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FOR:
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AS OF:
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File No.

Subject Address

Legal Description

City

County

State

Zip Code

Census Tract

Map Reference

SUMMARY OF SALIENT FEATURES

Sale Price $

Date of Sale

Borrower / Client

Lender

Size (Square Feet)

Price per Square Foot $

Location

Age

Condition

Total Rooms

Bedrooms

Baths

Appraiser

Date of Appraised Value

Final Estimate of Value $

MCS Form SSLProduced using ACI software, 800.234.8727 www.aciweb.com

220811

53-42-03

39.16

33141

FL

Miami-Dade

MIAMI BEACH

NORMANDY GOLF COURSE SUB PB 44-62 LOT 12 BLK 52

460 S SHORE DR

N/A

NORMANDY 460 LLC

N/A

N/A

3.0

3

7

Average

Actual-72, Effective-25

N;Res;

N/A

2392

370846 (Depreciated Replacement Cost Approach)

October 12, 2022

MICHAEL DURAN Cert Res RD2928

Mike Duran
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Cost Source

Component No. Size Unit Cost Cost

$ $

$ $

$ $

$ $

$ $

$ $

Reproduction Replacement Cost New of Improvements $

Plus: Indirect (Soft) Costs $

Plus: Entrepreneurial Profit % $

Total Cost New $

Less: Physical Deterioration % $

Less: Functional Obsolescence % $

Less: External Obsolescence % $

Total Accrued Depreciation (Deterioration & Obsolescence) ($ )

Depreciated Value of Building(s) $

Plus: Contributing Value of Site Improvements $

Depreciated Value of Improvements $

COST APPROACH

Analysis/Comments:

UCIAR-EP 7-90 (OTS APPROVED FORM - MAY NOT BE ALTERED) MCS Form U16Produced using ACI software, 800.234.8727 www.aciweb.com

220811

370846

19000

351846

129015

129015.0026.83

480861

7900

472961X

2090778.01267.71Garage

259426.3698.41Porch

449460187.9823921Living A/C

BlueBook AppraiserBASE

See attached sketch for measurements. Construction cost derived from local builders.  Costs are replacement not 

reproduction. Construction cost derived from BlueBook AppraiserBASE and consultation with local builders. 

Replacement Cost Information includes contractor mark-ups (Builder Profit) of 22.5%.  Site improvements include as is value of the  

pool, patio, fences, landscaping, driveways, etc.  The Subject's living, garages, porches and patios were obtained through a survey 

provided, county web site and physically measuring the exterior of the building.  See attached sketch for measurements.

The values in this report are based on various mathematical formulas and techniques proprietary to Bluebook International. This report 

may or may not contain public data and may not account for considerations such as condition, complexity of structure, inaccurate data, 

obsolescence or unknown improvements or detriments to the property. All uses of and reliance upon the report and the data contained 

therein are at the user's sole risk.

***At the time of the inspection the Subject property was in the process of re-construction.  This appraisal/cost approach is based on a 

date in the past before the construction process began.   All site improvements are given an estimated "as is" depreciated value.

***Retrospective Appraisal

This appraisal is being done as of a date in the past, 11/20/2020, cost/market data, neighborhood information is taken as of that date.

LEGAL: NORMANDY GOLF COURSE SUB PB 44-62 LOT 12 BLK 52 LOT SIZE 65.000 X 170 75R-40968

Intended Users:

The Intended User of this appraisal report is the Client and governing building institution/municipality.  The Intended Use is to evaluate 

the property that is the subject of this appraisal for a retrospective cost valuation to assist the client and governing building 

institution/municipality in determining an estimation of the Subject's building depreciated value as of the effective date of the appraisal. 

No additional Intended Use/Users are identified by the appraiser.

Mike Duran



FLOORPLAN SKETCH

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Normandy 460 LLC LLC

33141FLMIAMI BEACH

460 S SHORE DR

220811Normandy 460 LLC LLC



SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date:
Appraised Value: $

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

Normandy 460 LLC LLC

33141FLMIAMI BEACH

460 S SHORE DR

220811Normandy 460 LLC LLC

370846 (Depreciated Replacement Cost Approach)

October 12, 2022



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:
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33141FLMIAMI BEACH

460 S SHORE DR

220811Normandy 460 LLC LLC

SUBJECT SIDE

SUBJECT SIDE

ALTERNATE REAR VIEW
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WATERWAY

WATERWAY

WATERWAY



LOCATION MAP
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