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The image is an advertisement for MarketEdgeￂﾮ, promoting its services for identifying, analyzing, and activating high-value market potential to help businesses grow, featuring vintage cars and a tropical beachside setting.

AI-generated content may be incorrect.

https://www.bing.com/videos/search?q=city+of+hollywood+welcome&&view=detail&mid=FC57B28EAE856239BC69FC57B28EAE856239BC69&&FORM=VRDGAR
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LOCATION MAP
Click here to Google Map

Click here to Google Map

https://www.google.com/maps/place/2055+NE+172nd+St,+North+Miami+Beach,+FL+33162/@25.9281148,-80.1584507,15z/data=!4m5!3m4!1s0x88d9adb13609bed5:0x9474d4947a7ecd09!8m2!3d25.9347158!4d-80.159263
https://www.google.com/maps/place/2239+Polk+St,+Hollywood,+FL+33020/@26.0146243,-80.1765636,11.46z/data=!4m5!3m4!1s0x88d9aba297c7c255:0xee2800fd4c1b728f!8m2!3d26.0127361!4d-80.1525617


This analysis has been prepared solely for informational purposes to assist the investor(s) in determining whether to proceed with the sale of the property. No representation as to the accuracy or appropriateness of the information is made.  Although we believe the information to be reliable, we will not be liable for 

misstatements of facts, errors, omissions, or prior sale of the property. Owners must verify the information when determining their best choice of action. 24

AERIAL VIEW 
Zoning DH-2

20,515 SF 











This analysis has been prepared solely for informational purposes to assist the investor(s) in determining whether to proceed with the sale of the property. No representation as to the accuracy or appropriateness of the information is made.  Although we believe the information to be reliable, we will not be liable for 

misstatements of facts, errors, omissions, or prior sale of the property. Owners must verify the information when determining their best choice of action. 30

COMPARABLE GRID
SUBJECT AREA LAND SALES

PRIMARY EMPHASIS

Click here to view Full Report 

Property Address Property City Asking Price Sale Price Sale Date
Market 

Time

Land 

Area 

SF

Land 

Area 

AC

Price Per 

SF
Zoning Proposed Use

Secondary 

Type

504 N 20th Ave Hollywood $2,500,000 $2,500,000 9 14278 0.21 $175.09 DH-3 Apartment Units - CondoCommercial

807 N 24th Ave Hollywood $1,110,000 $1,110,000 454 13939 0.32 $79.63 DH-2 MultiFamily Residential

1928 Dewey St Hollywood $899,000 $899,000 128 10836 0.25 $82.96 PS-1 MultiFamily Commercial

824 N Dixie Hwy Hollywood $2,500,000 $2,500,000 671 22651 0.52 $110.37 DH-3 Apartment Units Residential

1708 N Dixie Hwy Hollywood $2,500,000 $2,500,000 671 21261 0.49 $117.59 DH-3 Apartment Units Industrial

810 S Dixie Hwy Hollywood $3,995,000 $3,995,000 342 36750 0.84 $108.71 DH-3 Mixed Use Commercial

1510 S Dixie Hwy Dania Beach $8,500,000 $8,500,000 139 69696 1.60 $121.96 NBHD-MU & RM-2Apartment Units Commercial

2215 Fillmore St Hollywood $2,750,000 $2,750,000 965 20502 0.47 $134.13 DH-2 Apartment Units Commercial

1858 Fletcher St Hollywood $1,225,000 $1,225,000 156 8100 0.19 $151.23 MF Apartment Units Residential

2022 Fletcher St Hollywood $2,800,000 $2,800,000 237 13000 0.30 $215.38 Mixed Use DistrictApartment Units Commercial

1821 Harding St Hollywood $2,650,000 $2,650,000 28 23630 0.54 $112.15 FH2 MultiFamily Residential

1911 Liberty St Hollywood $950,000 $950,000 387 14810 0.34 $64.15 ND-1 Apartment Units - CondoResidential

1700 Mayo St Hollywood $1,200,000 $1,200,000 13 11718 0.27 $102.41 FH-1 Apartment Units Residential

1841 Mayo St Hollywood $1,200,000 $1,200,000 506 8189 0.19 $146.54 MULTI-FAMILYApartment Units Residential

2035 Monroe St Hollywood $2,300,000 $2,300,000 71 10890 0.25 $211.20 CommercialMultiFamily Commercial

1920 Pierce St Hollywood $2,100,000 $2,100,000 153 16360 0.38 $128.36 ND-2 Apartment Units Commercial

2323 Polk St Hollywood $2,396,500 $2,396,500 119 20517 0.47 $116.81 DH-2 Apartment Units Residential

2455 Polk St Hollywood $2,189,750 $2,189,750 299 20500 0.47 $106.82 MC-1 Apartment Units Residential

2621-2631 Polk St Hollywood $3,500,000 $3,500,000 554 41026 0.94 $85.31 MC-1 Apartment Units Residential

2910 POLK ST Hollywood $1,500,000 $1,500,000 867 20500 0.47 $73.17 TC-1 and MC-1Commercial Commercial

2204 Van Buren St Hollywood $2,200,000 $2,200,000 90 20473 0.47 $107.46 DH-3 HIGH DENSITYCommercial Commercial

2224 Pierce St Hollywood $3,000,000 1/30/2026 41020 0.94 $73.14 DH-2 Apartment Units Commercial

2543 Polk St Hollywood $2,350,000 $1,650,000 3/20/2025 91 20517 0.47 $80.42 MC-1 Apartment Units Residential

2031 Polk Street Hollywood $8,747,623 6/27/2025 ##### 0.74 $66.06 PUD Commercial

2125 Polk St (3 Properties)Hollywood $2,900,000 $2,900,000 17154 0.39 $169.06 DH3 Commercial

https://www.dropbox.com/scl/fi/m2cya80qvyq1j5kfmfsj5/Loop-Comps-Costar.pdf?rlkey=nhgek9phdi8eg2zuhyfc2jsgj&dl=0
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COMPARABLE GRID
SUBJECT  AREA LAND SALES

SECONDARY EMPHASIS

OLDER SALES

Click here to view Full Report 

Address City Name
Original List 
Price

Current Price Sale Price
Closing 
Date

ADOM
Lot Sq 
Footage

$/SqFt
Zoning 
Information

FAR/Density

1928 Dewey St Hollywood $899,000 $899,000 137 5,414 $166.05 PS-1 1.25
1611 N 22nd Ave Hollywood $899,000 $899,000 21 11,618 $77.38 DH-3 3.00
307 S 24th Ave Hollywood $1,200,000 $999,000 17% 479 8,001 $124.86 DH-2 1.75
 Pierce St Hollywood $1,500,000 $1,000,000 33% 216 16,553 $60.41 RM-18 18U/AC
1946 Madison St Hollywood $1,170,000 $1,170,000 56 10,904 $107.30 PS-2 2.00
807 N 24th Ave Hollywood $1,300,000 $1,220,000 6% 421 14,004 $87.12 DH-2 1.75
2247 Jackson St Hollywood $1,250,000 $1,250,000 6 10,251 $121.94 DH-2 1.75
1928 Mckinley St Hollywood $1,760,000 $1,400,000 20% 412 13,400 $104.48 ND-1 ND-1
617 N Dixie Hwy Hallandale Beach $1,650,000 $1,650,000 18 18,783 $87.85 CENTRAL RAC CENTRAL RAC
1741 Dewey St Hollywood $2,700,000 $1,850,000 31% 465 13,550 $136.53 FH-2 3.00
2455 Polk St Hollywood $2,264,750 $2,189,750 3% 290 20,515 $106.74 MC-1 MC-1
1409 S Federal Hwy Dania Beach $2,400,000 $2,400,000 620 9,300 $258.06 SFED-MU SFED-MU
504 N 20th Ave Hollywood $2,500,000 $2,500,000 6 18,112 $138.03 DH-3 3.00
826 N Dixie Hwy Hollywood $2,500,000 $2,500,000 173 6,008 $416.11 DH-3 3.00
1708 N Dixie Hwy Hollywood $2,500,000 $2,500,000 173 21,261 $117.59 DH-3 3.00
2215 Fillmore St Hollywood $2,750,000 $2,750,000 944 20,502 $134.13 RM-18 18U/AC
2021 Jefferson St Hollywood $2,775,000 $2,775,000 3 16,354 $169.68 DH-3 3.00
2105 N Federal Hwy Hollywood $3,699,000 $3,699,000 87 26,906 $137.48 FH-2 3.00
1301 S Federal Hwy Dania Beach $4,499,000 $4,499,000 88 44,113 $101.99 SFED-MU SFED-MU
720 N Federal Hwy Hollywood $6,200,000 $6,200,000 358 20,991 $295.36 FH-2 3.00
2210 Pierce St Hollywood $6,490,000 $6,490,000 40 65,006 $99.84 DH-2 1.75
2443 Polk St Hollywood $1,100,000 $900,000 12/24/2025 17 20,515 $43.87 MC-1 1.50

https://portal.onehome.com/en-US/share/1523171T47937
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COMPARABLE GRID
SUBJECT AREA CONDO SALES

ON MARKET & SOLD

Click here to view Full Report 

Address City Name
Original 
List Price

Current 
Price

Sale Price
Closing 
Date

ADOM
Sq Ft 
Living

Style LP$/SqFt Year Built

1938 Jackson St Unit#403 Hollywood $345,000 $345,000 109 677 C42-Condo 5+ Stories $509.60 2023
1938 Jackson St Unit#305 Hollywood $395,000 $380,000 147 771 C41-Condo 1-4 Stories $492.87 2023
1938 Jackson St Unit#306 Hollywood $419,000 $415,000 165 777 C42-Condo 5+ Stories $534.11 2023
555 E Dania Beach Blvd Unit#4 Dania Beach $490,000 $450,000 329 1,575 C41-Condo 1-4 Stories $285.71 2024
1817 Taylor Unit#1503 Hollywood $467,000 $467,000 196 C42-Condo 5+ Stories 2028
1938 Jackson St Unit#301 Hollywood $515,000 $480,000 420 976 C42-Condo 5+ Stories $491.80 2023
1817 Taylor Unit#1806 Hollywood $483,000 $483,000 188 517 C42-Condo 5+ Stories $934.24 2028
610 NE 2nd St Unit#305 Dania Beach $545,990 $489,000 158 C41-Condo 1-4 Stories 2024
610 NE 2nd St Unit#205 Dania Beach $549,990 $515,000 158 C41-Condo 1-4 Stories 2024
401 N FEDERAL HIGHWAY Unit#809 Hollywood $528,900 $528,900 31 700 C42-Condo 5+ Stories $755.57 2028
2511 Pierce St Unit#3 Hollywood $540,000 $540,000 1 1,500 C41-Condo 1-4 Stories $360.00 2026
2511 Pierce St Unit#2 Hollywood $540,000 $540,000 1 1,500 T52-Townhouse Condo $360.00 2026
2526 Pierce St Unit#4 Hollywood $550,000 $550,000 1 1,500 T52-Townhouse Condo $366.67 2025
2526 Pierce Street Unit#10 Hollywood $550,000 $550,000 53 1,500 T52-Townhouse Condo $366.67 2025
2526 Pierce Street Unit#12 Hollywood $549,000 $550,000 193 1,500 T52-Townhouse Condo $366.67 2025
1938 Jackson St Unit#202 Hollywood $630,000 $630,000 20 1,170 C41-Condo 1-4 Stories $538.46 2024
1817 Taylor Unit#1204 Hollywood $642,000 $642,000 200 785 C42-Condo 5+ Stories $817.83 2028
1817 Taylor Unit#1812 Hollywood $678,500 $678,500 195 C42-Condo 5+ Stories 2028
1817 Taylor Unit#1614 Hollywood $693,500 $693,500 196 C42-Condo 5+ Stories 2028
1817 Taylor Unit#1615 Hollywood $693,500 $693,500 196 C42-Condo 5+ Stories 2028
610 NE 2nd St Unit#301 Dania Beach $779,000 $699,000 158 C41-Condo 1-4 Stories 2024
1817 Taylor Unit#1413 Hollywood $725,500 $725,500 199 831 C42-Condo 5+ Stories $873.04 2028
1817 Taylor Unit#1211 Hollywood $764,500 $764,500 188 943 C42-Condo 5+ Stories $810.71 2028
1938 Jackson St Unit#501 Hollywood $475,000 $475,000 $475,000 5/2/2025 74 1,170 C42-Condo 5+ Stories $405.98 2023
1938 Jackson St Unit#504 Hollywood $599,000 $565,000 $565,000 5/20/2025 88 1,710 C42-Condo 5+ Stories $338.60 2023

$533.81

https://portal.onehome.com/en-US/share/1523256P35807
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COMPARABLE GRID
SUBJECT AREA CONDO SALES

ON MARKET & SOLD

Click here to view Full Report 

Address City Name
Current 
Price

Sale Price Closing Date ADOM Tot Sqft
Sq Ft 
Living

#Beds #FBaths Style LP$/SqFt SP$/SqFt Year Built

1938 Jackson St Unit#403 Hollywood $359,000 22 677 677 1 1 C42-Condo 5+ Stories $530.28 2023
1850 Monroe St Unit#205 Hollywood $442,000 16 748 1 1 C41-Condo 1-4 Stories $590.91 2024
1938 Jackson St Unit#401 Hollywood $478,000 1 976 1 1 C42-Condo 5+ Stories $489.75 2023
1938 Jackson St Unit#203 Hollywood $263,500 $257,500 12/20/2023 5 677 1 1 C42-Condo 5+ Stories $389.22 $380.35 2023
1938 Jackson St Unit#303 Hollywood $264,500 $249,500 12/8/2023 1 677 1 1 C42-Condo 5+ Stories $390.69 $368.54 2023
1938 Jackson St Unit#503 Hollywood $279,500 $279,500 1/16/2024 1 677 1 1 C42-Condo 5+ Stories $412.85 $412.85 2023
1938 Jackson St Unit#403 Hollywood $290,000 $290,000 12/27/2023 1 677 1 1 C42-Condo 5+ Stories $428.36 $428.36 2023
1938 Jackson St Unit#305 Hollywood $299,500 $294,500 12/14/2023 4 748 1 1 C42-Condo 5+ Stories $400.40 $393.72 2023
1938 Jackson St Unit#306 Hollywood $343,000 $343,000 1/18/2024 4 677 1 1 C42-Condo 5+ Stories $506.65 $506.65 2023
1938 Jackson St Unit#206 Hollywood $359,000 $359,000 1/26/2024 3 677 1 1 C42-Condo 5+ Stories $530.28 $530.28 2023
1938 Jackson St Unit#406 Hollywood $365,000 $360,000 12/4/2023 1 777 1 1 C42-Condo 5+ Stories $469.76 $463.32 2023
1938 Jackson St Unit#205 Hollywood $370,000 $370,000 12/4/2023 3 748 1 1 C42-Condo 5+ Stories $494.65 $494.65 2023
1938 Jackson St Unit#405 Hollywood $375,000 $375,000 12/12/2023 2 748 1 1 C42-Condo 5+ Stories $501.34 $501.34 2023
1938 Jackson St Unit#306 Hollywood $398,000 $385,000 3/21/2024 56 777 777 1 1 C42-Condo 5+ Stories $512.23 $495.50 2023
1938 Jackson St Unit#304 Hollywood $411,000 $400,000 1/25/2024 1 916 1 1 C42-Condo 5+ Stories $448.69 $436.68 2023
1938 Jackson St Unit#201 Hollywood $420,000 $420,000 2/16/2024 1 976 1 1 C42-Condo 5+ Stories $430.33 $430.33 2023
1938 Jackson St Unit#204 Hollywood $436,000 $436,000 12/14/2023 3 916 1 1 C42-Condo 5+ Stories $475.98 $475.98 2023
1938 Jackson St Unit#301 Hollywood $460,000 $460,000 12/27/2023 1 677 1 1 C42-Condo 5+ Stories $679.47 $679.47 2023
1938 Jackson St Unit#404 Hollywood $480,000 $480,000 2/8/2024 46 973 1 1 C42-Condo 5+ Stories $493.32 $493.32 2023
1938 Jackson St Unit#501 Hollywood $485,000 $482,500 1/16/2024 3 976 1 1 C42-Condo 5+ Stories $496.93 $494.36 2023
1920 Pierce St Unit#204 Hollywood $445,000 5 750 2 1 C42-Condo 5+ Stories $593.33 2026
1920 Pierce St Unit#201 Hollywood $640,000 6 1,247 2 2 C42-Condo 5+ Stories $513.23 2026
1850 Monroe St Unit#PH2 Hollywood $679,000 4 2 2 C42-Condo 5+ Stories 2024
1938 Jackson St Unit#302 Hollywood $497,000 $492,000 1/19/2024 1 1170 2 2 C42-Condo 5+ Stories $424.79 $420.51 2023
1938 Jackson St Unit#402 Hollywood $524,000 $524,000 1/16/2024 1 1170 2 2 C42-Condo 5+ Stories $447.86 $447.86 2023
1938 Jackson St Unit#202 Hollywood $510,000 $510,000 1/25/2024 1 1170 2 2 C42-Condo 5+ Stories $435.90 $435.90 2023
1938 Jackson St Unit#502 Hollywood $530,000 $573,000 1/31/2024 28 1,237 2 2 C42-Condo 5+ Stories $428.46 $463.22 2023
1938 Jackson St Unit#504 Hollywood $685,000 $682,500 1/18/2024 3 1620 2 2 C42-Condo 5+ Stories $422.84 $421.30 2023
929 NE 211th St Miami $492,000 81 1,320 1,320 3 3 T51-Townhouse Fee Simple $372.73 2022

$475.40 $462.48

https://portal.onehome.com/en-US/share/1092481m40025




INCOME &
E X P E N S E
APPROACH TO VALUE

Price: Purchase Money Mortgage

40% $560,000 Terms:

4

$350,000

13.6

3.3%

11.9

4.55%

$26.85

1957

20,515.0

3,821

$366.40

$102,600

5,130             

97,470$         

50,739           

46,731$         

Taxes: 26,115$        

UNIT BDRMS/ Unit Avg. Monthly Monthly Monthly Monthly 13,620          

NUM BATHS Size Rent/Unit Income Rent/Unit Income 1,750            

2239 Polk 3/2 $2,500 $2,500 $3,000 3,180            

2235 A 3/2 $2,750 $2,750 $3,000 1,200            

2236 A 2/1 $1,700 $1,700 $2,100 4,874            

2237 A 1/1 $1,600 $1,600 $1,700

Total Scheduled Rent: $8,550 $9,800

Misc. Income 50,739$        

$8,550 $13.28

Annual Scheduled Gross Income: $102,600 $117,600 Per Unit: $12,684.66

Market Rent

*As Percent of Down Payment

Annualized ExpensesScheduled Income

Water Sewer 

Total Expenses:

Per Net Sq.Ft.:

Maintenance:

Rate:

Monthly Scheduled Gross Income: $9,800

$3,000

Insurance:

Current Rents

Management 

$3,000

$2,100

$1,700

Landscaping

43.00%

63,681$         Net Operating Income:

48,039           

5.00%

Market Rent

5,880             

$117,600

111,720$       

5.00%

Summary Proposed Financing

interest only4.50%Down Payment:  

Price Per Unit

Current GRM:

$840,000$1,400,000

$5,250.00

Number of Units:

Monthly Payment:

Current CAP:

Approximate Net RSF:

Cost per Net RSF:

Gross Operating Income:

Less Expenses:

Current Rents

Scheduled Gross Income:

Market GRM:

Market CAP:

SFApproximate Lot Size:

Less Vacancy Rate Reserve:

Annual Rent per Square Foot:

Approximate Age:

Annualized Operating Data

49.45%

Two Folio 

Portfolio





Residual land value is a reverse-engineered valuation that determines what a developer can afford to pay for 

land after accounting for all costs, risks, and required returns—bridging the gap between current income and 

future potential.

Through our MarketEdge Advantage platform, we go beyond traditional brokerage by combining valuation, 

underwriting, and ownership perspective to uncover each asset’s true development potential.

The process begins with identifying the highest and best use, analyzing zoning, density, height, parking, and 

regulatory constraints. These parameters are translated into a realistic development program—unit count, size, 

and total rentable area—grounded in what the market will support.

We then underwrite revenue and operations, applying market rents, vacancy assumptions, and ancillary income, 

while normalizing expenses to reflect post-development realities such as reassessed taxes and current insurance 

costs. This produces a credible stabilized NOI aligned with lender and investor expectations.

Using market-driven cap rates, we determine the stabilized value of the completed project. From this, we deduct 

total development costs—hard, soft, financing, lease-up—and a required developer profit (typically 15–20%).

The result is the residual land value—the maximum price a developer can pay while achieving target returns.

As part of the MarketEdge Advantage, we incorporate sensitivity analysis across rents, construction costs, and 

exit cap rates to establish a defensible value range and quantify risk.

Importantly, this analysis reflects forward-looking value, not just current income. It allows us to position assets 

strategically, justify pricing, and negotiate from a data-driven standpoint, ultimately extracting maximum value 

for our clients.

Residual Land Value Analysis

Powered by Media Realty’s MarketEdge Advantage
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AERIAL VIEW 
ZONING DH-2 Dixie Highway Medium Intensity Multi-Family District

Click here to view interactive map 

https://map.gridics.com/us/fl/hollywood?folio=514216013470#17.94/26.012135/-80.152455/0/45
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