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December 21, 2017 
 
Mr. D.J. Doody 
Goren Cherof Doody & Ezrol 
3099 East Commercial Boulevard 
Suite 200 
Fort Lauderdale, Florida 33308 
 

Re: Church 
   Owner: Omega Church International Ministries 
   1300 NE 38th Street  

Oakland Park, Florida 33334 
Folio Number: 4942-23-03-1150 

 
 
Dear Mr. Doody: 
 
Per your request, we have reviewed the above referenced vacant property for the purpose of providing 
you with an opinion of market value for the 37,113 square feet of land located at 1300 NE 38th Street 
in the City of Oakland Park, Florida. Per your request, we are to consider the market value of the 
property at its highest and best use.  We were not provided with a survey and the land and building 
sizes were taken from the Property Appraiser information.  The property is currently zoned   R-
1, Single Family Residential, by the City of Oakland Park. Based on our review of the property and 
location as well as our review of the surrounding land uses and zonings, it is our opinion that the 
highest and best use of the site is as currently improved with a religious facility operated as Omega 
Church International Ministries.   
 
The purpose of our analysis is to form an opinion of the market value of the fee simple ownership of 
the subject property as of the effective date, December 15, 2017.  The function of this report is for the 
use by the client in the potential acquisition of the property.  
 
We have prepared the attached Appraisal Report, which contains a recapitulation of the data utilized 
to form an opinion of the market value as of December 15, 2017.  If any additional data is required, 
please advise. 
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Mr. Doody 
December 21, 2017 
 
Based upon our inspection of the property and market data analysis, it our opinion that the market 
value of the property as of December 15, 2017 is as follows: 
 
 

ONE MILLION EIGHT HUNDRED SEVENTY-FIVE THOUSAND DOLLARS 
($1,875,000) 

 
 
ASSUMPTION: 
The appraiser has utilized the Property Appraiser land and building sizes and we have assumed 
that these are accurate. 
 
Sincerely, 

 
 
Robert D. Miller, ASA 
State Certified General R.E. Appraiser No. RZ1270 



 
 

1 
            
    

 
 TABLE OF CONTENTS  
 
Table of Contents ................................................................................................................................... 1 
 
Summary of Salient Facts and Conclusions .......................................................................................... 2 
 
Aerial and Sketch of the Subject Property ............................................................................................ 3 
 
Definition of Market Value ................................................................................................................... 6 
 
Competency Provision .......................................................................................................................... 6 
 
Purpose and Function of the Appraisal ................................................................................................. 6 
 
Legal Description .................................................................................................................................. 6 
 
Scope of Services ................................................................................................................................... 7 
 
Marketing Period ................................................................................................................................... 7 
 
Real Estate Tax Information .................................................................................................................. 7 
 
Property Description .............................................................................................................................. 8 
 
Area Map ............................................................................................................................................... 9 
 
Neighborhood Description and Map ................................................................................................... 10 
 
Zoning and Land Use Map .................................................................................................................. 12 
 
Highest and Best Use ........................................................................................................................... 15 
 
Appraisal Process ................................................................................................................................ 16 
 Market Approach ............................................................................................................................ 17 
  
Reconciliation ...................................................................................................................................... 51 
 
Assumptions and Limiting Conditions ................................................................................................ 52 
 
Certification ......................................................................................................................................... 54 
 
ADDENDUM 
Photographs of the Subject Property    
Listing Information on Subject Property    
Subject Property Deed  
Qualifications of the Appraiser        



 
 

2 
            
    

     SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
PROPERTY LOCATION:  Southeast corner of NE 38th Street and NE 13th Avenue in the 

City of Oakland Park, Florida.  
  Physical addresses: 1300 NE 38th Street 
                                              Oakland Park, FL 33334 
 
OWNER'S NAME/ADDRESS: Omega Church International Ministries         
  1300 NE 38th Street 
  Oakland Park, Florida 33334    
 
INSPECTION DATES:  December 15, 2017 
 
SITE SIZE:  37,113 square feet  
 
IMPROVEMENT SIZE:  8,703 square feet 
 
DIMENSIONS:  Irregular, see sketch and aerial in the report.  
 
ZONING:  R-1, Single Family Residential by the City of Oakland Park  
 
PRESENT USE:  Church    
 
HIGHEST AND BEST USE:  The highest and best use is as currently improved  
 
IMPROVEMENTS:  One and two-story building containing a total of 8,703 square 

feet of building area.  The building was built in 1970 and is in 
good condition.  

 
SALES HISTORY: The property was originally purchased in March 1969 as 

vacant land for $11,000. The most recent transaction for the 
subject was via Quit Claim Deed in May 2012 to the Omega 
Church International Ministries.  The review of LoopNet 
indicated that the property is currently listed for sale with an 
asking price of $1,950,000 (Rauch Weaver Norfleet Kurtz & 
Co.) 

 
COST APPROACH:  N/A 
 
INCOME APPROACH:         N/A 
 
SALES COMPARISON  
APPROACH TO VALUE:  $1,875,000   
 
DATE OF VALUE:  December 15, 2017 
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AERIAL PHOTOGRAPH OF THE SUBJECT PROPERTY 
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SKETCH OF SUBJECT PROPERTY-LAND 
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DEFINITION OF MARKET VALUE 
 
Market value is defined in the 2016-2017 Edition of the Uniform Standards of Professional Practice 
from regulations published by federal regulatory agencies pursuant to Title XI of the Financial 
Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990 and 
August 24, 1990 as follows:  
 
The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller, each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  Implicit in this definition 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 the normal consideration for the property sold unaffected 

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

 
COMPETENCY PROVISION 
 
The appraiser has completed similar type appraisals of vacant land throughout the Broward County 
area during his 35 years as a real estate appraiser in South Florida.  As a result of these experiences, 
the appraiser meets the competency provision of USPAP. 
 
PURPOSE AND FUNCTION OF APPRAISAL 
 
The purpose of the appraisal is to form an opinion of the market value of the fee simple interest of the 
subject property as of the effective date, December 15, 2017.  The function of this report is for the 
client’s use in the potential acquisition of the property owned by the Omega Church International 
Ministries.    
 
LEGAL DESCRIPTION 
 
Oakland Park 2-36 B Lots 1 Thru 3, All Less Rd,  Lot 15 Less E 20 and Lots 16, 17, 18 of Block 11, 
as recorded in Plat Book 2, Page 36 of the Public Records of Broward County, Florida. 
 
The above legal description is taken from the Quit Claim Deed (OR Book 48852 Page 1206) which 
is contained in the Addendum.  
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SCOPE OF SERVICES 
 
We have compiled all the necessary data in order to formulate an opinion of value.  We have presented 
the applicable data in this Appraisal Report format.  Any additional supporting data can be found in 
our working file.  In preparing our report, we have reviewed and relied upon the following data. 
 
 1. Sales and listings of vacant land properties throughout the subject neighborhood and 

Broward County over the past three years. 
 
 2. Review of public records for all pertinent sales data.  Retrieved from LoopNet, CoStar 

Comps, IRIS, MLS and the Property Appraiser's Office. 
 
 3. Review and considered the sales history of the subject property and neighborhood. 
 
 4. Review of Broward County and neighborhood trends. 
 
 5.  Inspection of neighborhood and analysis of land use patterns and trends. 
 
 6. Inspection of subject property and comparable sales and verification of sales 

information. 
 
MARKETING PERIOD 
 
Based upon review of the neighborhood and competing properties it is our opinion that the marketing 
period for the subject property would be six to nine months.   
 
REAL ESTATE TAX INFORMATION 
 
The subject is currently assessed by the Broward County Property Appraiser’s Office.   
 
Property I.D. 4942-23-03-1150 
 

Property Assessment Values 
Click here to see 2017 Exemptions and Taxable Values as reflected on the Nov. 1, 2017 tax bill.  

Year  Land  Building / 
Improvement  

Just / Market 
Value  

Assessed / 
SOH Value  

Tax  

2018  $259,790    $953,120    $1,212,910    $1,212,910       

2017  $259,790    $953,120    $1,212,910    $1,212,910    $1,536.36    

2016  $259,790    $953,120    $1,212,910    $1,212,910    $1,536.36   

 
*taken from Broward County Property Appraiser website: www.bcpa.net on 12/6/2017 
 
Taxes due are non-advalorem as the current owner and use is considered a tax exempt 
organization and not subject to advalorem taxation.    
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PROPERTY DESCRIPTION 
 
PROPERTY LOCATION:  Northeast corner of NE 38th Street and NE 13th Avenue in the 

City of Oakland Park, Florida.  
  Physical addresses: 1300 NE 38th Street 
                                              Oakland Park, FL 33334 
 
OWNER'S NAME/ADDRESS: Omega Church International Ministries         
  1300 NE 38th Street 
  Oakland Park, Florida 33334    
 
INSPECTION DATES:  December 15, 2017 
 
SITE SIZE:  37,113 square feet  
 
IMPROVEMENT SIZE:  8,703 square feet 
 
DIMENSIONS:  Irregular shape, please refer to the sketch contained further in 

this appraisal report.  
 
ZONING:  R-1, Single Family Residential, by the City of Oakland Park.  
 
PRESENT USE:  Church Facility with an asphalt paved parking lot containing a 

total of 87 parking spaces with 3 designated as Handicap 
spaces.     

 
HIGHEST AND BEST USE:  The highest and best use is as currently utilized with a church 

use.  
 
IMPROVEMENTS:  The site is improved with a one and two-story church building 

in approximately 1970.  The property has been upgraded and 
renovated since the initial construction and is in good 
condition at the present time.  The facility has central air 
conditioning with some wall units supplying additional air 
conditioning.  The CBS structure has interior finishes of tile, 
carpet and wood flooring, fluorescent lighting, acoustical tile 
ceilings and consists of a sanctuary on the first floor with 
adequate bathroom facilities on the main floor and the second 
floor area. 

 
SALES HISTORY: The subject property was purchased as vacant land in March 

1969 for $11,000. (OR Book 5534 Page 10). The most recent 
transfer was via Quit Claim Deed (OR Book 48852 Page 
1205) and a copy of this is contained in the Addendum. The 
review of LoopNet indicated that the property is currently 
listed for sale with an asking price of $1,950,000 (Rauch 
Weaver Norfleet Kurtz & Co.).  
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AREA MAP 
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NEIGHBORHOOD DESCRIPTION 
 
The neighborhood is located in an area of Oakland Park generally described as being bound on 
the west by Dixie Highway, on the south by Oakland Park Boulevard, on the east by Federal 
Highway and on the north by Commercial Road.  This is an area in the beginning stages of 
revitalization and generally comprised primarily of residential uses and commercial and 
industrial uses along the major roadways.  Residential uses include single family and multifamily 
residential development.  There are commercial uses located along Oakland Park Boulevard, 
Dixie Highway, NE 12th Avenue, Commercial Boulevard and Federal Highway.  Oakland Park 
Boulevard and Commercial Boulevard are east/west roadways, which traverse the neighborhood 
and extend westerly with an interchange to Interstate 95.  Industrial uses are generally located 
along Dixie Highway.  Further the Florida Turnpike is easily accessible on Commercial 
Boulevard approximately 3 miles west of I-95.  
 
Although many properties throughout the neighborhood are older and show evidence of deferred 
maintenance, there is some new development in the neighborhood.  The creation by the City of 
Oakland Park of an area along Dixie Highway designated as a Local Activity Center land use 
and the Downtown Mixed Use Development District has resulted in some redevelopment of the 
corridor due to the relocation of businesses along the corridor.  The City and County have been 
actively purchasing property in the subject neighborhood for the purpose of re-developing this 
area.  The subject property is located within this acquisition area.  Several area business and 
residential properties have been acquired and demolished as part of these redevelopment project 
areas.  The area is in the stages of redevelopment that has been initiated by the City of Oakland 
Park through the Community Redevelopment Agency.  It would appear that this redevelopment 
should continue with the assistance of the CRA.   
 
In general, the neighborhood is an older well-established neighborhood with a strong supply of 
business opportunities and affordable residential housing.  Due to the convergence of several 
highways and arterial roadways within or adjacent to the subject neighborhood, 
transportation/access to the area is generally considered to be good.  In summary, the subject 
neighborhood is in stage of new growth and re-development activity that started prior to the 
economic downturn.  The long-term outlook for the neighborhood is for the market to continue to 
strengthen as new development has begun in the subject area and other areas of South Florida.  
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NEIGHBORHOOD MAP 
 
 

 
  

SUBJECT 
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ZONING MAP 
 

 
 
 

ZONING 
 
The subject property is zoned “R-1”, Single Family Residential by the City of Oakland Park and 
depicted on the land use plan as Low Density Residential.   
 
A copy of the zoning ordinance is contained in the Addendum.  
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LAND USE MAP 
 
 

 
 
 

SUBJECT 

SUBJECT 
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DEFINITION OF HIGHEST AND BEST USE 
 
That reasonable and probable use that will support the highest and present value, as defined, as of 
the effective date of the appraisal. 
 
Alternatively, that use, from among reasonable, probable and legal alternative uses, found to be 
physically possible, appropriately supported, financially feasible and which results in the highest 
land value.  
 
Implied within this definition is recognition of the contribution of that specific use to community 
environment or to community development goals in addition to wealth maximization of individual 
owners.  
 
Also implied is that the determination of the highest and best use results from the appraiser's 
judgment and analytical skill, i.e., that the use determined from the analysis represents an opinion, 
not a fact to be found.  In appraisal practice, the concept of highest and best use represents the 
premise upon which value is based.  In the context of probable selling price (Market Value), another 
appropriate term to reflect highest and best use would be "most probable use".  In the context of 
investment value, an alternative term would be "most profitable use". 
 

HIGHEST AND BEST USE 
 
The subject consists of a 37,113-square foot parcel located on the north side of NE 37th Street, and 
south side of NE 38th Street, east of NE 13th Avenue.  The site is physically able to be constructed 
with a variety of uses from residential to commercial to industrial.  The zoning and land use adjoins 
the downtown CRA district. The residential use adjoining the CRA provides for residential uses to 
support the CRA and new development in the downtown area of the City of Oakland Park.  The 
zoning in the area has been reviewed and changes to the existing and land use plan are not considered 
feasible at this time.  The land would have a highest and best use with some type of single family or 
townhome development with a low-density use. Based on the four criteria for the estimation of the 
highest and best use, it is our opinion that the subject 37,113 square foot property would have a highest 
and best use for future residential development.   
 
The highest and best use as improved considers the financial and feasible use of the improvements.  
The use as a church is not considered as a financially feasible use or operation.  However, local 
churches are a staple of every residential neighborhood and the improvements have been constructed 
and utilized for this type of use since 1970.  Based on the review of the improvements and in 
consideration of the land value, it is our opinion that the value of the property as improved exceeds 
the land value and thus the highest and best use of the property is as improved.    
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APPRAISAL PROCESS 
 

In order to arrive at the market value for the property, special attention must be given to the typical 
purchaser who might have an interest in a particular property.  Market Value is the most probable 
sales price, which a property will bring and this price depends upon the typical purchaser's reaction 
to the various supply and demand factors that affect the market value.  
 
The Appraisal Process is basically an economic analysis consisting of a review of the factors that affect 
market value.  There are three approaches to value to be considered in any appraisal, The Cost, Income 
and Market Approaches.  In this instance, the Cost Approach to Value will not be considered, as the 
subject property is an older property and the highest and best use of the land differs from the current 
use. The Income Approach to Value will not be considered due to the lack of available market data in 
support of a rental rate for a church property.   
  
The subject property consists of 37,113 square feet parcel of land improved with a one and two-story 
CBS church facility with amble parking for that use. We have reviewed sales with similar utility and 
overall use in order to value the subject property. Therefore, the Market Approach to Value is 
considered most applicable in this assignment.  
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MARKET APPROACH TO VALUE  
 
The subject property consists of 37,113 square feet of land improved with a church facility in a one 
and two-story structure. The Market Approach to Value will be considered as the most applicable 
method of valuation for the subject property. We considered numerous sales over the past three years 
and have included the sales and analysis of the more current sales deemed to be most applicable.   The 
review of sales has led us to the market value conclusion indicated in this report.  On the following 
pages, we will submit the comparable sales considered in our analysis followed by a sales map, 
analysis and value conclusion.  
 

       

  SALE SALE LAND BLDG PRICE PER 
SALE # ADDRESS DATE PRICE SIZE SIZE PSF BLDG 

       

1 11810 NW 19TH ST 5/18/2015  $700,000  
         

32,234  
                

3,094   $226.24  

2 1901 CORAL RIDGE DR 7/31/2015  $3,625,000  
       

130,745  
             

22,493   $161.16  

3 950 S CYPRESS RD 2/8/2016  $1,950,000  
       

125,495  
             

10,711   $182.06  

4 7676 N DAVIE RD EXT 7/20/2017  $1,500,000  
       

109,543  
                

7,672   $195.52  

5 2350 HAMMOCK BLVD 5/17/2016  $2,930,000  
       

395,580  
             

18,707   $156.63  

6 4905 W PROSPECT RD 5/15/2015  $2,525,000  
       

163,925  
             

11,669   $216.39  

       

 1300 NE 38TH STREET   

         
37,113  

                
8,703   
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COMPARABLE IMPROVED SALE NUMBER 1 - DATA SHEET RECORDING DATA: 

 
 County: Broward County 
 Instrument Number: 112998391 

 Folio number:  49-40-25-03-0912 
 
LOCATION OF SALE:  11810 NW 19TH Street, Plantation, Florida 33323  
 
GRANTOR: Way of Life Assembly of God Church, Inc, LLC 
 
GRANTEE: The Holy Spirit Association for the Unification of 
  World Christianity 
 
LEGAL DESCRIPTION:  Lengthy legal, (See deed) 
  
DATE OF SALE: May 18, 2015 
 
LAND SIZE: 32,234 square feet 
 
BUILDING SIZE: 3,094 square feet 
 
CONSIDERATION: $700,000 
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COMPARABLE IMPROVED SALE NUMBER 1 (CONTINUED) 
 
FINANCING: Cash to seller 
 
SALE PRICE PER SQ FT: $226.24 per square foot of building area 
 
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: RS-1EP Single Family Residential Plantation 
 
PRESENT USE: Church 
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
 VARIOUS ON-SITE UTILITIES: All utilities available to the site  
 
COMMENTS:                                                   Single Story church building builit in 1975.
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COMPARABLE IMPROVED SALE NUMBER 2 - DATA SHEET 

 
RECORDING DATA: County: Broward County 
 Instrument Number: 113154361 

 Folio number:  48-41-29-02-9781 
 
LOCATION OF SALE: 1901 Coral Ridge Drive, Coral Springs, Florida 33071   
  
GRANTOR: More than Conquerors Ministries, Inc. 
  
GRANTEE:  Christian Life Center, Assemblies of God Inc 
 
LEGAL DESCRIPTION: Lengthy legal, (See deed) 
  
DATE OF SALE: July 31, 2015  
 
LAND SIZE: 130,745 square feet 
 
BUILDING SIZE: 22,493 square feet 
 
CONSIDERATION: $3,625,000 
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COMPARABLE IMPROVED SALE NUMBER 2 (CONTINUED) 
 
FINANCING: Cash to seller 
 
SALE PRICE PER SQ FT: $161.16 per square foot of building area 
   
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: CF-G Community Facility-Coral Springs 
 
PRESENT USE: Church   
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE UTILITIES: All utilities available to the site  
 

COMMENTS:                                                    One and two story church facility built in 1985 
parking lot.  
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COMPARABLE IMPROVED SALE NUMBER 3 - DATA SHEET 

 
RECORDING DATA: County: Broward County 
 Instrument Number: 113509248 

 Folio number:  49-42-01-00-0680 
 
LOCATION OF SALE: 950 S Cypress Road 
 Pompano Beach, Florida  
  
GRANTOR: The Presbytery of Tropical Florida, Inc. 
 
GRANTEE: The New Hope Korean Church of Florida Inc 
 
LEGAL DESCRIPTION: Lengthy legal, (See deed) 
  
DATE OF SALE: February 8, 2016          
 
LAND SIZE: 125,495 square feet  
 
BUILDING SIZE: 10,711 square feet   
 
CONSIDERATION: $1,950,000 
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COMPARABLE IMPROVED SALE NUMBER 3 (CONTINUED) 
 
FINANCING: Cash to seller 
 
SALE PRICE PER SQ FT: $182.06 per square foot of land area 
   
TYPE OF INSTRUMENT: General Warranty Deed 
 
ZONING: RS-2 Single Family Residential by the City of 

Pompano Beach 
 
PRESENT USE: Church 
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE UTILITIES: All utilities available to the site  
 

COMMENTS:                                                     Church facility built in 1976 
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COMPARABLE IMPROVED SALE NUMBER 4 - DATA SHEET 

 
RECORDING DATA: County: Broward County 
 Instrument Number: 114520808 

 Folio number:  51-41-03-01-0352 
 
LOCATION OF SALE: 7676 N Davie Road Extension,  
 Hollywood, Florida 33024 
  
GRANTOR: Ken Wiedman, Joan Overy and Tom Gee, 

Individually and as Trustees of Faith Christian 
Church – Disciples of Christ, Inc.  

 
GRANTEE:  Ministerio Internacional Nuevo Comienzo En Cristo 

Corp 
 
LEGAL DESCRIPTION: Lengthy legal, (see deed) 
 
DATE OF SALE: July 20, 2017 
 
LAND SIZE: 109,543 square feet 
 
BUILDING SIZE: 7,672 square feet 
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COMPARABLE IMPROVED SALE NUMBER 4 (CONTINUED) 
 
CONSIDERATION: $1,500,000 
 
FINANCING: $100% Financing Private Lender  
 
SALE PRICE PER SQ FT: $195.52 per square foot of building area 
   
TYPE OF INSTRUMENT: Trustee’s Deed 
 
ZONING: RS-6 Single Family Residential-Hollywood 
 
PRESENT USE: Church 
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE UTILITIES: All utilities available to the site  
 
COMMENTS:                                                    Newer church facility built in 2001
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COMPARABLE IMPROVED SALE NUMBER 5 - DATA SHEET 

 
RECORDING DATA: County: Broward County 
 Instrument Number: 113858126 

 Folio number:  48-42-30-26-0080 
 
LOCATION OF SALE: 2350-2370 Hammock Boulevard,  
 Coconut Creek, Florida  
  
GRANTOR: The Most Reverend Thomas G. Wenski, Archbishop 

of the Archdiocese of Miami  
 
GRANTEE:   Apostolic Mission of Christ, Inc and Paidelia  
   Classical Academy, Inc    
 
LEGAL DESCRIPTION: Lengthy legal, (see deed) 
 
DATE OF SALE: May 17, 2016    
 
LAND SIZE: 395,580 square feet 
 
BUILDING SIZE: 18,707 square feet 
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COMPARABLE IMPROVED SALE NUMBER 5 (CONTINUED) 
 
CONSIDERATION: $2,930,000    
 
FINANCING: $1,649,695-1st Mortgage SunBank 
 
SALE PRICE PER SQ FT: $156.63 per square foot of land area 
   
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: IPUD Planned Unit Development by the City of 

Coconut Creek 
 
PRESENT USE: Church 
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE UTILITIES: All utilities available to the site  

 
COMMENTS:                                                     Church facility building tin 1989 
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COMPARABLE IMPROVED SALE NUMBER 6- DATA SHEET 
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RECORDING DATA: County: Broward County 
 Instrument Number: 114593943 

 Folio number:  50-42-29-40-0045 
       

LOCATION OF SALE: 4905 W Prospect Road, Tamarac, Florida 33309 
  
GRANTOR: Korean United Methodist Church of South Florida      
 
GRANTEE:  Christian Life Center, Assemblies of God, Inc 
 
LEGAL DESCRIPTION: Lengthy legal, (see deed)       
 
DATE OF SALE: May 15, 2015    
 
LAND SIZE: 163,925 square feet 
 
BUILDING SIZE: 11,669 square feet 
 
CONSIDERATION: $2,525,000  
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COMPARABLE IMPROVED SALE NUMBER 6 (CONTINUED) 
 
FINANCING: $4,650,000 First Assemblies of God Loan Fund 
 
SALE PRICE PER SQ FT: $216.39 per square foot of land area 
   
TYPE OF INSTRUMENT: Warranty Deed 
 
ZONING: B-3 Business, City of Tamarac 
 
PRESENT USE: Church 
 
CONDITIONS OF SALE: Arm’s-length 
 
ENCUMBRANCES: Restrictions, covenants, limitations and easement of 

record.  No apparent effect on sale price. 
 
VARIOUS ON-SITE UTILITIES: All utilities available to the site  
 

COMMENTS:                                             Church property built in 1975 
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COMPARABLE SALES LOCATION MAP  
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VALUATION - SALES COMPARISON APPROACH TO VALUE 
 
Discussion of Comparable Sales 
 
In order to form an opinion of the market value of the land, we have reviewed numerous comparable 
improved church property sales in the South Florida area and our review of sales in Broward County 
were sufficient to provide us with evidence of the market value for the subject property.  Careful 
consideration was given to locations, size, zoning, access, site conditions as well as elements such as 
conditions of sale, market conditions, cash equivalency and other factors.  Based upon our review of 
all pertinent factors we have selected the six sales summarized herein as being the most comparable 
of the sales reviewed. In addition to these sales, we also reviewed the sales of other church properties 
in Palm Beach and Miami-Dade Counties.  In addition, the subject property is listed for sale with an 
asking price of $1.950,000 and reportedly was under contract recently with a sale price of $1,900,000.  
The review of all of these sales was helpful in our overall analysis and we relied more specifically on 
the six sales included in this report. The market has seen resurgence in activity and has strengthened 
after the downturn of the real estate market.  The subject property has a good location in close 
proximity to major arteries of transportation.  After reviewing all of the data, we felt the sales 
summarized in this report were reflective of the market for the subject property.  The variances on 
each sale were considered in our overall review. 
 
In evaluating the sales, various factors are evaluated in a logical sequence.  Overall, the sale properties 
range in size from 3,094 to 22,493 square feet of building area. The subject building is most similar 
to Sales 3, 4 and 6 with one sale considerably smaller and two much larger in building size.  The unit 
sale price per square foot range was from a low of $156.63 per square foot of building area to $226.24 
per square foot.  The sales sold over the time period of May of 2015 to July 2017.  The following 
discussion illustrates the steps undertaken in our analysis. 
 
Property Rights Conveyed: 
 
The property rights being appraised are the Fee Simple Interest subject to existing easements.  Each 
of the comparable sales consisted of the conveyance of the fee simple ownership of the parcels.  Thus, 
no adjustment for property rights is indicated.   
 
Financing: 
 
The financing for each of the sales has been analyzed and all of the sales consisted of cash to seller 
financing and/or conventional mortgage financing therefore, no adjustment for favorable financing 
was necessary.   
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VALUATION - SALES COMPARISON APPROACH TO VALUE 
 
Market Conditions: 
 
We have analyzed numerous sales in the subject area, in the time period from roughly 2014 to the 
present.  The sales took place from May of 2015 to July of 2017, all within 31 months of the date of 
value. The market conditions for religious facilities moves with the economy and with a strong 
economy over the past 24 months in the subject area, the value for religious facilities has been 
increasing No definitive pattern was indicated by the sales that would suggest a market based 
adjustment for market conditions.  The market declined after the boom with prices at the current time 
recently showing signs of stabilization and slight increases.  All of the sales have generally sold under 
similar market conditions.  Therefore, no adjustments are considered applicable, but we did consider 
the sale dates in our overall final analysis. 
 
Conditions of Sale: 
 
Each of the sales utilized for direct comparison were considered arm’s-length transactions and thus 
no adjustment for conditions of sale were considered applicable.    
 
Location: 
 
Locational characteristics deemed significant for church properties include access, surrounding 
demographics, surrounding properties and uses, supply of competitive land, etc. The subject property 
is located in the City of Oakland Park, east of I-95 in an area of single family residential development.  
All of the sales were located west of I-95 with the majority of these sales located in residential 
communities.  The subject location in eastern Broward was considered superior overall to the other 
locations.   
 
Size/Physical Features: 
 
We have reviewed the sizes and various physical features of each of the sales relative to the subject 
property.  The subject building contains 8,703 square feet.  The two smallest sales sold in the range 
of $195.52 to $226.24 per square foot of building area.  The two largest sales had a unit sale price 
range of $156.63 to $1621.16 or the lowest end of the range.  These sales reflect a lower unit sale 
price for the larger sale properties with a higher unit sale price for the smaller buildings.  The two 
sales slightly larger than the subject property sold between $182.06 to $216.39 per square foot of 
building area.  Based on the review of the sizes, it was our opinion that a market value at the upper 
end of the range would be applicable.  
 



 
 

50 
            
    

VALUATION - SALES COMPARISON APPROACH TO VALUE 
 
Conclusion: 
 
The sales had a unit sale price range from a low of $156.63 per square foot to a high of $226.24 per 
square foot of building area.  The sales sold from May of 2015 to July of 2017.  No definitive dollar 
based adjustments were indicated by this array of sales although we have considered the variances 
noted in our review and as stated above or on the sales data sheets.  The review of the sales indicated 
a market value above Sales 2 and 5 which are much larger in size.  A value conclusion below Sale 1 
was also deemed applicable due to the small size of that facility.  Sale 3 was the most recent sale and 
sold for $195.52 in July of 2017 and this location was considered inferior overall with all of the sales 
considered inferior in location.   Sales 3 and 6 are most similar in size and are located the closest in 
location to the subject property.   
 
In summary, a market value below Sale 1 at $226.14 per square and within the range of Sales 4 and 
6 was deemed to be most applicable. ($195.52 to $216.39).  
 
Therefore, we have estimated the value of the subject 8,703 square foot building based upon the 
overall review of the sales presented, the sale history for the subject and surrounding properties and 
the additional sales considered in our review.  Based on our review of the sales, it is our opinion that 
a market value of $215.00 per square foot of building area would be applicable. 
 

8,703 Square Feet x $215.00 per Square Foot =   $1,871,145       say  $1,875,000    
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RECONCILIATION 
 
The Sales Comparison Approach was used to analyze sales of similar properties for the 37,113 square 
feet subject parcel improved with a 8,703 square foot church facility.   The review of the sales date 
led us to a conclusion of market value for the subject property at $215.00 per square foot of building 
area.  This equated to a market value of $1,875,000.  The Cost and Income Approaches were not 
considered applicable and as a result, we relied on the Sales Comparison Approach to Value for this 
assignment.  
 
Based upon our review of the subject’s location, improvements, parking and access, it is our opinion 
that the market value of the subject property as of December 15, 2017, is as follows: 
 

 
   MARKET VALUE OF SUBJECT PROPERTY 
 

ONE MILLION EIGHT HUNDRED SEVENTY-FIVE THOUSAND DOLLARS 
($1,875,000) 

 



 
 

52 
            
    

ASSUMPTIONS AND LIMITING CONDITIONS 
 
The legal description furnished to the appraiser is assumed to be correct. 
 
All existing liens and encumbrances have been considered, however, the property is appraised as 
though free and clear, under responsible ownership and competent management. 
 
The information identified in this report as being furnished to the appraiser by others is believed to be 
reliable; however, the appraiser assumes no responsibility for its accuracy. 
 
It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures 
that render it more or less valuable.  No responsibility is assumed for such conditions or for arranging 
for engineering studies that may be required to discover them. 
 
It is assumed that there is full compliance with all applicable federal, state, and local environmental 
regulations and laws unless noncompliance is stated, defined, and considered in the appraisal report. 
 
It is assumed that all required licenses, certificates of occupancy, consents, or 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 value estimate contained in this 
report is based. 
 
It is assumed that the utilization of the land any improvements is within the boundaries or property 
lines of the property described and that there is no encroachment or trespass unless noted in the report. 
 
The distribution, if any, of the total valuation in this report between land and any improvements 
applies only under the stated program of utilization.  The separate allocations for land and buildings 
must not be used in conjunction with any other appraisal and are invalid if so used. 
 
Possession of this report, or copy thereof, does not carry with it the right of publication.  It may not 
be used for any purpose by any person other than the party to whom it is addressed without the written 
consent of the appraiser, and in any event, only with proper written qualifications and only in its 
entirety. 
 
It is assumed that the land and building sizes are accurate.  
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued) 
 
 
Disclosure of the contents of this appraisal is governed by the ByLaws and regulations of the 
American Society of Appraisers. 
 
The appraiser herein by reason of the appraisal is not required to give further consultation, testimony, 
or be in attendance in court with reference to the property in questions unless arrangements have been 
previously made. 
 
Neither all, nor part of the contents of this report, especially any conclusions as to value, the identity 
of the appraiser, or the firm with which the appraiser is connected, shall be disseminated to the public 
through advertising, public relations, news, sales, or other media without the prior written consent 
and approval of the appraiser. 
 
The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  I 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 I have no direct evidence relating 
to this issue, I did not consider possible non-compliance with the requirements of ADA in estimating 
the value of the property. 
 
Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be 
present on the property, was not observed by the appraiser.  The appraiser has no knowledge of the 
existence of such materials on, or in the property.  The appraiser 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. 
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 CERTIFICATION 
 
 
I certify that, to the best of our knowledge and belief: 
 
___  The statements of fact contained in this report are true and correct. 
 
___  The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are our personal, unbiased professional 
analyses, opinions, and conclusions. 

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

and I have no personal interest or bias with respect to the parties involved. 
 
___  My compensation is not contingent upon the reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value estimated, 
the attainment of a stipulated result, or the occurrence of a subsequent event. 

 
___  My analyses, opinions, and conclusions were developed, and this report has been 

prepared in conformity with the Uniform Standards of Professional Appraisal Practice 
of The American Society of Appraisers and The Appraisal Foundation. 

 
___  I have made a personal inspection of the property that is the subject of this report.  I 

have not performed any services regarding the property as an appraiser or in any other 
capacity during the past three years.  

 
___  MaryAnne Schneider provided significant professional assistance in the preparation 

of this report including research and sales data collection. 
 
___ My analysis, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Uniform Standards of 
Professional Appraisal Practice. 

 
___  I have met or exceeded the minimum prescribed educational requirements for 

Recertification as an Accredited Senior Appraiser (ASA) of the American Society of 
Appraisers. 

   
  ___________________________________ 
  Robert D. Miller, ASA 
  State Certified General R.E. Appraiser No. RZ1270 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY 

 
Street view looking northerly along NE 13th Avenue 

 
View of the northerly elevation of Church 



 
 

 

 
View looking easterly along NE 38th Street 

 
View of parking lot looking southerly form NE 38th Street



 
 

 

 
Looking easterly along NE 37th Street frontage 

 
View of sign located on NE 38th Street 



 
 

 

 
Looking northerly of easterly elevation 

 
Looking southerly of easterly elevation 



 
 

 

 
View of Sanctuary 

 
View of Sanctuary 

 



 
 

 

 
View of kitchen area 

 
View of boardroom 



 
 

 

 
View of broadcast suite 

 
Production Studio 
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SUBJECT PROPERTY DEED 
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     Florida State Law and USPAP 
     Factory Built Housing 
     Automated Valuation Models 
 
PROFESSIONAL  Senior Member of American Society of Appraisers- 

AFFILIATION: South Florida Chapter No. 82 – Accredited Senior Appraiser (ASA) Real 
Property Urban  

 
LICENSED:  Real Estate Broker- State of Florida- Inactive 

Certified General Real Estate Appraiser RZ#1270- State of Florida 
 
EXPERIENCE: 1995-Present Real Estate Appraiser and Subconsultant    
 1993-1995 Vice President-The Urban Group, Inc.  

1978-1993        Real Property Analysts, Inc., Fort Lauderdale,  
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