Avenue; a l-story commercial building with 4,913 SF of adjusted building area, built in 1940 at
- 7439 Collins Avenue ; a 1-story commercial building with 5,717 SF of adjusted building area, built
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in 1958 at 7433 Collins Avenue; a 1-story commercial building with 4,753 SF of adjusted building
area, built in 1941 at 7421 Collins Avenue; and a 1-story commercial building with 3,375 SF of
adjusted building area, built in 1950 at 7409 Collins Avenue.

The existing mostly low-rise improvements which are all older than 60 years, contain a total
adjusted building area of 142,012 SF, while the overall site can be improved with up to 192,600 SF.
In addition, the City of Miami Beach and the developer are negotiating the “vacation” of the 40-foot
wide southern portion of 75" Street by 356.1-foot long along the north side of the developer’s site,
the 30-foot wide northern portion of 74" Street by 210-foot long along the south side of the
developer’s site, and the 60-foot wide western portion of Ocean Terrace by 350-foot long along the
south side of the developer’s site. The vacated area which would be at the north end of the Ocean
Terrace, contains a total land area of 41,544 SF which would contribute an additional 83,088 SF of
buildable area to the development of the developer’s overall site, based on the maximum permitted
Floor Area Ratio (FAR) of 2.0, thereby increasing the developer’s total buildable area from 192,600
SF to 275,688 SF (indicating a 43.1% increase).

It is my estimate that the contributory value of the Fee Simple Interest in the “vacated” property
(described as the 40-foot wide southern portion of 75 Street by 356.1-foot long along the north side
of the developer’s site, the 30-foot wide northern portion of 74™ Street by 210-foot long along the
south side of the developer’s site, and the 60-foot wide western portion of Ocean Terrace by 350-
foot long along the south side of the developer’s site, which contains a total land area of 41,544 SF
to contribute 83,088 SF of additional buildable area, based on the maximum permitted Floor Area
Ratio of 2.0), as of April 2, 2019, was:

CONTRIBUTORY MARKET VALUE OF THE FEE SIMPLE INTEREST
IN THE PROPOSED “VACATED” RIGHT-OF-WAY AREAS
TO BE UTILIZED IN CONJUNCTION WITH THE DEVELOPER’S SITE,
AS DESCRIBED HEREIN
ELEVEN MILLION DOLLARS
($11,000,000)

Sincerely,

Jozef Alhale, MAI, CCIM
State Certified General Appraiser
License No. RZ 0001557

\19-03-04
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RealQuest.com ® - Report Page 1 of 2

Flood Map Report

For Property Located At

<@
LTS RealQuest

Corelogic
7400 OCEAN TER, MIAMI BEACH, FL 33141-2719
Report Date: 04/06/2019

County: DADE, FL

Flood Zone Code Flood Zone Panel

Panel Date

X500 120651 - 12086C0326L 09/11/2009
Special Flood Hazard Area (SFHA) Within 250 ft. of multiple flood zones? Community Name
out Yes (X,X500,AE) MIAMI BEACH

Flood Zone Description:
Zone X (500-year)-An area inundated by 500-year flooding; an area inundated by 100-year

flooding with average depths of less than 1 foot or with drainage areas less than 1 square mile;
or an area protected by levees from 100-year flooding.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Location:

Address of
Developer’s Site:

Census Tract/Block:

Folio Nos of
Developer’s Site:

Owners of Record:

Legal Description:

Description:

The 40-foot wide southern portion of 75" Street by 356.1-foot
long along the north side of the developer’s site, the 30-foot wide
northern portion of 74" Street by 210-foot long along the south
side of the developer’s site, and the 60-foot wide western portion
of Ocean Terrace by 350-foot long along the south side of the
developer’s site. The developer’s site is the entire City block
bordered by Ocean Terrace, Collins Avenue, 74™ Street and 75"
Street, with the exception of the 7,300 SF site located at the
northeast corner of 74" Street and Collins Avenue, Miami Beach,
Florida

7400-7450 Ocean Terrace and
7409-7449 Collins Avenue
Miami Beach, Florida 33141

39.090/1

002-3202-003-0060; -0050; -0040; -0030; -0020; -0010; -0070;
-0080; -0090; -0100; -0110; and -0120

7400 Ocean Terrace LLC
7410 Ocean Terrace LLC
7420 Ocean Terrace LLC
7436 Ocean Terrace LLC
7450 Ocean Terrace LLC
7441 Collins Avenue Investment LLC
7439 Collins Avenue Investment LLC
7433 Collins Avenue Investment LLC
7421 Collins Avenue Investment LLC
7409 Collins Avenue Investment LL.C

Lots 1 through 13, Block 1, Harding Townsite, as recorded in Plat
Book 34, Page 4 of the Public Records of Miami-Dade County,
Florida

The developer’s site is a 96,300 SF city-block which is bounded
by Ocean Terrace, Collins Avenue, 74" Street and 75™ Street,
with the exception of the 7,300 SF site located at the northeast
corner of 74" Street and Collins Avenue, Miami Beach, Florida.
The developer’s site has 350 feet of frontage along the west side
of Ocean Terrace, 150 feet of frontage along the north side of 74™
Street, 300 feet of frontage along the east side of Collins Avenue
and 296.1 feet of frontage along the south side of 75" Street.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisers and Consultants

-1-



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Description: The developer’s site is currently improved with several boarded-
up and occupied buildings, including a 2-story boarded-up 16-unit
rental apartment building built in 1961 at 7400 Ocean Terrace; a
2-story boarded-up 39-room hotel building built in 1951 at 7410
Ocean Terrace; a 2-story boarded-up 20-room hotel building built
in 1947 at 7420 Ocean Terrace; a 2-story 39-room hotel building
built in 1951 at 7430 Ocean Terrace; a 3-story 49-room hotel
building built in 1940 at 7436 Ocean Terrace; a 7-story 93-room
hotel building built in 1940 at 7450 Ocean Terrace; a 2-story
commercial building with 13,034 SF of adjusted building area,
built in 1948 at 7449 Collins Avenue; a 1-story commercial
building with 6,073 SF of adjusted building area, built in 1952 at
7441 Collins Avenue; a 1-story commercial building with 4,913
SF of adjusted building area, built in 1940 at 7439 Collins
Avenue ; a l-story commercial building with 5,717 SF of
adjusted building area, built in 1958 at 7433 Collins Avenue; a 1-
story commercial building with 4,753 SF of adjusted building
area, built in 1941 at 7421 Collins Avenue; and a l-story
commercial building with 3,375 SF of adjusted building area,
built in 1950 at 7409 Collins Avenue.

The existing mostly low-rise improvements which are all older
than 60 years, contain a total adjusted building area of 142,012
SF, while the overall site can be improved with up to 192,600 SF.
In addition, the City of Miami Beach and the developer are
negotiating the “vacation” of the 40-foot wide southern portion of
75" Street by 356.1-foot long along the north side of the
developer’s site, the 30-foot wide northern portion of 74" Street
by 210-foot long along the south side of the developer’s site, and
the 60-foot wide western portion of Ocean Terrace by 350-foot
long along the south side of the developer’s site. The vacated
area which would be at the north end of the Ocean Terrace,
contains a total land area 0f 41,544 SF which would contribute an
additional 83,088 SF of buildable area to the development of the
developer’s overall site, based on the maximum permitted Floor
Area Ratio (FAR) of 2.0, thereby increasing the developer’s total
buildable area from 192,600 SF to 275,688 SF (indicating a
43.1% increase).

Site Area: Developer’s Site - 96,300 SF
Public Streets - 41,544 SF

J. ALHALE APPRAISALS, INC.
Real Estate Appraisers and Consultants
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Flood Zone: Flood Zone "X" - An area inundated by 500-year flooding; an
area inundated by 100-year flooding with average depths of less
than 1 foot or with drainage areas less than 1 square mile; or an
area protected by levees from 100-year flooding; National
Insurance Program, Community Panel Number 120651-
12086C0326L, as revised on September 11, 2009.

Zoning: MXE Mixed-Use District (the eastern 52,500 SF portion)
CD-2 Medium-Intensity Commercial District (western 43,800 SF
portion)
The vacated street areas would be in the MXE District

Highest and

Best Use: The Highest and Best Use of the overall developer’s site is its
development with a mixed-use retail/restaurant/residential
condominium building with an ancillary commercial component.
The site could be developed with a high-rise mixed-use
retail/residential building which would be built to condominium
quality standards, and possibly have an interim rental use during
the sell-out period.

Property Rights

Appraised: Fee Simple Interest

Date of Inspection

and Valuation: April 2, 2019

Date of Appraisal

Report: April 9, 2019

CONTRIBUTORY VALUE ESTIMATE OF THE PROPOSED
“VACATED” AREA TO BE UTILIZED IN CONJUNCTION
WITH THE “DEVELOPMENT SITE” AS DESCRIBED HEREIN:

Income Capitalization Approach to Value: Not Applicable
Sales Comparison Approach to Value: $11,000,000
Cost Approach to Value: Not Applicable
Reconciled Final Value Estimates: $11,000,000

J. ALHALE APPRAISALS, INC.
Real Estate Appraisers and Consultants
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