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Mr. Mike Helfrich 

City of Madeira Beach 

545 150th Avenue 

Madeira Beach, FL 33708-2021 

Re: 545 150th Avenue 

       Dean A. Pruitt & Maria L. Pruitt 

       Madeira Beach, FL 33708-2021 

       Our File No. 090920263551 

 

Dear Mr. Helfrich, 

 

This Restricted Appraisal Report has been carefully prepared to assist the client with Internal City Planning. It is 

intended for the sole use and benefit of Mr. Mike Helfrich and the City of Madeira Beach (Client). No other users are 

authorized to rely on anything within this appraisal report. 

 

Pursuant to your request, we have prepared an opinion of the current market value of the fee simple estate of the 

subject property, which is a waterfront site situated on the east side of 150th Avenue (Tom Stuart Causeway Route 

666), north of Gulf Blvd. (SR 699), south of Park Blvd. (SR 694), west of mainland St. Petersburg, and east of the 

Atlantic Ocean, in the coastal City of Madeira Beach. Madeira Beach is a city in Pinellas County, Florida, United 

States, bordered on the west by the Gulf of Mexico, and on the east by St. Petersburg. As of the 2020 census, the 

population was 3,895. The entertainment district of John's Pass is located on the Intracoastal Waterway. The city is 

often referred to by locals as Mad Beach. It is named after the Portuguese island of Madeira. 

 

The subject property is comprised of a rectangular shaped parcel of land containing 59,716± square feet of land area 

(1.3709 acres). The parcel is a developed waterfront site with 266± linear feet docking, a 2,724± square foot mixed-

use building consisting of a fist level workshop, office and two (2) baths, and a second level five (5) room plus loft, 

three (3) bedroom, one (1) bath residential apartment. There is a 567± square foot carport and a 140± square foot 

second level balcony. At the time of inspection, the subject was in average condition and owner occupied. There is 

adequate on-site parking with a land-to-building ration of 21.92:1.00. 

 

The subject property is owned by Dean A. Pruitt & Maria L. Pruitt; there have been no other arm’s length transfers of 

the subject property in the prior five years. The subject property is currently listed for sale for $4,500,000 and appears 

to be market oriented. The subject was listed for sale on 07/20/2026.  
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September 17th, 2026 

  

The purpose of this appraisal report is to provide a fee simple estate market opinion of value as of September 14th, 

2026, the effective date of valuation. The intended use of the appraisal is expressly for market valuation purposes, 

with regards to assisting our client with Internal City Planning, and the intended users of this report are Mr. Mike 

Helfrich and the City of Madeira Beach; we are not responsible for unauthorized use of this report and it may not be 

utilized by any other client or any other use without express written permission from the appraiser; we are not 

responsible for unauthorized use of this report. 

 

We are unaware of any easements or encroachments that have a substantial impact on the subject property. However, 

we have not been provided with a title report, and in the event such a report detailed the existence of an otherwise 

unknown easement, encroachment or encumbrance, the value conclusion contained herein may be subject to change. 

 

This appraisal involves the use of an extraordinary assumption. Specifically, appraiser assumes there are no easements, 

encroachments, or encumbrances that have a substantial impact on the subject property. The use of this extraordinary 

assumption might have affected the assignment results. The appraiser reserves the right to amend the report if the 

extraordinary assumption is found to be wrong.  

 

This report conforms to the current Uniform Standards of Professional Appraisal Practice (USPAP) promulgated by 

the Appraisal Standards Board of the Appraisal Foundation and the Code of Professional Ethics and Standards of 

Professional Appraisal Practice of the Appraisal Institute. 

 

In our valuation of the subject property, sole consideration was placed on the sales comparison approach; both the 

income capitalization approach and the cost approach, while considered, were deemed to be not applicable herein. 

 

The current market value of the fee simple estate of the subject property as of September 14th, 2026, was: 

 

  FOUR MILLION FIVE HUNDRED AND TWENTY THOUSAND DOLLARS 

($4,520,000.00) 

 

Very truly yours, 

 

RELIANT VALUATIONS 

 

 

 

 

 

 

 

 

Michael A. DelGandio, SRA 

Certified General Real Estate Appraiser 

Florida Cert. Gen. No. RZ4699 

Expiration Date: 11/30/2026  
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SUMMARY OF SALIENT FACTS 

 

Location 545 150th Avenue 

Madeira Beach, FL 33708-2021 

Assessor’s Parcel Number 09-31-15-00000-140-0200 

Legal Description A PARCEL OF LAND LOCATED IN THE STATE OF FLORIDA, 

COUNTY OF PINELLAS, WITH A SITUS ADDRESS OF 545 

150TH AVE SAINT PETERSBURG FL 33708-2021, 

CURRENTLY OWNED BY DEAN A PRUITT, MARIA L 

PRUITT HAVING A TAX ASSESSOR NUMBER OF 09-31-15-

00000-140-0200 AND BEING THE SAME PROPERTY MORE 

FULLY DESCRIBED AS UPLAND & SUBM LANDS IN GOVT 

LOT 1 & PT IN GOVT LOT 2 OF SEC 10-31-15 DESC FROM 

INTERSECTION OF S LINE OF GOVT LOT 1 & C/L OF 150TH 

AVE TH N43D51' 28'E 1818FT TH S46D08'32"E 50FT FOR POB 

TH N43D51' 28"E 100FT TH S46D08'32"E 600FT(S) TH SW'LY 

100FT ALO NG BOCA CIEGA BAY TH N46D08'32"W 600FT(S) 

TO POB CONT 1.38 AC(C) SUBM LAND DEED NO. 20228 

AND DESCRIBED IN DOCUMENT NUMBER 017439-000357 

DATED 12/15/2011 AND RECORDED 12/20/2011 

Block & Lot Description Lot: 1 

Legal Book/Page 27 / 31 

Census Tract 278.01/2 

Property Taxes $7,946.44± (Tax Year 2025) 

Property History  

 Current Owner Dean A. Pruitt & Maria L. Pruitt 

 Previous Sale Date 12/15/2011 

 Previous Sale Price $525,000 

Highest and Best Use  

 As Though Vacant Development Site 

 As Improved Marina/Water Sports/Commercial Marine 

Property Rights Appraised Fee Simple Interest 

Land Area 1.3709 Acres - 59,716± Sq. Ft. - 266± LFF 

Land to Building Ratio 21.92 

Zoning / General Plan Marine Commercial C-4 

Flood Risk – High-Risk Flood Zone Area – Zone VE FEMA Map No. 12103C0194H 08/24/2021 

Improvements  

 Property Type Marina 

 Number of Buildings / Stories 1 / 2 

 Gross Building Area 2,724± Square Feet  

 Basement None 

 Year Built / Condition 1980 / Average 

Date of Valuation 09/14/2026 

Date of Physical Inspection 09/14/2026 

Date of Signature and Report 09/17/2026 

   

Estimated Exposure Time 12 months or less 

 

Current Fair Market Value – Marina – September 14th, 2026 

 Cost Approach   N/A 

 Sale Comparison Approach  266± LFF $17,000 LFF $4,522,000  

 Income Capitalization Approach   N/A 

CONCLUDED MARKET VALUE  

Appraisal Premise Interest Appraised Date of Value Value 

As-Is Fair Market Value Fee Simple Interest September 14th, 2026 $4,520,000 Rnd. 

Compiled by Reliant Valuations 
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PURPOSE OF THE APPRAISAL: This appraisal was completed for the purpose of presenting my opinion of the 

“as-is” fee simple market value of the subject property as of September 14th, 2026. 

INTENDED USE: The intended use of the appraisal is expressly for market valuation purposes, with regard to 

assisting our client with Internal City Planning, and the intended users of this report are Mr. Mike Helfrich and the 

City of Madeira Beach. This report may not be utilized by any other client or for any other use without express written 

permission from the appraiser; we are not responsible for unauthorized use of this report. 

SCOPE OF WORK: The scope of this appraisal is based on identifying the characteristics of the subject property 

that are relevant to the purpose and intended use of the appraisal. This was accomplished by reviewing public record 

data, and other documentation from the client considered reliable by the appraiser. In preparing this appraisal the 

appraiser did not make an interior or exterior inspection of the subject property. The appraiser gathered information 

from the subject’s neighborhood and similar competitive neighborhoods on comparable properties; confirmed all 

comparable sales with at least one party to the transaction, and analyzed the information gathered in applying the sales 

comparison approach. The subject property was physically inspected by Matt Burkel, real estate appraiser trainee, 

assistant to Michael A. DelGandio. 

The income and cost approaches, although applicable, were not necessary to produce a credible value opinion. The 

appraiser has determined that this appraisal process is not so limited that the results would not be credible, and the 

client agrees that the services given satisfy the intended use.  

This restricted appraisal report sets forth only the appraiser’s conclusions. Supporting documentation is retained in the 

appraiser’s file. 

DATE OF VALUATION: The subject property was last inspected on September 14th, 2026. This appraisal is based 

on market conditions as of September 14th, 2026, the effective date of the current market value. 

RESTRICTED APPRAISAL REPORT: This is a restricted appraisal report intended to comply with the reporting 

requirements set forth under Standard 8 of USPAP for a restricted appraisal report. As such, it does not present 

discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser’s 

opinion of value. Supporting documentation concerning the data, reasoning, and analyses is retained in the appraiser’s 

file. The depth of the discussion contained in this report is specific to the needs of the client and for the intended use 

stated in the report. The appraiser’s opinions and conclusions set forth in the report may not be understood properly 

without additional information retained in the appraiser’s work file. The appraiser is not responsible for unauthorized 

use of this report. 

COMPETENCY: In accordance with the F.I.R.R.E.A. requirements, the reader is advised that the appraiser is 

competent to undertake the appraisal assignment that is the subject of this report. The appraiser's competency is based 

upon: 

a.) Achievement of licensing and/or certification with the state of Florida. 

b.) Previous appraisal experience in the valuation of similar properties. 

c.) Attendance at seminars and or courses relating to the specific subject matter or related matters. 

d.) Personal study relative to the subject property type. 
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CERTIFICATION OF APPRAISAL 

I, Michael A. DelGandio, certify to the best of my knowledge and belief: 

THAT, the statements of fact contained in this report are true and correct; 

THAT, the reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting 

conditions, and are my personal, impartial and unbiased professional analyses, opinions and conclusions; 

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

interest with respect to the parties involved; 

THAT, I have not performed services regarding the subject property within the three-year period immediately 

preceding the effective date of this assignment, as an appraiser, or in any capacity; 

THAT, I have no bias with respect to the property that is the subject of this report or to the parties involved with this 

assignment; 

THAT, my engagement in this assignment was not contingent upon developing or reporting predetermined results; 

THAT, my compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 

attainment of a stipulated result or the occurrence of a subsequent event directly related to the intended use of this 

appraisal; 

THAT, my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP); 

THAT, I have not made a personal inspection of the property that is the subject of this report; 

THAT, no one provided significant real property appraisal assistance to the person(s) signing this certification; 

THAT, 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 Standards of Professional Appraisal Practice 

of the Appraisal Institute; 

THAT, the use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives; 

THAT, as of the date of this report, Michael A. DelGandio has completed the Standards and Ethics Education 

Requirements for Designated Members of the Appraisal Institute. 

THAT, as of the date of this report, Michael A. DelGandio has completed the continuing education program for 

Designated Members of the Appraisal Institute. 

DATE:   September 17th, 2026 

 
Michael A. DelGandio, SRA 

Certified General Real Estate Appraiser 

Florida Cert. Gen. No. RZ4699 

Expiration Date: 11/30/2026 
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UNDERLYING ASSUMPTIONS AND 

LIMITING & QUALIFYING CONDITIONS 

 

1. This report is intended to comply with the reporting requirements set forth under Standards Rule 2-2(b) and 

Standards Rule 1-4 of the Uniform Standards of Professional Appraisal Practice (USPAP) for a restricted 

appraisal report. As such, it might not include full discussions of the data, reasoning and analyses that were 

used in the appraisal process to develop our opinion of value. The information contained in this report is 

specific to the needs of the client and for the intended use stated in this report. We are not responsible for any 

unauthorized use of this report. 

 

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be good and 

marketable unless stated otherwise in this report. 

 

3. The property was appraised free and clear of any or all liens and encumbrances unless stated otherwise in 

 this report. 

 

4. Responsible ownership and competent property management are assumed unless stated otherwise in this 

report. 

 

5. The information furnished by others for the appraised property is believed to be reliable. However, no 

warranty is given for its accuracy. 

 

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report are included 

only to assist the reader in visualizing the property. 

 

7. 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. 

 

8. It is assumed that there is full compliance with all applicable federal, state and local environmental 

regulations and laws unless stated otherwise in this report. 

 

9. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless 

a nonconformity has been stated, defined and considered in this report. 

 

10. It is assumed that all required licenses, Certificates of Occupancy or other legislative or administrative 

authority from any local, state or national government or private entity have been or can be obtained or 

renewed for any use on which the value estimates contained in this report are based. 

 

11. Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing 

the property. Maps and exhibits found in this report are provided for reader reference purposes only. No 

guarantee as to accuracy is expressed or implied unless stated otherwise in this report. No survey has been 

made for the purpose of this report. 

 

12. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of 

the property described, and that there is no encroachment or trespass unless stated otherwise in this report. 

 

13. We are unaware of any easements or encumbrances that substantially impact the subject property. However, 

we have not been provided with a title report and if in the event such report detailed the existence of an 

otherwise unknown easement or encumbrance, the value conclusion contained herein may be subject to 

change. 
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14. We are not qualified to detect hazardous waste and/or toxic materials. Any comment by us that might suggest 

the possibility of the presence of such substances should not be taken as confirmation of the presence of 

hazardous waste and/or toxic materials. Such determination would require investigation by a qualified expert 

in the field of environmental assessment. The presence of substances such as asbestos, urea-formaldehyde 

foam insulation or other potentially hazardous materials may affect the value of the property. Our value 

estimate(s) is predicated on the assumption that there is no such material on or in the property that would 

cause a loss in value unless stated otherwise in this report. No responsibility is assumed for any environmental 

conditions or any expertise or engineering knowledge required to discover them. Our descriptions and 

comments are the result of our routine observations made during the appraisal process. 

 

15. Unless stated otherwise in this report, the subject property was appraised without a specific compliance 

survey having been conducted to determine whether the property is or is not in conformance with the 

requirements of the Americans with Disabilities Act (ADA). The presence of architectural and 

communications barriers that are structural in nature that would restrict access by disabled individuals may 

adversely affect the property's value, marketability or utility. 

 

16. Any proposed improvements are assumed to be completed in a good and workmanlike manner in accordance 

with the submitted plans and specifications, and conforming to all municipal, building and health codes.  

 

17. Our value conclusions were based on the assumption that the subject property will continue to be adequately 

maintained and professionally managed to sustain its competitiveness in the marketplace. 

 

18. The distribution, if any, of the total valuation in this report between land and 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. 

 

19. Possession of this report, or a 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(s), and in any event, only with properly written qualification and only in its entirety.  

 

20. Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of 

the appraiser(s) or the firm with which the appraiser(s) is/are 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(s). 
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APPRAISAL DEFINITIONS 

 

Market Value1 

“The most probable price that a property should bring in a competitive and open market under all conditions requisite 

to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by 

undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title 

from seller to buyer under conditions whereby: 

• Buyer and seller are typically motivated; 

• Both parties are well informed or well advised, and acting in what they consider their own best interests;  

• A reasonable time is allowed for exposure in the open market; 

• Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and  

• The price represents the normal consideration for the property sold unaffected by special or creative financing or 

sales concessions granted by anyone associated with the sale.”  (12 C.F.R. Part 34.42(g); 55 Federal Register 34696, 

August 24, 1990, as amended at 57 Federal Register 12202, Apr. 9, 1992; 59 Federal Register 29499, June 7, 1994; 

79 Federal Register 28400, May 16, 2014; 83 Federal Register 15035, Apr. 9, 2018; 84 Federal Register 53598, Oct. 

8, 2019). 

Fee Simple Estate2 

“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.” 

Intended Use3 

“The use(s) of an appraiser’s reported appraisal or appraisal review assignment results, as identified by the appraiser 

based on communication with the client at the time of the assignment.” 

Intended User4 

“The client and any other party as identified, by name or type, as users of the appraisal or appraisal review report by 

the appraiser, based on communication with the client at the time of the assignment.” 

Client5 

“The party or parties (i.e., individual, group, or entity) who engage an appraiser by employment or contract in a 

specific assignment, whether directly or through an agent.” 

 

 

 
1 The Dictionary of Real Estate Appraisal – Eight Edition, Appraisal Institute, Chicago, IL, 2026, p. 105-106. 
2 The Dictionary of Real Estate Appraisal – Eight Edition, Appraisal Institute, Chicago, IL, 2026, p. 65. 
3 Uniform Standards of Professional Appraisal Practice (USPAP) 2024 Edition, The Appraisal Foundation, 

Washington, DC, 2024, p. U-5. 
4 Ibid,, p.U-5 
5 Ibid,, p.U-4 
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EXPOSURE TIME 

Exposure time is generally defined as: 

1. The time a property remains on the market. 

2. An opinion, based on supporting market data, of the length of time that 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. (USPAP®, 2024 ed.)6 

Based upon a review of comparable transactions and market trends, were the property available for sale, we estimate 

that the exposure time would be less than one year. 

MARKETING TIME 

Marketing time is generally defined as: 

An opinion of the amount of time to sell a property interest at the concluded market value or at a benchmark price 

during the period immediately after the effective date of an appraisal. Marketing time differs from exposure time, 

which precedes the effective date of an appraisal. (Advisory Opinion 7 and Advisory Opinion 35 of the Appraisal 

Standards Board of The Appraisal Foundation® address the determination of reasonable exposure and marketing 

time.)7 

A reasonable marking time for the subject property is six to twelve months utilizing market conditions pertinent to the 

appraisal assignment. 

HYPOTHETICAL CONDITION 

The Uniform Standards of Professional Appraisal Practice (USPAP) defines a hypothetical condition as: “A condition, 

directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective 

date of the assignment results, but is used for the purpose of analysis.”8 

Hypothetical Conditions: None 

EXTRAORDINARY ASSUMPTION 

The Uniform Standards of Professional Appraisal Practice (USPAP) defines an extraordinary assumption as: “An 

assumption, directly related to a specific assignment, as of the effective date of the appraisal results, which, if found 

to be false, could alter the appraiser’s opinions or conclusions.”9 

Extraordinary Assumptions: This appraisal involves the use of an extraordinary assumption. Specifically, appraiser 

assumes there are no easements, encroachments, or encumbrances that have a substantial impact on the subject 

property. The use of this extraordinary assumption might have affected the assignment results. The appraiser reserves 

the right to amend the report if the extraordinary assumption is found to be wrong.  

 

 

 
6 The Dictionary of Real Estate Appraisal – Eight Edition, Appraisal Institute, Chicago, IL, 2026, p. 60. 
7 The Dictionary of Real Estate Appraisal – Eight Edition, Appraisal Institute, Chicago, IL, 2026, p. 104. 
8 Uniform Standards of Professional Appraisal Practice (USPAP) 2024 Edition, The Appraisal Foundation, 

Washington, DC, 2024, p. U-4. 
9 Uniform Standards of Professional Appraisal Practice (USPAP) 2024 Edition, The Appraisal Foundation, 

Washington, DC, 2024, p. U-4. 
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PROPERTY RECORD CARD 
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SURVEY 
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BUILDING SKETCH 
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SUBJECT PROPERTY PHOTOGRAPHS 

 
SUBJECT FRONT VIEW (LEFT) 

 
SUBJECT FRONT VIEW (RIGHT) 

 
SUBJECT FRONT VIEW 

 
SUBJECT FRONT (LEFT) 

 
GATED ENTRY 

 
STREET SCENE 

LOOKING EAST ON 150TH AVE. 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
STREET SCENE 

LOOKING WEST ON 150TH AVE. 

 
STREET SCENE  

ACCESS ROAD LOOKING EAST 

 
STREET SCENE 

ACCESS ROAD LOOKING WEST 

 
SUBJECT REAR 

 
SUBJECT REAR 

LEFT SIDE 

 
SUBJECT REAR 

LEFT SIDE 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
SUBJECT REAR 

RIGHT SIDE 

 
PARKING – FRONT OF SITE 

 
PARKING INSIDE GATE 

 
ELECTRICAL METER/SERVICE 

 
OLD ICE MACHINE 

 
ENTRANCE TO OFFICE 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
OFFICE AC 

 
OFFICE 

 
OFFICE 

 
WORK AREA 

 
WORK AREA 

 
WORK AREA 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
WORK AREA 

 
WORK AREA 

ELECTRICAL PANELS 

 
STAIRCASE UP TO APARTMENT 

 
STAIRCASE DOWN TO  

FIRST FLOOR 

 
THERMOSTAT 

 
VIEW FROM BALCONY 

FACING NORTHWEST 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
VIEW FROM BALCONY 

FACING SOUTH 

 
VIEW FROM BALCONY 

FACING SOUTHEAST 

 
VIEW FROM BALCONY 

FACING SOUTHWEST 

 
SOUTHERN EDGE OF PROPERTY 

LOOGING SOUTH AND EAST 

 
SOUTHERN EDGE OF PROPERTY 

LOOKING EAST 

 
SOUTHWEST EDGE OF PROEPRTY 

LOOKING NORTH 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
SOUTHWEST EDGE OF PROPERTY 

LOOKING NORTHEAST 

 
REAR OF SUBJECT FROM DOCK 

 
ENTRANCE TO DOCK 

 
SOUTHERN VIEW 

FROM DOCK 

 
EAST SIDE OF PROPERTY 

FACING SOUTH 

 
EASTERN EDGE OF PROPERTY 

FROM ADJACENT LOT 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
EATSERN EDGE OF PROPERTY 

LOOKING SOUTH 

 
DOCKING VIEW 

 
DOCK 

 
DOCK 

 
DOCK 

 
DOCK 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
ENTRANCE TO DOCK 

 
DEFERRED MAINTENANCE 

 
DEFERRED MAINTENANCE 

CRACKING STUCCO 

 
COVERED BALCONY 

 
COVERED BALCONY 

 
PROPERTY REAR 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
CARPORT 

 
CENTRAL AIR COMPRESSOR 

2ND FLOOR APARTMENT 

 
FIRST FLOOR BATH – NO FIXTURES 

STORAGE 

 
BATH – FIRST FLOOR 

 
BATH – 2ND FLOOR APARTMENT 

 
BATH – 2ND FLOOR APARTMENT 

SHOWER 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
BEDROOM NO. 1 

2ND FLOOR APARTMENT 

 
BEDROOM NO. 2 

2ND FLOOR APARTMENT 

 
BEDROOM NO. 3 

2ND FLOOR APARTMENT 

 
KITCHEN 

 
KITCHEN 

 
KITCHEN 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
SCUTTLE TO ATTIC 

LAUNDRY ROOM 

 
LAUNDRY 

AIR HANDLER 

 
LAUNDRY 

 
LAUNDRY 

 
LIVING ROOM 

 
LIVING ROOM 
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SUBJECT PROPERTY PHOTOGRAPHS (continued) 

 
LIVING ROOM 

DEFERRED MAINTENANCE 

 
LOFT 

 

AERIAL 

 

AERIAL 

 

AERIAL 
 

AERIAL 

 

 

 

 



090920263551 

26 
 RELIANT VALUATIONS 

MARKET AREA MAP 

MADEIRA BEACH, FL 
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LOCAL AREA MAP 
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PARCEL MAP 
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AERIAL VIEW 
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FEMA FLOOD MAP 
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ZONING MAP  

 

Marine Commercial C-4 

The purpose of the C-4, marine commercial district, is to provide for those commercial uses which are 

directly related to commercial and marine uses and associated services. The C-4, marine commercial district 

correlates with the commercial general (CG) category of the City of Madeira Beach Comprehensive Plan. 
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SALES COMPARISON APPROACH 

SALES COMPARISON APPROACH METHODOLOGY 

The sales comparison approach involved a comparison of the subject property to similar properties that have sold in 

the same or in a similar competing market in order to derive a market value indication for the subject. The following 

steps were implemented in arriving at our estimate of value for the subject property via the sales comparison approach: 

1) Pertinent sales, listings, and offerings that were available for similar properties which were in the subject’s market 

area were researched. 

2) The prices as to the terms, motivating forces and bona fide nature of each transaction were confirmed and qualified. 

3) The important attributes of each comparable property were compared to the corresponding ones of the subject under 

the general categories of time, location, size and property characteristics. 

4) All dissimilarities and their probable effect on the price of each comparable property were considered to derive a 

market value indication for the subject. 

5) An opinion of market value for the subject property was formulated from the analyzed data. 

LAND SALES COMPARISON ANALYSIS 

 

FINAL RECONCILIATION: 

The comparables used are considered to be the best available in terms of location, appeal, and overall utility.  

The direct sales comparison approach is considered to be the most reliable indicator of value. 

The designated value range of the adjusted prices per linear foot of docking is $16,795.53 to $17,217.39. 

The appraiser reconciled the final value of $17,000/LFF by placing most weight on sales No. 1, No. 3 and No. 4 

because of their relative close proximity and their competitiveness along such market reactive dominant features as 

linear front footage of dock, number of slips and overall site size. The demonstrated blend of values supports the value 

of the subject property. 

Time-
Sale Adj. Adj.

Sale Sale No. Price/ Time Price/ Site Total Price/
Date Price Zoning LFF Sq. Ft. x Adj. = Acres x Location x Size x Zoning x Utility = Adj. = LFF

C-4 266 2,724 Sq. Ft.
12 Slips

59,716 Sq. Ft.
10/28/2022 $4,000,000 CG 230 $17,391.30 0.90 $15,652.17 1.00 1.00 1.00 1.10 1.10 $17,217.39

9 Slips 552 Sq. Ft.
5,807 Sq. Ft.

5/9/2025 $3,607,500 C-2 250 $14,430.00 1.00 $14,430.00 1.25 1.00 1.00 0.95 1.19 $17,135.63
12 Slips 4,144 Sq. Ft.

23043 Sq. Ft.
9/21/2023 $4,000,000 M-F 178 $22,471.91 1.00 $22,471.91 1.00 0.90 1.00 0.85 0.77 $17,191.01

0 24,500 Sq. Ft.
133,398 Sq. Ft.

8/14/2026 $3,400,000 M-F 291 $11,683.85 1.00 $11,683.85 1.15 1.00 1.00 1.25 1.44 $16,795.53
(pending) 20 Slips 0 Sq. Ft.

89,481 Sq. Ft.
9/22/2025 $6,928,900 RM-2 537 $12,902.98 1.00 $12,902.98 1.00 1.20 0.95 1.15 1.31 $16,915.81

20 1.496 Sq. Ft.
27,609 Sq. Ft.

min $11,683.85 min $16,795.53
max $22,471.91 max $17,217.39

mean $15,776.01 mean $17,051.07
median $14,430.00 median $17,135.63

range $10,788.06 range $421.86
std. dev. $4,308.60 std. dev. $185.74

$17,000.00
266

$4,522,000.00

Value/LFF
Subject LFF

Indicated Market Value
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LOCATION MAP OF LAND COMPARABLE SALES 
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PHOTOGRAPHS OF COMPARABLE SALES 

Comparable Sale No. 1 

215 Boardwalk Place East 

Madeira Beach, FL 33708 
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PHOTOGRAPHS OF COMPARABLE SALES (continued) 

Comparable Sale No. 2 

18400 San Carlos Blvd. 

Fort Myers Beach, FL 33931 
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PHOTOGRAPHS OF COMPARABLE SALES (continued) 

Comparable Sale No. 3 

5018 31st Avenue South 

Gulfport, FL 33707 

 

 

 

 

 

 

 

 



090920263551 

37 
 RELIANT VALUATIONS 

PHOTOGRAPHS OF COMPARABLE SALES (continued) 

Comparable No. 4 (pending sale) 

5814 Skimmer Point S Blvd. 

Indian Rocks Beach, FL 33785 
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PHOTOGRAPHS OF COMPARABLE SALES (continued) 

Comparable Sale No. 5 

16711 Bocilla Marina Lane 

Bokeelia, FL 33922 
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