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The City of Palm Bay, Florida

LEGISLATIVE MEMORANDUM

TO: Honorable Mayor and Members of the City Council

FROM: Joan Junkala-Brown, Deputy City Manager

THRU: Suzanne Sherman, City Manager

DATE: April 4, 2024

RE: Consideration of purchasing four (4) parcels (0.79 acres) owned by Evans 
Center Inc. generally located at 1361 Florida Avenue NE ($500,000).

SUMMARY:
In late summer/early fall of 2023, Evans Center Inc issued a community survey to identify the 
community’s needs and desires for the center. The survey overwhelmingly indicated the need for 
access to fresh foods, meats, and groceries, followed by expanded healthcare and career readiness 
and training. The Evans Center sought proposals from the public for the acquisition and operation 
of the facility, focusing on the community input; however, no proposal was accepted by the Evans 
Center Board. In late 2023, the City was approached by members of Evans Center Inc and The 
Brevard Neighborhood Development Coalition, Inc. (dba Neighbor Up Brevard), which is the 
guarantor, to inquire on the City’s interest in purchasing the facility.

Evans Center Inc, a registered Florida not-for-profit, owns four parcels at the intersection of Florida 
Avenue NE and Pelham Street NE, zoned RM-10. The four parcels contain an existing 6,068 SF 
facility formerly operated as a neighborhood market and community meeting space with 
accompanying parking.

The parcels are identified as follows: 
• 1361 Florida Avenue NE, Parcel ID 28-37-14-50-3-23, Tax Account 2826281 (0.31 acres)
• 2279 Pelham Street NE, Parcel ID 28-37-14-50-3-22, Tax Account 2826280 (0.16 acres)
• 2271 Pelham Street NE, Parcel ID 28-37-14-50-3-21, Tax Account 2826279 (0.16 acres)
• 2263 Pelham Street NE, Parcel ID 28-37-14-50-3-20, Tax Account 2826278 (0.16 acres)

Documents provided by representatives of Evans Center show mortgage notes held by Florida 
Community Loan Fund. As of March 1, 2024, Loan A has a balance of $368,602.73 and Loan B has 
a balance of $299,997.50, which the lender is willing to partially or fully forgive upon 
acquisition/closing by the City of Palm Bay to be held as a public facility.
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Effective September 28, 2018, the Bayfront Community Redevelopment Agency (CRA) entered into 
a grant agreement with Evans Center Inc awarded $250,000 in CRA funds for the construction of a 
multi- use facility featuring a community center, grocery store, community room, and a health care 
clinic. The grant agreement expires 10 years following the effective date (September 17, 2028), for 
which the property cannot be sold, transferred, leased, or conveyed without advanced written 
consent of the Bayfront CRA or its successors. In accordance with the agreement, Evans Center Inc 
executed a mortgage and promissory note in favor of the Bayfront CRA, recorded on October 9, 
2018. The Bayfront CRA is in a second lien position behind Florida Community Loan Fund Inc. 

It’s important to note that there is an existing lease agreement between Evans Center Inc and 
Brevard Health Alliance, Inc. (BHA) for approximately 1,000 SF of space at Evans Center. The lease 
agreement was originally negotiated during pre-construction, amended prior to the opening of Evans 
Center in 2019, and later amended in 2022. The agreement provides a lease rate of $1,100 per 
month commencing on November 1, 2022 through October 31, 2027. The lease also provides that 
BHA is solely responsible for all utility charges (i.e. sewer, gas, electricity, phone, security, pest 
control); however, commons expenses (water, security, garbage collection) are shared on a pro-rata 
basis (approx. 30%) as provided in the agreement. The lease notes that it is binding upon and shall 
inure to the benefits of the heirs, assigns and successors.

In April 2023, Evans Center Inc commissioned an appraisal, which valued the property at $1 million 
as a non-profit and $1.3 million as a private for-profit. This does not include furniture, fixtures, and 
equipment (FFE). The Evans Center owns furniture, fixtures, and equipment for which the City will 
negotiate to be included in the purchase. 

Evans Center Inc has agreed to be the responsible party for providing a property survey, title search 
and opinion. As of the date of the memo, Evans Center has unpaid 2023 property taxes totaling 
$2,147 due by March 31, 2024, or $2,211.44 if paid before April 30, 2024. The City will include in 
negotiations that all outstanding obligations be paid off at time of closing. 

REQUESTING DEPARTMENTS:
City Manager's Office

FISCAL IMPACT:
The fiscal impact will not exceed $500,000. A budget amendment will be submitted to allocate 
$500,000 from General Fund Undesignated Fund Balance, account 001-0000-392-1001 to the 
appropriate Parks & Facilities Department account.
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STAFF RECOMMENDATION:
Motion to authorize and approve a budget allocation of $500,000 and authorize the City Manager to 
negotiate a purchase contract and closing with Evans Center Inc to acquire four parcels, not to 
exceed $500,000.

ATTACHMENTS:
1. Bayfront CRA Grant Mortgage Note
2. Recorded Assignment Florida Community Loan Fund
3. Mortgage Note Florida Community Loan Fund
4. Brevard Health Alliance Lease Agreement (2017)
5. Brevard Health Alliance Lease Agreement – Addendum # 1 (2019)
6. Brevard Health Alliance Lease Agreement – Addendum # 2 (2022)
7. Evans Center Community Survey
8. Property Appraisal – April 2023
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MORTGAGE

THIS MORTGAGE is made on September 28, 2018 ( the " Effective Date")  by and
between the mortgagor EVANS CENTER, INC., a Florida not for-profit corporation, whose
address is 1151 Masterson Street, Melbourne, Florida 32935 ( herein called ` Borrower"), and the

mortgagee,  BAYFRONT COMMUNITY REDEVELOPMENT AGENCY,  a community
redevelopment agency created pursuant to Chapter 163, Florida Statutes, whose address is 120
Malabar Road, S. E., Palm Bay Florida 32907 ( herein called the" Lender").

WHEREAS, Borrower is indebted to Lender in the principal sum of TWO HUNDRED
FIFTY THOUSAND AND 00/ 100 DOLLARS ($ 250, 000. 00) ( the " Loan")  which indebtedness

is evidenced by a mortgage note ( the" Note") providing for a no interest loan on the total amount
of the indebtedness, if not sooner paid, due and payable upon the sale, lease sale, assignment,
conveyance or transfer of the Property( defined below), or any part thereof, or any interest therein,
and further subject to the provisions of the this Mortgage

TO SECURE to Lender the repayment of the indebtedness evidenced by the Loan and the
payment of all other sums advanced in accordance herewith and to protect the security of this
Mortgage and the performance of the covenants and agreements of Borrower herein contained,
Borrower for lawful consideration paid, does hereby mortgage, grant and convey to Lender all of
Borrower' s right, title, and interest in and to the following described real property located in the
County of Brevard, State of Florida.

Lot 20, 21, 22, 23 and 24, Block 3, Powell' s Subdivision, as per plat thereof,
recorded in Plat Book 3, Page 84, of the Public Records of Brevard County,
Florida

TOGETHER with all the improvements now or hereafter erected on said property, and all
easements, rights and appurtenances all of which shall be deemed to be and remain a part of the
property covered by this Mortgage( collectively, the" Property")

Borrower covenants that Borrower is lawfully seized of the estate hereby conveyed and
has the right to mortgage, grant and convey the Property, and that the Property is unencumbered,
except for that certain mortgage granted by Borrower to Florida Community Loan Fund, Inc

Senior Lender') in the aggregate amount of$ 700, 000. 00 dated December 1, 2017, and recorded
in Official Records Book 8040, Page 2625 of the public records of Brevard County, Florida

Senior Mortgage") Borrower covenants that Borrower warrants and will defend the title to the

Property against all claims and demands, subject to encumbrances of record
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Borrower and Lender covenant and agree as follows

1 Repayment of Principal, Maturity Date. No interest will accrue on the principal amount of
the Note Ifthe Borrower shall have complied with all terms of the Note and this Mortgage

as determined by Lender in its sole and absolute discretion, then the principal amount of
the Note shall be reduced to Zero Dollars ($ 0.00) on September 28, 2028  (" Maturity
Date") Notwithstanding the foregoing, if the Senior Lender records a full satisfaction or
full release of the Senior Mortgage on or after November 1, 2024 in the public records of

Brevard County, Florida, then the Borrower may request the Lender to reduce the principal
amount of the Note to Zero Dollars ($ 0. 00) and record a satisfaction of this Mortgage

provided, however, that the Lender may honor or refuse such request from the Borrower
in the Lender s sole and absolute discretion

2 Prohibition on Transfer of Interests. Prior to the Maturity Date, the Borrower shall not
make any lease, sale, assignment, conveyance or transfer of the Property, or any part
thereof or any interest therein, without the prior written consent of the Lender For the
avoidance of doubt, Lender hereby consents to the following  ( i) Borrower s grant of the
Senior Mortgage and( ii) Borrower s lease of the Property to The Brevard Health Alliance,
Inc

3 Taxes and Insurance. Subject to applicable law or a written waiver by Lender Borrower
shall pay, or shall cause to be paid until this Mortgage is paid in full, the following items
all of yearly taxes and assessments, which may attain priority over this Mortgage, plus all
applicable premium installments for insurance, plus, if the Property is in a flood plain, all
applicable premium installments for flood insurance

4 Prior Mortgages, Charges, Liens. Borrower shall perform all of Borrower' s obligations to

Senior Lender under the Senior Mortgage or any mortgage, deed of trust or other security
agreement that has priority over this Mortgage including Borrower' s covenants to make
payments when due

5 Hazard Insurance. Borrower shall keep the improvements now existing or hereafter erected
on the Property insured against loss by fire, hazards included within the terms " extended
coverage' , and such other hazards as Senior Lender may require and in such amounts and
for such periods as Senior Lender may require under the Senior Mortgage In the event of
loss Borrower shall give prompt notice to the insurance carrier, Senior Lender, and Lender

6 Preservation and Maintenance of Property. Borrower shall keep the Property in good repair
and shall not commit waste or permit impairment or deterioration of the Property

7 Protection of Lender' s Security. If Borrower fails to perform the covenants and agreements

contained in this Mortgage, or if any action or proceeding is commenced which materially
affects Lender' s interest in the Property, then Lender at Lender' s option, upon notice to
Borrower,  may make such appearances,  disburse such sums,  including reasonable
attorneys' fees and costs, and take such action as is necessary to protect Lender' s interest
Any amounts disbursed by Lender pursuant to this paragraph, including any reasonable
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attorneys' fees and costs incurred by Lender with interest thereon shall become additional
indebtedness of Borrower secured by this Mortgage.  Unless Borrower and Lender agree
to other terms of payment, such amounts shall be payable upon notice from Lender to
Borrower requesting payment thereof Nothing contained in this paragraph shall require
Lender to incur any expense or take any action hereunder

8 Borrower Not Released, Forbearance By Lender Not a Waiver. Extension of the time for
payment or modification of the sums secured by this Mortgage shall not operate to release,
in any manner, the liability of the original Borrower and Borrower' s successors in interest
Lender shall not be required to commence proceedings against such successor or refuse to
extend time for payment or otherwise modify amortization of the sums secured by this
Mortgage by reason of any demand made by the original Borrower and Borrower' s
successors in interest Any forbearance by Lender in exercising any right or remedy to
which it may be entitled hereunder or otherwise afforded by applicable law, shall not be a
waiver of or preclude the exercise of any such right or remedy

9 Successors and Assigns Bound The covenants and agreements herein contained shall bind
and the rights hereunder shall inure to, the respective successors and assigns of Lender and
Borrower

10 Notice. Except for any notice required under applicable law to be given in another manner
any notice to Borrower provided for in this Mortgage shall be given by delivering it or by
mailing such notice by certified mail addressed to Borrower at the Borrower' s address first
written above Any notice provided for in this Mortgage shall be deemed to have been
given to Borrower or Lender when given in the manner designated herein

11 Governing Law This Mortgage shall be governed by and construed in accordance with the
laws of the State of Florida The parties submit to the exclusive Jurisdiction of the state
courts of the Eighteenth Judicial Circuit, Brevard County, Florida for any action or
proceeding ansmg under, relating to, or in connection with this Mortgage The parties agree
that all claims in respect of the action or proceeding shall be exclusively heard and
determined in any such court The parties hereby irrevocably waive, to the fullest extent
permitted by applicable Law, any objection which they may now or hereafter have to the
laying of venue of any such dispute brought in such court Each of the parties waives any
defense of inconvenient forum to the maintenance of any action or proceeding so brought
THE PARTIES HEREBY IRREVOCABLY WAIVE ANY AND ALL RIGHT TO TRIAL
BY JURY IN ANY LEGAL PROCEEDING ARISING OUT OF OR RELATED TO THIS
MORTGAGE,     ANY OTHER TRANSACTION DOCUMENT OR THE

TRANSACTIONS CONTEMPLATED HEREBY OR THEREBY BORROWER
ACKNOWLEDGES AND AGREES THAT THIS PROVISION IS A MATERIAL
INDUCEMENT TO LENDER' S EXTENSION OF CREDIT TO BORROWER
NEITHER PARTY IS RELYING ON ANY REPRESENTATION BY THE OTHER
PARTY THAT THIS PROVISION WOULD NOT BE ENFORCED TO THE FULLEST
EXTENT PROVIDED BY LAW
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12 Severability If any provision of this Mortgage shall be invalid, illegal or unenforceable,
the validity, legality and enforceability of the remaining provisions hereof shall not in any
way be affected or impaired thereby

13 Time. Time is of the essence of this Mortgage

14 Due on Sale Provision If Borrower sells, conveys, transfers, assigns hypothecates leases
or otherwise disposes of or further encumbers the Property, or any part thereof, or any
interest therein,  or agree to do so whether voluntarily or involuntarily, directly or
indirectly, by operation of law or otherwise, without the written consent of Lender being
first obtained, then and in any such event, Lender may at its option, declare all obligations
hereby secured to be immediately due and payable notwithstanding any provision to the
contrary contained herein or in the Mortgage or other instruments in which the obligations
herein are secured Borrower agrees to notify Lender promptly of any transaction or event
which may give rise to a right of acceleration hereunder Lender s consent to one such
transaction shall not constitute a waiver of Lender' s right to require its consent to any future
or successive transaction

15 Acceleration, Remedies. Upon Borrower' s breach of any covenant or agreement including
the covenants to pay when due any sums secured by this Mortgage, Lender shall give notice
to Borrower specifying  ( 1) the breach, ( 2) the action required to cure such breach, ( 3) a
date, not less than ten ( 10) days from the date the notice is mailed to Borrower by which
such breach must be cured, and ( 4) that failure to cure such breach on or before the date

specified in the notice may result in acceleration of the sums secured by this Mortgage,
foreclosure by judicial proceeding, and sale of the Property The notice shall further inform
Borrower of the right to reinstate after acceleration and the right to assert in the foreclosure
preceding the nonexistence of a default or any other defense of Borrower to foreclosure If
the breach is not cured on or before the date specified in the notice, Lender, at Lender' s

option, may declare all of the sums secured by this Mortgage to be immediately due and
payable without further demand and may foreclose this Mortgage by judicial proceeding
Lender shall be entitled to collect in such preceding all expenses of foreclosure, including,
but not limited to, reasonable attorneys' fees as provided by law

16 Release. Upon satisfaction of all conditions of this Mortgage, including payment of all
sums secured by this Mortgage, Lender shall release this Mortgage without charge to
Borrower Upon Borrower' s compliance with all terms of the Note and this Mortgage as

determined by Lender in its sole and absolute discretion, Lender shall release this Mortgage
without charge to Borrower on the Maturity Date

Signature and acknowledgment appear on followingpage.)
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IN WITNESS WHEREOF Borrower has executed this Mortgage as of the Effective Date

Witnes BORROWER

EVANS CENTER, INC., a Florida

SPrint.    A & W CC.)     
not for-profit corporation

M11

JB
es Bartell, President

Print.    1111 ro

STATE OF FLORIDA
COUNTY OF BREVARD

1

Thus mortgage was acknowledged before me this day of CL° xf*
L  

2018,

by James Bartell, as President of EVANS CENTER, INC. a Florida not- for-profit corporation, on
behalf of the corporation,  who is personally known to me or who has produced

L as identification

1, pr p
io.•... KIMBERLY R 4cGM

r c0wtirron/ GG 186710
E*% re6u ary 15. 2022 MaryBaky 7M B, eperMaW Satires
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THE PROPER FLORIDA DOCUMENTARY STAMP TAX HAS BEEN PAID ON THIS NOTE
AND THE PROPER STAMPS HAVE BEEN PAID WITH RESPECT TO THE MORTGAGE
SECURING SAME

MORTGAGE NOTE
Zero Interest)

250, 000. 00 Date of Note September 28, 2018

FOR VALUE RECEIVED, the undersigned, EVANS CENTER, INC., a Florida not- for-
profit corporation,  whose address is 1151 Masterson Street,  Melbourne,  Florida 32935 ( the
Borrower"),   hereby promises to pay to the order of BAYFRONT COMMUNITY

REDEVELOPMENT AGENCY a community redevelopment agency created pursuant to Chapter
163, Florida Statutes,  whose address is 120 Malabar Road,  S. E., Palm Bay, Florida 32907

Lender"), the principal amount equal to Two Hundred Fifty Thousand and No/] 00 U S Dollars
250, 000. 00) with no interest accruing thereon as provided herein

This Note is secured by a Mortgage ( the "Mortgage") of even date herewith encumbering
real estate and property therein described and duly recorded among the public records of Brevard
County, Florida, the terms and conditions of which are incorporated herein by reference

This Note shall mature and the principal sum hereof or so much as may have been advanced
together shall become due and payable on September 28, 2028 ( the " Maturity Date"), provided,

however, that if Borrower shall have complied with all terms of the Mortgage and this Note as
determined by Lender in its sole and absolute discretion, then the principal amount owed to Lender
shall be reduced to Zero Dollars ($ 0. 00) on the Maturity Date Notwithstanding the foregoing, if,
on or after November 1, 2024, Florida Community Loan Fund, Inc  (" Senior Lender") records a
full satisfaction or full release of that certain mortgage granted by Borrower to Senior Lender in the
aggregate amount of$ 700, 000. 00 dated December 1, 2017, and recorded in Official Records Book
8040, Page 2625 of the public records of Brevard County Florida, then the Borrower may request
the Lender to reduce the principal amount of this Note to Zero Dollars ($ 0.00) and record a
satisfaction of the Mortgage; provided, however that the Lender may honor or refuse such request
from the Borrower in the Lender' s sole and absolute discretion

Borrower may make prepayment( s) of principal hereunder at any time and from time to time
without premium or penalty

1 Borrower' s Obligation. This Note evidences the obligation of the Borrower to the Lender
to repay a grant award pursuant to that certain Grant Agreement between Borrower and Lender
dated of even date herewith relative to the construction of a multi use facility on certain real
property more fully described in the Mortgage( the ` Property")

2 Prohibition on Transfer of Interests Prior to the Maturity Date the Borrower shall not
make any lease sale, assignment, conveyance or transfer of the Property, or any part thereof, or
any interest therein, without the prior written consent of the Lender For the avoidance of doubt,



Lender hereby consents to the following ( i) Borrower' s grant of a first priority mortgage to Florida
Community Loan Find, Inc in the aggregate amount of$ 700, 000. 00 and ( ii) Borrower' s lease of
the Property to The Brevard Health Alliance, Inc

3 Due on Sale Provision If Borrower sells, conveys, transfers, assigns, hypothecates, leases
or otherwise disposes of or further encumbers the Property, or any part thereof, or any interest
therein, or agree to do so, whether voluntarily or involuntarily, directly or indirectly, by operation
of law or otherwise, without the written consent of Lender being first obtained, then and in any
such event, Lender may at its option, declare all obligations hereby secured to be immediately due
and payable notwithstanding any provision to the contrary contained herein or in the Mortgage or
other instruments in which the obligations herein are secured.  Borrower agrees to notify Lender
promptly of any transaction or event which may give rise to a right of acceleration hereunder
Lender' s consent to one such transaction shall not constitute a waiver of Lender' s right to require

its consent to any future or successive transaction

4 Default and Acceleration All covenants, conditions and agreements contained in the
Mortgage are hereby made a part of this Note, and the Borrower agrees that the unpaid balance of
the then principal amount of this Note, together with all charges owing, shall, at the option of the
Lender or, if so provided in this Note or the Mortgage automatically, become immediately due and
payable, upon the failure of the Borrower to make any payment hereunder as and when due, upon
the failure of the Borrower to perform or observe any term or provision of this Note or upon the
occurrence of any event (whether termed default, event of default or similar term) which under the
terms of the Mortgage shall entitle the Lender to exercise rights or remedies thereunder

5 Place and Manner of Payment All amounts due and payable under this Note are to be
paid in lawful money of the United States of America at the principal office of the Lender set forth
above, or at such other place or places as the Lender may designate to the Borrower in writing from
time to time

6 Application of Payments All payments received on account of this Note shall be first
applied to costs and charges owing hereunder and the remainder shall be applied to the reduction
ofprincipal.

7 Notices Except as may be otherwise specifically provided herein, any approval, notice,
direction,  consent,  request or other action by the Lender shall be in writing and may be
communicated to the Borrower at the address written above, or at such other place or places as the

Borrower shall designate to the Lender in writing,  from time to time,  for the receipt of
communications from the Lender

8 No Prohibition Against Prepayment The Borrower may prepay this Note at any time
without penalty

9 Governing Law Dispute Resolution. This Note shall be governed by and construed in
accordance with the laws of the State of Florida The parties submit to the exclusive Iunsdiction of
the state courts of the Eighteenth Judicial Circuit, Brevard County Florida for any action or
proceeding ansmg under, relating to, or in connection with this Note The parties agree that all

2
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claims in respect of the action or proceeding shall be exclusively heard and determined in any such
court The parties hereby irrevocably waive, to the fullest extent permitted by applicable Law, any
objection which they may now or hereafter have to the laying of venue of any such dispute brought
in such court Each of the parties waives any defense of inconvenient forum to the maintenance of
any action or proceeding so brought THE PARTIES HEREBY IRREVOCABLY WAIVE ANY
AND ALL RIGHT TO TRIAL BY JURY IN ANY LEGAL PROCEEDING ARISING OUT OF
OR RELATED TO THIS NOTE ANY OTHER TRANSACTION DOCUMENT OR THE
TRANSACTIONS CONTEMPLATED HEREBY OR THEREBY BORROWER

ACKNOWLEDGES AND AGREES THAT THIS PROVISION IS A MATERIAL
INDUCEMENT TO LENDER' S EXTENSION OF CREDIT TO BORROWER NEITHER
PARTY IS RELYING ON ANY REPRESENTATION BY THE OTHER PARTY THAT THIS
PROVISION WOULD NOT BE ENFORCED TO THE FULLEST EXTENT PROVIDED BY
LAW

10 Severability If any provision of this Note shall be invalid, illegal or unenforceable, the
validity legality and enforceability of the remaining provisions hereof shall not in any way be
affected or impaired thereby

11 Time Time is of the essence of this Note

12 No Waiver by the Lender No waiver of any breach, default or failure of condition under
the terms of this Note or the Mortgage shall be implied from any failure of the Lender to take, or
any delay by the Lender in taking action with respect to such breach, default or failure or from any
previous waiver of any similar or unrelated breach, default or failure, and a waiver of any term of
this Note, the Mortgage, or any of the obligations secured thereby must be made in writing and
shall be limited to the express written terms of such waiver

Signed, sealed and delivered

in the presence of the following
witnesses EVANS CENTER, INC

4 3 0
1

By
qnt Name 5 S_ C#4 A LLUC C J es Bartell, President

r t'

it Name.   rt1
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BrevardClerke us IIIIIIIIIIIII IIII I IIIIIIIIIIIIIScott Ellis,  Clerk of Court

700 South Park Avenue, Bldg B Transaction#:    2203572 Print Date,

P. O Box 2767 Receipt#: 62160512 10/ 09/2018 05:02: 38 PM

Titusville, Fl 32761- 2767 Cashier Date:    10/ 09/ 2018 05: 02: 31 PM

321) 637- 2006 Cashier Branch:  Palm Bay

CUSTOMER INFORMATION TRANSACTION INFORMATION PAYMENT SUMMARY

CITY OF PALM BAY Date Received. 10/ 09/ 2018 Total Fees.       1, 419. 00

120 MALABAR RD SE Source Code: Palm Bay Total Payments 1, 419. 00

PALM BAY FL 32907 Return Code: Hand Carried Balance Due. 0. 00

Trans Type:   Recording

1 Payments

CHECK # 185515 1, 419. 00

1 Recorded Items

MORTGAGE BKPG 8281/ 886 CFN 2018225982 Date 10/ 0912018 05: 02: 30 PM
From:  To:

Recording @ 1 st=$ 10 Add' I=$ 8. 50 ea 5 44. 00

Mortgage Doc Stamps @ $ 0. 35 per$ 100 250, 000 875. 00

Intangible Tax @ $ 2 per$ 1000 250, 000 500. 00
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CITY OF PALM BAY 120 MALABAR ROAD S. E. PALM BAY FLORIDA 32907- 3009
CHECKNO 00185515

dURP-ONO YOUR INV NO INVOICE DATE DESCRIPTION INVOICEAMOUNT DISCIRTN NET CHECK AMOUNT

RECORDING COST 10/ 03/ 2018 EVANS CENTER 1, 419. 00 1, 419. 00

CHECK DATE 10/ 05/ 2018 CITY OF PALM HAY CHECK NO 00185515
VOID AFTER 90 DAYS 120 MALA13AR ROAD S. E.

TAX EXEMPTION NO. 85- 801 264 83 61 64
PALM BAY, FLORIDA 32907-3009 6s 13,270

I 1111A11;
Aa^

y GENERAL FUND PAYABLES

VENDOR NO 13062 JPMorgan Chase Bank, N. A.
Miami, FL

CHECK AMOUNT

1, 419.00 2)

ONE THOUSAND FOUR HUNDRED NINETEENAND 00/100 DOLLARS ****************

PAY BREVARD COUNTY CLERK OF COURTS
TO THE 2825 JUDGE FRAN JAMIESON WAY
ORDEROF VIERA FL 32940

II' 00i855iSill 1: 267084 113 i1 a261763441"





























































LEASE AMENDING AGREEMENT 

THIS LEASE AMENDING AGREEMENT dated this __ day of ______ � 

BETWEEN: 

Background 

Evans Center Inc 

(the "Lessor") 

-AND-

Brevard Health Alliance, Inc. 

(the "Lessee") 

OF THE FIRST PART 

OF THE SECOND PART 

A. The Lessor and the Lessee entered into the lease (the "Lease Agreement") dated August 31,

2017, for the premises (the "Premises") located at 1361 Florida Avenue, NE Suite 2, 

Palm Bay, Fl 32905. 

B. The Lessor and the Lessee desire to amend the Lease Agreement on the tenns and conditions

set forth in this Lease Amending Agreement (the "Agreement"), which will take effect on 

November 1, 2022. 

C. This Agreement is the second amendment to the Lease Agreement.

IN CONSIDERATION OF the Lessor and Lessee agreeing to amend their existing Lease 

Agreement, and other valuable consideration, the receipt and sufficiency of which is hereby 

acknowledged, both parties agree to keep, perform, and fulfill the promises, conditions and 

agreements below: 

Amendments 

I. The Lease Agreement is amended as follows:
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2022
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Date
Where do you 

currently reside?

Did you purchase from 
the market in the last 6 

months?

Did you purchase 
from the deli in the 

last 6 months?

Which of the following products or services do you feel would be 
most beneficial to the community if offered at the Evans Center?

Age Group

8/18/2023 Palm Bay No Yes Fresh Foods, Meats and Groceries
9/8/2023 Melbourne No Yes Fresh Foods, Meats and Groceries 65+
9/8/2023 Melbourne Yes Yes Fresh Foods, Meats and Groceries 65+
9/8/2023 West Melbourne Yes Yes Deli with Café setting 50-64
9/8/2023 Melbourne Yes Yes Fresh Foods, Meats and Groceries 36-49
9/8/2023 Other Yes Yes After school program 50-64
9/8/2023 Palm Bay Yes Yes Expanded Healthcare 50-64
9/8/2023 West Melbourne Yes Yes Expanded Healthcare 50-64
9/8/2023 Melbourne Yes No Fresh Foods, Meats and Groceries 50-64
9/9/2023 Melbourne No No Fresh Foods, Meats and Groceries 36-49
9/9/2023 Palm Bay Yes No Bent and Dent Grocery Items to Save Money 65+
9/9/2023 Melbourne No No Expanded Healthcare 50-64
9/9/2023 Other No No Fresh Foods, Meats and Groceries 50-64

9/10/2023 Melbourne Yes Yes Expanded Healthcare 50-64
9/10/2023 Palm Bay No No Expanded Healthcare 50-64
9/10/2023 Melbourne No No Healthy Prepared Food 50-64
9/11/2023 Palm Bay Yes Yes Career Readiness Training 26-35
9/11/2023 Palm Bay Yes Yes Using the facility for community 50-64
9/11/2023 Other Yes No Fresh Foods, Meats and Groceries 65+
9/11/2023 Melbourne No No Career Readiness Training 50-64
9/11/2023 Melbourne Yes Yes Fresh Foods, Meats and Groceries 50-64
9/11/2023 Other No No Fresh Foods, Meats and Groceries 65+
9/12/2023 Melbourne Yes Yes Career Readiness Training 50-64
9/13/2023 Palm Bay Yes Yes Fresh Foods, Meats and Groceries 50-64
9/13/2023 Melbourne No No Computer training 65+
9/14/2023 Melbourne Yes Yes Career Readiness Training 65+
9/16/2023 Palm Bay Yes Yes Bent and Dent Grocery Items to Save Money 65+
9/17/2023 Melbourne No No Bent and Dent Grocery Items to Save Money 65+
9/20/2023 Palm Bay Yes Yes All of the above 50-64
9/23/2023 Palm Bay Yes No Fresh Foods, Meats and Groceries 50-64
9/27/2023 Melbourne Yes No Fresh Foods, Meats and Groceries 65+
9/27/2023 Palm Bay Yes Yes Ethnic food & seafood 50-64
9/27/2023 Melbourne No No Fresh Foods, Meats and Groceries 50-64
9/27/2023 Melbourne Yes Yes Fresh Foods, Meats and Groceries 26-35
9/27/2023 Melbourne No No Fresh Foods, Meats and Groceries 50-64
11/7/2023 Melbourne No No Fresh Foods, Meats and Groceries 65+
11/7/2023 Melbourne Yes No Sit down gathering area 26-35
11/7/2023 Palm Bay Yes Yes Expanded Healthcare 65+
11/7/2023 Palm Bay No Yes Fresh Foods, Meats and Groceries 18-25
11/7/2023 Palm Bay Yes No Fresh Foods, Meats and Groceries 18-25
11/7/2023 Melbourne Yes Yes Fresh Foods, Meats and Groceries 36-49
11/7/2023 Palm Bay No No Fresh Foods, Meats and Groceries 26-35
11/7/2023 Melbourne No Yes Expanded Healthcare 26-35
11/7/2023 Melbourne No No N/A 50-64
11/7/2023 Palm Bay Yes Yes Fresh Foods, Meats and Groceries 65+
11/7/2023 Melbourne No No Fresh Foods, Meats and Groceries 50-64
11/7/2023 Palm Bay No No Career Readiness Training 36-49
11/7/2023 Palm Bay Yes Yes Career Readiness Training 36-49
11/7/2023 Other Yes Yes Fresh Foods, Meats and Groceries 65+
11/7/2023 Melbourne No No Fresh Foods, Meats and Groceries 26-35
11/7/2023 Melbourne No No Fresh Foods, Meats and Groceries 26-35
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What the Community would like to see Evans Center 
used for



Timestamp Where do you currently reside?Did you purchase from the Market in the last 6 months?What was your experience with the Market?Did you purchase from the Deli in the last 6 months?What was your experience with the Deli?What fundraising events did you support for Evans in the past 12 months?Which of the following products or services do you feel would be most beneficial to the community if offered at the Evans Center?What concerns do you have about the future of the Evans Center?How would you support the future of the Evans Center?If you would like to be contacted for community engagement regarding the future of the Evans Center please provide your full name, phone number and email address.  Please select your age group.
8/18/2023 4:52:42 Palm Bay No Good Yes Good Giving Fresh Foods, Meats and Groceries

9/8/2023 6:48:40 Melbourne No They no longer had the selection they used to have.Yes It was great!  I had a delicious small breakfast.  Miss the fresh squeezed juices they used to have.Sadly, none. Fresh Foods, Meats and GroceriesWhether it will continue to honor the late Mr. Evans by having a much needed grocery store in a “food desert.”If the Center returned to its earlier format with fresh juices, baked goods, stocked shelves, and had friendly staff like it used to along with the wonderful prepared foods, I would return to being a regular customer as well as donate money.65 -up
9/8/2023 6:52:28 Melbourne Yes Purchased food from deli Yes Good breakfast, boiled peanutsTemptation review, exercise classFresh Foods, Meats and GroceriesIf it will remain in the neighborhoodSchedule the community center for eventsRalphalette Bartell, 321-727-2615, ralphaletteb@gmail.com65 -up

9/8/2023 7:13:15 West Melbourne Yes The staff have always been so helpful and Neighborly and the deli was the best of the best.Yes Everything was home made with excellence! We have had 3 wonderful catering experiences, as well.I helped by promoting on social media.Deli with cafe setting It’s important for every neighborhood to have a healthy place to gather and to access helpful resources.Patronizing, sharing social media, participating in events 

Joel Tooley
Joeltooley@gmail.com 
(352)460-2097 50-64

9/8/2023 7:26:15 Melbourne Yes Thought the home-cooked meal counter and dine-in option was nice and different; didn’t feel the market itself was differentiated enough to provide a reason to go other than to support the non-profit. The value there needed to be significantly stronger for the average neighborhood household.Yes See above; would’ve liked more branding around fresh home-cooked meals either hot or prepared and available force purchase to cook up at home.None Fresh Foods, Meats and GroceriesCommunity seems fragmented and not together on a vision; save the organization campaign seemed rushed/a surprise, and not well organized or executed.Depends on what is there to support. 36-49
9/8/2023 7:36:19 Other Yes Friendly place Yes Friendly Farmers Market After school program? Closure Drive community engagement by providing Chat and Pack volunteer opportunity at Evans Center. Lily Fredrickson populationreliefinternational@gmail.com 50-64
9/8/2023 8:46:57 Palm Bay Yes Very pleasant. Staff was professional and helpfulYes Food was good Donated to the shortfall fundraiser. Expanded Healthcare It will not continue to be owned by the community Rent community room Carlton Hemley 321 506 9736. Hemley.carlton@yahoo.com50-64

9/8/2023 16:27:31 West Melbourne Yes Friendly staff, good but basic selections offered.Yes Friendly staff that we’re proud of their food they prepared and offered for saleOnly supported through making purchases and promoting through social nefuaExpanded Healthcare The center seems like it should be a great resource for the community and I hope it continues to operate.I would make some purchases of meals or products if it would help, promote the center through social media and public interaction (I found people living a few blocks away were not aware of what was offered). I am retired, working on some health issues, and might not be an ideal volunteer in some ways.Glen Shockley, 321-794-0395, glendshockley@gmail.com50-64
9/8/2023 17:29:34 Melbourne Yes Not inviting /energy was low No Not applicable Save Evan store fund raising Fresh Foods, Meats and GroceriesClosing for good Volunteer to support and willing to fund raise.Patricia Pearson 201-315-546850-64

9/9/2023 2:40:09 Melbourne No No experience No Facebook photos None Fresh Foods, Meats and Groceries 36-49
9/9/2023 4:08:12 Palm Bay Yes Fresh produce,and pleasant atmosphere No No purchase The Motown experience Bent and Dent Grocery Items to save moneyThat it will be no more Would purchase at least once a week 65 -up
9/9/2023 9:33:09 Melbourne No Na No Na Serene harbor Expanded Healthcare 50-64

9/9/2023 11:09:08 Other No Prices too high for the neighborhood. Quality of produce was poor.No Food was great initially but as cooks changed, so did the foodDon't live in the area but not opposed to supporting my community Fresh Foods, Meats and GroceriesFinances and it being available to the community What is needed for support Can this information be easily accessible to all?50-64
9/10/2023 0:24:01 Melbourne Yes Thumbs up Yes Thumbs up Save Evans Expanded Healthcare Financial viability Donation 50-64
9/10/2023 2:27:33 Palm Bay No It looked nice. No None I didnt get a chance. Expanded Healthcare I hope it can stay open. Try to help with funding. 50-64

9/10/2023 21:43:51 Melbourne No N/A No Good & convenient food purchase when in the neighborhood Monetary donation Healthy prepared food options using Florida grown or local grown agriculture and ingredients. Shifting to a new business model for the futureCommunity redevelopment planning Marcus Smith, 404.547.2661, marcus4community@gmail.com50-64
9/11/2023 3:05:12 Palm Bay Yes No food that I actually ever needed. Staff not knowledgeable.Yes Inconsistent food. No coffee. Motown and Save Evans CampaignCareer Readiness TrainingLeadership. 26-35
9/11/2023 9:16:38 Palm Bay Yes Favorable Service Yes The best shrimp in the beginning but in the last several years, not that great. Wings were delicious and the Smoothie Bar was fantastic but no longer offered.Voices of Classical Soul Using the facility for community outreach programs/catering servicesNot been properly utilized to service the community / consider restaurant - kitchen foundation already established - soul food venue would ideal.  utilize the community training room when available/ purchase tickets to fundraising events.50-64

9/11/2023 10:11:25 Other Yes good No NA I am a monthly contributerFresh Foods, Meats and GroceriesI have grave concerns about the future of Evans Center.  Evans needs to have proper management.  Individuals who are business savvy  and understands the organizational structure of running a business.  The market should have sold fresh food, meats, and groceries that appeal to the needs of the community at a price they could afford. The excellent clinic spaces need to be used to the greatest extent available.  More advertisement needs to be done on aa regular basis.I live outside of the community, therefore I would do the same way I support it now. I attend some events there and I donate monthly.Yes, I would like to be contacted.  Clara Jackson  3217739187  cdjackson09@cfl.rr.com65 -up
9/11/2023 19:01:44 Melbourne No None No None None. Did not know there was fundraiser  going onCareer Readiness TrainingThat it will close and not be a part of the community or own by the black citof south melbourne Any way I can Tarrann38@gmail.com 50-64
9/11/2023 20:50:22 Melbourne Yes Having breakfast for our meetings which was held there for approximately 8 months. And picking up fresh vegetables! Stopping by with my church members after picking up trash throughout the neighborhood.Yes Great! Friendly and nice portions. none Fresh Foods, Meats and GroceriesThe community will not have a convenient place to go to get groceries. Yes 50-64
9/11/2023 21:08:52 Other No n/a No N/a Elevation Church OutreachFresh Foods, Meats and Groceries 65 -up
9/12/2023 0:23:27 Melbourne Yes Friendly staff, I like that the people working are from the meighborhood.  Not enough products and selections. Store hours closes to early. Need to provide what making people pass to go to Walmart or Publix.Yes Food was good, not always fresh end of morning.None Career Readiness TrainingUnder served people still living in a Food dessert. Continue to shop and support. 50-64

9/13/2023 23:11:17 Palm Bay Yes Great Yes Great Music Fest Fresh Foods, Meats and GroceriesCommunity Support Patronize more frequently 50-64
9/13/2023 23:23:13 Melbourne No It was clean and there were friendly associates. Food items were enjoyable. There was a variety of items, from healthy juices and fruits to homemade desserts.No Good hot food. None Computer training, homeowner topics.would love more events and training for youth and elderly. I'm not sure if it's something already being done as I don't get much communication regarding activities there.Volunteer time for what I can do; financial donations.Amelia Holaway 321 243-5346 luke638@hotmail.com65 -up

9/14/2023 9:51:20 Melbourne Yes It was nice. People are helpful and friendly. Yes Good. The cook was friendly and seems to want to please the customer’s order. Bingo, exercise, community meeting Career Readiness TrainingNo liquor store, no hanging out around the building. No steeling or breaking Whatever they need. 65 -up
9/16/2023 18:13:03 Palm Bay Yes Great Deli menu; It would make a nice eat-in diner with a few items to purchase during check-outYes Good display and prices Fundraising event during Mothers' Day timeBent and Dent Grocery Items to save moneyContinued utilization of the Community Room for seniors and youthContinued in person support for events. 65 -up

9/17/2023 9:31:26 Melbourne No They need to update their system! I had a Evans gift card and when checking out they were not able to scan the card!No Have not purchased from deli in some tmeNone Bent and Dent Grocery Items to save moneyWill they be able to stay open?By shopping there if they have better quality! 65 -up
9/20/2023 14:44:39 Palm Bay Yes Clean, friendly, neighborhood market, and meeting area. Must be your destination as there is little traffic or activity in the area to generate enough sales to be profitable. Yes Value Online donations.  There's a brick there with my family name on it.  I've always supported the Evans center.  Only good project to come out of the BCRA.Yes, all of the above. That what I seen as a beacon of hope for that area (food desert) is slowly going dim.Promotion, and small monetary donations as my finances allow.Yes. Thomas Gaume, 321-557-4700, tgaume@gmail.com50-64

9/23/2023 4:58:37 Palm Bay Yes inexperienced staff; lax rules; and needed brightingNo n/a donation Fresh Foods, Meats and Groceriesleaving the area medical and community spacevolunteer Teresa W. izspatime@yahoo.com50-64
9/27/2023 13:58:28 Melbourne Yes Good experience No n/a none Fresh Foods, Meats and Groceriesvery concerned about the market -- missing basic items like seasoning meatIf the store carried the items that I needed at an affordable price, I would definitely shop there.Dorothy Linson 321 727 125265 -up
9/27/2023 14:10:44 Palm Bay Yes My experience with the market employees was good. I found the shelved items to be a little pricey, but I purchased items.Yes The food was good at times.  It seemed to be an inconsistency.  I'm sure employee turnover had something to do with that.I only knew of two fundraiser and was not able to attend them.  I've attended another breakfasts in the past.  I'm not sure if any of the funding went to Evans Center at that time.Ethnic Food & Seafood also, Fresh Food, Meats & Groceries; Career Readiness TrainingI hope that the space will be utilized to meet the identifiable needs of the community.That depends on what happens next.  I will continue to patronize & support a venture that benefits the community.Ellena Little ellenalittle@clubesteem.org 321-409-894250-64
9/27/2023 14:16:18 Melbourne No n/a No Did not go there no Fresh Food, Meats and Groceries; expanded Healthcare; career readiness trainingthey did not market and advertise enough; need more community support.I would go there more but it was out of the way 50-64
9/27/2023 14:19:46 Melbourne Yes Very kind and loving people - feels great to shop there nothing better than a local market.Yes Loved it feels familiar and great food, soul food would be best to describe it.n/a Fresh Foods, Meats and GroceriesI am concerned about their business closingBuying more food from them 26-35
9/27/2023 14:25:02 Melbourne No n/a No n/a none fresh food, meats and groceries & Entrepreneurial TrainingWill it reopen?  if so, what services will it provide?I will patronize if more often and ensure that others do the same.Lee Bartell 321-604-8574 leebartell@yahoo.com50-64
11/7/2023 21:27:44 Melbourne No N/A No N/A N/A Fresh Foods, Meats and GroceriesPlease get a new board N/A 65 -up
11/7/2023 21:29:41 Melbourne Yes Good experience No N/A N/A Sit down gathering area to eat and play gamesI would love to see it remain open and sell/serve affordable food and drinksin any way that I could Mark Kern 786-365-8532 26-35
11/7/2023 21:34:17 Palm Bay Yes Very good, I really enjoyed the breakfast.Yes Very good N/A Expanded Healthcare That it will be another facility in the community that will not be used and deteriorate.YES N/A 65 -up
11/7/2023 21:36:41 Palm Bay No N/A Yes Great! None Fresh Foods, Meats and GroceriesNo Donating 321-693-6773 18-25
11/7/2023 21:38:07 Palm Bay Yes Beginner in market investingNo none non Fresh Foods, Meats and GroceriesN/a N/A N/A 18-25
11/7/2023 21:40:14 Melbourne Yes Getting the breakfast was greatYes It was the highlight Sadly none Fresh Foods, Meats and GroceriesJust don't want it taken from the communityContinuing to go Charlenesingleton13@gmail.com36-49
11/7/2023 21:44:14 Palm Bay No N/A No N/A N/A Fresh Foods, Meats and GroceriesN/A Attend the market and other events offered.Ann-Marie Fraser, 954-668-9993, afraser0102@yahoo.com26-35
11/7/2023 21:46:34 Melbourne No No experience with the marketYes Very fresh, people friendlyNone Expanded Healthcare N/A N/A N/A 26-35
11/7/2023 21:48:08 Melbourne No N/A No N/A N/A N/A FINANCIAL FUNDING N/A N/A 50-64
11/7/2023 21:50:37 Palm Bay Yes GREAT Yes FISH N/A Fresh Foods, Meats and GroceriesTHE CENTER REMAIN OPENCONTINUE SUPPORT N/A 65 -up
11/7/2023 21:52:39 Melbourne No N/A No N/A N/A Fresh Foods, Meats and GroceriesN/A N/A N/ 50-64
11/7/2023 21:56:47 Palm Bay No N/A No N/A N/A Career Readiness TrainingN/A ASSISTING EVENTS MARYLYNN ESPINOL 321-505-109936-49
11/7/2023 21:57:58 Palm Bay Yes N/A Yes N/A N/A Career Readiness TrainingN/A N/A N/ 36-49
11/7/2023 21:59:39 Other Yes PURCHASED BREAKFAST ON WEEKENDSYes PEOPLE NICE AND FRIENDLYOUR FAMILY MADE MONEY DONATIONSFRESH FOODS, EXPANDED HEALTHCARE AND CAREER READINESSN/A PURCHASE OF PRODUCTS LIKE FOODN/A 65 -up
11/7/2023 22:04:12 Melbourne No N/A No N/A N/A FRESH FOODS, ENTREPRENEURIAL TRAININGIT WAS A GOOD RESOURCE FOR THE COMMUNITYI WOULD BE MORE INVOLVED NOW ATHAT I KNOW MORE ABOUT ITNATASHA YARBROUGH, YARBROUGH.NATASHA@YAHOO.COM, 917-992-168026-35
11/7/2023 22:06:18 Melbourne No N/A No N/A N/A FRESH FOODS, EXPANDED HEALTHCAREN/A N/A ANDREW YARBROUGH, AYARBR819@YAHOO.COM, 817-201-583526-35
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April 13, 2023 
 

Mr. Brett Wherry 
Treasurer 
The Brevard Neighborhood Development 
Coalition DBA: Neighbor Up Brevard 
-- --, FL  -- 
 

Re: Real Estate Appraisal Report
Professional Community Center 
1361 Florida Ave NE,  
Palm Bay, Brevard County, FL 32905 
File Name: SP23-0336   
 

Mr. Wherry: 
 

At your request, we have prepared an appraisal for the above referenced property. The 
subject property is legally described in the accompanying report, of which this letter is 
hereby made a part of and incorporated therein.  This report is for your exclusive use and 
we are not responsible for any unauthorized use. 
 

This is an Appraisal Report as defined by Uniform Standards of Professional Appraisal 
Practice under Standards Rule 2-2(a). It presents a discussion of the data, reasoning, and 
analyses that were used in the appraisal process to develop the opinion of value. 
Additional supporting documentation concerning the data, reasoning, and analyses is 
retained in our file.  
 

The subject of this appraisal is a community center located in Palm Bay, FL. Built in 
2018 of concrete block, the subject is made up of 6,068 SF and is divided into three 
primary areas which include the Evans Market (3,178 SF), the Community Room (1,075 
SF), and the Brevard Health Alliance (1,815 SF). The Evans Market is a local grocery 
and hot food kitchen that aims to raise the standard of health in the community by 
providing access to affordable, quality foods. The Community Room is rented out for 
events such as, job training, club meetings, birthday parties, and more. The Brevard 
Health Alliance is a private, not for profit medical office and is Brevard’s only federally 
qualified health center offering services on a slide fee scale. The subject is owned by the 
Evans Center which is a local non-profit organization committed to raising the standard 
of health and improving the quality of life in the community. The subject is in good 
condition and benefits from a corner location between Florida Ave NE and Pelham St 
NE.  
 

The property is further identified as 1361 Florida Ave NE, Palm Bay, Brevard County, 
FL 32905 and Brevard County Property Appraiser Parcel ID’s 28-37-14-50-3-23 , 28-37-
14-50-3-22, 28-37-14-50-3-21, 28-37-14-50-3-20.  

 



Mr. Wherry 
April 13, 2023 
 
We note that the subject property represents a development designed to accommodate a 
specific non-for-profit mission and was constructed with grant funds and donations. It 
continues to operate using donations and grant funds, and is not originally intended to be 
a for-profit facility. However, at the request of the client, the purpose of this appraisal is 
to estimate the Current Market Value of the subject property’s Fee Simple estate in its 
“As Is” condition which would be a market oriented use, effective April 5, 2023, and a 
Fee Simple Special Purpose Value in Use “As Is” condition which is in-line with the 
intended original mission, effective April 5, 2023. 
 
This letter of transmittal is not an appraisal report; however, the attached report sets forth 
the data, research, and analyses that support our value conclusions.  Based on the 
appraisal described in the accompanying report, subject to the Limiting Conditions and 
Assumptions, we have made the following value conclusions: 
 

Value Premise As Is As Is
Date of Value 4/5/2023 4/5/2023
Value Type Market Value Value in Use
Value Perspective Current Current
Interest Appraised Fee Simple Fee Simple

Land Analysis N/A $130,000
Cost Analysis N/A $1,300,000
Improved Sales Analysis $1,030,000 N/A

Value Conclusion: $1,030,000 $1,300,000

Summary of Values

 
 
Community centers may include specialized fixtures and/or equipment that are 
considered personal property and are not part of the real estate. We have not included 
the value of such items, nor have we included the value of any furniture, fixtures or 
equipment, unless so stated. As a special-purpose property,  
 
Please reference Page 8 of this report for important information regarding the Limiting 
Conditions and Assumptions; Page 11 for Extraordinary Assumptions, and Page 16 for 
scope of research and analysis for this appraisal, including property identification, 
inspection, highest and best use analysis and valuation methodology. Acceptance of this 
report constitutes an agreement with these conditions and assumptions. 
 
We certify that we have no present or contemplated future interest in the property beyond 
this estimate of value. The appraiser has not performed any prior services regarding the 
subject within the previous three years of the effective date of this appraisal. Parties who 
receive a copy of this report do not become a party to the appraiser-client relationship and 
do not become intended users of this report unless the parties were specifically identified 
as such at the time of the engagement for services.   



 
Mr. Wherry 
April 13, 2023 
 
 
The intended users of this report are The Brevard Neighborhood Development Coalition 
DBA: Neighbor Up Brevard, and is intended only for use by them in estimating the 
market value of the subject property. We believe you will find this report to be self-
explanatory; however, you are invited to contact us should you have any questions or 
require further information relative to this matter.  We thank you for the opportunity to 
provide our professional services.   
 

Respectfully submitted, 
Tuttle-Armfield-Wagner Appraisal & Research, Inc. 
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Tuttle-Armfield-Wagner Appraisal & Research, Inc. 

Summary of Important Facts and Conclusions 
 

Property Name N1DCommunity Center

Property Major Type N1DSpecial Purpose

Address N1D1361 Florida Ave NE

City N1DPalm Bay

County N1DBrevard

State N1DFL

Zip N1D32905

Tax ID N1D
28-37-14-50-3-23 , 28-37-14-50-3-22, 28-37-14-50-3-21, 
28-37-14-50-3-20

Owner N1DEvans Center Inc

Land SF N1D34,412

Acres N1D0.79

FAR N1D0.18

Zoning N1DIU

Zoning Type N1DIU-Institutional Use District

Highest and Best Use

N1D

The subject is located in an area that is primarily made up of multi 
family and single family properties but the subject is zoned for 
institutional use. The subject’s current zoning classification is a 
restrictive classification that serves to limit the potential number of 
users of the property. It clearly excludes retail/commercial use 
and most other uses that are not public in nature. Any change in 
use that is not public or semipublic in nature would most likely 
require a change in zoning, therefore we believe the highest and 
best use as vacant is for institutional development.

GBA N1D6,068

Rentable Area N1D6,068

Year Built N1D2018

Renovations N1DOwnership did not mention any recent renovations.

No. of Buildings N1D1

No. of Stories N1D1

Construction N1DMasonry Concrete

Quality N1DAverage

Condition N1DGood

Design Appeal N1DGood

Subject Summary
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Tuttle-Armfield-Wagner Appraisal & Research, Inc. 

 

Intended Use

Intended Users

Intended Use and Users

The client will rely upon this appraisal for internal use, including but not limited to, determining the
market value of the subject.

Intended user of the report is specifically identified as the client. Parties who receive a copy of this
report do not become a party to the appraiser-client relationship and do not become intended users of
this report unless the parties were specifically identified as such at the time of the engagement for
services.

 

Tax ID Total Assessment Millage Tax 
Rate

Ad Valorem 
Taxes

Non Ad 
Valorem Taxes

Total Parcel Taxes

28-37-14-50-3-23 , 28-37-14-50-3-22, 
28-37-14-50-3-21, 28-37-14-50-3-20

$791,170 18.6659 $0.00 $2,005 $2,005

Real Estate Assessment and Taxes

 

Parcel ID Gross Land 
Area (Acres)

Gross Land 
Area (Sq Ft)

Usable Land 
Area (Acres)

Usable Land 
Area (Sq Ft)

Traffic 
Count 

Access

28-37-14-50-3-23 , 28-37-14-50-3-22, 
28-37-14-50-3-21, 28-37-14-50-3-20

0.79 34,412 0.79 34,412 Not Tracked Average

Land Summary

 

Building Name/ID Year Built Condition Gross 
Building 

Rentable 
Area

Construction Appeal and 
Appearance

Community Center Building 2018 Good 6,068 6,068 Masonry Concret Good

Building Summary

 
 
 

Value Premise As Is As Is
Date of Value 4/5/2023 4/5/2023
Value Type Market Value Value in Use
Value Perspective Current Current
Interest Appraised Fee Simple Fee Simple

Land Analysis N/A $130,000
Cost Analysis N/A $1,300,000
Improved Sales Analysis $1,030,000 N/A

Value Conclusion: $1,030,000 $1,300,000

Summary of Values
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Limiting Conditions and Assumptions 
1. Acceptance of and/or use of this report constitutes acceptance of the following 

limiting conditions and assumptions; these can only be modified by written 
documents executed by both parties. 

 

2. The values given in this appraisal report represent the opinion of the signers as to 
the values as of the dates specified herein.  Values of real estate are affected by an 
enormous variety of forces and conditions which will vary with future conditions, 
sometimes sharply within a short time.  Responsible ownership and competent 
management are assumed. 

 

3. This appraisal report covers the premises herein described only.  Neither the 
figures herein nor any analysis thereof, nor any unit values derived therefrom are 
to be construed as applicable to any other property, however similar the same may 
be. 

 

4. It is assumed that the title to said premises is good; that the legal description of the 
premises is correct; that the improvements are entirely and correctly located on the 
property; but no investigation or survey has been made, unless so stated. 

 

5. The value given in this appraisal report is gross, without consideration given to any 
encumbrance, restriction or question of title, unless so stated. 

 

6. Information as to the description of the premises, restrictions, improvements and 
income features of the property involved in this report is as has been submitted by 
the applicant for this appraisal or has been obtained by the signer hereto.  All such 
information is considered to be correct; however, no responsibility is assumed as to 
the correctness thereof unless so stated in the report. 

 

7. Possession of any copy of this report does not carry with it the right of publication, 
nor may it be used, or relied upon, for any purpose by anyone other than the client 
without prior written authorization of the client and identified as such herein, and 
in any event, only in its entirety.  Parties who receive a copy of this report as a 
consequence of disclosure requirements applicable to our client do not become a 
party to the appraiser-client relationship and do not become intended users of this 
report unless the parties were specifically identified as such by our client at the 
time of engagement for services.   

 

8. Neither all nor part of the contents of this report shall be conveyed to the public 
through advertising, public relations, news, sales or other media, without the 
written consent of the author; particularly as to the valuation conclusions, the 
identity of the appraiser or the firm with which he is connected, or any reference to 
the Appraisal Institute, or to the SRA or MAI designations. 

 
9. The appraiser herein, by reason of this report is not required to give testimony in 

court or attend hearings, with reference to the property herein appraised, unless 
arrangements have been previously made therefore. 
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10. The Contract for the appraisal of said premises is fulfilled by the signer hereto 

upon the delivery of this report duly executed. 
 

11. It is assumed that there is full compliance with all applicable federal, state, and 
local environmental regulations and zoning laws unless noncompliance is stated, 
defined and considered in the appraisal report. Necessary licenses, permits, 
consents, legislative or administrative authority from any local, state or Federal 
government or private entity are assumed to be in place or reasonably obtainable. 

 
12. The appraiser assumes that there are no hidden or unapparent conditions of the 

property, subsoil, or structures, which would render it more or less valuable.  The 
appraiser assumes no responsibility for such conditions, or for engineering which 
might be required to discover such factors.  The appraiser does not consider 
mineral rights. 

 
13. All data relating to land sales, improved property sales, and comparable rentals 

used in this report are considered to be proprietary; that is, owned by Tuttle-
Armfield-Wagner.  It is provided to the client for use within this report only.  Any 
other use or distribution of this data without the prior written consent of Tuttle-
Armfield-Wagner is specifically prohibited. 

 
14. An environmental assessment was not provided for use in this assignment.  No 

evidence of contamination was observed during our inspection, nor did we note the 
presence of commonly known toxic chemicals/hazardous materials.  Nonetheless, 
we are not qualified to inspect/evaluate a site for potential hazards or 
contamination.  Therefore, lacking contrary information, we assume that no 
contamination or environmental hazards exist that would adversely affect the 
subject utility and/or market value.  Accordingly, the market value estimate 
contained herein is based on the accuracy of this assumption (subject to 
verification via a current environmental assessment as conducted by a duly 
qualified environmental scientist or engineer). 

 
15. There are no proposed judgments or pending or threatened litigation that could 

affect the value of the property. 
 

16. If the property is subject to one or more leases, any estimate of residual value 
contained in the appraisal may be particularly affected by significant changes in 
the condition of the economy, of the real estate industry, or of the appraised 
property at the time these leases expire or otherwise terminate. 

 
17. No consideration has been given to personal property located on the premises or to 

the cost of moving or relocating such personal property; only the real property has 
been considered. 
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18. The current purchasing power of the dollar is the basis for the value stated in our 
appraisal; we have assumed that no extreme fluctuations in economic cycles will 
occur. 

 
19. The value found herein is subject to these and to any other assumptions or 

conditions set forth in the body of this report but which may have been omitted 
from this list of Assumptions and Limiting Conditions. 

 
20.  Information, estimates and opinions are verified where possible, but cannot be 

guaranteed. Maps and plans provided are intended to assist the client in visualizing 
the property; no other use of these plans is intended or permitted. 

 
21. Unless stated herein, the property is assumed to be outside of areas where flood 

hazard insurance is mandatory.  Maps used by public and private agencies to 
determine these areas are limited with respect to accuracy.  Due diligence has been 
exercised in interpreting these maps, but no responsibility is assumed for 
misinterpretation. 

 
22. It is assumed there are no encroachments, easements or other restrictions which 

would affect the subject property, unless otherwise stated. 
 

23. This appraisal is to be used only for the purpose stated herein.  While distribution 
of this appraisal in its entirety is at the discretion of the client, individual sections 
shall not be distributed; this report is intended to be used in whole and not in part. 

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

We have not made a specific survey or analysis of this property to determine 
whether the physical aspects of the improvements meet the ADA accessibility 
guidelines. In as much as compliance matches each owner’s financial ability with 
the cost to cure the non-conforming physical characteristics of a property, we 
cannot comment on compliance to ADA. Given that compliance can change with 
each owner’s financial ability to cure non-accessibility, the value of the subject 
does not consider possible non-compliance. Specific study of both the owner’s 
financial ability and the cost to cure any deficiencies would be needed for the 
Department of Justice to determine compliance. 
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Extraordinary Assumptions 
 
An assumption is a statement or condition which is presumed or assumed to be true and 
from which a conclusion can be drawn. An extraordinary assumption is an assumption 
which if found to be false could alter the resulting opinion or conclusion. We note that 
the use of the following Extraordinary Assumptions might have an effect on assignment 
results if later found out to be untrue or faulty.  
 

Extraordinary Assumptions
There are no Extraordinary Assumptions for this appraisal.

 
 

Hypothetical Conditions
There are no Hypothetical Conditions for this appraisal.

 
 

 
 

 

 
 



 

12 
 
Tuttle-Armfield-Wagner Appraisal & Research, Inc. 

Identification of Subject  
The subject of this appraisal is a community center located in Palm Bay, FL. Built in 
2018 of concrete block, the subject is made up of 6,068 SF and is divided into three 
primary areas which include the Evans Market (3,178 SF), the Community Room (1,075 
SF), and the Brevard Health Alliance (1,815 SF). The Evans Market is a local grocery 
and hot food kitchen that aims to raise the standard of health in the community by 
providing access to affordable, quality foods. The Community Room is rented out for 
events such as, job training, club meetings, birthday parties, and more. The Brevard 
Health Alliance is a private, not for profit medical office and is Brevards only federally 
qualified health center offering services on a slide fee scale. The subject is owned by the 
Evans Center which is a local non-profit organization committed to raising the standard 
of health and improving the quality of life in the community. The subject is in good 
condition and benefits from a corner location between Florida Ave NE and Peleham ST 
NE. 
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Purpose of the Appraisal 
At the request of the client, the purpose of this appraisal is to estimate the Current Market 
Value of the subject property’s Fee Simple estate in its “As Is” condition, effective April 
5, 2023, and a Fee Simple Special Purpose Value in Use “As Is” condition, effective 
April 5, 2023. The “Market Value” and “Fee Simple” interests are defined in the 
Addendum.  
 
The subject property represents a development designed to accommodate a specific non-
for-profit mission and was constructed with grant funds and donations. It continues to 
operate using donations and grant funds, and is not originally intended to be a for-profit 
facility. Further, special use is our concluded H&BU, and a community center is a type of 
special use. However, it is specialized to the point of having a limited market. As such, 
there is not enough data to indicate that the current use of the property would represent 
market value, but it would meet the requirements for a Special Purpose Property designed 
to meet specific design needs and our analysis includes a Value in Use. 
 
The Dictionary of Real Estate Appraisal (Appraisal Institute) defines Special Purpose 
Property as follows: “A property with a unique physical design, special construction 
materials, or a layout that particularly adapts its utility to the use for which it was built; 
e.g. a clubhouse, a church property, a public museum, a public school; also, a building 
that cannot be converted to another use without significant capital investment.” 
 
The Appraisal of Real Estate discusses special-purpose or special-design properties 
within the context of use value and limited market properties. The subject is a community 
center containing a food market, medical office, and community room all under one roof. 
 
Definition of Value in Use: 
The value of a property assuming a specific use, which may or may not be the property’s 
highest and best use on the effective date of the appraisal. Value in use may or may not 
be equal to market value but is different conceptually. 
 
Separately, the client has requested a Market Value of the property. This would likely 
entail a buyer purchasing the subject for either investment to lease to tenants or owner-
occupancy. This likely would require modifications, conversion, or acceptance of lower 
rental rates due to the neighborhood low traffic location that may not be commensurate 
with original construction costs.  
 

Client 
This appraisal report has been prepared for The Brevard Neighborhood Development 
Coalition DBA: Neighbor Up Brevard, to the attention of Mr. Wherry, Treasurer. 
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Intended Use and User of Appraisal 
Intended user of the report is specifically identified as the client. Parties who receive a 
copy of this report do not become a party to the appraiser-client relationship and do not 
become intended users of this report unless the parties were specifically identified as such 
at the time of the engagement for services. The client will rely upon this appraisal for 
internal use, including but not limited to, determining the market value of the subject. No 
one other than the named client or any other party not identified as an intended user 
should use or rely on this appraisal for any purpose. Such parties are advised to obtain an 
appraisal from an appraiser of their own choosing if they require an appraisal for their 
own use. 
 

Owner of Record and Sales History 
The Brevard County Property Appraiser’s Record Card indicates current ownership is 
listed as Evans Center Inc. In 2016, the Evans Center purchased the vacant lots that the 
subject currently sits on for $10,000 from the City of Palm Bay. The subject was built in 
2018 for an estimated cost of $1,280,000 and the certificate of occupancy was given in 
2019. The Evans Center is a local non-profit organization committed to raising the 
standard of health and improving the quality of life in the community. They accomplish 
this by building partnerships with organizations and local leaders determined to disrupt 
the status quo of scarce resources in low to moderate income communities. These 
partnerships help provide job training, access to quality, affordable healthcare, fresh 
foods and clean living. The subject is divided into three primary areas which include the 
Evans Market (3,178 SF), the Community Room (1,075 SF), and the Brevard Health 
Alliance (1,815 SF). The subject is a community hub but was negatively impacted by 
Covid and most recently by rising inflation. Cost of goods sold are high for the market 
and cause the market to run at a significant loss. The deli within the market does very 
well and is the market’s greatest source of income. Foot traffic to the subject has been 
low but recently has been boosted by the hiring of a marketing agent. 
 

This information was verified with the Brevard County Property Appraiser records. We 
assume this information is accurate as described by ownership and public records, 
however, if further verification is required, we strongly suggest it be obtained via a 
current title search. The property is not currently listed for sale nor under contract for 
sale.  
 

Existing Leases, Rentals or Use Agreements 
The Brevard Health Alliance leases the 1,075 SF medical office space within the subject. 
BHA originally entered into the lease on August 31, 2017 for a term of 3 years and an 
annual rent of $12,000 or $1,000 per month. The tenant pays their own electric, a pro rata 
share of water/sewer, and a pro rata share of garbage collection. The landlord is 
responsible for insurance and CAM. The lease has since been renewed and expires 
October 31, 2027. The annual base rent was increased from $1,000 per month to $1,100 
per month. This lease structure is most similar to a modified gross lease structure where 
the landlord is responsible for insurance, CAM, and real estate taxes. We note that the 
annual rent translates to approximately $12.30 PSF MG which is considerably lower than 
comparable medical office spaces in the subject’s market area. The Community Center is 
also rented out for events such as job training, club meetings, birthday parties, and more. 
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In 2022 it brought in a total of $8,500 and is estimated to bring in close to $10,000 in 
2023.  
 

Legal Description 
The following Legal Description was obtained Brevard County Records. We assume it is 
correct but strongly advise a current title policy be obtained if further verification is 
necessary.  
 

 
Aerial View 

 
 

Plat Map 

 
The above aerial depiction is from the Brevard County Property Appraiser records. The 

property boundaries are not exact. They are for illustrative purposes only. 
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Scope of Work 
According to the Uniform Standards of Professional Appraisal Practice, it is the 
appraiser’s responsibility to develop and report a scope of work that results in credible 
results that are appropriate for the appraisal problem and intended user. Therefore, the 
appraiser must identify and consider: 
 

        ● the client and intended users of the report as well as the intended use;   
          ● assignment conditions; 
             ● typical client expectations; and       
             ● typical appraisal work by peers for similar assignments. 
 
Scope Summary - Definition of the Problem
Problem
The purpose of the appraisal is to estimate the Current Market Value of the Fee Simple interest of the 
subject property on an 'As Is' basis.
Intended Use
The client will rely upon this appraisal for internal use, including but not limited to, determining the 
market value of the subject.
Intended User(s)
Intended user of the report is specifically identified as the client. Parties who receive a copy of this 
report do not become a party to the appraiser-client relationship and do not become intended users of 
this report unless the parties were specifically identified as such at the time of the engagement for 
services.
Appraisal Report
Based on the intended users understanding of the subject's physical, economic and legal 
characteristics, and the intended use of this appraisal, an appraisal report format was used.
This is an Appraisal Report as defined by Uniform Standards of Professional Appraisal Practice under 
Standards Rule 2-2(a). It presents a discussion of the data, reasoning, and analyses that were used in 
the appraisal process to develop the opinion of value. Additional supporting documentation concerning 
the data, reasoning, and analyses is retained in our file.  
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Cost Approach x

Sales Comparison Approach x

Income Approach

There is adequate data to develop a value estimate and this approach reflects market behavior
for this property type. This approach most closely alligns with the "Market Value" but less weight
is applied to this approach as the market for similar specialized properties is limited. A buyer
purchasing the subject property would most likely be required to modify or convert the subject
to a use that conforms with the market norms.

While a portion of the the subject is income producing, this approach does not reflect market
behavior for this property type. This approach is not a good indicator of value for the subject
property as the rental rates required to break even are far and above the current rental rates of
the subject medical space.

Utilized Approaches to Value

There is adequate data to develop a land value and the depreciation accrued to the
improvements can be reasonably measured. As the subject is a special purpose property and
newer construction, market participants place significant weight on this approach. This approach
most closely alligns with the "Value In Use" as the subject is a special purpose property designed
to accommodate a specific non-for-profit mission. 
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Scope of Work
Property Identification
The subject has been identified by the assessors' parcel number, legal description, and address.
Is this a 'Land Only' appraisal?
No
Inspection
An inspection of the subject property has been made, with photographs. 
Zoning
A review of zoning and applicable land use controls has been made. 
Market Analysis
The subject marketing area and surrounding neighborhoods within the county were examined in order 
to determine factors that significantly affect the subject property. Local land use policies, community 
support facilities, traffic patterns, demographics, and development trends were considered. A 
summary of the most pertinent details is presented.
Highest and Best Use Analysis
An "As Vacant" and "As Improved" H&BU analysis for the subject has been made. Physically 
possible, legally permissible and financially feasible uses were considered, and the most reasonably 
probable and maximally productive use was concluded.
Information Sources
The appraiser maintains a comprehensive database for this market area and has reviewed the market 
for sales, rentals and listings relevant to this analysis. In addition, market data acquired in the course of 
previous appraisal work is retained in the appraiser's work files. Other sources include, but are not 
limited to the following: Multiple Listing Services, public records, interviews with brokers, buyers, and 
sellers, appraisal files, published articles and surveys.  Information pertaining to this data was verified 
by one or more parties involved with, or having reliable knowledge of, each individual transaction 
when possible.
Information Not Available
We had sufficient information to conclude a reliable value conclusion. 
Comments
The employed methods and level of analysis provides a credible value conclusion for the subject 
property.
Competency Comment
The person(s) signing this report are licensed to appraise real property in the state the subject is 
located. They affirm they have the experience, knowledge, and education to value this type property. 
They have previously appraised similar real estate.
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Location Maps 
 

 
Regional Perspective 

 

 
Neighborhood Perspective 
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Neighborhood Analysis 
Area Location and Boundaries: 
The subject is located in the City of Palm Bay. The city is located on east central 
Florida’s Space Coast.  Palm Bay is about an hour’s drive south of the Kennedy Space 
Center, and 1-1/2 hours due east of Disney World. Palm Bay is reported to be the 16th 
largest city in Florida by population (with over 115,000 residents) and is the state’s 9th 
largest city by size, covering approximately 97 square miles. It is also a principal city of 
the Palm Bay – Melbourne – Titusville, Florida Metropolitan Statistical Area.   
 

The neighborhood is considered to be the area bordered by Crane Creek to the north, 
Palm Bay Road on the south, Babcock Street to the west and the Indian River to the east. 
The defined area is predominantly a mixed use residential/commercial/industrial area 
located in southern Melbourne and eastern Palm Bay.  The subject is situated in the 
northeastern central portion of the neighborhood.  
 

Market Area and Property Characteristics 
West of the subject’s neighborhood are residential properties in Melbourne and Palm 
Bay. North of the subject’s neighborhood is the older (downtown) area of the City of 
Melbourne. East of the neighborhood is the Indian River Lagoon and the barrier island 
communities of Indialantic and Melbourne Beach.  South of the subject’s neighborhood 
is a mixed use area in the City of Palm Bay. 
 

The area is developed with a variety of commercial, industrial, and residential uses. One 
primary focus of the neighborhood’s development trend along U.S.1. is retail in nature.  
As evidenced by a commercial presence, retail dominates the use of the neighborhood 
along this linkage and is the primary property use along this section of U.S.1.   
 

Commercial properties dominate Babcock Street and Palm Bay Road. The remainder of 
the neighborhood mostly consists of residential developments, both multi-family and 
single-family developments. Most of the residential and commercial properties were 
developed in the period from the 1970’s to the 1990’s; however, new subdivisions to the 
northwest and further south are prevalent.  
 

There is limited office space within the subject’s immediate area as compared to 
industrial use properties. Scattered office properties are located along U.S.1. A cluster of 
office development is also located along Palm Bay Road, west of the Lipscomb Street 
intersection.  Most of the existing offices in the defined area are over 20 years old, built 
at a time when city hall and the related city departments were situated nearby. However, 
the city’s population growth shifted to areas further to the west and southwest of the 
defined subject neighborhood. These changes reduced demand for new general office 
construction within the defined subject market area.   
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Bayfront Community Redevelopment District 
The southeastern portion of the subject’s neighborhood has been designated by the City 
of Palm Bay as the “Bayfront Redevelopment District.”  This district consists of a 4-mile 
section along U.S.1 from the City of Melbourne on the north to the Town of Malabar on 
the south.  The City of Palm Bay established the Bayfront Redevelopment District in 
1999 and a revitalization plan has been implemented for the next 30-years.  

Institutional Influence 
There are a number of institutional uses in the immediate area. The Dr. Martin Luther 
King, Jr. public library is directly to the north of the subject. Stone Magnet Middle 
School is to the north, and Lipscomb Park is to the north west. Brother’s Park is to the 
north. The Florida Department of Health office is about a mile to the north west, and the 
Florida Institute of Technology is approximately two miles to the west. This is a college 
campus that includes a botanical garden and a large library. The Palm Bay Senior High 
School is approximately two mile to the south west.  
 
Access and Linkages 
U.S.1 is a six-lane arterial road that connects the Melbourne area with Rockledge/Cocoa 
to the north and Palm Bay to the south, and points beyond. The highway experiences high 
traffic counts in the defined area.  
 

Palm Bay Road extends from U.S.1 westward through Palm Bay, terminating at Minton 
Road, just west of its I-95 interchange. This roadway has been widened to six lanes.  
 

Robert J. Conlan Boulevard connects to U.S.1 to the north-east and Palm Bay Road to the 
south. Robert J. Conlan Boulevard is considered a secondary traffic artery that 
predominantly serves as a convenient commuter route to the local L3Harris facilities.  
 

University Boulevard is an east-west, four-lane road that runs from the Indian River to 
the FIT campus.  
 

Babcock Street is a four-lane traffic artery that connects the neighborhood with Palm Bay 
to the south and U.S.1 to the northeast. This road provides an alternate north/south route 
to U.S.1 through the south part of the Melbourne area.   
 

The Melbourne-Orlando International Airport (MIA) is located about two miles 
northwest of the subject. Public Transportation is provided within Brevard County by 
Space Coast Area Transit. Connecting routes allow access to all of Brevard County. The 
local market perceives public transportation as average compared to other market areas in 
the region. However, the primary mode of transportation in this area is the personal 
automobile. The area traffic system and transportation facilities appear to adequately 
serve the existing and near-term future local transportation needs.  
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Traffic Count Map 

 
Map Source: Space Coast Transportation Planning Organization 
 

Commercial Trends 
Commercial development is located primarily along the major traffic corridors.  Babcock 
Street and Palm Bay Road feature anchored and non-anchored neighborhood shopping 
centers, free-standing retail centers, medical and professional offices, restaurants, banks 
and other similar commercial uses. The intersection of Palm Bay Road and Babcock 
Street is one of the most heavily developed commercial intersections within south 
Brevard County. Properties located within a ½ mile radius of this intersection are 
predominantly developed with high intensity commercial uses.  
 

University Plaza is another retail center located along Babcock Street. It is a two-story 
retail complex mostly tenanted by local small businesses that serve the FIT student body.  
 

U.S.1 has a mix of commercial development. Many of the properties fronting U.S.1 are 
small scale, independently owned light industrial and service use type businesses. Some 
of the larger businesses along U.S.1 include an automobile dealership (Southeastern 
Honda), an office/engineering facility occupied by Raytheon Technologies, a building 
construction supplies business (ABC Supply), and an automobile paint and body shop 
named Classic Collision of Palm Bay.   
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Florida Institute of Technology (FIT) is located in the west part of the neighborhood. It is 
an independent private technical research university with an undergraduate enrollment of 
approximately 5,600 students. The FIT campus encompasses 130 acres. In addition, 
support housing and facilities are located in the university’s immediate area. Overall, FIT 
provides a positive influence for development of the lands located in this area.   
 
A Dollar General store was built in April 2017 at the northwest corner of Robert J. 
Conlan Boulevard and Ersoff Boulevard. The 7,539 SF store is situated at the entrance 
road to the Palm Bay Colony residential development. This is an existing built-out 600 + 
lot deed restricted mobile home community for residents aged at least 55 years old. The 
store’s location is near the north end of Kirby Circle and within ½ mile of the subject. 
 
The subject property is located in an area of Palm Bay that does not contain many 
commercial or retail properties. Commercial properties in the subject market are typically 
located along main arterials such as University Blvd to the subjects north, Babcock St to 
the subjects west, and US-1 to the subjects east. University Blvd is approximately half a 
mile away. Babcock St is approximately a 1.50 miles away. Access to US-1 is 
approximately a 1.0 mile away. 
 

 
 

Subject 
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Industrial Trends 
Harris Corporation, which recently merged with L3 to become L3 Harris, has a major 
presence in the subject neighborhood. The company’s ESS System Facility is located at 
the southwest corner of Robert J. Conlan Boulevard and Palm Bay Road. The local L3 
Harris facilities have a major impact on the neighborhood as well as the entire south 
Brevard County area. 
 

L3 Harris recently completed a $100 million high-tech center on its Palm Bay campus. 
This facility is expected to become the centerpiece for some of the company's most 
advanced engineering efforts. The six-story, 450,000-square-foot center is part of a 
broader modernization initiative designed to foster engineering innovation while 
retaining existing and attracting new highly-skilled engineers to the region. The subject is 
located just west of L3 Harris. The new L3 Harris building should have a positive effect 
on the entire neighborhood from an economic standpoint.  
 

Highlights of the new L3 Harris high-tech center initiative include:  
 

 100 added technical and support positions planned  
 300 contractor/construction positions expected to work on project  
 1,200-1,400 employees will be relocated there  
 Advanced innovation labs and collaborative work spaces  

  
 

Kirby Industrial Park consists mostly of light industrial/service type properties and 
several unimproved vacant industrial zoned lots. United Parcel Service has an area 
Customer Center in the 100,000 SF distribution warehouse at 2730 Kirby Circle. Another 
large business in the Kirby Industrial Park is the Tibbets Lumber truss manufacturing 
plant at 2820 Kirby Circle.  
 

Woodlake Commerce Park is located west of Robert J. Conlan Boulevard. This park is 
made up of predominantly high tech and flex space properties.  
Another neighborhood industrial and office property is the “Exchange,” a 
retail/showroom complex located at the northeast corner of Palm Bay Road and Robert J. 
Conlan Boulevard. A self-storage facility is located at 1741 NE Robert J. Conlan 
Boulevard which was completed in 2009. There is a total of 165 self-storage units and 6 
flex space units in a separate building. The site also provides a pad area ready for the 
future development of two more storage buildings.  
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Area Residential Trends 
The immediate area is dominated by older single-family subdivisions, newer 
condominiums, and some high-end waterfront housing along the Indian River. The area is 
built up, and there have not been any significant new subdivisions, other than a few 
waterfront condominiums that were developed between 2000-2007.    
 

Aqua Palm Bay Apartments is a new project located at 2155 Robert J. Conlon Boulevard. 
It was built in 2020 as a 320-unit luxury apartment complex on a 22.94-acre parcel. 
Vacant land parcels fronting RJC Boulevard are intended to support future neighborhood 
retail shops. This includes a currently planned 5-unit, 46,000 SF retail strip center.  
 

The West Shore Apartments is under construction along the north side of Commerce Park 
Drive. The project will have 248 apartment units and is expected to be completed by the 
end of 2022.  
 

The Harbor Pointe Apartments is planned development that will be situated on a 21.83 
parcel on the west side of U.S.1 and the north side of Robert J. Conlon Boulevard. The 
project will have 352 apartment units.   
 

 
 
 

 

Planned 
Harbor Pointe 
Apartments 

Aqua Palm 
Bay 

Apartments 

West Shore 
Apartments 
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The information indicates that rising interest rates are having an impact on sales activity 
within the Brevard County residential market.  
 

A map of nearby property sales from the first 4 months of 2023 is shown below. The map 
source is the Brevard County Property Appraiser. 
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Mayfair Isles Development 
To the west of the subject property is 257 acres of vacant land located between Palm Bay 
High and Melbourne Central Catholic High — one of the city's largest remaining wooded 
tracts. In 2006, Southern Homes received City Hall permission to construct "Mayfair 
Isles" here, featuring 14 mini-neighborhoods containing 1,381 single-family homes, 
townhouses and villas. 
 
The real estate market crash delayed that idea. However, in 2016 the developer revised a 
new master plan — featuring a new strip of commercially zoned property along Babcock 
Street — that could act as a catalyst for economic growth in south Melbourne. Additional 
proposed changes are listed below. 
• Widening Pirate Lane — which extends along the Palm Bay High campus, Pirate 
Stadium and various subdivisions — from four to six lanes. 
• Expanding Melbourne Terrace Rehabilitation Center, which could create 40 to 45 new 
jobs. 
• Negotiating with Florida Institute of Technology officials for possible expansion, such 
as student housing and academic buildings, developer's representative Alexander Aguirre 
told City Council. 
 
We spoke with the City of Melbourne regarding the vacant land and were informed that 
as of April 2023 there are no concrete plans in place to break ground and no real progress 
on the proposed project has been made. 
  

 
 
 
 
 
 
 

Subject 
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Summary and Conclusion 
Commercial development in the subject’s immediate neighborhood is located primarily 
along U.S. 1, with the most intense development near the U.S.1 and University Boulevard 
intersection. Properties along U.S.1 vary in use, while primarily Commercial in use, 
Residential, and Institutional properties are present.  
  
There are no adverse neighborhood conditions known to exist (nor were any observed) 
that would preclude or severely limit the subject’s utilization according to its highest and 
best use as estimated herein. In comparison to other areas in the region, the market area is 
rated as follows: 
 

MARKET AREA ATTRIBUTE RATINGS 

Highway Access  Average 
Demand Generators Average 
Convenience to other supporting land uses  Average 
Convenience to Public Transportation Below Average 
Employment Stability Average  
Police and Fire Protection Average 
General Appearance of Properties Below Average 
Appeal to Market Average 

Prices/Value Trend 
Stabilizing for Residential  
Stabilizing for Commercial 
Stabilizing for Industrial 
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Demographics 
For demographic data, we have included a detailed analysis of the neighborhood 
provided by ESRI, the endorsed GIS firm utilized by both the Appraisal Institute and 
CCIM members. This data incorporates information reported by U.S. Bureau of the 
Census, 2000 Census of Population and Housing. ESRI then makes credible forecasts for 
2022 and 2027. ESRI converted the Census data into 2010 geography.  Due to the 
geographical factors presented by the Indian River Lagoon, the most appropriate study 
areas are 5, 10, and 15 minute drive times.  
 

Population and income information for the five, ten and fifteen-minute drive times are 
shown on the following table. All three study areas have slight increases forecast for 
population levels; the 15-minute drive time area has the greatest income levels.  
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Zoning 
Requirements noted below are not intended to represent all applicable aspects of the 
ordinance. They do provide the reader with knowledge of general legal parameters.  
 

Zoning Authority City of Palm Bay

Zoning Code IU
Zoning Type/Description IU-Institutional Use District
Zoning Intent/Summary The provisions of this district are intended to apply to an area which

can service the need of the city for public and semipublic facilities of
an educational, governmental, recreational, health or cultural nature.
Lot sizes and other restrictions are intended to ensure proper
functioning and development of such uses.

Permitted Uses Permitted Uses: Public educational institutions, including, but not
limited to, elementary schools, junior high schools, high schools, junior
or community colleges, colleges, and universities. Governmental uses
for federal, state, county, and city agencies and entities. Public parks,
playgrounds or other public recreational facilities. Public utility
equipment and facilities. Churches. Historic sites. Camouflaged
communication towers and facilities. Conditional Uses: Private
schools. Nonprofit youth, business, civic, service and cultural facilities
and organizations. Hospitals and associated medical clinics and
offices. Nursing homes, congregate living facilities and group care
homes. Cemetery. Airports.

Future Land Use Public Semi-Public
Minimum Lot Area 1 acre
Minimum Lot Width 150 ft
Minimum Lot Depth 200 ft
Front Set Back Distance 25 ft
Side Yard Distance 25 ft
Back Yard Distance 25 ft
Maximum Building Height 40 ft
Deed Restrictions/Moritoriums To our knowledge, there are no land use regulations other than zoning

that would affect the property. Further, there is no moratorium on
development.

Entitlements We were provided no information by ownership that the subject site
possesses any Entitlements which would affect the subject site. We
assume that the subject does not have Entitlements in place which
would significantly affect the value.  

Zoning Summary

 
 
Appraisers Note: We spoke with the City of Palm Bay Planning and Zoning Department 
about the possibility of the subject being rezoned to allow commercial or retail use. We 
were informed this would be highly unlikely and quite difficult as it would cause “spot 
zoning”. 
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Zoning Map 

 
 
Future Land Use Map 
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Assessment and Taxes 

Tax ID Total Assessment Millage Tax 
Rate

Ad Valorem 
Taxes

Non Ad 
Valorem Taxes

Total Parcel Taxes

28-37-14-50-3-23 , 28-37-14-50-3-22, 
28-37-14-50-3-21, 28-37-14-50-3-20

$791,170 18.6659 $0.00 $2,005 $2,005

Real Estate Assessment and Taxes

 
The tax year runs from January 1st to December 31st. Real estate taxes in Brevard 
County are paid one year in arrears (2022 taxes are paid in 2023), and are due and 
payable November 1st of each year or as soon thereafter as the certified tax roll is 
received by the Tax Collector from the Property Appraiser. Properties in Brevard County 
are assessed Ad Valorem Taxes and Non-Ad Valorem Taxes.  Ad valorem taxes, or real 
property taxes, are based on the value of such property. Non-ad valorem assessments are 
NOT based on value but are set amounts. The Non-Ad Valorem Taxes the subject is 
responsible for goes toward solid waste disposal and emergency medical services. 
According to Florida law, assessments are to be at ‘Full Just Value’. This term is 
generally held to be 100% Market Value, less reasonable costs of sales. It has been our 
experience, however, that assessments vary widely in relation to market value as defined 
in this report. Reassessments are annual based on a calendar year. 
 

Assessed 
Year

Total 
Assessment Taxes % Change

2020 $735,170 $1,839
2021 $686,180 $1,839 0.0%
2022 $791,170 $2,005 9.0%

Tax History

 

Source: Brevard County

Subject Tax History Trend

$0

$500

$1,000

$1,500
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Appraisers Note: The subject is a charitable non-profit and is exempt from Ad Valorem 
taxes. 
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Property Description 
The following description is based on our property inspection, public records, and site 
plans.      

Parcel ID 28-37-14-50-3-23 , 28-37-14-50-3-22, 28-37-14-50-3-21, 28-37-
14-50-3-20

Location The subject has an assigned address of 1361 Florida Ave NE, Palm 
Bay, FL, 32905.

Land Use 3220 - Recreation Hall
Current Use Improved as a community center
Proposed Use Continued Use 
Traffic Count (Most Recent) Not Tracked
Map Latitude 28.056273
Map Longitude -80.599429
Adjacent Land Uses The subject is surrounded primarily by single family residential 

housing. One block to the west is a Church, and to the north west is a 
large public park. There are no commercial or retail land uses in the 
subjects immediate area.

Site Summary

 

Gross Land Area (Sq Ft) 34,412
Gross Land Area (Acres) 0.79
Usable Land Area (Sq Ft) 34,412
Usable Land Area (Acres) 0.79
Excess Land Area Comments There is no indicated excess land. The subject Floor Area Ratio 

(FAR) meets or exceeds current building trends for this property 
type.

Usable Land Area Comments Other than the setback ordinances required by zoning, we have been 
provided no information that any of the subject land is unuseable.

Source for Site Size Property appraiser record card.
Site Size Analysis The subject is a special purpose property. The site utility is 

considered to be average. The site has adequate size, shape, access, 
utilities, and topography for its current use. Considering neighborhood 
trends and physical features, the subject site is suited for its current 
special purpose use as a community center.

Site Size Attributes

 

Adequacy of Utilities Utilities are typical of the surrounding properties and allow for the 
adequate use of the subject property.  All utilities and services are 
provided at rates and with efficiency comparable to the surrounding 
neighborhood and area in general. 

Public Electricity The site is served by public electricity.
Water Supply Type City water
Sewer Type City sewer

Site Utilities
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Corner Lot is
Primary Frontage Street Name Florida Ave NE
Secondary Frontage Street Name Peleham St NE
Frontage - Primary Street (Feet) 139
Frontage - Secondary Street (Feet) 193
View Average
View Description The subject site is surrounded by primarily single family residential 

homes. There is no view ammenity.
Access Average
Access Description Access to the subjects site is via one of two ingress/egress entrances 

along Peleham St NE.
Site Visibility Average
Site Visibility Description The subject is located on the corner of Florida Ave NE and Peleham 

St NE. Neither of these streets track average dailt traffic counts. 
Passing traffic is limited primarily to residents in the surrounding 
neighborhoods.

Site Improvements The site improvements include an asphalt paved access drive and 
parking area. The parking is an open, paved area with marked 
spaces. Additional site improvements include signage, The subject’s 
site improvements appear in Average condition.  

Off-Site Improvements The off-site improvements consist largely of the improved roadways 
and municipal utilities. 

Street Lighting There is street lighting along both Florida Ave NE and Peleham St 
NE.

Sidewalks There are sidewalks along both Florida Ave NE and Peleham St NE.

Curb and Gutter There are curbs and gutters along both Florida Ave NE and Peleham 
St NE.

Drainage There is an on-site retention area towards the eastern boundary. We 
assume this adequately services the site, but we were not provided 
with information regarding whether the site currently meets the on-site 
compensatory stormwater requirements.

Landscaping The subject has average landscaping.
Topography The subject has level topography at grade and no areas of wetlands.

Shape The site is irregularly shaped
Soil Conditions The appraiser assumes that there are no hidden or unapparent 

conditions of the property, subsoil, or structures, which would render 
it more or less valuable.  The appraiser assumes no responsibility for 
such conditions, or for engineering which might be required to 
discover such factors.  The appraiser does not consider mineral rights.

Site Characteristics
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FEMA Map # 12009C0611G
FEMA Map Date 3/17/2014
Flood Zone X
Flood Zone Comments The Flood Zone X classification denotes areas that are “determined 

to be outside the 500-year flood”, and are considered to be of 
minimal flood hazard.  The appraiser is not an expert in this matter 
and is reporting data from FEMA maps.

Encumbrance / Easement Description There no known adverse encumbrances or easements. Please 
reference Limiting Conditions and Assumptions.

Environmental Issues We were not provided with an Environmental Survey report 
addressing potential contaminants or hazards.  No adverse 
environmental conditions on the subject site were reported to the 
appraisers, and we assume the site is free and clear of environmental 
hazards. Please reference Limiting Conditions and Assumptions.  

Encroachments No encroachments onto the subject property were noted by 
inspection or survey.  We assume there are no encroachments onto 
the subject site.

Percent Wetlands
Retention On-Site
Possible Nuisance No nuisances were observed upon inspection of the subject property. 

Site Hazards

 
 

Flood Map 
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Subject Photographs 

Subject West Elevation Subject North Elevation 

Subject South Elevation Subject East Elevation 

Subject Market Entrance Subject South Elevation 
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Subject Community Room Entrance Subject BHA Entrance 

Subject Signage Subject Parking Lot 

Peleham St Facing North Peleham St Facing South 
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Florida Ave Facing East Subject Market Area 

Subject Market Area Subject Market Area 

Subject Market Area Subject Market Area 
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Subject Market Area Subject Market Area 

Subject Bathroom Subject Community Room 

Subject Community Room Subject Community Room 
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Subject Medical Office Area Subject Medical Office Area 

Subject Medical Office Area Subject Medical Office Area 
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Site Plan 
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Floor Plans 
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Improvements Description 

Capsule Description The subject of this appraisal is a community center located in Palm 
Bay, FL. Built in 2018 of concrete block, the subject is made up of 
6,068 SF and is divided into three primary areas which include the 
Evans Market (3,178 SF), the Community Room (1,075 SF), and 
the Brevard Health Alliance (1,815 SF). The Evans Market is a local 
grocery and hot food kitchen that aims to raise the standard of health 
in the community by providing access to affordable, quality foods. 
The Community Room is rented out for events such as, job training, 
club meetings, birthday parties, and more. The Brevard Health 
Alliance is a private, not for profit medical office and is Brevards only 
federally qualified health center offering services on a slide fee scale. 
The subject is owned by the Evans Center which is a local non-profit 
organization committed to raising the standard of health and improving 
the quality of life in the community. The subject is in good condition 
and benefits from a corner location between Florida Ave NE and 
Peleham ST NE.

Number of Buildings 1
Predominant Construction Masonry Concrete
Construction Quality Average
Overall Land to Building Ratio 5.67 to 1
Overall Floor Area Ratio (FAR) 0.18
Site Coverage Ratio 0.18
Parking Type Paved open surface parking
Total Number of Parking Spaces 29
Condition of Parking Lot Average
Parking Ratio Type Spaces per GBA
Parking Ratio 4.78 spaces per 1,000 square feet
Parking Adequacy The subject is an existing community center building with twenty-nine 

marked parking spaces. According to the City of Palm Bay's Planning 
and Zoning Department, the amount of parking provided is 
considered adequate for its community center use. Therefore, we 
conclude that the facility has adequate parking.

Source For Square Foot Areas Brevard County Property Appraiser Records and measurements from 
inspection.

Overall Deferred Maintenance Ownership did not mention any items of deferred maintenance.
Overall Design/Appeal & 
Functional Utility

The building was constructed in 2018 and contains 6,068 square feet 
of GBA with an rectangular shape.  The construction is concrete 
block on a poured concrete slab foundation. The roof is enamel metal 
panels.  We note the building is newer and in good condition wirh no 
deffered maintenance. The building has a functional layout and 
physical characteristics that are sufficient to meet its current use as a 
community center.

Planned Capital Improvements Representatives of property ownership did not report any recent or 
planned capital improvements.

Most Probable Buyer The most probable buyer of the subject is dependant on many 
factors. If the use of the original mission is desired , or the medical 
office decides to expand the most probably buyer is an owner user. If 
a restaurant operator decided to come in to take over the market area 
then the most probable buyer may be a partial owner user. Purchase 
by an investor is unlikey.

Overall Building Summary
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Building Name/ID Community Center Building
Building Description Community Center Building 
Construction Class Class C
Construction Masonry Concrete
Construction Quality Average
Year Built 2018
Renovations Ownership did not mention any recent renovations.
Effective Age 5
Total Economic Life 45
Remaining Economic/Useful Life 40
Planned Capital Improvements Representatives of property ownership did not report any recent or 

planned capital improvements.
Condition Good
Appeal and Appearance Good
Number of Stories 1

Building Summary

 

Gross Building Area 6,068
Rentable Area 6,068
Usable Area 6,068
Finished Area 6,068
Open Porch 1,068
Source for SF Area Brevard County Property Appraiser Records and measurements from 

inspection.
Percent Finished 100.00%
Percent Under AC 100.00%
Building Efficiency Ratio 1.00

Building Area

 

Foundation Poured concrete slab
Frame Masonry Concrete
Exterior Walls Hardi Board 
Windows Fixed Casement
Roof Type Wood Truss
Roof Cover Metal panel
Roof Condition The subject roof was not inspected, and this appraisal assumes the 

roof is in adequate and serviceable condition. Ownership reports no 
leaks and no recent updates or repairs.

Foundation Frame/Ext.
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Floor Plan Layout The subject building is broken up into three primary areas, the Evans 
Market, the Community Room, and the Brevard Health Alliance. The 
Evans Market contains 3,178 SF and includes a kitchen/deli area, 
cooler/freezer area, open shopping area with shelving for food 
products, office and checkout area, and dry goods storage. The 
Community Room contains 1,075 SF of mostly open space with two 
bathrooms and a closet. The Brevard Health Allaince is a medical 
office containing 1,815 SF and includes a reception room/waiting 
area, three exam rooms, a providers office, a lab, and a single 
bathroom. 

Interior Finish Rating Average
Floor Covering Primarily finished concrete, carpet in the community room.
Walls Painted drywall
Ceiling Cover Acoustic ceiling panels
Ceiling Height (Effective, Feet) 9'
Eave/Building Height 13'
Interior Lighting A mix of fluorescent and incandescent lighting.
Restrooms Four two-fixture restrooms

Interior

 

Heating Electric fired combination central air unit.
Cooling Package Units
Electrical Assumed Adequate but not inspected.
Plumbing Condition Assumed Adequate but not inspected.
Fire Sprinkler No sprinkler system.
Security Security cameras

Mechanical Systems

 

Parking Spaces 29
Parking Type Paved open surface parking
Parking Adequacy The subject is an existing community center building with twenty-nine 

marked parking spaces. According to the City of Palm Bay's Planning 
and Zoning Department, the amount of parking provided is 
considered adequate for its community center use. Therefore, we 
conclude that the facility has adequate parking.

Parking Ratio 4.78 spaces per 1,000 square feet

Parking Attributes
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Discussion on Value In Use 
The Appraisal of Real Estate discusses special-purpose or special-design properties 
within the context of use value and limited market properties. The subject is a community 
center containing a food market, medical office, and community room all under one roof.  
 
The Dictionary of Real Estate Appraisal (Appraisal Institute) defines Special Purpose 
Property as follows: “A property with a unique physical design, special construction 
materials, or a layout that particularly adapts its utility to the use for which it was built; 
e.g. a clubhouse, a church property, a public museum, a public school; also, a building 
that cannot be converted to another use without significant capital investment.”  
 
Because of the subject’s designation as a special use property, it is valued in the context 
of “Value In Use”.  
 
Value in use is defined as “the value of a property assuming a specific use, which may or 
may not be the property’s highest and best use on the effective date of the appraisal. 
Value in use may or may not be equal to market value but is different conceptually.” 
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Highest and Best Use 
Before an opinion of value can be developed, the highest and best use of the property 
must be determined for both the subject site as though vacant, and for the property as 
improved. Highest and best use may be defined as 
 

“The reasonably probable and legal use of vacant land or improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in 
the highest value 1.”  

 

1. Permissible Use. What uses are permitted by zoning and other legal restrictions? 
 

2. Possible Use. To what use is the site physically adaptable? 
 

3. Feasible Use. Which possible and permissible use will produce any net return to 
the owner of the site? 

 

4. Maximally Productive.  Among the feasible uses which use will produce the 
highest net return, (i.e., the highest present worth)? 

 

Because the use of the land can be limited by the presence of improvements, highest and 
best use is determined separately for the land or site as though vacant and available to be 
put to its highest and best use, and for the property as improved. 
 

The first determination reflects the fact that land value is derived from potential land use.  
The highest and best use of a property as improved refers to the optimal use that could be 
made of the property including all proposed structures. 
 

The determination of the highest and best use of land as though vacant is useful for land 
or site valuation; determining the highest and best use of an improved property provides a 
decision regarding continued use or demolition of the property. 
 

Highest and Best Use As Vacant 
Legally Permissible 
The category of Legally Permissible uses includes an analysis of public development 
regulations, including current and possible future changes in zoning regulations and 
procedures, and private constraints including deed restrictions, leases, or any known 
encumbrances on title. 
 
As discussed earlier in the zoning section, the current zoning classification is IU. 
Permitted Uses: Public educational institutions, including, but not limited to, elementary 
schools, junior high schools, high schools, junior or community colleges, colleges, and 
universities. Governmental uses for federal, state, county, and city agencies and entities. 
Public parks, playgrounds or other public recreational facilities. Public utility equipment 
and facilities. Churches. Historic sites. Camouflaged communication towers and 
facilities. Conditional Uses: Private schools. Nonprofit youth, business, civic, service and 
cultural facilities and organizations. Hospitals and associated medical clinics and offices. 

 
1 The Appraisal of Real Estate 15th Edition, Page 305, Appraisal Institute 
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Nursing homes, congregate living facilities and group care homes. Cemetery. Airports. 
Nonprofit community center properties are an allowed use under the zoning.  
 

The subject’s current zoning classification is a restrictive classification that serves to limit 
the potential number of users of the property. It clearly excludes retail/commercial use 
and most other uses that are not public in nature. Any change in use that is not public or 
semipublic in nature would most likely require a change in zoning.  
 
The current use of a medical clinic is a privately oriented use that is allowed by zoning. 
We note that neighborhood food market, restaurant, and office uses are not allowed in a 
for profit property. They are allowed only due to the community service aspect of the 
facility.  
 

0  
 

Physically Possible 
The category of Physically Possible uses is an analysis of the subject's ability to support 
various improvement types.  Included in this category is an analysis of the physical 
attributes of the land, access and transportation, infrastructure and available public 
services, environmental considerations, along with current and expected future 
neighborhood development trends.  
 

The subject is a special purpose property but is physically possible. The site utility is 
considered to be average. The site has adequate size, shape, access, utilities, and 
topography for its current use but does not have enough traffic count to attract traditional 
commercial applications. Considering neighborhood trends and physical features, the 
subject site is suited for its current special purpose use as a community center, but would 
struggle to attain sufficient demand for traditional retail or office use without discount to 
rental rates.  
 

Financially Feasible 
Financial Feasibility is an analysis of the ability of the property to return the highest 
possible yield to the investment of land and improvements based on its income producing 
capability and the return requirements of investors in the market. 
 

The subject is located in an area that is primarily made up of multifamily and single 
family properties but the subject is zoned for institutional use.  
 
The chart below showcases the financial feasibility of the subject as if it were a new 
project. Construction costs PSF are given for the three space types, which then land value 
PSF and site improvements costs PSF are added to. A total cost new before profit is then 
calculated and a capitalization rate is applied. Allowances are made for NNN expenses 
and vacancy. The last line is the concluded NNN rent required to make the project 
financially feasible.  
 
The required rental rates are most likely not achievable at the subject location and 
therefore the project is not financially feasible on a speculative basis. The subject was 
constructed for a not-for-profit mission because the private marketplace was not filling 
this role in the community, it was not built to satisfy an investment return. 
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Professional Office Retail Medical Office Only
Construction Cost PSF Before Profit $144 $114 $181
Land Value PSF of Building Area $21 $21 $21
Site Improvements & Site Costs $42 $42 $42
Total Cost New Before Profit $208 $178 $245
OAR 7.50% 7.50% 7.00%
Implied Break Even NOI PSF $15.58 $13.33 $17.13
NNN Expense Ratio 9% 9% 9%
Implied EGI per SF $17.12 $14.65 $18.82
Vacancy Allowance 10% 10% 10%
Implied GPI per SF NNN $19.02 $16.27 $20.91
Achievable NNN Rent In Market $18.00 $20.00 $20.00

Break Even Feasibility Rent

 
 
 

Maximally Productive Use 
Reviewing the permitted principal uses set forth under the zoning ordinance, as well as 
recent developments in the neighborhood, it is our opinion that institutional development 
is the most feasible use of the land due to both zoning and physical features of the site. 
 
The subject is located in an area that is primarily made up of multi family and single 
family properties but the subject is zoned for institutional use. The subject’s current 
zoning classification is a restrictive classification that serves to limit the potential number 
of users of the property. It clearly excludes retail/commercial use and most other uses that 
are not public in nature. Any change in use that is not public or semipublic in nature 
would most likely require a change in zoning, therefore we believe the highest and best 
use as vacant is for institutional development. 
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Highest and Best Use As Improved 
We must also address the Highest and Best Use of the property considering the planned 
improvements, to determine if the plans should be modified in some way to become more 
productive or replaced in favor of more appropriate improvements.  
 

The subject of this appraisal is a community center located in Palm Bay, FL. Built in 
2018 of concrete block, the subject is made up of 6,068 SF and is divided into three 
primary areas which include the Evans Market (3,178 SF), the Community Room (1,075 
SF), and the Brevard Health Alliance (1,815 SF). The Evans Market is a local grocery 
and hot food kitchen that aims to raise the standard of health in the community by 
providing access to affordable, quality foods. The Community Room is rented out for 
events such as, job training, club meetings, birthday parties, and more. The Brevard 
Health Alliance is a private, not for profit medical office and is Brevard’s only federally 
qualified health center offering services on a slide fee scale. The subject is owned by the 
Evans Center which is a local non-profit organization committed to raising the standard 
of health and improving the quality of life in the community. The subject is in good 
condition and benefits from a corner location between Florida Ave NE and Pelham ST 
NE.  
 
The subject’s current zoning classification is a restrictive classification that serves to limit 
the potential number of users of the property. It clearly excludes retail/commercial use 
and most other uses that are not public in nature. Any change in use that is not public or 
semipublic in nature would most likely require a change in zoning.  
 
The building was constructed in 2018 and contains 6,068 square feet of GBA with an 
rectangular shape.  The construction is concrete block on a poured concrete slab 
foundation. The roof is enamel metal panels.  We note the building is newer and in good 
condition with no deferred maintenance. The building has a functional layout and 
physical characteristics that are sufficient to meet its current use as a community center.  
 
There is no indicated excess land. The subject Floor Area Ratio (FAR) meets or exceeds 
current building trends for this property type. The subject, as improved, represents a 
higher value than as vacant land. 
 
The subject building is legally permitted and is a physically possible use. The interior and 
finishes are in good condition as it is new construction. We are not aware of any specific 
financially feasible changes that could be made to make the property more desirable or 
competitive within the market, however, its location is not conducive to typical locations 
for restaurant, retail, office, or medical office applications. As a result, the subject could 
not likely garner secondary or tertiary customers, and nearly the entirety of the customer 
base would be immediate local area. This likely would result in owner-users or tenants 
trying to operate at reduced profitability and require a lower rental rate as a result. We 
note that there are business decisions and policies the subject could change to increase 
profitability which include sales of common market items (cigarettes, lottery, alcohol). 
These do not fit the mission statement of the current non-for profit, and create part of the 
divergence in Market Value vs Value in Use.  
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The subject is being valued using both a “Value in Use” and a “Market Value”, as such 
two H&BU conclusions are being provided. The H&BU for the “Value in Use” is 
continued community center use, and the H&BU for the “Market Value” is institutional 
use to meet the needs of the supporting non for profit that seeks to improve community 
access to groceries, meals, and medical services. 
 
  

Exposure Time 
Exposure time is the estimated length of time that the subject would have been offered on 
the market prior to a hypothetical sale of the property on the effective date of the 
appraisal. Based on data obtained from sales transactions and interviews with market 
participants, it is our opinion that the probable exposure time for the property at the 
concluded, "as is", as vacant land, market value is 4-6 Months for the effective date of 
April 5, 2023.   

Marketing Period 
Marketing period is an opinion of the amount of time it might to take to sell the subject at 
the concluded market value during the period immediately following the effective date of 
the appraisal. Because we foresee no significant changes in market conditions in the near 
term, it is our opinion that a reasonable marketing period for the subject is the same as its 
exposure time. Therefore, we estimate the subject’s marketing period to be 4-6 Months 
for the effective date of April 5, 2023.   
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Market Analysis 
Melbourne Economic Summary 

The Melbourne metro area is an integral part of the region known as Florida's Space 
Coast, a world-renowned aerospace hub. The region is home to NASA's Kennedy Space 
Center and Cape Canaveral Air Force Station, in addition to the launch and 
manufacturing operations of space companies including SpaceX, Boeing Co., Blue 
Origin, and Lockheed Martin Corp. The Space Coast is also home to the 45th Space 
Wing and the 920th Rescue Wing, both at Patrick Air Force Base, and the Naval 
Ordnance Test Unit at Cape Canaveral Air Force Station.    
 

Melbourne's targeted industries include aerospace and defense, business services, 
communications, education, environment services, financial services, and information 
technologies. There are more people employed in the manufacturing sector in Melbourne 
than in the leisure and hospitality sector, which is notable given the economic impact of 
tourism on Florida. Manufacturing is a key industry in Melbourne, and a company that 
makes infrastructure for liquid hydrogen systems is planning a large expansion in 
Brevard County. GenH2, currently based out of Exploration Park at Kennedy Space 
Center, is preparing a $35 million headquarters campus in Titusville on the former site of 
an automotive property. Site plans call for the redevelopment of an existing building into 
60,000 SF of lab and offices, 100,000 SF of manufacturing area, and an observation deck 
for demonstrations and rocket launches.  
 

The metro reported a 2.3% unemployment rate as of December 2022, 120 basis points 
below the overall U.S. rate of 3.5%. 
 

Melbourne is also one of the nation's 10 most undervalued housing markets, according to 
a recent report by the National Association of Realtors, and was ranked #4 on U.S. News 
& World Report's recent ranking of the top places to retire in the U.S. Melbourne 
Orlando International Airport (MLB) is America's fastest-growing aviation and aircraft 
manufacturing center, generating an estimated economic impact of nearly $3 billion per 
year. Over 20,000 people work on the airport grounds every weekday, representing 
companies like Northrop Grumman, L3Harris, Embraer Executive Jets, Collins 
Aerospace, STS Mod Center, Thales, GE Transportation, Southeast Aerospace, Satcom 
Direct, and Avidyne Corp. The airport is underway on a terminal renovation and 
expansion project that includes $72 million in upgrades, including the addition of 86,000 
SF of new facilities.  
 

Located directly on the main shipping lines along Florida's east coast, Port Canaveral 
offers 11 deep water berths and a deep draft main channel that offers unencumbered 
transit. Nearly 4 million tons of dry and liquid bulk cargo are handled annually at the 
port. Outside of cargo handling, the cruise industry is a driving force here, and cruise 
operations are driving a steadily increasing share of the port's total revenue now that the 
sector has recovered from initial pandemic-induced strains. Port Canaveral is ranked as 
the world's 2nd busiest cruise port in multi-day embarkations, and the best U.S. cruise 
homeport for 2021, and although virus concerns persist passenger traffic has rebounded 
markedly. Royal Caribbean International recently announced its new ship Wonder of the 
Seas, the largest cruise ship in the world, will homeport at Port Canaveral beginning 
November 2022.  
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There have been several significant new business announcements in Melbourne over the 
past year, perhaps the most noteworthy of which involved Terran Orbital Corp's plans to 
invest $300 million in a satellite manufacturing facility that would create 2,100 high-
wage jobs. The new facility would have been constructed at Cape Canaveral Spaceport 
but the company announced in late October 2022 that it would be building in California 
instead as it was taking too long to get everything financed and permitted. That said, 
there was a good deal of excitement generated from the announcement, and even though 
it will not come to fruition there could be a myriad of ripple benefits despite the loss. The 
company still plans to grow its engineering team in the area.  
 

French jet manufacturer Dassault Aviation announced in October 2022 its plans to build a 
substantial local presence in Melbourne. The company is expected to break ground in the 
coming months on a $115 million, 175,000-SF facility that will generate approximately 
400 jobs to support its Dassault Falcon Jet subsidiary. Plans call for the new campus to be 
open in late 2024, and the average annual wage is projected at just over $85,000/year - 
more than $30,000/year higher than the average wage in the Space Coast.  
 

E-commerce giant Amazon has been rapidly expanding its footprint across the state of 
Florida, and the Melbourne area is home to a couple of new projects. The company is 
constructing a delivery station in Melbourne on a 65-acre site situated at West Eau Gallie 
Boulevard and Sarno Road, and recently completed construction on a 201,475-SF last-
mile distribution center on 28.2 acres at 3655 Grissom Pkwy. in Cocoa. Amazon 
announced in July 2022 that it was postponing occupancy of the Cocoa facility, a 
determination made after the company reported a $4 billion financial loss in the first 
quarter of 2022. 
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Competitive Listings  
The subject is a 6,068 square foot community center in Good condition and Quality. We 
researched CoStar.com and the MLS to establish the available buildings in Brevard 
County similar to the subject.  
 
Only one such property was considered to have relevance to the subject, due to the low 
supply attributed to the subject’s designation as a special use property. The lack of 
available supply for similar buildings indicates there is not a considerable market for 
similar properties. 
 

 
The listing is a 7,687 SF building constructed in 1962. It was previously used as an Elks 
Lodge and has common areas, a kitchen, indiviual offices, and bathrooms. It is listed for 
$750,000 or $97.57 PSF. 
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Valuation Methodology 
Three basic approaches may be used to arrive at an estimate of market value. They are: 
 

Cost Approach 
The Cost Approach is summarized as follows: 
 

Cost New 
- Depreciation 
+ Land Value 
= Value 

Income Approach 
The Income Approach converts the anticipated flow of future benefits (income) to a 
present value estimate through a capitalization and or a discounting process. 

Sales Comparison Approach 
The Sales Comparison Approach compares sales of similar properties with the subject 
property. Each comparable sale is adjusted for its inferior or superior characteristics. The 
values derived from the adjusted comparable sales form a range of value for the subject. 
By process of correlation and analysis, a final indicated value is derived. 

Final Reconciliation 
The appraisal process concludes with the Final Reconciliation of the values derived from 
the approaches applied for a single estimate of market value. Different properties require 
different means of analysis and lend themselves to one approach over the others.  

Analyses Applied 
A cost analysis was considered and was applied as there is adequate data to develop a 
land value and the depreciation accrued to the improvements can be reasonably 
measured. As the subject is a special purpose property and newer construction, market 
participants place significant weight on this approach. This approach most closely aligns 
with the 'Value In Use' as the subject is a special purpose property designed to 
accommodate a specific non-for-profit mission.    
 

A sales comparison analysis was considered and was developed as there is adequate 
data to develop a value estimate and this approach reflects market behavior for this 
property type. This approach most closely aligns with the 'Market Value' but less weight 
is applied to this approach as the market for similar specialized properties is limited. A 
buyer purchasing the subject property would most likely be required to modify or convert 
the subject to a use that conforms with the market norms. 
             

An income analysis was considered and was not developed. while a portion of the the 
subject is income producing, this approach does not reflect market behavior for this 
property type. This approach is not a good indicator of value for the subject property as 
the rental rates required to break even are far and above the current rental rates of the 
subject medical space. 
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Cost Approach 
The Cost Approach is based on the principle of substitution - that a prudent and rational 
person would pay no more for a property than the cost to construct a similar and 
competitive property, assuming no undue delay in the process. The Cost Approach tends 
to set the upper limit of value before depreciation is considered. The applied process is as 
follows: 
 

 Estimate the land value according to its Highest and Best Use. We have used the 
Sales Comparison Approach for the land valuation analysis. 
 

 Estimate the replacement cost of the building and site improvements.  
 

 Estimate the physical, functional and/or external depreciation accrued to the 
improvements. 
 

 Sum the depreciated value of the improvements with the value of the land for an 
indication of value. 

Land Valuation  
The Sales Comparison Approach is based on the premise that a buyer would pay no more 
for a specific property than the cost of obtaining a property with the same quality, utility, 
and perceived benefits of ownership.  It is based on the principles of supply and demand, 
balance, substitution and externalities. The following steps describe the applied process 
of the Sales Comparison Approach. 
 

 The market in which the subject property competes is investigated; comparable 
sales, contracts for sale and current offerings are reviewed. 

 

 The most pertinent data is further analyzed and the quality of the transaction is 
determined. 

 

 The most meaningful unit of value for the subject property is determined. 
 

 Each comparable sale is analyzed and where appropriate, adjusted to equate with 
the subject property.  

 

 The value indication of each comparable sale is analyzed and the data reconciled 
for a final indication of value via the Sales Comparison Approach. 

Land Comparables 
We have researched available sales records to locate properties, which are considered 
sufficiently comparable with the subject. In addition to the subject’s neighborhood, we 
searched for comparable sales in surrounding similar trade areas, due to the lack of land 
sales with similar zoning.  
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ID 8661  
Address 1430 Helen Street Ne

City Palm Bay

State FL

Zip 32905

County Brevard

Latitude 28.034113

Longitude -80.5896379

Tax ID 28-37-23-00-750

Property Major Type Land

Property Type Commercial

Address 1430 Helen Street Ne ID 8661

City Palm Bay Date 2/25/2022

County Brevard Actual Price $315,000

Zip 32905 Price Adjustment  

Tax ID 28-37-23-00-750 Price $315,000

Grantor All Brevard Collision Repair Price Per Acre $151,442

Grantee LAFFERTY HOLDINGS LLC Price Per Land SF $3.48

Book/Page or Reference Not recorded yet Conditions of Sale None known

Financing Cash to seller Days on Market 203

Acres 2.08 Zoning HC

Land SF 90,605 Utilities All to site

Usable Acres  Traffic Count 18,210

Corner Yes Road Frontage  

Visibility Good Shape Rectangular

Access Average Distance 1.65

Sale Comments

Land Comparable 1

This 2.24 acre commercial land site is located on the northwest corner of Palm Bay Road NE. and Helen Street NE in Palm 
Bay. The property was listed for $325,000 with an approved site plan that includes four buildings totaling 28,870 square feet.  A 
survey was obtained which indicated the site is 2.08 acres which is used instead of public record. The property sold for 
$315,000 or $3.48 per square foot.

Site

Transaction
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ID 8795

Address 1917 Danr Drive Northeast

City Palm Bay

State FL

Zip 32905

County Brevard

Latitude 28.0473944

Longitude -80.5912309

Tax ID 28-37-14-FK-*-3.26

Property Major Type Land

Property Type Industrial

Address 1917 Danr Drive Northeast ID 8795

City Palm Bay Date 1/31/2022

County Brevard Actual Price $275,000

Zip 32905 Price Adjustment $0

Tax ID 28-37-14-FK-*-3.26 Price $275,000

Grantor Waterbury Trust, Waterbury, Donald L. Price Per Acre $152,778

Grantee Tinker, Marsha E. Price Per Land SF $3.51

Book/Page or Reference 9402/2525 Conditions of Sale None known

Financing Cash Days on Market 381

Acres 1.80 Zoning Light Industrial

Land SF 78,408 Utilities All available to site

Usable Acres 1.8 Traffic Count 0

Corner No Road Frontage 110' on Danr Drive 

Visibility Average Shape Irregular

Access Average Distance 0.79

Transaction

Land Comparable 2

Sale Comments

Site

This 1.8 acre industrial site is located on the west side of Danr Drive Northeast just south of Southover Drive Northeast in Palm 
Bay. Danr. Drive traverses a residential area before providing access the the adjacent light industrial area n which the parcel is 
located. The property has been cleared and fenced with previous permits for a 4,000 square foot building. The subject shares its 
eastern boundary with the FEC Railroad. The property was listed at $295,000 for approximately one year before closing at 
$275,000 or $3.51 per square foot.
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ID 9148

Address SWC of Dixie Hwy & Hiawatha Avenue

City Palm Bay

State FL

Zip 32905

County Brevard

Latitude 28.04402399

Longitude -80.58536962

Tax ID 28-37-13-50-R-1, 28-37-13-50-C-

Property Major Type Land

Property Type Commercial

Address SWC of Dixie Hwy & Hiawatha Avenue ID 9148

City Palm Bay Date 1/26/2022

County Brevard Actual Price  

Zip 32905 Price Adjustment  

Tax ID 28-37-13-50-R-1, 28-37-13-50-C- Price $275,000

Grantor Ahmad Alaghband, Farid Alaghband & Price Per Acre $203,704

Grantee Ronald Chabot & Tara Williamson Price Per Land SF $4.68

Book/Page or Reference 9399/45 Conditions of Sale None

Financing Cash to Seller Days on Market 193

Acres 1.35 Zoning HC; RM-20

Land SF 58,806 Utilities Public water; Sewer

Usable Acres 1.06 Traffic Count 20,870

Corner Yes Road Frontage Dixie Hwy NE- 284' 

Visibility Average Shape Mostly  Rectangular

Access Above Average Distance 1.2

Land Comparable 3

This is the sale of three land parcels totaling 1.35 acres and approximately 1.06-acres of uplands. Two parcels are located on the 
SWC of Dixie Highway NE and Hiawatha Avenue NE, and the third parcel is located on the east side of Dixie Highway NE and 
appears to be submerged land with no uplands. . The site is level and clear. The site is a corner lot with approximately 284 feet 
of road frontage on Dixie Highway NE and 159.47' on Hiawatha Avenue NE. The two parcels on the west side of Dixie 
Highway are zoned HC -  Highway Commercial with a FLU of Commercial and Multi-family residential. The parcel on the east 
side of Dixie Highway is zoned RM-20  Multi-family residential with a FLU of Multi-family residential. 

The site was initially listed for $450,000 on June 23, 2020, by Thomas Donnelly with Re/Max Alternative Realty. The listing was 
extended six times with multiple price reductions. The property closed on January 26, 2022, for $275,000. According to Mr. 
Donnelly, this was an arms-length sale with no unusual motivations, conditions or terms. He said the site on the east side of Dixie 
Highway is not a buildable site. He said you could possibly build a dock but nothing more.

Site

Sale Comments

Transaction

 
 



 

61 
 
Tuttle-Armfield-Wagner Appraisal & Research, Inc. 

ID 9312

Address 1403 Knecht Road

City Palm Bay

State FL

Zip 32909

County Brevard

Latitude 28.03401647

Longitude -80.6153385

Tax ID 28-37-22-00-557

Property Major Type Land

Property Type  

Address 1403 Knecht Road ID 9312

City Palm Bay Date 5/7/2021

County Brevard Actual Price $120,000

Zip 32909 Price Adjustment  

Tax ID 28-37-22-00-557 Price $120,000

Grantor Peter G. Pappas and Harry Trafalis Price Per Acre $142,755

Grantee Prime Holdings, Inc. Price Per Land SF $3.28

Book/Page or Reference 9119/1832 Conditions of Sale Assemblage

Financing Cash to Seller Days on Market  

Acres 0.84 Zoning CC

Land SF 36,616 Utilities All to Site

Usable Acres 0.8406 Traffic Count 1,200

Corner No Road Frontage 167

Visibility Average Shape Rectangular

Access Average Distance 1.82

Site

Transaction

Land Comparable 4

Sale Comments

This is a 36,616 SF parcel of vacant commercial land located on the east side of Knecht Road in Palm Bay. The location is 
within an area with a mix of low intensity commercial and residential use properties. The parcel is adjacent to an existing multi-
tenant office building that has frontage along Palm Bay Road.  The parcel has a rectangular shape with 167 feet of frontage along 
Knecht Road and a depth of 219.26 feet. The land appears to be level, at street  grade, with a dense cover of trees and scrub 
brush. 

This was an off-market sale. The buyers own the multi-tenant office property that is situated adjacent to the north of this parcel 
and it was purchased for assemblage purposes.
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ID 9314

Address 502-514-526 Martin Rd

City Palm Bay

State FL

Zip 32909

County Brevard

Latitude 27.98684339

Longitude -80.62105814

Tax ID 29-37-03-26-1990-23, 24, & 25

Property Major Type Land

Property Type  

Address 502-514-526 Martin Rd ID 9314

City Palm Bay Date 3/15/2022

County Brevard Actual Price $300,000

Zip 32909 Price Adjustment  

Tax ID 29-37-03-26-1990-23, 24, & 25 Price $300,000

Grantor Performance PC's, Inc. Price Per Acre $147,060

Grantee Dan-Nico Properties, LLC Price Per Land SF $3.38

Book/Page or Reference 9447/0015 Conditions of Sale None

Financing Cash to Seller Days on Market 95

Acres 2.04 Zoning GC

Land SF 88,862 Utilities All to Site

Usable Acres 2.03999 Traffic Count  

Corner No Road Frontage 300

Visibility Average Shape Irregular

Access Average Distance 4.98

Transaction

Site

This is a 2.04 acre parcel of vacant commercial land located on the west side of Martin Road in Palm Bay. Its location is within 
the interior of an area of offices and service repair businesses in the southeast quadrant of Babcock Street and Malabar Road. 
The parcel has an irregular shape with 300 feet of frontage along a curving portion of Martin Road. The site depth varies, but is 
approximately 240 feet for most of the site. The land appears to be level, at street  grade, with a dense cover of trees and scrub 
brush.  The buyer intends to develop the entire 2.04 acre property with an automotive service shop that will be owner occupied. 

The property sold previously in September 2021 for $270,000 in a transaction that was purchased for planned owner 
$

Sale Comments

Land Comparable 5
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ID 8739

Address Not Assigned

City Grant -Valkaria

State FL

Zip 32949

County Brevard

Latitude 27.93695999

Longitude -80.53060554

Tax ID 29-38-28-25-0000b.0-0018.00

Property Major Type Land

Property Type Commercial

Address Not Assigned ID 8739

City Grant -Valkaria Date 2/4/2022

County Brevard Actual Price $110,000

Zip 32949 Price Adjustment  

Tax ID 29-38-28-25-0000b.0-0018.00 Price $110,000

Grantor POND APPLE ENTERPRISE INC Price Per Acre $186,441

Grantee BALRAM,LENNY Price Per Land SF $4.28

Book/Page or Reference 9406/188 Conditions of Sale None known

Financing Cash to seller Days on Market 482

Acres 0.59 Zoning General Retail 

Land SF 25,700 Utilities Electric to site, Septic 

Usable Acres 0.59 Traffic Count 13,310

Corner No Road Frontage 185

Visibility Above Average Shape Rectangular

Access Average Distance 9.25

Sale Comments

Transaction

Site

Land Comparable 6

This 0.59 acre site is located on the west side of Highway 1 just south of Atlantic Ridge Lane in Grant-Valkaria. According to 
the listing agent the property was somewhat limited for potential parking needed for commercial uses and the buyer plans to build 
a home on the site. The property was listed for approximately one and half years at $149,000 before selling at $110,000 or 
$4.28 per square foot.
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Comparable Sales Map 
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Analysis Grid – Land 

Land Analysis Grid

Address
City

County
Date
Price

Acres
Acre Unit Price

Transaction Adjustments
Property Rights Fee 0.0% Fee 0.0% Fee 0.0% Fee 0.0% Fee 0.0% Fee 0.0%

Financing Cash to 0.0% Cash 0.0% Cash to 0.0% Cash to 0.0% Cash to 0.0% Cash to 0.0%
Conditions of Sale None 0.0% None 0.0% None 0.0% Assembl 0.0% None 0.0% None 0.0%
Expend. After Sale

Market Trends Through 11/1/2022 6.0%

Subsequent Trends Ending 11/1/2022 0.0%

Characteristics Adjustments
Location

% Adjustment
Qualitative

Acres
% Adjustment

Qualitative
Topography

% Adjustment
Qualitative

Shape
% Adjustment

Qualitative
Utilities

% Adjustment
Qualitative

Zoning
% Adjustment

Qualitative

Traffic Count
% Adjustment

Qualitative
Adjusted Acre Unit Price
Net Adjustments
Gross Adjustments

Similar Similar Similar

AverageAverage

Cash

Palm Bay
Brevard

Conventional
Fee Simple

Adjusted Acre Unit Price $151,442

1430 Helen Street 

Brevard

Level,  wooded

$110,000

Not Assigned

Inferior Inferior Inferior Similar Inferior Superior

Palm Bay

$151,442

1/26/2022

$0

Comp 5

Palm Bay
Brevard

2.08

0.59

Average

Level w/grade 

Rectangular

Palm Bay

Comp 6

1917 Danr Drive 

$0

Comp 4

$120,000
3/15/2022

0%

Inferior

0%

Palm Bay

-5%

0%

-5%

0

3.8%
$142,755

2.04

$152,584

$155,682

0.0%
10.0%

-10.0%
15.0% 20.0%

0.0%
10.0%

-5.0%

$194,653

0%

$155,682

5.0%

$203,704

$212,982

Similar

-5%

0%

Superior

Similar

Similar

Inferior

0%
All to Site

0%
Superior

Above Average Average

4.6%

0.0%

-5%

$212,982
0.0%

Similar

Similar

4.5%

$159,609

$152,778

$159,609

Similar

0.0%

GCCC

0%

Superior
-5%

1200
0%

Superior

Superior

-15.0%

-5%

0%

Similar

Similar

$0

4.4%
$186,441

Brevard

$0

Grant -Valkaria

$191,684

-5%

$149,704 $159,609

-5%
Superior

18210

-5%

0%

HC; RM-20

0.79 2.08

Adjusted Acre Unit Price
0.0%

Rectangular

Similar Similar

0

The subject has 

Rectangular
0%

Similar

Level w/grade 

All to site

Light IndustrialIU

0%0%
All to site

Not Tracked

HC

Superior

0.79

Comp 2

1.80
5%

$157,583
4.1%

1361 Florida Ave 

Brevard
Palm Bay

Brevard

--
4/5/2023

Public water; All available to site

-5%
20870

Similar
0%

Similar

Rectangular

Level,  wooded

Superior

General Retail 
-5%

13310

Similar

0%

0%

Electric to site, 

Irregular

0%
All to Site

Similar

$194,653

Similar

5%

0%

Superior

5%

0%

5%0%

Similar

5%

Similar

Level/Cleared

Mostly  

1.35

0%

$152,584
0.0%

$157,583

Similar

Average
0%

Level w/grade 

Irregular
0%

0.0%

5%

9.1%

1/31/20222/25/2022
$275,000$315,000 $275,000

1.80
$152,778

$0

Comp 3

5/7/2021
Brevard

502-514-526 

$147,060

$147,060
1.35

$203,704 $142,755
0.84

$0

2.04

SWC of Dixie 1403 Knecht Road

$155,682 $160,213 $165,455

Adjusted Acre Unit Price

15.0% 15.0%

0.84
Similar

Superior

Similar

0%

2/4/2022

$186,441
0.59

Comp 1

$300,000

 
 
 



 

66 
 
Tuttle-Armfield-Wagner Appraisal & Research, Inc. 

 
Analysis and Adjustments 
In order to make the comparison meaningful, the comparable sales are reduced to a basic 
unit of comparison, i.e., the price paid per acre of land area.  For Property Rights, 
Financing, Conditions of Sale, Expenditures After Purchase, and Time-Market 
Conditions adjustments we have applied Quantitative adjustments. Qualitative analysis is 
used for the remaining physical features.  We have considered each sale regarding its 
relative similarity with the subject in the factors noted above.  Then a conclusion is drawn 
regarding the comparable sale’s overall similarity with the subject.   
 
Property Rights 
This adjustment is generally applied to reflect the transfer of property rights different 
from those being appraised, such as differences between properties owned in fee simple 
and in leased fee.  All of the sales reported Fee Simple property rights and no adjustments 
for this category are indicated.  
 
Financing 
This adjustment is generally applied to a property that transfers with atypical financing, 
such as having assumed an existing mortgage at a favorable interest rate. Conversely, a 
property may be encumbered with an above-market mortgage which has no prepayment 
clause or a very costly prepayment clause. Such atypical financing often plays a role in 
the negotiated sale price.  All of the sales have conventional financing, all cash, or seller 
financing at market terms, and no adjustments are required. 
 
Conditions of Sale 
This adjustment category reflects extraordinary motivations of the buyer or seller to 
complete the sale. Examples include a purchase for assemblage involving anticipated 
incremental value or a quick sale for cash. This adjustment category may also reflect a 
distress-related sale, or a corporation recording a non-market price.  In this case, no 
adjustments are warranted for Conditions of Sale.   
 
Economic Trends 
This category reflects investors’ perceptions of prevailing market conditions. This 
adjustment category reflects value changes, if any, which have occurred between the date 
of the sale and the effective date of the appraisal.   
 

In the course of our appraisal work we interview market participants including planning 
and zoning officials on planned projects, general contractors on costs, and brokers on 
supply and demand. Overall, we believe an annual time adjustment of 6.0% per year 
through November 1, 2022 is appropriate, but the increased macro concerns in late 2022 
and early 2023 have led to a stabilization and with no time adjustment from November 
until now is appropriate. 
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Location 
The subject site is located within a primarily residential area on a road with low traffic 
counts. The site is visible due to its corner location but sees very little passing traffic. The 
subject’s neighborhood is considered to be Average with no significant view, access, or 
visibility. Comparable 3 is adjusted downwards for its superiority. 
 
Physical Characteristics 
The sales are adjusted qualitatively for physical characteristic differences. We considered 
the size of the site, Shape, Topography, Utilities, Traffic Count, and Zoning. 
 
Sales 2 and 4 required the least gross adjustment. Sale 2 is the most proximate to the 
subject. Sale 5 is the most recent sale. 

Sales Comparison Approach Conclusion  
The comparables are based on a value per square foot of land area. The adjusted values of 
the comparable properties range from $149,704 per acre to $191,684 per acre; the 
average is $163,724 per acre. The median is $159,911 per acre.  
 
The concluded value of the subject site is trended towards the average of the range in 
concluding a value of  $165,000 per acre of land area.   
     

Number of Comparables: 6 % Δ
5%
-6%
0%
5%

$152,110 $275,000 acre

$203,704
$149,704

Median: $159,911
$163,724

Land Value Ranges & As Is Reconciled Value

Low:
$191,684

Unadjusted Adjusted
$142,755

$164,030Average:
High:

One Hundred Sixty Five Thousand Dollars

Subject Size:
$165,000

Reconciled Final As Is Value:
$130,348

0.79
Reconciled Value/Unit Value:

Indicated Value:
$165,000

$152,110
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Cost Analysis 
The next step in the Cost Approach is to estimate the replacement cost of the building and 
site improvements. The subject is new construction; therefore, the Marshall Valuation 
Service was utilized in our analysis. The subject is addressed in its as complete condition.   

Contractor Costs 
In discussion with ownership, we were informed that the construction costs provided by 
MH Williams in 2018 were estimated at $1,280,000. Actual costs were requested but 
were unable to be provided. 
 

 
Marshall & Swift Estimate of Replacement Cost 
With more than 30,000 component costs, over 300 building types, and 3 different cost 
estimating approaches, the Marshall Valuation Service (MVS) is the industry standard 
used by professional appraisers in determining reliable cost estimates for improvements. 
But the MVS only provides an indication for hard costs, labor, and some soft costs 
(architects, engineering, etc). Contingencies, impact fees, and developer profit incentives 
are not included and must be separately accounted for.  
 

Direct Costs 
Direct costs are expenditures for labor, materials, equipment and contractor’s overhead 
and profit. We use Marshall Valuation Service (MVS) as the basis of our direct cost 
estimate. In addition to direct costs, MVS includes certain indirect costs such as 
architectural and engineering fees, and interest on building loan funds during 
construction. 
 

The base cost of the building components has been estimated. The subject is unusual in 
that it is a community center made up of a medical office, multipurpose room, and food 
market. Because the subject is essentially made up of three different types of buildings, 
three different base costs were used to estimate the total building cost. 
 

The appropriate base costs per square foot for the Evans Market space is Markets Class 
C, Good Cost Quality. The costs are selected from Section 13, Page 21. The base cost for 
Good Quality is $144.00 per square foot.  The resulting multiplier, when considering 
height, perimeter, location, and current cost is 1.009.   
 

The appropriate base costs per square foot for the Multi Purpose space is Office 
Buildings Class C, Average Cost Quality. The costs are selected from Section 15, Page 
17. The base cost for Average Quality is $144.00 per square foot.  The resulting 
multiplier, when considering height, perimeter, location, and current cost is 1.009. 
 

The appropriate base costs per square foot for the Medical Office space is Medical Office 
Buildings Class C, Average Cost Quality. The costs are selected from Section 15, Page 
22. The base cost for Average Quality is $181.00 per square foot.  The resulting 
multiplier, when considering height, perimeter, location, and current cost is 1.009.   
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Site Improvements  
Site improvements are often tailored to a specific project and are difficult to determine 
from cost manuals.  Site improvements are estimated for earthwork, utilities, parking lot, 
landscaping, fencing, etc.   
 

In our experience, it is difficult to use MVS to estimate local site costs. As an alternative, 
and in our experience, a more credible methodology is to extract sitework costs from 
other local new construction projects. To arrive at a credible estimate for site construction 
costs of a new facility, we have gathered comparable site costs for commercial projects in 
this market. Each of the comparables in the chart represents new facilities that we have 
recently appraised and the costs are the actual contractor's bid. We have analyzed them 
both on Cost per SF of building area and cost PSF of land area. We have found higher 
correlation in the Cost PSF of Land Area.  A site improvements cost of $6.50 PSF is used 
for the subject. 
 
Site Area Building Area Developers Actual Site Costs Cost Per SF of Building Area Cost Per SF of Land Area

28314 4193 200701 $47.87 $7.09
29185 3600 189176 $52.55 $6.48
30492 4250 213670 $50.28 $7.01
30492 10052 137077 $13.64 $4.50
33106 1421 205706 $144.76 $6.21
36633 6986 207320 $29.68 $5.66
37026 7169 298855 $41.69 $8.07
38925 3847 245300 $63.76 $6.30
42012 7020 299944 $42.73 $7.14
45738 3820 243977 $63.87 $5.33
47916 5713 315276 $55.19 $6.58  

 

Indirect (Soft) Costs 
In addition to hard costs there are a number of soft costs. They include the taxes during 
construction, accounting, surveys, legal, miscellaneous expenses, and contingencies. We 
estimate 3% for all soft costs. 
 

Impact Fees, Permits and Legal 
Brevard County and individual municipalities traditionally impose development Impact 
Fees for water connection, Transportation Services, Emergency Services and Correction 
Facilities.  These fees are typically assessed by the use category based on a set dollar 
amount per 1,000 SF of building area. For office buildings of less than 10,000 square 
feet, the impact fees are $90 per 1,000 square feet. This equates to $550 for the subject.  
 
Developer's Profit 
This factor reflects the profit necessary for the developer to undertake the management, 
responsibility and risks of construction associated with the subject property.  Current 
valuation theory states that the four components that create value are land, labor, capital 
and coordination. Developer's profit as used in the Cost Approach reflects the 
coordination component of value.  Typically, developer's profit runs 8% to 15%, 
depending upon risk and product type. An allowance of 10% is included for Developer’s 
Profit. General Contractor’s Overhead is already included in MVS cost estimates.  
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Total Cost New 
After all items of construction are considered, total replacement cost new is estimated at 
$1,330,170. This equates to a replacement cost new of $219.21 per square foot.   
 

Depreciation Analysis 
Depreciation may be defined as any loss of value from any cause. There are three general 
areas of depreciation: physical deterioration, functional obsolescence and external 
obsolescence. Depreciation may be curable or incurable, the test being that money spent 
to cure the depreciation be gained in value. If the depreciation costs more to fix than will 
be gained in value, then the depreciation is considered incurable. 
 

Physical Deterioration 
This results from deterioration from aging and use. This type of depreciation may be 
curable or incurable. The subject is new construction, with no physical deterioration.  
 

Functional Obsolescence 
Functional obsolescence can be curable or incurable and can be caused by any functional 
deficiency which is the depreciation or value loss due to the inadequacy of a structure to 
economically perform the function for which it is intended or by some super-adequacy. 
Such design defects could include the arrangement of rooms within a building, 
inadequate on-site parking, low ceilings and inadequate air conditioning. Super-
adequacies include excess electrical capacity, excess building height and inordinate or 
expensive upgrades. No functional obsolescence is indicated for the subject project.  
 
External Obsolescence  
This is due to circumstances outside the property itself, such as industry, demographic 
and economic conditions or an undesirable proximate use. This type of depreciation is 
rarely curable.  In this case, no external obsolescence is included.  
 

MVS Cost Approach Conclusion 
The property buyer, who is also the developer, reported that the figures provided to us 
account for all expected costs. We assume all costs necessary to complete the project are 
included. We then add the land value previously determined.  
 

The MVS estimate, which is not specifically tailored to the subject project, but is a 
representation of estimates based on national trends, indicates $1,300,000.  This accounts 
for general construction elements and includes land value of $130,000.  
 

The owner’s development costs were estimated at $1,280,000, which is created 
specifically for the subject.  These costs do not include a land value. The cost of the land 
purchased by ownership was reported at $10,000. The Marshall Estimate is based on 
national averages for construction costs of similar buildings, with adjustments to reflect 
the subject’s size and local conditions.  Utilizing the MVS costs, at $1,300,000 equates to 
$214.24 per square foot, on an “As Is” basis, subject to the Limiting Conditions and 
Assumptions of this appraisal. This fully accounts for all construction costs, site costs, 
soft costs, and current market land value. The costs are detailed below. 
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Cost Source:
No. of Stories Multiplier: 1.000 Local Multiplier: 0.930
Height/Story Multiplier: 1.000 Current Cost Multiplier: 1.080

Perimeter Multiplier: 1.005 Combined Multipliers: 1.009

Item Unit Type Cost Quantity Multiplier Total
Evans Market Sq. Ft. $144.00 3,178 1.009 $461,944

Multi Purpose Room Sq. Ft. $144.00 1,075 1.009 $156,259
Medical Office Sq. Ft. $181.00 1,815 1.009 $331,610

Total Building Improvement Costs $949,813
$156.53

Item Unit Type Cost Quantity Total
Site Preparation & Improvements Lump Sum $6.50 34,412 $223,678

$223,678
$1,173,491

$193.39

Item Total
Soft Costs …………… 3.0% $35,205

Impacts, Permits, & Legal ………………………… $550
Total Soft Costs $35,755

le Value (Excludes Site Improvements, related Site Soft Costs and Developer's Profit) $978,307

$1,209,245
10.0% $120,925

$1,330,170
$219.21

Component Eff. Age Life Percent Amount
Physical Depreciation: Building 5 45 11% $120,458

Physical Depreciation: Site 5 20 25% $61,511
Functional Obsolescence Building ………………………… 0% $0

External Obsolescence Building ………………………… 0% $0
$181,970

$1,148,200
$189.22

Land Value …………………………………………………… $130,000
Other …………………………………………………… $0

$1,278,200
$1,300,000

$214.24

Land Value

Cost Approach Value Indication
Rounded

Price per SF Gross Building Area

Total Depreciation
Depreciated Value of Improvements

Cost Per Square Foot Gross Building Area

Developer's Profit
Total Cost

Price per SF Gross Building Area

Depreciation: Section 1 of 1

Percent Type
% Bld. & Site Cost

Total Costs
Subtotal: Building, Site & Soft Costs

Site Improvements

Total Site Improvement Costs
Subtotal: Building & Site Costs
Price per SF Gross Building Area

Soft Costs

Building Improvements

Price per SF Gross Building Area

Marshall Valuation Service
Marshall Valuation Service
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Sales Comparison Approach  
The Sales Comparison Approach is based on the premise that a buyer would pay no more 
for a specific property than the cost of obtaining a property with the same quality, utility, 
and perceived benefits of ownership.  It is based on the principles of supply and demand, 
balance, substitution and externalities. The following steps describe the applied process 
of the Sales Comparison Approach. 
 

 The market in which the subject property competes is investigated; comparable 
sales, contracts for sale and current offerings are reviewed. 

 
 The most pertinent data is further analyzed and the quality of the transaction is 

determined. 
 

 The most meaningful unit of value for the subject property is determined. 
 

 Each comparable sale is analyzed and where appropriate, adjusted to equate with 
the subject property.  

 
 The value indication of each comparable sale is analyzed and the data reconciled 

for a final indication of value via the Sales Comparison Approach. 
 

Comparables 
The subject is a community center made up of a food market, community room, and 
medical office. We have researched a number of comparables for this analysis; several of 
these are documented on the following pages followed by a location map and analysis 
grid. All sales have been researched through numerous sources, inspected and verified by 
a party to the transaction, when available.  Due to a lack of sales of similar properties in 
the subject’s neighborhood, and a lack of sales of special use properties like the subject, 
we were required to go outside the subject’s neighborhood and select a mixture of 
comparable properties that included medical offices, restaurants, and offices.  
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ID 8246  
Address 111 Scott St.

City Melbourne

State FL

Zip 32901

County Brevard

Latitude 28.10585231

Longitude -80.62552707

Tax ID 27-37-28-75-*-193

Property Major Type Office

Property Type Office Building

Property Sub Type Low Rise

Address 111 Scott St. ID 8246

City Melbourne Date 11/18/2022

Zip 32901 Actual Price $625,000

Grantor Michael Vincent Price Adjustment $0

Grantee Doxa Academy Inc. Price $625,000

Transaction Type Closed Sale Price Per SF $126.31

Buyer Type Owner User Property Rights Fee Simple

Sale Verification Source Joel Ludlow, LA Conditions of Sale None Noted

Tax ID 27-37-28-75-*-193 Financing Market Terms

Building Description Low-Rise Office Days on Market 46

Acres 1.0 Topography Level With 

Land SF 43,560 Zoning C1A - Professional 

Road Frontage 176' Scott St. Drainage No

Shape Roughly Rectangular Access Average

Utilities Unknown Visibility Average

Site Coverage Ratio 0.114 Traffic Count 0

GBA 4,948 Condition Average

Year Built 1981 Interior Finish Above Average

Renovations 2000 Quality Average

Building Height 18 Percent Office 100%

Construction Wood Frame Percent Under AC 100%

Parking Ratio GBA 3.03 Distance 3.78

Comparable 1

Transaction

Improvements

This is the closed sale of a 2 story, commercial office building with a total of 4,948 square feet of GBA constructed in 1981 
located along Scott Street in Melbourne. The property consists of 0.5 Acres and the adjoining lot consists of 0.5 acres that is 
proposed for additional parking spaces.

The property was listed for $650,000 and $150,000 for the adjacent vacant lot ($800,000 Total) and after 46 days on market, 
was under contract for a total price of $750,000 ($625,000 attributed to the improvements and an additional $125,000 for the 
adjacent lot. The property was listed by Curri Properties. The buyers plan to owner-occupy the entire space with a nursing 
school and improve the additional 1/2 acre lot for a parking area.

Site

Sale Comments
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ID 5480

Address 1655 Jess Parrish Court

City Titusville

State FL

Zip 32796

County Brevard

Latitude 28.627385

Longitude -80.820961

Tax ID 21-35-33-01-00000.0-0011.00

Property Major Type Office

Property Type Medical Office

Property Sub Type  

Address 1655 Jess Parrish Court ID 5480

City Titusville Date 4/18/2022

Zip 32796 Actual Price $379,900

Grantor Shepard Max Properties LLC Price Adjustment $0

Grantee GCC FL Properties LLC Price $379,900

Transaction Type Closed Sale Price Per SF $177.52

Buyer Type Investor Property Rights Fee Simple

Sale Verification Source Michelle Mariacher Conditions of Sale None Noted

Tax ID 21-35-33-01-00000.0-0011.00 Financing Conventional

Building Description Medical Office Building Days on Market 1

Acres 0.3 Topography Level w/grade 

Land SF 11,326 Zoning OM

Road Frontage 100' Jess Parrish Ct. Drainage  

Shape Rectangular Access Average

Utilities All to Site Visibility Average

Site Coverage Ratio 0.189 Traffic Count 0

GBA 2,140 Condition Average

Year Built 1985 Interior Finish Average

Renovations Overtime Quality Average

Building Height 14 Percent Office 100%

Construction Concrete block Percent Under AC 100%

Parking Ratio GBA 4.67 Distance 41.7

Sale Comments

This is the closed sale of a medical office with 2,140 square feet located on 0.26 acres within close proximity of Jess Parrish 
Medical Center in Titusville. The building was constructed in 1985 and has 10 dedicated parking spaces. The floor plan consists 
of a reception area and waiting room, 4 exam rooms, 1 surgery procedure room, and a large storage area for files. 

The property was listed on January 25, 2022 and after one day on market, was under contract for $379,900 or $177.52 PSF. 
In speaking with Blue Marlin Real Estate, the property was sold to an investor and then leased out for $2,500 per month or 
$14.02 PSF on a NNN basis to a medical office tenant.

Improvements

Comparable 2

Transaction

Site
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ID 6831

Address 1611 S Apollo Blvd

City Melbourne

State FL

Zip 32901

County Brevard

Latitude 28.0833878

Longitude -80.6173104

Tax ID 28-37-03-35-2-11

Property Major Type Office

Property Type Medical Office

Property Sub Type  

Address 1611 S Apollo Blvd ID 6831

City Melbourne Date 4/21/2021

Zip 32901 Actual Price $220,000

Grantor Susan E Johnston Price Adjustment  

Grantee MND Limited Inc Price $220,000

Transaction Type Closed Sale Price Per SF $132.93

Buyer Type Owner-User Property Rights Fee Simple

Sale Verification Source Kevin Hill | RE/MAX Alternative Conditions of Sale None Noted

Tax ID 28-37-03-35-2-11 Financing Cash

Building Description Office - SF Conversion Days on Market 62

Acres 0.3 Topography Level w/improvements

Land SF 14,810 Zoning C-1A -  Professional, 

Road Frontage 83'  on S Apollo Blvd Drainage On-Site

Shape Rectangular Access Average

Utilities All to site Visibility Average

Site Coverage Ratio 0.112 Traffic Count 0

GBA 1,655 Condition Average

Year Built 1955 Interior Finish Average

Renovations New A/C 2021, Roof replaced 2016, Quality Average

Building Height 8 Percent Office 100%

Construction Concrete Block w/Stucco Percent Under AC 100%

Parking Ratio GBA 2.42 Distance 2.17

Site

Sale Comments

Improvements

This is the sale of a single story 1,655 SF building originally developed as a single-family dwelling which was later converted to 
office use. The interior floorplan consists of a waiting room, private offices and restrooms with showers, and a full kitchen. There 
are 3 marked spaces in the front of the building with additional unpaved parking in the back.  Recent improvements include new 
A/C 2021, roof replaced 2016, new water heater 2014

The property was listed in January 2021 for $289,900 and sold for $220,000 in April 2021.  Another realtor purchased cash 
for owner/user purposes. The listing agent noted the property could use some updating. No leases are in place at the time of 
sale.

Transaction

Comparable 3
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ID 8284

Address 3435 S Fiske Blvd.

City Rockledge

State FL

Zip 32955

County Brevard

Latitude 28.3021414

Longitude -80.7434842

Tax ID 25-36-20-00-17

Property Major Type Assembly/Meeting Place

Property Type Reception Hall/Banquet Facility

Property Sub Type  

Address 3435 S Fiske Blvd. ID 8284

City Rockledge Date 8/9/2021

Zip 32955 Actual Price $950,000

Grantor C Spellman Inc. Price Adjustment $0

Grantee Port Village LLC Price $950,000

Transaction Type Closed Sale Price Per SF $110.65

Buyer Type Investor Property Rights Fee Simple

Sale Verification Source LBR, Joy Conditions of Sale None Noted

Tax ID 25-36-20-00-17 Financing Market Terms

Building Description 7700 Clubs, Lodges, and Union Halls Days on Market 194

Acres 2.0 Topography Level w/grade 

Land SF 87,120 Zoning C1

Road Frontage 205' S Fiske Blvd. Drainage On-Site

Shape Rectangular Access Average

Utilities All to Site Visibility Average

Site Coverage Ratio 0.099 Traffic Count 27,750

GBA 8,586 Condition Average

Year Built 1990 Interior Finish Average

Renovations Overtime Quality Average

Building Height 10' Percent Office 100%

Construction CBS Percent Under AC 100%

Parking Ratio GBA 3.49 Distance 19.12

Comparable 4

This is the sale of an 8,586 SF Banquet Facility/Club/Lodge located on the corner of Martin Rd. and Fiske Blvd in Rockledge. 
The parcel consists of 2 Acres. The building was constructed in 1990 and had a new roof and air conditioning unit installed in 
2019. It is zoned in Rockledge as C1, Residential Commercial.

The property was originally listed for $1,250,000 and after 194 Days on Market, sold for $950,000. The property is currently 
offered under lease terms at an asking rental rate of $14.00/SF NNN with a $4 CAM.

This sale was verified with Lightle Beckner Robison (Joy) and had no unusual conditions. The property was purchased as an 
investment sale.

Site

Improvements

Transaction

Sale Comments
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ID 8321

Address 4725 N. Courtenay Parkway

City Merritt Island

State FL

Zip 32953

County Brevard

Latitude 28.4414541

Longitude -80.71005

Tax ID 23-36-34-00-750

Property Major Type Assembly/Meeting Place

Property Type Community/Recreation Center

Property Sub Type  

Address 4725 N. Courtenay Parkway ID 8321

City Merritt Island Date 11/1/2021

Zip 32953 Actual Price $760,000

Grantor Our Mustard Seed LLC Price Adjustment $0

Grantee Victory-Church of Melbourne Inc Price $760,000

Transaction Type Closed Sale Price Per SF $152.00

Buyer Type Owner User Property Rights Fee Simple

Sale Verification Source Emily Merbitz Conditions of Sale None Noted

Tax ID 23-36-34-00-750 Financing Market Terms

Building Description  Days on Market 393

Acres 3.0 Topography Level w/ slope, 

Land SF 129,808 Zoning BU-1

Road Frontage 224.01' N Courtenay Pkwy Drainage On-Site

Shape Rectangular Access Average

Utilities Well; Septic Visibility Average

Site Coverage Ratio 0.039 Traffic Count 15,610

GBA 5,000 Condition Average

Year Built 1983 Interior Finish Average

Renovations None noted Quality Average

Building Height 10' Percent Office 100%

Construction Masonry concrete Percent Under AC 100%

Parking Ratio GBA 8.80 Distance 27.45

Comparable 5

This is the sale of a 5,000 SF Building constructed in 1983 on 2.98 Acres in Merritt Island with direct road frontage of 205 feet 
on Courtenay Parkway. The building was completely remodeled with new baseboards, plumbing, new low-E Impact Windows, 
and drop ceilings. Additionally, there is a storage garage on the property.

The property was listed for $799,000 and sold for $760,000. 

In Speaking with the Listing Agent, Emily, there were no unusual conditions and the sale was an Arms-Length Transaction. She 
stated that her clients had fully renovated the space with the intended use as office space until COVID-19 hit and most everyone 
was working from home. The company already had office space in Rockledge and ultimately found this property to be too 
much. The buyers were Victory Church of Melbourne and they intend to use this facility as an outreach program with sports at 
the center (like Boys and Girls Club).

Sale Comments

Transaction

Site

Improvements
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ID 8906

Address 2130-2150 Dairy Road

City West Melbourne

State FL

Zip 32904

County Brevard

Latitude 28.0766701

Longitude -80.6383093

Tax ID 28-37-05-79-0000B.0-0007.00

Property Major Type Assembly/Meeting Place

Property Type Armory/Club/Lodge Facility

Property Sub Type  

Address 2130-2150 Dairy Road ID 8906

City West Melbourne Date 7/22/2022

Zip 32904 Actual Price $950,000

Grantor The Columbus Club of Brevard Co Price Adjustment $0

Grantee Jeff Gruebel Price $950,000

Transaction Type Closed Sale Price Per SF $102.28

Buyer Type Speculative Property Rights Fee Simple

Sale Verification Source Robert Solito, LA Conditions of Sale None known

Tax ID 28-37-05-79-0000B.0-0007.00 Financing Cash to seller

Building Description Club/Lodge Facility Days on Market 17

Acres 2.0 Topography Level w grade, Cleared

Land SF 86,249 Zoning IB

Road Frontage 320 Drainage On-Site

Shape Rectagular Access Average

Utilities All to site Visibility Average

Site Coverage Ratio 0.108 Traffic Count 20,890

GBA 9,288 Condition Below Average

Year Built 1970 Interior Finish Below Average

Renovations Not reported Quality Below Average

Building Height 10 Percent Office 0%

Construction CBS Percent Under AC 100%

Parking Ratio GBA 3.12 Distance 2.76

The property is a 9,288 square foot building located on the west side of Dairy Road just south of W. New Haven Avenue. The 
property is an older Club/Lodge Facility building in below average condition, and appeal. Built in 1970, the improvements 
contain approximately 9,342 square feet of Gross Building area. The building is older, nearing the end of its economic life, and 
likely will be renovated, remodeled, or redeveloped in the near future. The building is oriented on the south portion of the site, 
diminutive to the total 1.98 acres, equating to a 10.8% site coverage ratio.  There is excess land, and the site could be 
subdivided into two 0.99-acre sites with the building situated on the southern portion and a 0.99-acre excess site on the 
northern half developable to its own highest and best use. The buyer purchased the property with the intention to sell the excess 
land and relist the improved property.

The property was listed for $1,000,000 before going under contract in April 2022 for $950,000.

Sale Comments

Improvements

Site

Transaction

Comparable 6
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ID 8208

Address 924 Garfield Street

City Melbourne

State FL

Zip 32935

County Brevard

Latitude 28.121951

Longitude -80.6494696

Tax ID 27-37-20-26-0000A.0-0020.00

Property Major Type Office

Property Type Office Building

Property Sub Type  

Address 924 Garfield Street ID 8208

City Melbourne Date 9/30/2021

Zip 32935 Actual Price $375,000

Grantor Palmgray Investments LLC Price Adjustment $0

Grantee Fontaine Insurance Agency Inc. Price $375,000

Transaction Type Closed Sale Price Per SF $156.25

Buyer Type Owner-User Property Rights Fee Simple

Sale Verification Source Brian Lightle Conditions of Sale None

Tax ID 27-37-20-26-0000A.0-0020.00 Financing Conventional

Building Description Office Building Days on Market 32

Acres 0.3 Topography Level w/grade, 

Land SF 12,197 Zoning RP

Road Frontage 111' Garfield Street Drainage None

Shape Mostly Rectangular Access Average

Utilities City Water/Sewer Visibility Average

Site Coverage Ratio 0.197 Traffic Count 17,390

GBA 2,400 Condition Average

Year Built 1957 Interior Finish Average

Renovations Overtime Quality Average

Building Height  Percent Office 100%

Construction Wood Frame Percent Under AC  

Parking Ratio GBA 2.50 Distance 5.47

Comparable 7

Site

Improvements

Transaction

Sale Comments

This is the sale of a 2,400 SF Office Building built in 1957. Located on the corner of Sarno Road and Garfield Road in 
Melbourne.

The property sold for $375,000 and the asking price was $359,000. At time of Sale, Office was 100% occupied by AJL 
Nursing. 

Verified sale with LA who stated this was an Arms Length Transaction and that they came in over ask because of the high 
demand for the space. Previous tenant's, AJL Nursing, lease expired and they did not renew. The property will be owner-user 
occupied and by a Farmer's Insurance Agent.  
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ID 3288

Address 4720 Dixie Highway Northeast

City Palm Bay

State FL

Zip 32905

County Brevard

Latitude 28.0209037

Longitude -80.5730301

Tax ID 28-37-25-FQ-00003.0-0010.00

Property Major Type Retail-Commercial

Property Type Restaurant

Address 4720 Dixie Highway Northeast ID 3288

City Palm Bay Date 7/22/2021

Zip 32905 Actual Price $712,500

Grantor Nineteen Sixty-Seven LLC Price Adjustment $0

Grantee JCJ4720, LLC Price $712,500

Transaction Type Closed Sale Price Per SF $187.01

Buyer Type Investor Property Rights Fee Simple

Sale Verification Source Purchaser Conditions of Sale None Noted

Tax ID 28-37-25-FQ-00003.0-0010.00 Financing Conventional

Building Description Restaurant Days on Market 1058

Acres 1.0 Topography Level w/ grade, 

Land SF 44,866 Zoning Highway Commercial

Road Frontage 150' on  Dixie Highway (US Hwy 1) Drainage On-Site

Shape Rectangular Access Average

Utilities All to site Visibility Good

Site Coverage Ratio 0.075 Traffic Count 20,120

GBA 3,810 Condition Average

Year Built 1984 Interior Finish Average

Renovations None reported Quality Average

Building Height 12' Percent Office  

Construction Masonry concrete block with Percent Under AC 100%

Parking Ratio GBA 13.39 Distance 2.93

This free-standing restaurant situated on a 1.03-acre site along Dixie Highway Northeast in Palm Bay and is located in a mostly 
residential neighborhood with commercial development along Highway 1. The area is influenced by the Bayfront Redevelopment 
district with plans for redevelopment of older properties over the next 30 years. The property is currently vacant and had 
historically been utilized as a full service  restaurant. The restaurant contains 2,672 square feet of enclosed area and 1,138 SF of 
covered  patio - Brevard County lists the covered space at 704 SF, however measurements indicate this is incorrect. The total 
licensed seating is 185. It is our understanding the new buyer is an experienced  restaurant operator, and plans to operate the 
subject as a pizzeria.  

The property was originally listed for $749,000, equating to $280.31  PSF of enclosed area or $196.58 PSF including the 
covered canopy outdoor seating and bar. Mr. Mathew Abraham of Eagle Business & Real Estate Brokers, LLC. Mr. Abraham 
reported that there were other offers on the property near the list price but ownership thought that the  current contract buyer's 
offer was the most solid/able to close. The property sold for $712,500, which  equates to $266.65 per square foot of enclosed 
area or $187.00  PSF when also including the canopy covered area. According to the listing agent, the  contract  price includes 
contents, and there are older tables, chairs and  kitchen equipment but buyer reported they did not allocate any specific value 
nor did they conduct any inspection of the FF&E. The buyer currently operates three other restaurants.

Comparable 8

Improvements

Sale Comments

Site

Transaction
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ID 8733

Address 5170 HIGHWAY 1

City Grant Valkaria

State FL

Zip 32949

County Brevard

Latitude 27.9343124

Longitude -80.5293246

Tax ID 29-38-28-25-B-8

Property Major Type Retail-Commercial

Property Type Restaurant

Property Sub Type  

Address 5170 HIGHWAY 1 ID 8733

City Grant Valkaria Date 11/19/2021

Zip 32949 Actual Price $485,000

Grantor TUSHYS LLC Price Adjustment  

Grantee FRATERNAL ORDER OF EAGLES Price $485,000

Transaction Type Closed Sale Price Per SF $186.54

Buyer Type Owner-User Property Rights Fee Simple

Sale Verification Source Waterman Real Estate Crystal Jones Conditions of Sale None known

Tax ID 29-38-28-25-B-8 Financing Cash

Building Description Restaurant Days on Market 120

Acres 0.7 Topography Level w/grade 

Land SF 28,314 Zoning BU-2 - Retail, 

Road Frontage 200' on S. US Highway 1 Drainage On-site

Shape Rectangular Access Average

Utilities Electric and Septic Well Visibility Good

Site Coverage Ratio 0.092 Traffic Count 13,310

GBA 2,600 Condition Below Average

Year Built 1954 Interior Finish Below Average

Renovations Ongoing Quality Average

Building Height 10 Percent Office  

Construction Average Percent Under AC 100%

Parking Ratio GBA 3.85 Distance 9.45

This 2,600 square foot restaurant is located on the west side of S. US Highway 1 in just north of First Street in Grant Valkaria. 
The property features seating compacity of 98 with a full kitchen and the property was restored in 2019 with no value attributed 
to the restaurant equipment according to the broker. The property was listed for approximately four months at $899,9000 
before selling at $485,000 or $186.44 per square foot to the Fraternal Order of Eagles lodge for owner occupancy.

Verified with Crystal Jones of  Waterman Real Estate 3/11/2022

Site

Sale Comments

Improvements

Transaction

Comparable 9
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ID 12335

Address 2040 Palm Bay Road Northeast

City Palm Bay

State FL

Zip 32905

County brevard

Latitude 28.034516

Longitude -80.6128526

Tax ID 28-37-22-00-750.A

Property Major Type Retail-Commercial

Property Type Condominium Unit(s)

Property Sub Type  

Address 2040 Palm Bay Road Northeast ID 12335

City Palm Bay Date 2/15/2023

Zip 32905 Actual Price $142,500

Grantor CHASE, RICHARD; CHASE, Price Adjustment  

Grantee  Price $142,500

Transaction Type Closed Sale Price Per SF $191.02

Buyer Type  Property Rights  

Sale Verification Source  Conditions of Sale  

Tax ID 28-37-22-00-750.A Financing  

Building Description Commercial Condominium Days on Market 105

Acres 0.7 Topography Level w grade, Cleared

Land SF 30,492 Zoning Community 

Road Frontage 600 Drainage On-Site

Shape Rectagular Access Average

Utilities All to site Visibility Above Average

Site Coverage Ratio 0.000 Traffic Count  

GBA 746 Condition Average

Year Built 1978 Interior Finish Average

Renovations  Quality Average

Building Height 14 Percent Office  

Construction CBS Percent Under AC 100%

Parking Ratio GBA 109.92 Distance 1.72

This 746 square foot commercial condominium is Unit 1 is located within the L&C Arlington Pines Condominium on the 
southeast corner of Palm Bay Road and Arlington Lane Northeast in Palm Bay. The property has restaurant build out as it was 
formerly operating as a pizza parlor. The property was listed for approximately three months at $150,000 before selling at 
$142,5000 or $191.02 per square foot.

Sale Comments

Transaction

Comparable 10

Improvements

Site
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Comparables Map 
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Analysis Grid

Address
City

County
Date
Price

Price Adjustment
Adjusted Price

GBA
Price Per SF

Transaction Adjustments
Property Rights Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% 0 0.0%

Financing Market 
Terms

0.0% Conventional 0.0% Cash 0.0% Market 
Terms

0.0% Market 
Terms

0.0% Cash to 
seller

0.0% Conventional 0.0% Conventional 0.0% Cash 0.0% 0 0.0%

Conditions of Sale None Noted 0.0% None Noted 0.0% None Noted 0.0% None Noted 0.0% None Noted 0.0% None known 0.0% None 0.0% None Noted 0.0% None known 0.0% 0 0.0%

Expenditures After Sale

Market Trends Through 11/1/2022 8.0%

Subsequent T rends Ending 4/5/2023 0.0%

Characteristics Adjustments
Location

% Adjustment
Qualitative

GBA
% Adjustment

Qualitative
Year Built

% Adjustment
Qualitative
Condition

% Adjustment
Qualitative

Construction
% Adjustment

Qualitative
Traffic Count

% Adjustment
Qualitative

Parking Ratio GBA
% Adjustment

Qualitative
Adjusted Price/SF

Net Adjustments
Gross Adjustments

Inferior

Inferior Inferior Inferior
10%

10.0%

3.03

0.0%
25.0%

$135.86 $210.73

5.0%

2,140

Adjusted Price/SF

0%

$102.28

0%

Similar Inferior Similar

$0.00

$132.93 $110.65

$0

Comp 4

$379,900

$0.00

1,655

0%

$625,000

Brevard
Rockledge

5170 HIGHWAY 11361 Florida Ave 

8/9/20214/21/2021

Similar Similar

Average

Melbourne
111 Scott St. 1611 S Apollo Blvd 924 Garfield Street4725 N. Courtenay 

Comp 5

3435 S Fiske Blvd.

Comp 3

1655 Jess Parrish 

Comp 1 Comp 8

4720 Dixie Highway 

Comp 2

Average

6,068

1955
5%

5%

3.492.42

0%

0 0

$133.80

15.0%
10.0%

40.0%
30.0%

$206.36

15.0%
10.0%

$164.52$194.31

5.0%
20.0%

$180.58

20.0%
10.0%10.0%

$186.88

15.0%

$145.26

20.0%20.0%

Similar

2.50

Similar
17390

Similar

Similar Similar Similar Similar

Superior
8.80

Similar

4.67

0%

1990
5%

15610
-5% -5%-5%

0%

Similar Superior

0%

Masonry concrete

Similar

Inferior

0%

Concrete block
0%

Concrete Block 

Similar
0%

5%

CBS

Inferior Inferior

Similar Similar

0%

Average

0.0%

Similar

6,068

Brevard

2,140

Brevard
11/1/2021

1,655
$126.31

MelbourneTitusville

0%

4,948

Similar
-5%

0.0%

4,948

4/5/2023

$950,000

Brevard
Palm Bay

11/18/2022
BrevardBrevard

$220,000

$0

--
$0

$379,900
$0

$625,000

$185.05

$220,000

$950,000
4/18/2022

$0.00

Cash

$164.16

Below AverageAverage

$126.31 $149.56$185.05
4.2%

$760,000

0.0%
$149.56

$164.16

Average

$152.00
5,000

Adjusted Price/SF

$126.31

0

$0.00

Adjusted Price/SF $126.31 $177.52

$177.52

Inferior

0%

Inferior

Inferior

Similar Similar

Masonry Concrete

2018 1981
5%

1985

Conventional

Superior

Average

0%

Wood Frame

0.0%

5%

5%

3.12
0%

20890

0%

Inferior

Below Average

1970

Similar
5%

Inferior

Average

0%
Superior

5%

Similar Inferior

5,000

$110.65

9.9%

0%

1957

2,400

Not Tracked

4.78

Good
Inferior

Wood Frame

0%

Average

13310

7.6%

-5%

Average

Similar

CBS

20%

0% 0%

0.0%

$187.01 $191.02

-5%

5%

$152.00

1983
5%

5%

5%
8,586

$132.93

0%
0

0%

Superior

27750

12.5%

Average

20120

Masonry concrete 

-5%

0%

Average
Inferior

Similar

0.0%

0%

-5%

Average

Inferior

5%

3.85

Inferior

-5%

0%

5%

Superior

1954

-5%

Similar

Inferior Inferior

Superior

$200.70

$200.70
0.0% 0.0%

$191.02

$0.00

Inferior

1984
Similar

$206.36

$206.36

Similar

Inferior
5%

Above Average

$186.54

Similar

0%

Comp 6

2130-2150 Dairy 

Comp 7

Brevard
MelbourneWest Melbourne

11/19/2021

$0
$485,000

Comp 10

$142,500

2/15/2023
$485,000

Brevard Brevard brevard

Comp 9

Palm Bay

$0
$142,500

$0

Grant Valkaria

$712,500

0.0%

Similar
0%

2040 Palm Bay 
Palm Bay

2,600

Superior

5%

$186.54

2,600

5%
Below Average

-5%

$191.02

5%

0%

0.0%
20.0%

$191.02

$0

$0.00 $0.00

8.0%

5%

7/22/2022 7/22/2021
$760,000

$0

3,810

Merritt Island

$169.89

Average

8.7%

9/30/2021

8,586

$950,000

$187.01

Average

0%

$102.28

Average

$121.63

$121.63
0.0%

Inferior

Brevard

$712,500

$104.51

9,288

$156.25

Similar

$0.00

2.2%

3,810

10.3%

0.0%

$950,000
$0

2,400
$156.25

$375,000
$0

$375,000

$104.51

0%

746

0

$0.00

CBS

Similar

Superior

Superior

Above Average

1978

$0.00

10%

746

Similar
110

$0

$169.89

0%

Average

0%

Inferior

13.39
Superior

Similar

5%

Inferior
5%

0%

$191.02

Above Average

$0.00

0.0%

9,288

 
 
Analysis and Adjustments 
In order to make the comparison meaningful, the comparable sales are reduced to a basic 
unit of comparison, i.e., the price paid per square foot of GBA. For Property Rights, 
Financing, Conditions of Sale, Expenditures After Purchase, and Time-Market 
Conditions adjustments we have applied Quantitative adjustments. Qualitative analysis is 
used for the remaining physical features.  We have considered each sale regarding its 
relative similarity with the subject in the factors noted above.  Then a conclusion is drawn 
regarding the comparable sale’s overall similarity with the subject.   
 

Property Rights 
This adjustment is generally applied to reflect the transfer of property rights different 
from those being appraised, such as differences between properties owned in fee simple 
and in leased fee.  In this case, the subject is a fee simple property and the sales are 
similar in this respect.  
 
Financing 
This adjustment is generally applied to a property that transfers with atypical financing, 
such as having assumed an existing mortgage at a favorable interest rate. Conversely, a 
property may be encumbered with an above-market mortgage which has no prepayment 
clause or a very costly prepayment clause. Such atypical financing often plays a role in 
the negotiated sale price.  In this case, no adjustment is warranted.   
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Conditions of Sale 
This adjustment category reflects extraordinary motivations of the buyer or seller to 
complete the sale. Examples include a purchase for assemblage involving anticipated 
incremental value or a quick sale for cash. This adjustment category may also reflect a 
distress-related sale, or a corporation recording a non-market price. No adjustments were 
necessary. 
 

Economic Trends 
This category reflects investors’ perceptions of prevailing market conditions. This 
adjustment category reflects value changes, if any, which have occurred between the date 
of the sale and the effective date of the appraisal.   
 

In the course of our appraisal work we interview market participants including planning 
and zoning officials on planned projects, general contractors on costs, and brokers on 
supply and demand. Overall, we believe an annual time adjustment of 8.0% per year 
through November 1, 2022 is appropriate, but the increased macro concerns in late 2022 
and early 2023 have led to a stabilization and with no time adjustment from November 
until now is appropriate. 
 
Location 
The subject site is located within a primarily residential area on a road with low traffic 
counts. The site is visible due to its corner location but sees very little passing traffic. The 
subject’s neighborhood is considered to be Average with no significant view, access, or 
visibility. Comparable 8, 9 and 10 are adjusted downwards for their superiority. 
 
Physical Characteristics 
The sales are adjusted qualitatively for physical characteristic differences.  We 
considered the size of GBA, Year Built, overall quality and appeal, Construction Type 
traffic count, and parking.  
 

Sales Comparison Approach Conclusion  
The adjusted values of the comparable properties range on a per square foot basis from 
$133.80 to $210.73; the average is $174.93 per square foot and the median is $175.38 per 
square foot.   
 
Sale 3 required the least gross adjustments. Sale 10 is the most recent sale, and Sale 6 is a 
community center. Medical office space and restaurant space set the higher end of the 
range while the office and community center spaces set the lower end of the range. As the 
subject is a mixture of all three of these spaces, an average of all space types is taken into 
account. Taking into consideration the characteristics of the subject and the comparables, 
the value of the subject is trended toward the average of the range. We reconcile to a 
value of $170.00 per square foot.   
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Compiled by: Tuttle-Armfield-Wagner Appraisal & Research, Inc.

Unadjusted and Adjusted 

Subject 1 2 3 4 5 6 7 8 9 10

Unadjusted Price $0.00 $126.31 $177.52 $132.93 $110.65 $152.00 $102.28 $156.25 $187.01 $186.54 $191.02

Adjusted Price $170.00 $145.26 $194.31 $164.52 $133.80 $180.58 $135.86 $186.88 $206.36 $210.73 $191.02

$0.00

$50.00

$100.00

$150.00

$200.00

$250.00

Unadjusted Price Adjusted Price Linear (Adjusted Price)

 
 

10 % Δ
31%
10%
15%
19%

$154.13 $555,000.00 gba

Number of Comps: Unadjusted Adjusted

$183.73

6,068

Value Ranges & As Is Reconciled Value

Reconciled Value/Unit Value: $170.00

Average: $174.93

$1,030,000

Subject Size:

Median:

$102.28
High:
Low:

$152.25
$210.73$191.02

$1,031,560

$133.80

One Million Thirty Thousand Dollars
Reconciled Final As Is Value:

Indicated Value:

$154.13
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Final Reconciliation 
The process of reconciliation involves the analysis of each approach to value. The quality 
of data applied, the significance of each approach as it relates to market behavior and 
defensibility of each approach are considered and weighed. Finally, each is considered 
separately and comparatively with each other.  
 

Value Indications  

Value Premise As Is As Is
Date of Value 4/5/2023 4/5/2023
Value Type Market Value Value in Use
Value Perspective Current Current
Interest Appraised Fee Simple Fee Simple

Land Analysis N/A $130,000
Cost Analysis N/A $1,300,000
Improved Sales Analysis $1,030,000 N/A

Value Conclusion: $1,030,000 $1,300,000

Summary of Values

 

Cost Approach 
A cost approach was applied, as there is adequate data to develop a land value and the 
depreciation accrued to the improvements can be reasonably measured. As the subject is 
a special purpose property and newer construction, market participants place significant 
weight on this approach. This approach most closely aligns with the 'Value In Use' as the 
subject is a special purpose property designed to accommodate a specific non-for-profit 
mission.   
 

Sales Comparison Approach 
The Sales Comparison Approach was used in this appraisal, as there is adequate data to 
develop a value estimate and this approach reflects market behavior for this property 
type. This approach most closely aligns with the 'Market Value' but less weight is applied 
to this approach as the market for similar specialized properties is limited. A buyer 
purchasing the subject property would most likely be required to modify or convert the 
subject to a use that conforms with the market norms. The Sales Comparison Approach 
best represents the needs of other market participants and what they are willing to pay for 
a similar property. The comparables represent similar properties, but each is different 
than the subject in some respect. This value is less than the cost approach and may 
indicate the subject has less value to a market participant than the current users.  

Income Approach – Direct Capitalization 
An income approach was not applied. while a portion of the the subject is income 
producing, this approach does not reflect market behavior for this property type. This 
approach is not a good indicator of value for the subject property as the rental rates 
required to break even are far and above the current rental rates of the subject medical 
space.  
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Value Conclusions 
Based on the data and analyses developed in this appraisal, we have reconciled to the 
following value conclusion(s), subject to the Limiting Conditions and Assumptions of 
this appraisal. 
 

Premise Interest Appraised Effective Date Value Conclusion
Current As Is Market Value Fee Simple 4/5/2023 $1,030,000
Current As Is Value in Use Fee Simple 4/5/2023 $1,300,000

Value Conclusions

 
 

Discussion on Value In Use 
The Appraisal of Real Estate discusses special-purpose or special-design properties 
within the context of use value and limited market properties. The subject is a community 
center containing a food market, medical office, and community room all under one roof. 
The Dictionary of Real Estate Appraisal (Appraisal Institute) defines Special Purpose 
Property as follows: “A property with a unique physical design, special construction 
materials, or a layout that particularly adapts its utility to the use for which it was built; 
e.g. a clubhouse, a church property, a public museum, a public school; also, a building 
that cannot be converted to another use without significant capital investment.” Because 
of the subject’s designation as a special use property, it is valued in the context of “Value 
In Use”. Value in use is defined as the value of a property assuming a specific use, which 
may or may not be the property’s highest and best use on the effective date of the 
appraisal. Value in use may or may not be equal to market value but is different 
conceptually. 
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Certification 
 
We certify that, to the best of our knowledge and belief:  
 

1. The statements of fact contained in this report are true and correct. 
2. The reported analyses, opinions, and conclusions are limited only by the reported 

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

3. We have no present or prospective interest in or bias with respect to the property that 
is the subject of this report and have no personal interest in or bias with respect to the 
parties involved with this assignment. 

4. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

5. Our 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. 

6. This appraisal assignment was not made, nor was the appraisal rendered on the basis 
of a requested minimum valuation, specific valuation, or an amount which would 
result in approval of a loan.  

7. 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 
and the Standards of Professional Appraisal Practice of the Appraisal Institute, which 
include the Uniform Standards of Professional Appraisal Practice. 

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

9. Dominic D’Alessandro, Trainee RI25504, provided significant help in site and 
building inspection and descriptions, tax and zoning analysis, and research of 
comparable leases. 

10. I, the supervisory appraiser of a registered trainee appraiser who contributed to the 
development or communication of this appraisal, hereby accept full and complete 
responsibility for any work performed by the registered trainee appraiser named in this 
report as if it were my own work. 

11. As of the date of this report, Matthew Jehs, MAI has completed the continuing 
education program of the Appraisal Institute. 

12. We have made an inspection of the property that is the subject of this report. 
13. The appraisers have not performed a prior appraisal or any services regarding the 

subject property performed by the appraiser, as an appraiser or in any other capacity, 
within the three-year period immediately preceding the agreement to perform the 
assignment. 
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Definitions 
Market Value: As defined by the Office of the Comptroller of Currency (OCC) under 12 
CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions, the Board of Governors of the 
Federal Reserve System (FRS) and the Federal Deposit Insurance Corporation in 
compliance with Title XI of FIRREA, as well as by the Uniform Standards of Appraisal 
Practice as promulgated by the Appraisal Foundation, is as follows. 

Market value means 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 interest; 

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. 

 
 
A Fee Simple interest is defined2 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. 

 
A Leased Fee interest is defined2 as: 
 

An ownership interest held by a landlord with the rights of use and occupancy 
conveyed by a lease to others. The rights of the lessor (the leased fee owner) 
and the leased fee are specified by contract terms contained within the lease.  

 

 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. (Chicago: Appraisal Institute, 2002). 
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Marketing Time is defined2 as: 
 

1. The time it takes an interest in real property to sell on the market sub-
sequent to the date of an appraisal. 
 

2. Reasonable marketing time is an estimate of the amount of time it 
might take to sell an interest in real property at its estimated market 
value during the period immediately after the effective date of the 
appraisal; the anticipated time required to expose the property to a 
pool of prospective purchasers and to allow appropriate time for 
negotiation, the exercise of due diligence, and the consummation of a 
sale at a price supportable by concurrent market conditions. Marketing 
time differs from exposure time, which is always presumed to precede 
the effective date of the 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.)  

 
Exposure Time is defined2 as: 
 

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; a retrospective estimate based 
on an analysis of past events assuming a competitive and open market. Exposure 
time is always presumed to occur prior to the effective date of the appraisal. The 
overall concept of reasonable exposure encompasses not only adequate, sufficient 
and reasonable time but also adequate, sufficient and reasonable effort. Exposure 
time is different for various types of real estate and value ranges and under 
various market conditions. (Appraisal Standards Board of The Appraisal 
Foundation, Statement on Appraisal Standards No. 6, "Reasonable Exposure 
Time in Real Property and Personal Property Market Value Opinions")  
 
Market value estimates imply that an adequate marketing effort and reasonable 
time for exposure occurred prior to the effective date of the appraisal. In the case 
of disposition value, the time frame allowed for marketing the property rights is 
somewhat limited, but the marketing effort is orderly and adequate. With 
liquidation value, the time frame for marketing the property rights is so severely 
limited that an adequate marketing program cannot be implemented. (The Report 
of the Appraisal Institute Special Task Force on Value Definitions qualifies 
exposure time in terms of the three above-mentioned values.) See also marketing 
time. 
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Gross Building Area (GBA) is the total floor area of a building, including below-grade 
space but excluding unenclosed areas, measured from the exterior of the walls. Gross 
building area for office buildings is computed by measuring to the outside finished 
surface of permanent outer building walls without any deductions. All enclosed floors of 
the building including basements, mechanical equipment floors, penthouses, and the like 
are included in the measurement. Parking spaces and parking garages are excluded.2  
 
Rentable Area (RA) is the amount of space on which the rent is based; calculated 
according to local practice.2  
 
Gross Leasable Area (GLA) the total floor area designed for the occupancy and 
exclusive use of tenants, including basements and mezzanines, and measured from the 
center of interior partitioning to outside wall surfaces; the standard measure for 
determining the size of shopping centers where rent is calculated based on the GLA 
occupied. The area for which tenants pay rent. 2  
 
As Is Value  
The value of specific ownership rights to an identified parcel of real estate as of the 
effective date of the appraisal; relates to what physically exists and is legally permissible 
and excludes all assumptions concerning hypothetical market conditions or possible 
rezoning. 2  
 
Stabilized Value 

1. A value opinion that excludes from consideration any abnormal relationship 
between supply and demand such as is experienced in boom periods, when cost 
and sale price may exceed the long-term value, or during periods of depression, 
when cost and sale price may fall short of long-term value. 
 

2. A value opinion that excludes from consideration any transitory condition that 
may cause excessive construction costs, e.g., a bonus or premium for material, the 
abnormal inefficiency of labor, the cost of delay or an excessive sale price, e.g., a 
premium paid due to a temporary shortage of supply.2 
 
In layman’s terms, stabilized value is the prospective value of a property after 
construction has been completed and market occupancy and cash flow have been 
achieved.3  

 
As Complete Value 
The prospective value of a property after all construction has been completed. This value 
reflects all expenditures for lease-up and occupancy that may be expected to have 
occurred at that point in time, which may or may not put the property at stabilized value. 2  
 

 
3 Narrative1.com. Thomas W. Armstrong, MAI 
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PROFESSIONAL QUALIFICATIONS 
OF 

MATTHEW W. JEHS 
 

EXPERIENCE: Current Managing Director for Tuttle-Armfield-Wagner Appraisal & 
Research, Inc., Mr. Jehs has 21 years of appraisal experience, receiving his 
MAI in 2008.  He has performed property valuations for a broad array of retail, 
industrial, and office properties including shopping centers, office/warehouses, 
bulk distribution warehouses, heavy manufacturing, both low-rise and high-
rise professional offices and medical office buildings. Valuations have also 
included surgical centers, limited-service hospitality properties, condominium 
developments and conversions, residential subdivisions, and vacant land.  
Specialized real estate assignments include right-of-way projects, Cape 
Canaveral Port Facilities, Kennedy Space Center assets, and Melbourne 
Airport Aviation land, and jurisdictional wetlands. Clients served include 
accountants, investment firms, law firms, lenders, private corporations, local 
municipalities, and public agencies, including Veterans Affairs, Florida DEP 
Approved Appraiser, and SJRWMD. Valuations have been utilized for 
mortgage loan purposes, equity participation, due diligence support, 
condemnation proceedings and insurance purposes.  Assignments have 
included the valuation of existing and proposed properties, as well as market 
studies, highest and best use studies, and property value impact studies. 

EDUCATION: Bachelor of Arts Degree, Benedictine University, 2000 
 

Appraisal Course Work Completed: 

   Appraisal Institute  

 110-Appraisal Principles 
120-Appraisal Procedures 
210-Residential Case Study 
310-Basic Income Capitalization 
410-Uniform Standards of Professional Practice – Part A 
420-Uniform Standards of Professional Practice – Part B 
510-Advanced Income Capitalization 
520-Highest and Best Use and Market Analysis 
530-Advanced Sales Comparison and Cost Approach 
540-Report Writing and Valuation Analysis 
550-Advanced Applications 
Continuing Education in USPAP, ARGUS, STDB.com 

 
 

LICENSES: State Certified General Real Estate Appraiser #FL-RZ2806 
 

PROFESSIONAL 
ORGANIZATIONS: 

Member of the Appraisal Institute (MAI) #432527 
2020 Past President Florida East Coast Chapter Appraisal Institute 
 

I have been qualified as an expert witness in Brevard County circuit court.  I have 
testified in court cases involving commercial Real Estate litigation. 
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Lynne D. Lendo 
 

Certified General Real Estate Appraiser -  Florida -  RZ3523.   
 
Appraisal and Market Study Experience: 
    
14 years’ appraisal experience including Leaseholds, Condemnation/Right-of-Way, 
Manufacturing Facilities, Religious Facilities, Seminaries, Colleges, Surgical Centers, 
and other Special Purpose properties, Easements, Melbourne Airport Aviation land, 
Jurisdictional Wetlands, Vacant Land, Farmland, Tax Increment Financing (TIF) 
Properties, Multi-family Developments, Subdivisions, Retail Developments, Single-
Family homes and other commercial and residential properties.  Provide testimony in 
valuation disputes. 
 
Market Studies of HUD, LIHTC, Section 8 and HOME properties, Rent Comparability 
Studies, Feasibility Studies and Appraisals nationwide, both age and income restricted 
properties.  
 
Coursework:  
USPAP – 7 and 15-hour courses REO and Short Sale Appraisal Guidelines 

Appraisal Principles The Nuts and Bolts of Green Building  

Appraisal Procedures Introduction to Green Building 

Basic Income Capitalization Appraising Apartments – The Basics 

Advanced Sales Comparison and Cost Approach Appraising FHA 

Market Analysis and Highest and Best Use Declining Market and Sales Concessions 

Internet Search Strategies for Real Estate Appraisers Eminent Domain and Condemnation 

Business Practices and Ethics Detrimental Conditions in Real Estate 

Valuing Green Buildings Florida Appraisal Law 

Fair Housing Law The Valuation of Warehouses 

Advanced Income Capitalization Separating Real Property, Personal Property 
and Intangible Business Assets 

 
Professional Experience: 
 

 June 2013 to Present – Commercial Appraiser, Tuttle-Armfield-Wagner, 
Melbourne, Florida.    

 February 2005 to June 2013 –Vice President, Adamson & Associates, Inc. 
Appraisals, Overland Park, Kansas.   

 January 2003 to February 2005 – Associate Appraiser, Accurate Appraisals, 
Shawnee, Kansas. 

 February 2000 to August 2002 – Flight Attendant, Vanguard Airlines, Kansas 
City, Missouri.   

 February 1986 to October 1994 – Senior Network Technician - Data 
Communications, Trans World Airlines/Worldspan, Kansas City, Missouri. 
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Dominic D’Alessandro 
 

State-Registered Trainee Appraiser RI25504 
 
Appraisal Experience: Multi Family, Commercial, Vacant Land 
    
 
Coursework:  
 
15-hour National USPAP 
Basic Appraisal Principles 
Basic Appraisal Procedures 
Supervisor- Trainee Course for Florida Appraisal Law 
FL Trainee Appraiser Subject Matter 25 hours of electives  

 
 
Professional Experience: 

 2022 to present- Commercial Appraiser Trainee, Tuttle-Armfield-Wagner 
Appraisal & Research, Melbourne, Florida 

 2021 to 2022- Student, Eastern Florida State College, Melbourne, Florida 
 2019 to 2020- Financial Analyst, L3 Harris, Melbourne, Florida 
 2018 to 2019- Financial Advisor, Edward Jones, Melbourne Beach, Florida 

 
Education: 
Bachelor of Science in Finance, University of Central Florida, 2018 
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Engagement Letter 
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