
Revised: March 23, 2018

 TRACT NO. W9201-279 SURPLUS MATERIALS 

BIDS ARE BEING ACCEPTED FOR THE SALE OF THE 

REFERENCED PROPERTY 

THROUGH 2:00 PM, MAY 2, 2018 

Please read the following documents carefully. They contain important 
details for anyone who may plan to submit a bid to purchase the property. 
The following pages contain information specific to the parcel offered for 
sale through a sealed bid process.  

The following materials are included herein: 
 Bid specifications
 Bid form
 Quit Claim Deed
 Legal Description
 Other Information

o Map
o Title Information
o Current Appraisal
o Environmental Assessment
o Ecological Assessment
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT (SFWMD) 

BID SPECIFICATIONS AND AGREEMENT 

FOR 

SALE OF SURPLUS LAND 

Tract No. W9201-279 
State Road 25 / U.S. 27 

Broward County, Florida 

GENERAL INFORMATION ABOUT PROPERTY OFFERED FOR SALE 

1. Location:  Tract No. W9201-279 is located on the east side of State Road 25 /
U.S. 27 in Broward County at its intersection with Griffin Road in Southwest
Ranches, FL.

2. SFWMD Tract Number:  W9201-279 

3. Land Area:  9.24 acres, more or less 

4. Property Appraiser Parcel Number:

503927020210 – North of Griffin Road
503927020220 – North of Griffin Road
503927020160 

5. Legal Description:  The property to be conveyed is described as Exhibit “A”
attached hereto and made a part hereof.

6. Minimum Bid:  $650,000 [Appraised Value]
(Note: $65,000 Bid Deposit must be submitted with bid)
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REPORTS AND TITLE POLICY 
 
The SFWMD will make a copy of the SFWMD’s pre-disposition inspection report, title 
policy, ecological assessment report, and appraisal report available to Bidders. Any 
items available online will be at www.sfwmd.gov/surplusland.  The SFWMD makes no 
warranty or representation as to the accuracy or completeness of said report[s] or of 
said title policy. 
 
SITE VISIT 
 
Interested parties may view the property on the east side State Road 25 / U.S. 27 in 
Broward County at its intersection with Griffin Road in Southwest Ranches, FL. Due to 
the plant growth throughout the site no on-site visit will be scheduled. 
 
BID FORM 
 
All bids must be submitted on the Bid Form and Agreement For Land Sale and 
Purchase (the “Bid Form”) provided as part of this Bid Specifications and Agreement 
For Sale of Surplus Land Tract No. W9201-279.  The Bid Form shall be completed and 
submitted in accordance with the procedures set forth herein.  Otherwise the bid will be 
rejected.  No other type of Bid Form will be accepted as a valid response. 
 
BID DELIVERY INSTRUCTIONS 
 
All bids must be submitted in a sealed envelope clearly marked with the “SEALED BID 
– South Florida Water Management District.”  Each bidder must enter name and 
return address in the upper left-hand corner of the envelope for identification 
purposes.  Bids may be delivered as follows: 
 

 U.S. Postal Service to South Florida Water Management District, Real Estate 
Division, 3301 Gun Club Road, West Palm Beach, Florida 33406, Attention: Ray 
Palmer, MSC# 3730, or 
 

 Hand Delivery to South Florida Water Management District, Real Estate Division, 
3301 Gun Club Road, Building B-1 First Floor Reception Desk, West Palm 
Beach, Florida 33406, Attention: Ray Palmer, MSC# 3730, or 
 

 Via commercial carrier to South Florida Water Management District, Real Estate 
Division, 3301 Gun Club Road, West Palm Beach, Florida 33406, Attention: Ray 
Palmer, MSC# 3730. 

 
MINIMUM BID 
The minimum bid for purchase is $650,000.  All bids are cash bids.  No financing is 
provided by the SFWMD.  Any bid less than the minimum shall be deemed non-
responsive. 
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BID DEPOSIT  
 
Each bid must be accompanied by a deposit in the amount of US$65,000. The bid 
deposit must be in the form of a local cashier’s check payable to the South Florida 
Water Management District.  Any bid that does not include the required bid deposit shall 
be deemed non-responsive.  The successful bidder’s bid deposit shall immediately 
become non-refundable.  Any unsuccessful bidder(s) shall have his or her bid deposit 
returned.  All bidders agree that any interest earned on any bid deposit while in 
possession of the SFWMD, or its agents, shall be retained by the SFWMD.  The bid 
deposit amount shall be applied toward the monies due the SFWMD at closing.  In the 
event the successful bidder fails to close for any reason, the non-refundable bid deposit 
shall be retained by the SFWMD.  Additionally, if the SFWMD’s damages for the 
successful bidder’s failure to close exceed the amount of the deposit, the SFWMD may 
pursue all available remedies, at law and/or in equity.  If the successful bidder fails to 
close and obtains a court order that the damages to the SFWMD for the failure to close 
are less than the amount of the bid deposit, SFWMD agrees to return the amount equal 
to the difference between the bid deposit and the amount of actual damages that the 
court order determines has been incurred by SFWMD. 
 
BID SUBMISSION DEADLINE 
 
Bids will be accepted until 2:00 p.m., May 2, 2018.  Any bids received after that 
time will be deemed non-responsive, will not be accepted and will be returned to 
the Bidder unopened.  The SFWMD is not responsible for bids received after 2:00 
p.m., on May 2, 2018. 
 
BID OPENING 
 
All bids received by the bid submission deadline will be publicly opened by the SFWMD 
at 2:00 p.m., on May 2, 2018, in Building B-1, 3B Bridge Conference Room, 3301 Gun 
Club Road, West Palm Beach, Florida 33406, or as soon thereafter as may be practical, 
at the discretion of the SFWMD.  The date the bids are opened shall be deemed “the 
effective date” for purposes of Florida Statutes Section 373.089(1).  Any interested party 
may attend the public bid opening. 
 
BID AWARD 
 
Any award made will be made to the highest responsive Bidder, provided it is in the 
SFWMD’s interest to accept the bid.  The SFWMD reserves the right to reject any or all 
bids.  In the event two or more high bids are received that are equal in all respects, the 
selection will be made by a coin toss limited to the tied bidders.  The SFWMD further 
reserves the right to waive any minor irregularities in any bid received.  Bid award may 
not be assigned without the consent of the SFWMD. 
 
TERMS AND CONDITIONS OF SALE 
 
The property shall be conveyed by quitclaim deed.  The SFWMD makes no express or 
implied warranty or representation with respect to the title to the property or the 
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condition or suitability of the property for the buyer’s intended use or otherwise 
(including without limitation, NO WARRANTY OF MERCHANTABILITY, OR FITNESS 
FOR ANY PARTICULAR PURPOSE OR RELATING TO THE ABSENCE OF LATENT 
OR OTHER DEFECTS) all of which are expressly disclaimed by the SFWMD.  The 
buyer shall accept the property in its “As Is”, “Where Is” and “With All Faults” condition, 
subject to all matters including but not limited to title, land use, zoning, restrictions, 
prohibitions and other regulations and/or requirements imposed by governmental 
authority, taxes, access, ingress or egress, value, operating history, physical conditions, 
cultural resources, suitability for use, environmental conditions, and conditions with 
respect to hazardous waste, hazardous substances, or pollutants (as defined or 
regulated under applicable law) that may be located on, under or adjacent to the 
property.  The property shall be subject to all applicable Chapter 373, Florida Statutes 
and Chapter 40E, Florida Administrative Code permitting requirements, and the 
conveyance of the property by the SFWMD to the successful bidder shall not constitute 
a waiver by the SFWMD of the obligation of the successful bidder to comply with all 
Chapter 373, Florida Statutes and Chapter 40E, Florida Administrative Code permitting 
requirements and the successful bidder acknowledges that there is no obligation on the 
part of the SFWMD to approve the issuance of any required permits. The SFWMD’s 
review process for any required permits will be done separately, independent and 
unfettered of the fact that the SFWMD has conveyed the property to the successful 
bidder and shall be in accordance with the SFWMD’s applicable statutes and rules. 
 
The quitclaim deed and any other applicable instruments of conveyance or transfer shall 
reflect said terms and conditions.  The quitclaim deed shall be substantially in the form 
and substance as found online at www.sfwmd.gov/surplusland. 
 
NON- PAYMENT OF BROKERAGE FEES 
 
SFWMD has not procured any realtor or broker in connection with this sale.  Under no 
circumstances will the SFWMD pay a brokerage, real estate agent or finder’s fee. 
 
CLOSING 
 
The closing will occur at the South Florida Water Management District, 3301 Gun Club 
Road, Building B-1, West Palm Beach Florida 33406, on June 1, 2018; provided, 
however, that the SFWMD shall have the unilateral right in its sole and absolute 
discretion to extend the Closing Date up to a total of sixty (60) days.  The purchase price 
required to be paid by the successful Bidder shall be in the form of a local certified or 
cashier’s check payable to the South Florida Water Management District.  At closing, 
the successful Bidder will also pay $1,997.75 total for all of the SFWMD’s costs of 
advertisement and appraisal.  Additionally, at closing, the successful Bidder will pay all 
recording fees, all real estate broker or finder’s fees, all documentary stamp taxes, all 
abstract and title insurance fees for title work and title insurance requested by the 
successful Bidder, along with any other closing costs associated with the sale of the 
property, by local certified or cashier’s check.  In the event the successful Bidder does 
not close in compliance with these Bid Specifications and Agreement For Sale of 
Surplus Land Tract No. W9201-279, the SFWMD, in its sole and absolute discretion, 
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may elect to offer to complete the closing and transfer of the property to any of the next 
highest responsive bidder(s) who had bid at least the stated minimum bid. 
 
SECTION 1031 
 
In the event the successful Bidder desires to effect a simultaneous and/or non-
simultaneous Section 1031 tax free exchange with respect to the property in 
accordance with the Internal Revenue Code, the SFWMD shall have the unilateral right 
in its sole and absolute discretion to agree to take reasonable measures to cooperate, 
provided such cooperation as determined by the SFWMD in its sole and absolute 
discretion: (1) does not result in additional cost, expense or delay to the SFWMD, (2) 
does not result in liability to the SFWMD or increased potential for liability to the 
SFWMD, (3) does not require the SFWMD to take title to any other property, (4) does 
not require the SFWMD to enter into any contracts to purchase any other property, (5) 
does not require the SFWMD to indemnify or hold harmless any person or entity and (6) 
does not result in the release of the successful Bidder from any duty, responsibility, 
covenant, warranty, representation, undertaking or obligation that successful Bidder has 
under these Bid Specifications and Agreement For Sale of Surplus Land Tract No. 
W9201-279. The SFWMD has no knowledge that, and gives no assurance that, the 
transaction will be recognized as a tax-free exchange under the Internal Revenue Code 
or other tax laws of the United States or the State of Florida.  The successful Bidder 
agrees that successful Bidder shall indemnify and hold harmless the SFWMD from and 
against any and all costs, expenses, loss, damage, claims or liability incurred by the 
SFWMD (including but not limited to attorney’s fees and costs) arising directly, indirectly 
or proximately as a result of the SFWMD cooperating with the successful Bidder in the 
event the successful Bidder elects to effect a Section 1031 tax free exchange with 
respect to the Property.  Any assignment by the successful Bidder assigning its rights, 
in whole or in part, to a qualified intermediary shall not relieve, release or absolve the 
successful Bidder of its obligations under these Bid Specifications and Agreement For 
Sale of Surplus Land Tract No. W9201-279 
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT 
SURPLUS LAND SALE 

 BID FORM AND AGREEMENT FOR LAND SALE AND PURCHASE 
 
Tract Nos. W9201-279 
State Road 25 / U.S. 27 
Broward County, Florida  
       
THIS BID FORM AND AGREEMENT FOR LAND SALE AND PURCHASE is submitted to the 
SOUTH FLORIDA WATER MANAGEMENT DISTRICT, a government entity created by Chapter 
373, Florida Statutes (“SFWMD”) in accordance with the Bid Specifications and Agreement For 
Sale of Surplus Land Tract No. W9201-279 and constitutes my offer to purchase the real 
property described therein. 
 
In the event that I am the successful bidder, I hereby agree to accept the property in accordance 
with and subject to all of the terms, conditions and provisions contained in this Bid Form and 
Agreement For Land Sale and Purchase and the Bid Specifications and Agreement For Sale of 
Surplus Land Tract No. W9201-279, which I hereby agree to abide by.  I hereby certify that I am 
authorized to sign this Bid Form and Agreement for Land Sale and Purchase for the Bidder and 
offer to purchase the property identified therein for the following amount which is not less than 
the minimum bid stated in the said Bid Specifications and Agreement For Sale of Surplus Land 
Tract No. W9201-279: 
 
BID AMOUNT:  US$_____________________ [local cashier’s check], plus all recording 
fees, appraisal costs, advertisement costs, documentary stamps taxes, along with any 
other closing costs associated with sale of the property. 
(Note:  A minimum bid in the amount of $650,000 is required in order to be deemed 
responsive to this solicitation.) 
 
BID DEPOSIT:  As further compliance with and acceptance and agreement with the Bid 
Specifications and Agreement For Sale of Surplus Land Tract No. W9201-279, I hereby submit 
and include a bid deposit in the amount of US$_______________ (Note: The deposit must be 
by local cashier’s check). The undersigned Bidder acknowledges that if this bid is successful, 
the $___________ bid deposit shall become non-refundable in accordance with the Bid 
Specifications and Agreement For Sale of Surplus Land Tract No. W9201-279. 
 
 
_______________________________  _______________________________ 
BIDDER NAME     AUTHORIZED SIGNATURE 
 
 
_______________________________  _______________________________ 
BIDDER MAILING ADDRESS   AUTHORIZED SIGNATURE (Print) 
 
 
_______________________________  _______________________________ 
CITY  STATE  ZIP CODE  TITLE 
 
_______________________________ 
AREA CODE/TELEPHONE NUMBER 
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Quitclaim Deed (Tract No. W9201-279) 

This instrument prepared by and return to: 
South Florida Water Management District 
3301 Gun Club Road 
West Palm Beach, FL 33406 
ATTN: REAL ESTATE, MS#3710 
 
Tax Folio #: 503927020210 – North of Griffin Road, 503927020220 – North of Griffin Road, 
503927020160 
Tract No.: W9201-279 
 
 
 

 QUITCLAIM DEED 
 
 

 THIS INDENTURE made this _______ day of _______________, 2018, between SOUTH 
FLORIDA WATER MANAGEMENT DISTRICT, a government entity created by Chapter 373, 
Florida Statutes, its successors and assigns, hereinafter referred to as the "Grantor", with its 
principal office at 3301 Gun Club Road, West Palm Beach, Florida 33406-3089 and 
______________________________, a ___________________, its successors and assigns, 
hereinafter referred to as the "Grantee" whose address is ______________________________. 
 
 W I T N E S S E T H: 
 
 That said Grantor, for and in consideration of the sum of Ten Dollars ($10.00) and other 
valuable considerations in hand paid by the said Grantee, the receipt whereof is hereby 
acknowledged, by these presents does remise, release and quitclaim unto the said Grantee, its 
successors and assigns forever, the following described land, situate, lying and being in Broward 
County, State of Florida, described in Exhibit "A" attached hereto and made a part hereof 
(hereinafter referred to as the “Premises”). 
 
 Pursuant to Section 270.11, Florida Statues, the Grantor has elected not to reserve any 
phosphate, minerals, and metals or petroleum interests in the Premises. 
 
 The Grantor makes no express or implied warranty or representation with respect to the 
title to the Premises or the condition, including but not limited to ground elevations, or suitability 
of the Premises and/or any improvements located thereon for the Grantee’s intended use or 
otherwise (including without limitation, NO WARRANTY OF MERCHANTABILITY, OR 
FITNESS FOR ANY PARTICULAR PURPOSE OR RELATING TO THE ABSENCE OF 
LATENT OR OTHER DEFECTS) all of which are expressly disclaimed by the Grantor. The 
Grantee shall accept the Premises, including improvements, in “AS IS”, “WHERE IS” and 
“WITH ALL FAULTS” condition, subject to all matters including but not limited to title, zoning, 
restrictions, prohibitions and other regulations and/or requirements imposed by governmental 
authority, taxes, access, ingress or egress, value, operating history, physical conditions, cultural 
resources, suitability for use, environmental conditions, and conditions with respect to hazardous 
waste, hazardous substances, or pollutants (as defined or regulated under applicable law) that 
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Quitclaim Deed (Tract No. W9201-279) 

may be located on, under or adjacent to the Premises. The Premises shall be subject to all 
applicable Chapter 373, Florida Statutes and Chapter 40E, Florida Administrative Code 
permitting requirements, and the conveyance of the Premises together with the Access Easement 
by the Grantor to the Grantee shall not constitute a waiver by the Grantor of the obligation of the 
Grantee to comply with all Chapter 373, Florida Statutes and Chapter 40E, Florida 
Administrative Code permitting requirements and the Grantee acknowledges that there is no 
obligation on the part of the Grantor to approve the issuance of any required permits. The 
Grantor’s review process for any required permits will be done separate, independent and 
unfettered of the fact that the Grantor has conveyed to Grantee the Premises and shall be in 
accordance with the Grantor’s applicable statutes and rules. 
 
 TO HAVE AND TO HOLD the same together with all and singular the appurtenances 
thereunto belonging or in anywise appertaining, and all the estate, right, title, interest and claim 
whatsoever of the said Grantor, either in law or in equity, to the only proper use, benefit and behoof 
of the said Grantee, its successors and assigns forever. 
 
All the covenants, restrictions, terms, easements, provisions and agreements herein contained shall 
run with the land, shall burden and encumber the Premises, and shall inure to the benefit of and be 
binding upon the parties hereto and their respective executors, administrators, personal 
representatives, heirs, successors, assigns, and successors in title of their respective interests in the 
Premises. 
 
By its execution of this Indenture below, Grantee agrees, for itself and its heirs, successors, assigns, 
and all subsequent owners of the Premises, to accept the Premises and agrees to be subject to, abide 
by and comply with all of the terms, conditions, covenants, restrictions, provisions and agreements 
contained herein. 
 
      GRANTOR: 
 

SOUTH FLORIDA WATER MANAGEMENT 
DISTRICT, BY ITS GOVERNING BOARD 

 
      By: ______________________________________ 
(Seal)       Dan O’Keefe, Chairman 
 
ATTEST: 
 
______________________________ 
____________, Secretary 
 
Legal Form Approved: 
 
By:  __________________________ 
                   Office of Counsel 
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STATE OF FLORIDA 
COUNTY OF ____________ 
 
 The foregoing instrument was acknowledged before me this __________ day of 
_________________, 2018, by Dan O’Keefe, as Chairman of the Governing Board of the South 
Florida Water Management District, a government entity created by Chapter 373, Florida 
Statutes, on behalf of the South Florida Water Management District, who is personally known to 
me. 
 
       ______________________________ 
       Notary Public 

Print: _________________________ 
       My Commission Expires: 
 
 
STATE OF FLORIDA 
COUNTY OF PALM BEACH 
 
 The foregoing instrument was acknowledged before me this __________ day of 
_________________, 2018, by _____________, as Secretary, of the Governing Board of the 
South Florida Water Management District, a government entity created by Chapter 373, Florida 
Statutes, on behalf of the South Florida Water Management District, who is personally known to 
me. 
  
       ______________________________ 
       Notary Public 

Print: _________________________ 
       My Commission Expires: 
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      GRANTEE: 
 
Witnesses  
      By: ____________________________________ 
____________________________  Print Name: _____________________________ 
Print Name: __________________  Its: ____________________________________ 
 
___________________________ 
Print Name:  _________________ 
 

ATTEST: 
(Corporate Seal) 

___________________________________ 
_______________________, ___________ 

 
 
STATE OF FLORIDA 
COUNTY OF _____________ 
 
 The foregoing instrument was acknowledged before me this ___ day of _________, 2018, 
by ______________________________, as ____________________________________, of 
__________________________________, a _________________________________, on behalf 
of the ___________________________________________, who is personally known to me. 
 
 
 

_________________________________ 
Print Name:  _______________________ 
Notary Public, State of Florida 
My Commission Expires: ______________ 
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Exhibit “A”
Tract No. W9201-279

This description taken verbatim from Exhibit “A” Tract No. W9-201-105 Official Records Book
29655, Page 840, Broward County Florida Public Records.

Portions of  Tracts 51, 52, 61 and 62, EVERGLADES LAND COMPANY SUBDIVISION of
Section 27, Township 50 South, Range 39 East, as recorded in Plat Book 2, Page 1 of  the Public
Records of Miami-Dade County, Florida, more fully described as follows:

Commencing at the Southeast corner of said Section 27;
Thence South 89°45'38” West, along the South line of said Section 27, a distance of 1317.250 feet;
Thence North 1°21'20” West, along the East line of  the Southwest one-quarter (SW ¼) of  the
Southeast one-quarter (SE ¼) of  said Section 27, a distance of  874.728 feet to a point on the South
right-of-way line of the South New River Canal;
Thence North 89°58'20” West, along the said South right-of-way line, a distance of  90.026 feet to
the POINT OF BEGINNING;
Thence South 1°21'20” East, a distance of  322.399 feet to a point on the North right-of-way line of
Griffin Road and a point on a curve;
Thence Southwesterly along the said North right-of-way line and along a curve to the right, whose
tangent bears South 65°33'17” West, with a radius of  1849.859 feet and a central angle of
24°12'21”, an arc distance of 781.515 feet to a point of tangency;
Thence South 89°45'38” West, along the said North right-of-way line, a distance of 97.432 feet;
Thence North 45°33'06” West, a distance of 70.324 feet;
Thence North 0°51'51” West, a distance of 150.00 feet to a point of curve;
Thence, Northwesterly along a curve to the left, with a radius of  1442.00 feet and a central angle
of  11°36'40”, an arc distance of  292.227 feet to a point on the South right-of-way line of  the South
New River Canal;
Thence, South 89°58'20” East, along the South right-of-way line, a distance of  933.941 feet to the
POINT OF BEGINNING.

Said land situate, lying and being in Broward County, Florida.

Containing a total of 9.24 acres per Survey.

This land description is not valid unless accompanied by a description sketch.
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 TITLE PAGE 
 
 
AGENCY: SOUTH FLORIDA WATER 

MANAGEMENT DISTRICT 
 
DISTRICT PROJECT NAME: EAST COAST BUFFER 
 
TOTAL NUMBER OF PARCELS: 2 
 
DATE OF FINAL INSPECTION: AUGUST 14, 2017 
 
DATE OF VALUATION: AUGUST 14, 2017 
 
APPRAISER: HARRY C. NEWSTREET, MAI 
 STATE CERTIFIED GENERAL REAL 

ESTATE APPRAISER NO. 2278 
 
ADDRESS: 879 SOUTHWEST 17th STREET 
 BOCA RATON, FLORIDA 33486 
 



 

879 SOUTHWEST 17th STREET • BOCA RATON, FLORIDA 33486 • (954)575-3535 • FAX: (954)252-4504 
E-MAIL: info@harrynewstreet.com 

 
August 17, 2017 
 
Mr. Wayne Lewis 
South Florida Water Management Department 
3301 Gun Club Road 
West Palm Beach, Florida 33406 
 
RE: Project Appraisal  

East Coast Buffer Surplus Properties 
Broward County 

 
Dear Mr. Lewis: 
 
Per your request, we have estimated the market value of the two properties located within the 
East Coast Buffer Project and more specifically described as along the north and south side of 
Griffin Road, east of US 27, Southwest Ranches, Broward County, Florida. 
 
The northern property, Tract W9201-279, is owned by the South Florida Water Management 
District and is approximately 9.24 gross acres in size. The property is an irregularly shaped 
parcel that is generally undeveloped vacant land. Generally, the property is heavily wooded with 
large areas of freshwater wetlands. The property is zoned A1, Agricultural Estate District, by 
Southwest Ranches. 
 
The southern property, Tract W9201-278, is owned by the South Florida Water Management 
District and is approximately 23.41 gross acres in size. The property is an irregularly shaped 
parcel that is generally undeveloped vacant land. Generally, the property is heavily wooded with 
large areas of freshwater wetlands. The property is zoned A1, Agricultural Estate District, by 
Southwest Ranches. 
 
The purpose of this report is to estimate the market value of the subject properties.  The function 
of this report is to assist the South Florida Water Management District in the possible sale of the 
subject tracts.  The property rights appraised in this report are fee simple title ownership subject 
to the other outstanding interests as detailed in each parcel report. 



 

HARRY C. NEWSTREET & ASSOCIATES, LLC 

Mr. Lewis 
August 17, 2017 
Page Two 
 
 
We have not considered any purchases by Government or Quasi-Government agencies in the 
analysis of this property.  This appraisal has been prepared in conformity with the Uniform 
Standards of Professional Appraisal Practice and we have followed the terms and conditions of 
our Appraisal Agreement with the South Florida Water Management District. 
 
The value conclusions are not subject to any extraordinary assumptions or hypothetical 
conditions that may affect the assignment results.  
 
Based upon our investigation, the results of which are presented in the attached Project 
Appraisal Report, it is our opinion that as of August 14, 2017, the market value of the 
properties legally described herein are as listed on the Summary of Findings Table on Page 3 of 
this report. 
 
 
 
Sincerely, 
 

 
 
Harry C. Newstreet, MAI 
State Certified General Real Estate Appraiser  
Florida Certificate # RZ 2278 
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SUMMARY OF FINDINGS 
 

Property Owner Tract No. Size Effective Date Market Value 

SFWMD  W9201-279 9.24 Acres August 14, 2017 $650,000 

SFWMD W9201-278 23.41 Acres August 14, 2017 $1,520,000 
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PART TWO – PREMISES OF THE APPRAISAL 
 

ALL PROPERTIES 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
All existing liens and encumbrances have been considered, however, the property is appraised as 
though free and clear, under responsible ownership and competent management. 
 
The information identified in this report as being furnished to the appraiser by others is believed 
to be reliable; however, the appraiser assumes no responsibility for its accuracy. 
 
The plot plans and illustrative material in this report are included only to assist the reader in 
visualizing the property. 
 
It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 
structures that render it more or less valuable.  No responsibility is assumed for such conditions 
or for arranging for engineering studies that may be required to discover them. 
 
It is assumed that there is full compliance with all applicable federal, state, and local 
environmental regulations and laws unless noncompliance is stated, defined, and considered in 
the appraisal report. 
 
It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or 
administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 
 
It is assumed that the utilization of the land and any improvements is within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
noted in the report. 
 
The distribution, if any, of the total valuation in this report between land and any improvements 
applies only under the stated program of utilization.  The separate allocations for land and 
buildings must not be used in conjunction with any other appraisal and are invalid if so used. 
 
Possession of this report, or copy thereof, does not carry with it the right of publication.  It may 
not be used for any purpose by any person other than the party to whom it is addressed without 
the written consent of the appraiser, and in any event, only with proper written qualifications and 
only in its entirety. 
 
Disclosure of the contents of this appraisal is governed by the ByLaws and Regulations of the 
Appraisal Institute. 
 
The appraiser herein by reason of the appraisal is not required to give further consultation, 
testimony, or be in attendance in court with reference to the property in question unless 
arrangements have been previously made. 
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued) 
 
Neither all, nor part of the contents of this report, especially any conclusions as to value, the 
identity of the appraiser, or the firm with which the appraiser is connected, shall be disseminated 
to the public through advertising, public relations, news, sales, or other media without the prior 
written consent and approval of the appraiser. 
 
The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  I have not 
made a specific compliance survey and analysis of this property to determine whether or not it is 
in conformity with the various detailed requirements of the ADA.  It is possible that a 
compliance survey of the property, together with a detailed analysis of the requirements of the 
ADA, could reveal that the property is not in compliance with one or more of the requirements of 
the Act.  If so, this fact could have a negative effect upon the value of the property.  Since I have 
not direct evidence relating to this issue, I did not consider possible non-compliance with the 
requirements of ADA in estimating the value of the property. 
 
Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property, was not observed by the appraiser.  The appraiser has no 
knowledge of the existence of such materials on, or in the property.  The appraiser is not 
qualified to detect such substances.  The presence of substances such as asbestos, urea-
formaldehyde foam insulation, or other potentially hazardous materials may affect the value of 
the property.  The value estimate is predicated on the assumption that there is no such material 
on or in the property that would cause a loss in value.  No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  The client 
is urged to retain an expert in this field, if any. 
 
In addition, we are assuming that the properties are in compliance with all applicable state, 
county or regulatory agency laws or ordinances.   
 
HYPOTHETICAL CONDITIONS AND EXTRAORDINARY 
ASSUMPTIONS 
 
The value conclusions are not subject any extraordinary assumptions or hypothetical conditions 
that may affect the assignment results.  
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PURPOSE AND FUNCTION OF THE APPRAISAL (INTENDED USE AND 
USERS) 
 
The purpose of this appraisal assignment is to estimate the market value of the fee simple interest 
of the properties described herein subject to the other outstanding interests as detailed in each 
parcel report.  The function and intended use of this report is to assist the South Florida Water 
Management District in the possible sale of the subject tracts.  The intended users of the report 
include the South Florida Water Management. 
 
DEFINITION OF MARKET VALUE 
 
Based upon Florida case law (State Road Dept. v. Stack 231 So 2nd 859 FL 1st DCA 1969) 
market value is defined as: 
 
The amount of money that a purchaser willing but not obligated to buy the property would pay 
an owner willing but not obligated to sell, taking into consideration all uses to which the property 
is adopted and might be applied in reason.  Inherent in the willing buyer-willing seller test of the 
fair market value is the following: 

 
1. A fair sale resulting from fair negotiations. 
2. Neither party is acting under compulsion of necessity (this eliminates forced 

liquidation or sale at auction).  Economic pressure may be enough to preclude a sale’s 
use. 

3. Both parties having knowledge of all relevant facts. 
4. A sale without peculiar or special circumstances. 
5. A reasonable time to find a buyer. 

 
EXPOSURE AND MARKETING TIME 
 
Exposure Time is defined in the 5th Edition of The Dictionary of Real Estate Appraisal, 
published by the Appraisal Institute, as follows: 
 

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. 

 
Exposure time is always presumed to occur prior to the effective date of the appraisal.  Based 
upon our review of the information in our sales comparison approach to value and conversations 
with local brokers and property owners, we have estimated the marketing period for the 
properties at six to nine months.   
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PROPERTY INSPECTION INFORMATION 
 
The properties were inspected on the ground on August 14, 2017.   
 
PROPERTY RIGHTS APPRAISED 
 
The property rights appraised are those of the Fee Simple Estate considering any outstanding 
interests referenced in this report.  Fee Simple is the 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. 
 
SCOPE OF SERVICES 
 
The scope of services for this appraisal assignment includes a systematic analysis of the factors 
that bear upon the value of real estate.  An orderly program by which the problem is defined, the 
work necessary to solve the problem is planned, and the data involved are acquired, classified, 
analyzed, and interpreted into an estimate of value. 
 
Information regarding the subject properties was obtained from the Broward County Property 
Appraiser’s Office, the Public Records of Broward County and the Environmental Protection and 
Growth Management Department of Broward County. 
 
The sources for the sales data included the Broward County Tax Roll and Official Records, our 
data bank and services, other real estate appraisers, brokers, and knowledgeable individuals 
active in the area.  The geographical area searched included all of South Florida with a 
concentration on Broward County.  The time period searched was primarily from 2005 to 
present.  All of the sales have been confirmed with individuals that were involved with the 
transaction. 
 
The subject properties are vacant land.  Therefore, the Sales Comparison Approach to Value was 
the only approach utilized to estimate the market value of the properties. 
 
Prior Services 
 
USPAP requires appraisers to disclose to the client any other services they have provided in 
connection with the subject property in the prior three years, including valuation, consulting, 
property management, brokerage, or any other services. We have previously appraised the 
properties for the same client on August 29, 2014.  We have not provided any other appraisal 
services in relation to these two properties in the last three years. 
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PART THREE – PRESENTATION OF DATA 
 

ALL PROPERTIES 
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Area Analysis 
 
Broward County is located in southeastern Florida approximately 25 miles north of Miami. It is 
1,210 square miles in size and has a population density of 1,522 persons per square mile.  
Broward County is part of the Miami-Fort Lauderdale-West Palm Beach, FL Metropolitan 
Statistical Area, hereinafter called the Miami MSA, as defined by the U.S. Office of 
Management and Budget.  
 
Population 
Broward County has an estimated 2016 population of 1,909,632, which represents an average 
annual 1.3% increase over the 2010 census of 1,748,066. Broward County added an average of 
26,928 residents per year over the 2010-2016 period, and its annual growth rate (1.41%) 
exceeded the State of Florida rate of 1.1%. 
Looking forward, Broward County's population is projected to increase at a 1.3% annual rate 
from 2014-2019, equivalent to the addition of an average of 23,774 residents per year.  Broward 
County's growth rate is expected to exceed that of Florida, which is projected to be 1.1%. 
 
Employment 
Total employment in Broward County as of the 2015 estimate is 675,441 jobs. The change in 
employment from 2014 through 2015 is 4.2%. Broward County's rate of employment growth 
over the last decade surpassed that of Florida, which experienced an increase in employment of 
0.6% or 47,926 jobs over this period. 
 
A comparison of unemployment rates is another way of gauging an area’s economic health.  
Over the past decade, the Broward County unemployment rate has been generally lower than that 
of Florida, with an average unemployment rate of 6.0% in comparison to a 6.9% rate for Florida.  
A lower unemployment rate is a positive indicator. 
 
Recent data shows that the Broward County unemployment rate is 5.0% in comparison to a 5.7% 
rate for Florida, a positive sign that is consistent with the fact that Broward County has 
outperformed Florida in the rate of job growth over the past two years. 
 
Major employers in Broward County are shown in the following table. 

 
 



Page -11-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

Gross Domestic Product 
Gross Domestic Product (GDP) is a measure of economic activity based on the total value of 
goods and services produced in a defined geographic area. Although GDP figures are not 
available at the county level, data reported for the Miami MSA is considered meaningful when 
compared to the nation overall, as Broward County is part of the MSA and subject to its 
influence. 
 
Income, Education and Age 
Broward County has a higher level of household income than Florida. Median household income 
for Broward County is $48,294, which is 9.0% greater than the corresponding figure for Florida.  
Residents of Broward County have a higher level of educational attainment than those of Florida. 
An estimated 30% of Broward County residents are college graduates with four-year degrees, 
versus 26% of Florida residents. People in Broward County are younger than their Florida 
counterparts. The median age for Broward County is 40 years, while the median age for Florida 
is 42 years. 
 
Location 
The subject is located in the east side of US Highway 27, just north and south of Griffin Road, 
Broward County.  
 
Access	and	Linkages	
Primary highway access to the area is via US 27. US 27 extends through Broward County in a 
north south direction and provides access to the far western areas of the county. US 27 has 
intersections with Griffin Road, Sheridan Street and Pines Boulevard. 
 
Conclusion 
The Broward County economy will benefit from a growing population base and higher income 
and education levels. Broward County experienced growth in the number of jobs and has 
maintained a generally lower unemployment rate than Florida over the past decade.  We 
anticipate that the Broward County economy will improve and employment will grow, 
strengthening the demand for real estate. 
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Area Map 
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ZONING 
 
The properties are zoned A1, Agricultural Estate, by Southwest Ranches.  The A-1, Agricultural 
Estate, district is intended to apply to those areas of the town designated agricultural or rural 
ranches on the future land use plan map of the comprehensive plan, the present or prospective 
use of which is primarily rural estates or agricultural. The regulations of these districts are 
intended to protect, preserve and enhance the rural character and life-style of existing very low 
density areas and agricultural uses. Permitted uses include one single-family detached dwelling 
on a lot of record, nonprofit neighborhood social and recreational facilities, cemetery, 
community residential facilities, crop raising and plant nurseries (commercial and ,  
noncommercial, essential services, fish breeding (commercial and noncommercial), keeping, 
breeding of animals, commercial equestrian operations and veterinary clinics (no overnight stay 
or animal runs). No plot within an agricultural zoning district shall be developed for residential 
use unless the plot contains two (2) net or two and one-half (2½) gross acres of plot area. 
 
Our conversations with staff at the Mellegren Group, the town’s planning and zoning 
department, indicated that the town may be agreeable to a zoning change to industrial for those 
properties that front on US 27. Although no property has yet changed zoning, staff and city 
officials have discussed the possibility of allowing the change to industrial. Staff at the 
Mellegren Group would not speculate on how likely this possibility was for the subject, just that 
it was a possibility. 
 
LAND USE PLAN 
 
The subject properties are designated as Agricultural on the Future Land Use Map for Southwest 
Ranches. Agricultural areas are designated on the Town's Land Use Plan Map to promote 
agriculture and agricultural related uses. Rural residential development may occur within specific 
limits. Uses permitted in areas designated agricultural are as follows: 
 

A) Agricultural and related uses are broadly defined to include the following: cultivation 
of crops, groves, thoroughbred and pleasure horse ranches, fish breeding areas, tree and 
plant nurseries, cattle ranches and other similar activities.  

B) Residential uses are allowed at a maximum of one (1) dwelling unit per two (2) net 
acres or greater or one (1) dwelling unit per two and one-half (2.5) gross acres or 
greater. Land submerged by water during the majority of the year shall not count as part 
of the two (2) net acres, unless the submerged land is a pond entirely confined within 
the parcel. Clustering of dwelling units shall not be permitted.  

C) Recreation and open space uses.  

1) Cemeteries may be permitted as a recreation and open space use when adjacent to an 
existing cemetery that is both 30 acres or more in net land area and designated 
Community Facilities on the land use plan map. The maximum gross land area that may 
be devoted to the cemetery use shall be limited to five (5) percent of the area designated 
Agricultural on the land use plan map.  

D) Community facilities shall not exceed five (5) acres in size. Parcels zoned or otherwise 
approved for community facility uses consistent with existing local regulations and 
permits as of the adoption date of the Town’s plan, and thereafter with extended, 
amended, renewed regulations and permits, may be developed for such uses pursuant to 



Page -14-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

such regulations and permits. 66 Town of Southwest Ranches Comprehensive Plan 
Adopted by Southwest Ranches Town Council May 2003 – Updated February 2013 
Community Facilities shall be separated by a minimum of 1,000 feet and shall be 
contiguous to a limited access/controlled facility or an arterial facility as designated on 
the Town’s Trafficways Plan.  

E) Transportation ROW and easements.  

F) Special Residential Facility Category (1) development as defined in the Special 
Residential Facilities Permitted Uses subsection of the Plan Implementation 
Requirements section of the Broward County Land Use Plan, subject to the 
requirements of this land use category for the location of one (1) dwelling unit.  

G) Public utilities such as, but not limited to, water and wastewater treatment plants, 
pumping stations, electrical substations excluding electric transmission lines and 
drainage facilities and structures shall not exceed five (5) acres in size. Electrical power 
plants are not permitted. (BCPC Prov. Cert. Reg. #3)  

H) Telecommunication and utility transmission lines 		
 
BROWARD COUNTY WETLANDS 
 
Prior to developing a property in Broward County that potentially has wetlands, an applicant is 
required to apply for a wetland determination through the Army Corp of Engineers, the South 
Florida Water Management District and the Broward County Environmental Protection and 
Growth Management Department. These applications can be conducted concurrently. Should a 
property have areas of wetlands, then dependent upon the planned development, wetland 
mitigation would be required. The method for determining wetland mitigation in Florida is 
referred to as the Uniform Mitigation Assessment Method (UMAM), which was established to 
fulfill the mandate of subsection 373.414(18), F.S., which requires the establishment of a 
uniform mitigation assessment method to determine the amount of mitigation needed to offset 
adverse impacts to wetlands and other surface waters and to award and deduct mitigation bank 
credits. 

The Uniform Mitigation Assessment Method (UMAM) provides a standardized procedure for 
assessing the ecological functions provided by wetlands and other surface waters, the amount 
that those functions are reduced by a proposed impact, and the amount of mitigation necessary to 
offset that loss.  This standardized methodology is also used to determine the degree of 
improvement in ecological value of proposed mitigation bank activities. The UMAM evaluates 
functions through consideration of an ecological community’s current condition, hydrologic 
connection, uniqueness, location, fish and wildlife utilization, time lag, and mitigation risk. 
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DEFINITION OF HIGHEST AND BEST USE 
 
Taken from The Appraisal of Real Estate, 14th Edition, Appraisal Institute, 2013, the definition 
of Highest and Best Use is as follows: 
 
The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the highest 
value. 
 
The definition immediately above applies specifically to the highest and best use of land.  It is to 
be recognized that in cases where a site has existing improvements on it, the highest and best use 
may very well be determined to be different from the existing use.  The existing use will 
continue, however, unless and until land value in its highest and best use exceeds the total value 
of the property in its existing use. 
 
Also implied is that the determination of highest and best use results from the appraiser's 
judgment and analytical skill, i.e., that the use determined from analysis represents an opinion, 
not a fact to be found.  In appraisal practice, the concept of highest and best use represents the 
premise upon which value is based.  In the context of most probable selling price (market value) 
another appropriate term to reflect highest and best use would be "most probable use".  In the 
context of investment value, an alternative term would be "most profitable use". 
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DISCUSSION OF THE APPRAISAL PROCESS 
 
To arrive at an estimate of market value for a given property, attention must be given to the 
typical purchaser who would be interested in that particular type of property.  Market value is the 
most probable sales price that a property will bring and this price depends upon the typical 
purchaser's reaction to the various supply and demand factors that affect the property being 
appraised.  Of particular importance are the surrounding properties that are in competition with 
the subject.  All of this information must be derived from the market. 
 
Considering the above framework, the appraisal process is basically an economic analysis.  It 
consists of an orderly program by which the problem is defined and data is required, classified, 
analyzed, and interpreted into an estimate of value when analyzing this data.  These approaches 
are the Cost Approach, the Income Approach, and the Sales Comparison Approach.  Regardless 
of the approach being utilized, the data under consideration is taken from the market in one form 
or another.  Whether or not all three approaches to value are used in the valuation of a particular 
property, depends upon the individual situation.  In the event that more than one approach is 
utilized, the value estimates arrived at from the different approaches are correlated into a single 
value estimate, that which is considered to be the most appropriate for the subject property.  The 
following is a brief discussion of each approach and its application. 
 
The Cost Approach is based upon the premise that a prudent buyer will pay no more for a 
property than it would cost to reproduce a substitute property with the same utility.  The Cost 
Approach is a method in which the value of a property is developed by estimating the 
replacement cost or reproduction cost new of the subject improvements; deducting, there from, 
the estimated depreciation from all sources and then adding this depreciated reproduction cost of 
the improvements to the site value.  The site value is based upon a vacant site being utilized to its 
highest and best use.  Generally speaking, the site value is estimated via the Sales Comparison 
Approach.  Replacement Cost or reproduction cost new can be derived from reliable cost 
manuals and/or from interviews with reputable contractors.  Depreciation can be observed from 
rent loss, based upon a cost-to-cure or an observed condition.  In all cases, information 
concerning depreciation is developed from the market. 
 
The Cost Approach can be less reliable than other methodologies if: (1) land value is difficult to 
measure due to lack of comparable market data and/or (2) the age of the buildings is such that 
depreciation becomes too subjective and difficult to measure.  The Cost Approach to Value will 
not be utilized in this appraisal. 
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DISCUSSION OF THE APPRAISAL PROCESS - Continued 
 
The Income Approach to Value is predicated upon a definite relationship between the amount of 
income a property will earn and its value.  Although all of the appraisal principles are involved in 
this approach, the principle of anticipation is particularly applicable.  The Income Approach is an 
appraisal technique in which the anticipated annual net income of the subject is processed in 
order to arrive at an indication of value.  This process is called capitalization and it involves 
multiplying the annual net income by a factor or dividing it by a rate that weighs such 
considerations as risk, time, return on investment, and return of investment.  The appropriateness 
of this rate or factor is critical and there are a number of techniques by which it may be 
developed.  The net income attributable to the subject property is estimated by subtracting 
vacancy, collection losses, and expenses from the property's annual potential gross income.  All 
of these figures are derived from the market comparison of similar property.  The reliability of 
the Income Approach is based upon a number of considerations.  These considerations include 
the reliability of the estimate of income and expenses, the duration of the net annual income, the 
capitalization rate of factor uses, and the method of capitalization used.  The weakness of this 
approach lies in the estimation of income and expenses and the fact that not all properties are 
suitable for this approach.  The strength of this approach is that it reflects typical investor 
considerations as they analyze income-producing properties.  We have considered but have not 
developed the Income Approach. 
 
The Sales Comparison Approach relies heavily upon the principle of substitution.  A 
comparative analysis between the subject and similar properties that have sold can often provide 
an indication of the market behavior.  The sales are compared to the subject and adjustments for 
differences in location, time, terms of sale, or physical characteristics can be made.  Most types 
of properties, which are bought and sold, can be analyzed using "common denominators" such as 
sale price per unit of sale.  
 
The reliability of the Sales Comparison Approach depends to a large extent upon the degree of 
comparability between the sales and the subject.  The major strengths of this approach include 
the reflection of actual market transactions and the normal "common denominators" tend to be 
fairly easily determined.  The potential weaknesses of this approach arise from the fact that the 
data is historical and "ideal" comparables are usually very difficult to obtain.  We have searched 
the public records and other sources for sales of comparable properties.   
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LAND VALUATION 
 
The Land Valuation for the subject properties will include the utilization of the Sales 
Comparison Approach to Value, which is based upon the principle of substitution; that is, when a 
property is replaceable in the market, its value tends to be set at the cost of acquiring an equally 
desirable substitute property, assuming no costly delay in making the substitution.  This 
traditional appraisal technique involves collection and analysis of sales of various properties 
having as many similar characteristics to the property being evaluated as possible.  The validity 
of this approach depends heavily on the availability (quantity) and the relevancy (quality) of this 
data. 
 
Thus, the market data serves as a basis for making comparative sales analysis in order to make a 
reasonable estimate of value of the property being appraised.  During the course of this 
assignment, we have analyzed several sales of properties that we believe are representative of the 
property being appraised. 
 
The following sales were considered to be the most similar to the subject properties and were 
utilized in our sales analysis. 
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COMPARABLE VACANT LAND SALES MAP 
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Summary of Comparable Vacant Land Sales 
 

Sale  1 2 3 4 
OR Book/Page 114176333/114176332 50617/1452 112920238 112636282 
Folio 50-39-34-01-0570 50-39-34-01-0013 50-39-34-01-0012 51-39-10-09-0010 
Grantor Thomas Gill/Tracts 25 

& 26 Property Owners 
Assoc., Inc 

Beatriz Zahlene Beatrice Zahlene Gertrude K. Koebrich 
Trust and Juliane 
Prevatt 

Grantee Om Sakthi Trust, LLC 210 Terr, LLC German Fraynd TCWT, LLC 
Location East side of US 27, 

south of Sheridan 
Street, Pembroke Pines, 
Broward County, 
Florida. 

West side of 
Southwest 210th 
Terrace, south of 
Griffin Road, 
Southwest Ranches, 
Broward County, 
Florida. 

West side of 
Southwest 210th 
Terrace, south of 
Griffin Road, 
Southwest Ranches, 
Broward County, 
Florida. 

East side of US 27, 
Between Sheridan 
Street and Taft Street, 
Pembroke Pines, 
Broward County, 
Florida. 

Zoning/LUP M-2/Industrial A-1/Rural Ranches A-1/Rural Ranches M-2/Industrial 
Size (acres) 5.43 2.31 2.24 4.328 
Access US 27 SW 210th Ter. SW 210th Ter.  US 27 
Sale Date January 23, 2017 March 6, 2014 March 19, 2015 October 24, 2014 
Sale Price $680,000 $275,000 $295,000 $275,000 
Price/Acre $125,230 $119,048 $131,696 $63,540 
Price/SF $2.287 $2.73 $3.02 $1.46 
Property Rights Fee Simple Fee Simple Fee Simple Fee simple 
Cond. Of Sale Arm’s Length Arm’s Length Arm’s Length Arm’s Length 
Financing Cash to Seller $175,000 PMM Cash to Seller Cash to Seller 
Cash Equiv. Price $680,000 $275,000 $295,000 $275,000 



Page -21-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

PART FOUR – INDIVIDUAL PARCEL REPORTS 
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ADDRESS: 1330 WEST NEWPORT CENTER DRIVE 
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CERTIFICATION 
 
OWNER:  South Florida Water Management District 
TRACT #  W9201-279 
PROJECT:  East Coast Buffer 
PARCEL NAME:  SFWMD Property  
LAND SIZE:  9.24 acres of land 
 
I certify that, to the best of my knowledge and belief: 
 
1. The statements of fact contained in this appraisal report are true and correct. 
 
2. The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions, limiting conditions and legal instructions, and are my personal, unbiased 
professional analyses, opinions, and conclusions. 

 
3. I have no present or prospective interest in the property appraised, and I have no personal 

interest or bias with respect to the parties involved. 
 
4. My compensation is not contingent upon the analyses, opinions, or conclusions reached or 

reported. 
 
5. The appraisal was made and the report prepared in conformity with the Uniform Standards 

of Professional Appraisal Practice. 
 
6. I have made a personal inspection of the property that is the subject of this report.  The 

property owner, or their designated representative, was given the opportunity to 
accompany the appraiser on the property inspection. 

 
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. 

 
8. The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 
 

9. I have not revealed the results of such appraisal to other than the proper officials of the 
South Florida Water Management District and will not do so until authorized by same, or 
until required by due process-of-law, or until release from this obligation by having 
publicly testified as to such results. 
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CERTIFICATION (Continued) 
 
10. That my opinion of the market value of the property being appraised as of August 14, 2017 

is as follows: 
 

$650,000 
 
 
 

 
                                
Harry C. Newstreet, MAI 
State Certified General R.E. Appraiser No. 2278 
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EXECUTIVE SUMMARY 
 
Project Identification: East Coast Buffer 
 
Tract #:  W9201-279 
 
Parcel Name: SFWMD Property 
 
Parcel Identification: Northeast corner of Griffin Road and US 27, Southwest Ranches, 

Broward County. 
 
Appraiser: Harry C. Newstreet, MAI 
  State Certified General R.E. Appraiser No. 2278 
 
Dates: Date of Value – August 14, 2017 
  Date of Report – August 17, 2017 
 
Interest Appraised: Fee Simple 
 
Parcel Size: Approximately 9.24 acres. 
 
Ownership History: There have been no arm’s length sales within the last five years. 
 
Access: Griffin Road and US 27. 
 
Zoning: A1, Agricultural Estate, Southwest Ranches 
 
Land Use Plan: Agriculture 
 
Utilities: Telephone and electric 
 
Assessed Value: $140,000 per acre 
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EXECUTIVE SUMMARY - Continued 
 
Flood Zone Information: “AE”, which is inside a special hazard flood zone. 
 
Mineral Rights: Not Applicable 
 
Easements: None known 
 
Other Encumbrances: None 
 
Highest and Best Use: Agriculture, low density residential, possibly industrial 
 
Present Use: Vacant 
 
Opinion of Value: $650,000 
 
Extraordinary 
Assumptions: None 
 
 
Unit Values: $70,000 per acre 
 
Sales Data: $63,540 to $131,696 per acre 
 
Owner: South Florida Water Management District 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
The Assumptions and Limiting Conditions stated on Pages 5 and 6 of this Project Report are 
applicable to this property. 
 
HYPOTHETICAL CONDITIONS AND EXTRAORDINARY 
ASSUMPTIONS 
 
The value conclusions are not subject to any extraordinary assumptions or hypothetical 
conditions that may affect the assignment results. 
 
PURPOSE OF THE APPRAISAL 
 
The purpose of this report is to estimate the fee simple market value of the subject property.  The 
function of this report is to assist the South Florida Water Management District in the possible 
sale of the property.  
 
PROPERTY RIGHTS APPRAISED 
 
The property rights appraised are those of the Fee Simple Estate.  Fee Simple is the 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. 
 
SCOPE OF THE APPRAISAL 
 
The Scope of the Appraisal as stated on Page 7 of this Project Report is applicable to this 
property. 
 
SALES HISTORY 
 
The property has not sold and was not transferred in the last five years.  There is no current 
listing, option or contract for sale on the property. 
 
EXPOSURE TIME 
 
The reasonable exposure time estimate for a property is dependent upon the type of property 
being appraised as well as the current market conditions.  Based upon our review of the 
information in our sales comparison approach to value and conversations with local brokers and 
property owners, we have estimated the exposure time for the property at nine to twelve months. 
 
LEGAL DESCRIPTION 
 
A legal description for the property is included in the Addendum.   
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AREA, CITY AND NEIGHBORHOOD DATA 
 
The Area, City and Neighborhood data as described within this Project Report is applicable to 
this property. 
 
PROPERTY DATA 
 
Present Use:  The property is currently vacant. 
 
Location: The property is located on the northeast corner of Griffin Road and US 27, Southwest 
Ranches, Broward County, Florida. 
 
Access:  Access to the property is via the frontage along Griffin Road and US 27. 
 
Land Size:  The total gross size of the property is estimated at approximately 9.24 acres.   
 
Dimensions:  The property is irregular in shape. 
 
Topography/Soil Conditions:  The topography of the property is generally flat and low lying in 
places.  The United States Department of Agriculture’s Natural Resources Conservation Service 
identifies the soil as Dania muck. This soil is characteristic of freshwater water marshes that are 
frequently ponded.  No specific soil survey has been conducted. 
 
Wetlands:  In our analysis of the subject properties wetlands, we have relied upon an Ecological 
Assessment Report prepared by the staff at the South Florida Water Management District dated 
April 24, 2014, a Broward County Jurisdictional Determination dated November 1, 2004 and a 
faxed letter from JJ Goldasich & Associates, Inc. dated December 23, 2004, all of which is 
included in the Addendum of this report. Based upon these letters/reports, the subject property 
contains areas of wetlands. The most recent report prepared by the South Florida Water 
Management District did not specifically state the amount of wetlands. However, the Broward 
County report, as summarized by JJ Goldasich, indicated that the wetland portion of the 
properties (including Tract W9201-278) was approximately 45.7% of the total parcel. It appears 
that this parcel has less wetlands, approximately 25% of the total site based upon the provided 
aerials. No specific UMAM score has been given to the wetlands, although the South Florida 
Water Management District report indicated that the wetlands were degraded. Prior to any 
development on the property, appropriate Environmental Resource Permits, Federal Permits as 
well as local government approvals and permits would be required. 
 
Flood Hazard Area:  The property is located in Flood Zone “AE” according to Panel Number 
12011C0520H. 
 
Utilities:  Electric and telephone is available to the property. Water and sewer would require 
wells and a septic system. 
 
Easements:  There are no known easements. 
 
IMPROVEMENT DATA 
 
Improvements:  The property is currently vacant with no improvements. 
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Use History:  Based upon our review of the property records, it appears that the property has 
been vacant for the last several years.  We were not provided any use history for the property and 
are relying upon our inspection of the property and any recorded documents. 
 
ZONING 
 
The property is zoned A1, Agricultural Estate, by Southwest Ranches.  The A-1, Agricultural 
Estate, district is intended to apply to those areas of the town designated agricultural or rural 
ranches on the future land use plan map of the comprehensive plan, the present or prospective 
use of which is primarily rural estates or agricultural.  
 
Our conversations with staff at the Mellegren Group, the town’s planning and zoning 
department, indicated that the town may be agreeable to a zoning change to industrial for those 
properties that front on US 27. Although no property has yet changed zoning, staff and city 
officials have discussed the possibility of allowing the change to industrial. Staff at the 
Mellegren Group would not speculate on how likely this possibility was for the subject, just that 
it was a possibility. 
 
LAND USE PLAN 
 
The subject property is designated as Agricultural on the Future Land Use Map for Southwest 
Ranches. Agricultural areas are designated on the Town's Land Use Plan Map to promote 
agriculture and agricultural related uses. Rural residential development may occur within specific 
limits.  
 
ASSESSED VALUE AND ANNUAL TAX LOAD 
 

Folio Number 

Land 
Valuation 
(2017) 

Improvement 
Valuation 
(2017) 

Total 
Assessed 
Value (2017) 

Real Estate Taxes 
(2016)  

50-39-27-02-0210*	 $569,800	 $0	 $569,800	 $0	
50-39-27-02-0220*	 $575,400	 $0	 $575,400	 $0	
50-39-27-02-0160	 $638,400	 $0	 $638,400	 $0	
Totals	 $1,783,600	 $0	 $1,783,600	 $0	

 
*Please note that this folio includes portions on the south side of Griffin Road. 
 
The subject is assessed at approximately $140,000 per acre. Using this assessment, the property 
should be assessed for a total of $1,293,600. The millage rate is 18.0506, indicating a total real 
estate tax of $23,350, if the property were not owned by the South Florida Water Management 
District. This assessment is significantly higher than the estimated market value of the subject 
and would most likely be appealed if the property were in private ownership. 
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HIGHEST AND BEST USE 
 
Legally Permissible 
 
The property is zoned A1, Agricultural Estate, by Southwest Ranches.  The A-1, Agricultural 
Estate, district is intended to apply to those areas of the town designated agricultural or rural 
ranches on the future land use plan map of the comprehensive plan, the present or prospective 
use of which is primarily rural estates or agricultural.  
 
The subject property is designated as Agricultural on the Future Land Use Map for Southwest 
Ranches. Agricultural areas are designated on the Town's Land Use Plan Map to promote 
agriculture and agricultural related uses. Rural residential development may occur within specific 
limits.  
 
Our conversations with staff at the Mellegren Group, the town’s planning and zoning 
department, indicated that the town may be agreeable to a zoning change to industrial for those 
properties that front on US 27. Although no property has yet changed zoning, staff and city 
officials have discussed the possibility of allowing the change to industrial. Staff at the 
Mellegren Group would not speculate on how likely this possibility was for the subject, just that 
it was a possibility. 
 
Based upon the existing zoning and land use restrictions, the legally permissible uses for the 
properties would include rural residential use, agricultural and possibly industrial uses (which 
would require a zoning change to industrial). 
 
Physically Possible 
 
The property is currently vacant land that is located on the northeast corner of Griffin Road and 
US 27, Southwest Ranches, Broward County, Florida. Access to the property is via the frontage 
along Griffin Road and US 27. The total gross size of the property is estimated at approximately 
9.24 acres.  The property is irregular in shape. The topography of the property is generally flat 
and low lying in places.  The United States Department of Agriculture’s Natural Resources 
Conservation Service identifies the soil as Dania muck. This soil is characteristic of freshwater 
water marshes that are frequently ponded.  No specific soil survey has been conducted. In our 
analysis of the subject properties wetlands, we have relied upon an Ecological Assessment 
Report prepared by the staff at the South Florida Water Management District dated April 24, 
2014, a Broward County Jurisdictional Determination dated November 1, 2004 and a faxed letter 
from JJ Goldasich & Associates, Inc. dated December 23, 2004, all of which is included in the 
Addendum of this report. Based upon these letters/reports, the subject property contains areas of 
wetlands. The most recent report prepared by the South Florida Water Management District did 
not specifically state the amount of wetlands. However, the Broward County report, as 
summarized by JJ Goldasich, indicated that the wetland portion of the properties (including Tract 
W9201-278) was approximately 45.7% of the total parcel. It appears that this parcel has less 
wetlands, approximately 25% of the total site based upon the provided aerials. No specific 
UMAM score has been given to the wetlands, although the South Florida Water Management 
District report indicated that the wetlands were degraded. Prior to any development on the 
property, appropriate Environmental Resource Permits, Federal Permits as well as local 
government approvals and permits would be required. The property is located in Flood Zone 
“AE” according to Panel Number 12011C0520H. Electric and telephone is available to the 
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property. Water and sewer would require wells and a septic system. There are no known 
easements.  
 
Based upon the physical characteristics of the property, any of the legally permissible uses of the 
property are possible.  
 
Financially Feasible 
 
The financially feasible uses of the property would include those uses that are both legally 
permitted and physically possible.  Based upon the zoning and physical nature of the property, 
those uses would be limited to rural residential, agriculture or possible an industrial use. Any of 
these uses would require wetland mitigation in order to utilize those areas of the property 
determined to be jurisdictional wetlands, and in the case of the industrial use, a zoning change. 
 
Maximally Productive 
 
The most maximally productive use of the property should produce the highest price or return 
required by the market for that use.  After determining those uses that are physically possible, 
legally permissible and financially feasible, it is our opinion that the most maximally productive 
use of the property, as vacant, is rural residential, agriculture or possibly an industrial use. 
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LAND VALUATION 
 
We have previously listed a Summary of Comparable Vacant Land Sales.  Based upon all 
factors, we have considered Sales 1 through 4 to be the most similar to the subject property. 
 
The following tables summarize our qualitative analysis of the subject property as it compares to 
the most similar sales: 
 

Sale 1 2 3 4 
Sale Date 1/17 3/14 3/15 10/14 
Price/Ac. $125,230 $119,048 $131,696 $63,540 
Size (Ac.) 5.43 2.31 2.24 4.328 
Property Rights Similar Similar Similar Similar 
Cond. Of Sale Similar Similar Similar Inferior 
Financing Similar Similar Similar Similar 
Market Conditions Similar Inferior Inferior Inferior 
Location Similar Similar Similar Similar 
Zoning/LUP Superior Inferior Inferior Superior 
Access Similar Inferior Inferior Similar 
Size Similar Superior Superior Similar 
Site Cond. Similar Superior Superior Similar 
Overall Superior Superior Superior Inferior 

 
 
In considering the sales, various factors are evaluated in a logical sequence.  The following 
discussion illustrates the steps undertaken in our analysis. 
 
Property Rights Conveyed:  The property rights appraised consist of the fee simple interest in 
the properties subject to restrictions of use and reservations of record. We have not made any 
adjustments for property rights conveyed. 
 
Condition of Sale:  Based upon our discussions with parties relating to each of the transactions, 
we have considered that Sales 1, 2 and3 are arm’s-length transactions.  Sale 4 involved a 
motivated seller.  The conditions of sale for this sale are considered inferior. 
 
Financing:  The financing for each of the sales has been analyzed.  All of the sales consisted of 
Cash to Seller financing or Purchase Money Mortgages at market rates and terms and therefore, 
the cash equivalent price is equal to the sales price. 
 
Market Conditions:  The sales took place in a date range of March 2014 through January 2017. 
Based upon our analysis of these sales as well as other older sales in this market, we are unable 
to derive a specific market based adjustment for changes in market conditions.  Our research has 
indicated that this market increased substantially until about 2008, declined through 
approximately 2010 and has since stabilized and has recently shown slow steady improvements.  
We have considered Comparable 1 as similar, and Sales 2, 3 and 4 as inferior for market 
conditions. 
  



Page -33-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

Location:  The sales that we have considered are all located in close proximity to the subject 
property.  All of the sales are located in far western Broward County, between Interstate 75 and 
the Miami-Dade/Broward County line.  All of the sales are considered to have a similar location 
as compared to the subject. 
 
Zoning/LUP:  The subject property is zoned A-1 and has an Agricultural designation on the 
Future Land Use Map of Southwest Ranches. This zoning and land use allow rural residential 
and agricultural uses. In addition, due to the subject’s frontage on US 27, the town may be 
agreeable to a change in the zoning to industrial. Comparables 2 and 3 all have similar zoning to 
the subject.  Comparables 2 and 3 do not have frontage on US 27. These sales are considered as 
inferior to the subject for zoning.  Comparables 1 and 4 are currently zoned industrial. These 
sales are considered as superior to the subject for zoning. 
 
Access:  The property has access via the frontage on US 27 and Griffin Road. Comparables 1 
and 4 have similar access on major roadways. Therefore, these comparables and the subject 
property are considered as similar. Comparables 2 and 3 do not have access on a major roadway 
and are considered as inferior for access. 
 
Size:  The subject property is approximately 9.24 acres in size.  The size of the comparables 
ranges from 2.24 to 5.43 acres.  We have examined the sales for any evidence of a market 
supported dollar adjustment for size.  Due to a relative lack of data, it is impossible to derive a 
specific market based adjustment for differences in size.  Typically, smaller properties tend to 
sell for more on a per unit basis than larger properties. We have considered Comparables 2 and 3 
as superior for size and Sales 1 and 4 as similar. 
 
Site Conditions:  According to a 2004 Broward County report, as summarized by JJ Goldasich, 
indicated that the wetland portion of the properties (including Tract W9201-278) was 
approximately 45.7% of the total parcel. It appears that this parcel has less wetlands, 
approximately 25% of the total site based upon the provided aerials. No specific UMAM score 
has been given to the wetlands, although a recent South Florida Water Management District 
report indicated that the wetlands were degraded. Prior to any development on the property, 
appropriate Environmental Resource Permits, Federal Permits as well as local government 
approvals and permits would be required. 
 
Comparable 1 is heavily wooded and contains wetlands, the exact amount is currently unknown.  
We have considered this property as similar for site conditions. 
 
Comparables 2 and 3 did not have any areas of wetlands. These comparables are considered as 
superior for site conditions.  
 
Comparable 4 has approximately 1.5 acres of uplands and the remaining 2.83 acres are 
considered wetlands. The required mitigation or UMAM score is not known for this property. 
We have considered this property as similar for site conditions. 
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Conclusion 
 
In our qualitative analysis we have considered four similar sales. These comparables are 
considered as similar for property rights conveyed, financing and location.  We have also 
considered the conditions of sale, market conditions, zoning/land use plan, access, size and site 
conditions. 
 
The comparable sales range in price per acre from $63,540 to $125,230.  Comparables 1, 2 and 3 
are considered as superior to the subject.  These comparables ranged from $119,048 to $131,696 
per acre.  Comparable 4 is the only comparable considered inferior to the subject.  This property 
sold for $63,540 per acre.  We have formed an opinion of market value within the range of the 
comparable sales below the superior sales and above the inferior sale.  After considering our 
qualitative analysis of the comparable sales, our opinion of value for the subject property is 
based upon a unit value of $70,000 per acre.  The $70,000 is within the range of the comparables 
and is supported by our qualitative analysis of the data. 
 
 9.24 Acres X $70,000 per acre = $646,800 

Rounded to $650,000 
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RECONCILLIATION 
 
Reconciliation is the process whereby the appraiser reviews the relative strengths and weaknesses 
of each approach that was developed within the appraisal.  Consideration is given to the strength 
and reliability of the data utilized, as well as the confidence the appraiser has in the judgments and 
conclusions reached for each approach that was developed within the appraisal.  The outcome of 
the reconciliation process is the final value estimate for the subject property. 
 
In estimating the value of the subject property, we have considered the Sales Comparison 
Approach to Value.  The strength of this approach is the fact that there were sufficient comparables 
that were similar to the subject.  The weakness of this approach lies in the accuracy of the analysis 
made for the differences between the subject and the comparables.  This approach is generally 
given significant weight by market participants. 
 
We have placed sole reliance upon the Sales Comparison Approach to Value.  In our opinion, the 
market value of the subject property, as of August 14, 2017 is as follows: 
 

SIX HUNDRED AND FIFTY THOUSAND DOLLARS 
$650,000 
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LOCATION MAP 
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Tract Map 
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Survey 
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Legal Description 
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Subject Photographs 

 
Photograph of the subject looking northwest taken by Harry C. Newstreet on August 14, 

2017 

 
Photograph of the subject looking west along Griffin Road taken by Harry C. Newstreet 

on August 14, 2017 
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Subject Photographs 

 
Photograph of the subject looking east along the northern boundary taken by Harry C. 

Newstreet on August 14, 2017 

 
Photograph of the subject looking east along Griffin Road taken by Harry C. Newstreet 

on August 14, 2017 
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ADDENDUM 
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Comparable Land Sale Number 1 
 
Property Type:  Vacant Land 
 
Recorded: Inst. # 114176333/114176332 
 
Legal Description: Portion of Tracts 25 and 26, Everglades 

Land Co. Sub. 
 
Folio Number: 51-39-10-01-0060/0061 
 
Location: East side of US 27, south of Sheridan Street, 

Pembroke Pines, Broward County, Florida. 
 
Grantor: Thomas F. Gill and Tracts 25 and 26 

Property Owners Association, Inc. 
 
Grantee: Om Sakthi Trust, LLC 
 
Date of Sale: January 23, 2017 
 
Consideration: $680,000 
 
Financing: Cash to Seller 
 
Type of Instrument: Warranty Deed 
 
Condition of Sale: Arm’s-Length 
 
Land Size: 5.43 acres (236,451 square feet) 
 
Dimensions: 400’ X 685’ 
 
Sale Price per Acre: $125,230 per acre 
 
Access/Frontage: US 27 
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Comparable Land Sale Number 1 (Continued) 
 
Public Utilities: Electric, Telephone 
 
Zoning: M-2, Medium Industrial District, Pembroke 

Pines 
 
Land Use: Industrial 
 
Present Use: Vacant 
 
Highest and Best Use: Future industrial 
 
Encumbrances: None 
 
Improvements: None 
 
Prior Sales: No prior arm’s-length sales in the last 5 

years. 
 
Verification: Peter Messina, Listing Agent 
 
Comments: This sale involved two grantors.  The total 

sale price was allocated between the two 
parcels.  The property was originally listed 
for $1,200,000 as a potential industrial 
project.  The listing agent stated that there 
was limited demand for the industrial uses 
given the high predevelopment costs 
including platting, clearing, demucking, fill, 
etc.  In addition, the property has a high 
percentage of jurisdictional wetlands, the 
exact amount is unknown.  The grantee 
purchased the property to build a religious 
development. 
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SALE 1 AERIAL PHOTOGRAPH 
 

 
 

DOWNLOADED FROM THE BROWARD COUNTY PROPERTY  
APPRAISER’S WEBSITE 
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Comparable Land Sale Number 2 
 
Property Type:  Vacant Land 
 
Recorded: OR Book 50617, Page 1452 
 
Legal Description: Tract 4, S 330, less E 25, Everglades Land 

Co. Sub. 
 
Folio Number: 50-39-34-01-0013 
 
Location: West side of Southwest 210th Terrace, south 

of Griffin Road, Southwest Ranches, 
Broward County, Florida. 

 
Grantor: Beatriz Zahlene 
 
Grantee: 210 Terr, LLC 
 
Date of Sale: March 6, 2014 
 
Consideration: $275,000 
 
Financing: PMM of $175,000 at market rates and term 
 
Type of Instrument: Warranty Deed 
 
Condition of Sale: Arm’s-Length 
 
Land Size: 2.31 acres (100,624 square feet) 
 
Dimensions: 330’ X 330’ 
 
Sale Price per Acre: $119,048 per acre 
 
Access/Frontage: Southwest 210th Terrace 



Page -69-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

Comparable Land Sale Number 2 (Continued) 
 
Public Utilities: Electric, Telephone 
 
Zoning: A-1, Agricultural Estate, Southwest Ranches 
 
Land Use: Rural Ranches 
 
Present Use: Vacant 
 
Highest and Best Use: Rural residential or agriculture 
 
Encumbrances: None 
 
Improvements: None 
 
Prior Sales: No prior arm’s-length sales in the last 5 

years. 
 
Verification: Filippo Vespa, broker for the grantor 
 
Comments: This property is primarily cleared vacant 

land. The property was listed for $295,000 
and was on the market for approximately 
one year. 

  



Page -70-  

HARRY C. NEWSTREET & ASSOCIATES, LLC 

SALE 2 AERIAL PHOTOGRAPH 
 

 
 

DOWNLOADED FROM THE BROWARD COUNTY PROPERTY  
APPRAISER’S WEBSITE 
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Comparable Land Sale Number 3 
 
Property Type:  Vacant Land 
 
Recorded: Inst. # 112920238 
 
Legal Description: Lengthy Legal 
 
Folio Number: 50-39-34-01-0012 
 
Location: 5001 Southwest 210th Terrace, Southwest 

Ranches, Broward County, Florida. 
 
Grantor: Beatrice Zahlene 
 
Grantee: German Fraynd 
 
Date of Sale: March 19, 2015 
 
Consideration: $295,000 
 
Financing: Cash to Seller 
 
Type of Instrument: Warranty Deed 
 
Condition of Sale: Arm’s-Length 
 
Land Size: 2.24 acres (97,574 square feet) 
 
Dimensions: 300’ X 300’ 
 
Sale Price per Acre: $131,696 per acre 
 
Access/Frontage: Southwest 210th Terrace 
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Comparable Land Sale Number 3 (Continued) 
 
Public Utilities: Electric, Telephone 
 
Zoning: A-1, Agricultural Estate, Southwest Ranches 
 
Land Use: Rural Ranches 
 
Present Use: Nursery 
 
Highest and Best Use: Rural residential or agriculture 
 
Encumbrances: None 
 
Improvements: None 
 
Prior Sales: No prior arm’s-length sales in the last 5 

years. 
 
Verification: Joel Freis, Listing Agent 
 
Comments: This property is primarily cleared vacant 

land.  
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SALE 3 AERIAL PHOTOGRAPH 
 

 
 

DOWNLOADED FROM THE BROWARD COUNTY PROPERTY  
APPRAISER’S WEBSITE 
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Comparable Land Sale Number 4 
 
Property Type:  Vacant Land 
 
Recorded: Inst. # 112636282 
 
Legal Description: TCWT Plat Parcel A 
 
Folio Number: 51-39-10-09-0010 
 
Location: East side of US 27, Between Sheridan Street 

and Taft Street, Pembroke Pines, Broward 
County, Florida. 

 
Grantor: Kurt Koebrich, Juliane Prevatt and Paul 

Jacob Koebrich as Successor Co-Trustees of 
the Gertrude K. Koebrich Trust and Juliane 
Prevatt 

 
Grantee: TCWT, LLC 
 
Date of Sale: October 24, 2014 
 
Consideration: $275,000 
 
Financing: Cash to seller 
 
Type of Instrument: Warranty Deed 
 
Condition of Sale: Arm’s-Length 
 
Land Size: 4.328 acres (188,521 square feet) 
 
Dimensions: 470’ X 380’ 
 
Sale Price per Acre: $63,540 per acre 
 
Access/Frontage: US 27 
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HARRY C. NEWSTREET & ASSOCIATES, LLC 

Comparable Land Sale Number 4 (Continued) 
 
Public Utilities: Electric, Telephone 
 
Zoning: M-2, Industrial, Pembroke Pines 
 
Land Use: Industrial 
 
Present Use: Vacant 
 
Highest and Best Use: Industrial 
 
Encumbrances: None 
 
Improvements: None 
 
Prior Sales: No prior arm’s-length sales in the last 5 

years. 
 
Verification: Peter Messina, Broker 
 
Comments: This property is heavily wooded. The 

property contains approximately 1.5 acres of 
uplands, although a formal jurisdictional 
determination has not been made. The 
broker indicated that the property was on the 
market for approximately 2.5 months prior 
to going under contract.  The broker recently 
indicated that this sale was somewhat 
distressed.  The broker indicated that the 
grantors had recently inherited the property 
and needed to sell it. 
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HARRY C. NEWSTREET & ASSOCIATES, LLC 

SALE 4 AERIAL PHOTOGRAPH 
 

 
 

DOWNLOADED FROM THE BROWARD COUNTY PROPERTY  
APPRAISER’S WEBSITE 

 
 
 
 
 

 



 

1330 WEST NEWPORT CENTER DRIVE • DEERFIELD BEACH, FLORIDA 33442 • (954)575-3535 • FAX: (954)252-4504 
E-MAIL: harry@harrynewstreet.com 

 

Harry C. Newstreet, MAI 
 

Mr. Newstreet is the President of 
Harry C. Newstreet & Associates, 
which is based in Deerfield 
Beach, Florida.  
 
Mr. Newstreet’s primary focus is 
to satisfy the client’s 
requirements.  He takes pride in 
his recognition for prompt 
preparation and timely delivery of 
well-documented appraisals.  His 
commitment to excellence 
ensures in his clients the 
confidence that their unique 
requirements will be handled in 
an expeditious, professional and 
accurate manner. 
 
Mr. Newstreet can perform a 
wide variety of real estate 
services that cover the entire 
spectrum of the real estate 
appraisal field including property 
appraisal, acquisition, feasibility, 
development and counseling, as 
well as in specialized areas such 
as expert witness testimony in 
condemnation for right-of-way, 
valuation, tax problems and other 
real estate matters. 
 
Mr. Newstreet has completed 
both form and narrative 
appraisals of nearly every variety 
of residential and commercial 
property. 

Education 
• Florida State University – Bachelor of Science, 

December 1989 
• Numerous appraisal related seminars and classes 
• Certified by the Appraisal Institute for Continuing 

Education 
 
Instructor 

• Former Adjunct Professor: Florida Atlantic University, 
College of Business, Real Estate Section 

 
Licenses 

• State Certified General Real Estate Appraiser No. 
2278 (Florida) 

• Real Estate Salesman License No. 617303 
 
Professional Associations 

• Member of the Appraisal Institute (MAI) No. 12441 
• Association of Eminent Domain Professionals 

 
Publications 

• Smoothing Wrinkles in the Spread: Special 
Assessment Issues – Appraisal Journal April 2000 

 
Lectures 

• The Development Timeline – SFWMD Seminar, May 
2004 

• Appraisal Issues in CRA’s – FAR Convention, 
September 2004 

 
Expert Witness 

• Qualified as an Expert Witness in Federal and State 
Courts 

 
Experience 

• 1993/1994 – Pederson & Trask 
• 1995 Rex Consulting 
• 1996-1998 – Real Property Analysts, Inc. 
• 1998-2004 – Newstreet-Miller & Associates 
• 2005 - 2011 – Harry C. Newstreet & Associates 
• 2011 – 2015 – Integra Realty Resources 
• 2015 – 2016 – Cushman & Wakefield 
• 2016 – Present – Harry C. Newstreet & Associates 
 

Locations 
• Florida, Georgia, New York, New Hampshire, North 

Carolina, South Carolina, Alabama, Pennsylvania 
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site. A waste processing site, small quantity generator site and soils waste facility 
are located approximately ¼  mile east of the site just south of the L68-A canal.  
 
The former Fort Lauderdale Bombing target range # 5 is located estimated ½ mile 
northwest of the property. The Fort Lauderdale Bombing target range # 8 is located 
approximately 1 mile southeast of the subject site.  
 
Based on the distance and proximity to the subject site the above referenced 
issues do not pose a significant risk to the subject site. 
 
 
W9201-279 
 
This property is an approximately 9-acre vacant undeveloped tract. The L-68- A 
canal is located to the north and Griffin Road to the south. The Sharon Gardens 
Memorial Park (cemetery) is located south of Griffin road. The adjacent property 
to the east is undeveloped. US HWY 27 is located to the west and underdeveloped 
lands further west.  Based on a review of aerial photographs and a site 
reconnaissance, the site is overgrown with trees and low dense vegetation. No 
structures were noted on the property during the recent site inspection or during 
the aerial photograph review. Additionally, no obvious solid waste dumping or 
previous or recent/current agricultural use was observed. No obvious 
environmental concerns were observed on the adjacent properties that would 
poses a risk to the subject site.  
 
The review of the FDEP Map Direct 5.0 data base indicated that there are no 
documented releases or discharges on, or adjacent to, the property. A copy of the 
FDEP Map Direct 5.0 data search for the subject site is attached.  
 
W9201-278 
 
This property is an approximately 23-acre vacant undeveloped tract. Griffin Road 
is located to the north, US highway 27 to the west. The adjacent property to the 
east is the Sharon Gardens Memorial Park (cemetery). The land to the west of the 
US HWY 27 is underdeveloped. The property to the south has been partial cleared 
but no structures were present. Based on a review of aerial photographs and a site 
reconnaissance, the site is overgrown with trees and low, dense vegetation. No 
structures were noted on the property during the recent site inspection or during 
the aerial photograph review. Additionally, no obvious solid waste dumping or 
previous or recent/current agricultural use was observed. No obvious 
environmental concerns were observed on the adjacent properties that would 
poses a risk to the subject site.  
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 The review of the FDEP Map Direct 5.0 data base indicated that there are no 
documented releases or discharges on, or adjacent to, the property. A copy of the 
FDEP Map Direct 5.0 data search for the subject site is attached. 
 
Summary 
 
The Sharon Gardens cemetery located on the adjacent property to the south and 
east of the subject parcel poses a potential risk to water quality. No documentation 
of ground water or surface water impacts was reported as part of the assessment. 
However, based on the proximity of the cemetery to the subject site additional 
assessment is advised prior to implementing site activities that will impact ground 
or surface water flow, usage or quality.  
 
Based on the dense vegetation solid waste / debris may be present on both tracts 
that is not readily visible.      
 
No additional assessments or corrective actions are recommended prior to 
the proposed surplus of tracts W9201-128 and W9201-129. Information 
provided within this report are developed for internal use.  
 
Should you have any questions, or require additional information, please contact 
me at extension 2264. 
 
RT 
 
Attachment  
Site Location Map, FDEP Regulatory Site  
   
C: 
Bruce Hall  
Joseph Martin 
Robert Kukleski  
Linda Schindeler   
Andrea Schluter 
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Aerial Photograph 1980 
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South Florida Water Management District 

April 21, 2014 

Ecological Assessment of Tracts W9201-105 and W9201-129 

INTRODUCTION 

This report is a brief ecological assessment of Tracts W9201-105 and W9201-129. The 
subject properties are being considered for surplus and disposition by the Governing 
Board of the South Florida Water Management District. Prior to a disposition of the 
properties, the Governing Board will use this assessment as a factual foundation and 
aid in making a determination with respect to whether this tract of property is required 
by the District. 

At the request of the Real Estate Department, Robert Hopper (x2784), Lead 
Environmental Analyst in the Natural Resources Management (NRM) Unit, reviewed 
two parcels of District owned land. In addition, site visits to Tracts \fl/9201-105 and 
W9201-129 were conducted on January 14 and April 17, 2014. 

BACKGROUND 

The properties were purchased on June 30, 1999, and are now being considered for 
surplus due to the fact that they are outside the Broward County Water Preserve Area 
boundary. Tracts W9201-105 (9.24 acres) and W9201-129 (23.41 acres) are located in 
Broward County, south of the C-11 Canal and directly east of US 27 (Exhibit 1 ). 
Adjacent land uses include roadways, a cemetery, other surface waters/canals, as well 
as undeveloped wetlands. 

METHODOLOGY 

District biologists first conducted a desktop analysis using aerial photography, SFWMD 
geographic information (RegGSS) databases, and soil surveys to obtain initial 
information about the two tracts. Meandering-transect surveys of the parcels were 
performed on January 14 and April 17, 2014, to assess current ecological conditions on 
the properties. The sites were analyzed for potential jurisdictional wetlands and surface 
waters, dominant vegetation communities, wildlife (including state or federally-listed 
species), and overall habitat quality. 

RESULTS 

Tracts W9201-105 (9.24 acres) and W9201-129 (23.41 acres) consists generally of 
degraded wetland areas. These areas have been affected by modifications in regional 
hydrology, exhibit disturbance to historic grades, and contain numerous invasive plant 



species. Evidence of chronic dumping was also noted on both sites (Exhibit 5). Due to 
the adjacency of Highway 27 and the sites' relative isolation, wildlife habitat quality is 
reduced. However, the proximity of these undeveloped areas to other significant 
regional wetlands does provide the opportunity for both transient and ongoing use by 
wildlife. 

The United States Department of Agriculture's Natural Resources Conservation Service 
(NRCS) identifies the soil on both parcels as Dania muck. This soil is characteristic of 
freshwater water marshes that are frequently ponded. Dania Muck is also defined as a 
hydric soil unit by the NRCS (Exhibit 2). Soils were found to generally conform to the 
hydric map unit identified by the NRCS. Soil chroma was typically dark and samples 
contained significant amounts of organic material. 

Topography 

Review of 2007 Broward County LIDAR data indicates elevations typical of wetlands 
within this region of Broward County (Exhibit 3). Deviations include small areas of 
higher elevation directly adjacent to the Districts C-11 ROW. However, as previously 
noted, evidence of historic site disturbance was observed on both parcels and variations 
in micro-topography are also present. 

Hydrology 

Review of color infrared photography (1984 and 1995 data) does indicate areas of 
historic wetlands (Exhibit 4). At the time of the site visit, the water table was estimated 
to be within approximately one foot of the surface of the ground (Exhibit 5). However, 
additional surficial standing water areas were also noted on both parcels. It is 
anticipated that saturated/inundated areas are present during a typical rainy season. 
Existing vegetation also exhibited the formation of tussocks in portions of the properties. 
In general, hydrologic indicators increased progressively in areas further south of the C-
11 Canal. 

Vegetation 

Both sites contained a mixture of native vegetation and invasive exotic vegetation 
(Exhibit 5). 

The northern parcel contains a variety of species, mostly non-native. These included: 
black olive (Terminalia buceras), Australian pine (Casuarina equisetifolia), melaleuca 
(Mela/euca quinquenervia), Brazilian pepper (Schinus terebinthifo/ia), carrotwood 
(Cupaniopsis anacardioides), bischofia (Biscl10fia javanica), Suriname cherry (Eugenia 
uniflora), royal ferns (Osmunda regalis), swamp fern (Blechnum serru/atum), oyster 
plant (Tradescantia spathacea), myrsine (Myrsine cubana) and leatherfern (Acrostichum 



danaeifolium). The north site in particular contained extensive fallen tree trunks and 
contained significant amounts of naturalized ornamental landscape plants. 

The southern parcel contains non-native as well as significant native plant species. 
These included: black olive (Termina/ia buceras), Australian pine (Casuarina 
equisetifolia), melaleuca (Me/aleuca quinquenervia), Brazilian pepper (Schinus 
terebinthifolia), bischofia (Bischofia javanica), wax myrtle (Myrica cerifera), dahoon 
holly (/lex cassine), saltbush (Baccharis ha/imifo/ia), trema (Trema micrantha), 
cocoplum (Chrysobalanus icaco), sawgrass (C/adiumjamaicense), red cedar (Juniperus 
virginiana), sansevieria (Sansevieria hyacinthoides), royal fern (Osmunda rega/is), 
swamp fern (Blechnum serrulatum), oyster plant (Tradescantia spathacea), myrsine 
(Myrsine cubana) duck potato (Sagittaria Jatifo/ia), and maidencane (Panicum 
hemitomon). 

Plant species observed on both sites ranged from typical upland species to common 
obligate wetland species. Many of the plant species observed on both properties would 
be categorized as facultative. Plants defined as facultative are indicators of neither 
upland nor wetland conditions. However, in general, the amount of hydrophytic 
vegetation increased progressively in areas further south of the C-11 Canal. 

Wildlife 

A general reconnaissance of the property was conducted to identify the presence of 
wildlife, particularly species listed as endangered, threatened or species of special 
concern by the Florida Fish and Wildlife Conservation Commission (FWC) or the US 
Fish and Wildlife Service (USFWS). The majority of the species/tracks observed during 
the meandering survey were common species, including raccoon (Procyon Jotor), 
armadillo (Dasypus novemcinctus), as well as bird species such as cattle egret 
(Bubulcus ibis), northern cardinal (Cardina/is cardina/is), and mourning dove (Zenaida 
macroura). No nesting sites, roosting sites or burrows were observed on the properties. 
Amphibians and reptiles are also likely to be present within the onsite wetlands. 

No federal or state listed species were observed during the field visit. This does not 
preclude their presence on the two sites. The proximity of these undeveloped areas to 
other regional wetlands also provides the opportunity for both transient and ongoing use 
by local wildlife. Review of state databases indicates significant potential for listed 
wildlife species in areas directly west of the two parcels. The onsite wetlands likely do 
serve as foraging areas for wading birds, including state listed species of special 
concern (herons, ibis, egrets, for example). In addition to the current site inspection, a 
site-specific review would also be necessary to verify the presence or absence of any 
listed species utilizing the two sites. 

\/Vetlands 

As defined in subsection 373.019 (17), F.S., wetlands are "those areas that are 
inundated or saturated by surface water or ground water at a frequency and a duration 



sufficient to support, and under normal circumstances do support, a prevalence of 
vegetation typically adapted for life in saturated soils". 

Per the 2011 US Fish and Wildlife Service National Wetland Inventory (NWI), both sites 
are defined as Freshwater Forested/Shrub Wetlands (Exhibit 6). Historically, these sites 
were likely part of a larger freshwater sawgrass marsh community. 

However, due to the factors described above, remaining onsite wetland areas have 
since become degraded. Features such as regional canals, roadways, and historic site 
disturbances have negatively impacted the quality of all remaining wetlands. The 
wetland functions currently provided by the two sites remain limited, and in some cases 
minimal, in scope. In general terms, based on field review, the northern wetlands 
associated with Tracts W9201-105 are of poorer quality than the southern wetlands 
associated with Tracts W9201-129. 

While wetlands are present on both of the parcels, state and federal methods of defining 
wetlands and their jurisdictional limits vary. To validate exact wetlands boundaries, a 
binding wetland jurisdictional determination could also be requested from each agency. 
The wetland boundaries were identified by aerial interpretation with limited ground 
truthing and may be somewhat smaller or larger if a formal jurisdictional wetland 
determination is conducted. 

SUMMARY 

Tracts W9201-105 (9.24 acres) and W9201-129 (23.41 acres) generally consists of 
degraded wetland areas. These areas exhibit disturbance to historic grades and 
evidence of chronic dumping was also noted. Overall, due to the adjacency of Highway 
27 and the site's subsequent relative isolation, wildlife habitat quality is reduced. 

If sold as surplus, development of the site would require Environmental Resource 
Permits, Federal permits (if wetlands are to be filled) as well as local government 
approvals and permits. 

REFERENCES 

FWC, 2010. Florida's endangered species, threatened species, and species of special 
concern. http://myfwc.com/docs/WildlifeHabitats/Threatened Endangered Species.pdf 

FNAI , 2010. Natural Communities Guide. http://www.fnai.org/naturalcommguide.cfm 
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Soil Map-Broward County, Florida, East Part 
(Surplus Site } 
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Background 

• Aerial Photography 

Web Soil Survey 
National Cooperative Soil Survey 

The soil surveys that comprise your AOI were mapped at 1 :20,000. 

Warning: Soil Map may not be valid at this scale. 

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil line 
placement. The maps do not show the small areas of contrasting 
soils that could have been shown at a more detailed scale. 

Please rely on the bar scale on each map sheet for map 
measurements. 

Source of Map: Natural Resources Conservation Service 
Web Soil Survey URL: http://websoilsurvey.nrcs.usda.gov 
Coordinate System: Web Mercator (EPSG:3857) 

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more accurate 
calculations of distance or area are required. 

This product is generated from the USDA-NRCS certified data as of 
the version date(s) listed below. 

Soil Survey Area: 
Survey Area Data: 

Broward County, Florida, East Part 
Version 8, Dec 20, 2013 

Soil mapunitsare labeled (as space allows} for map scales 1 :50,000 
or larger. 

Date(s} aerial images were photographed: Dec 11, 2010-Mar 
11, 2011 

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor shitting 
of map unit boundaries may be evident. 
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Map Unit Legend 

Map Unit Symbol 
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Broward County, Florida, East Part (FL606) 

Map Unit Name Acres inAOI 

Dania muck 

Web Soil Survey 
National Cooperative Soil Survey 

Percent of AOI 

27.8 

27.8 

Surplus Site 

100.0% 
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