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October 9, 2014

Mr. Aleem A. Ghany

City Manager

City of North Miami

776 NE 125 Street

North Miami, Florida 33161-5654

Re: Leased Fee Interest of 50.6 Acres of Biscayne Landing, North Miami, Florida
Dear Mr. Ghany,

This is an Appraisal Report which is intended to comply with the reporting requirement set
forth under Standards Rule 2-2 of the Uniform Standards of Professional Appraisal Practice for a
Appraisal Report. We have calculating the discounted value of the proportionate annual lease
payments and the reversion for the first 99 years and the additional 99 years based on escalations
referred to in the lease dated May 17, 2012. The lease is triple net meaning that the leaseholder pays
all the expenses involved in leasing the land. The only intended user of this appraisal report will
be to assist our client the City of North Miami in a management decision. The appraiser is not
responsible for unauthorized use of this report. For the purposes of this report, the inspection and
valuation date is September 2, 2014.

The research and analysis compiled should provide appropriate information for the decision
making process. Certain assumptions and limiting conditions have been made and are an integral
part of the conclusions reached.

The subject property consists of a 50.6 acre site as part of Biscayne Landings. The site is
zoned PDD, Planned Development District which allows for a wide variety of commercial and
residential uses. We were not provided with a survey or legal description of the 50.6 acre parcel to
be purchased by Oleta Partners LLC and its related affiliates. However, we were provided with a
Development Plan dated March 2013 which designated 72.79 acres for multi-family residential with
a total of 4,390 residential units. We were instructed that the 50.6 acres is part of the 72.79 acres in
the plan.

In the existing lease there is an initial annual payment of $1.5 million with escalation every
ten years. The leased fee interest of the 50.6 acres was to be based upon a proportional share of
developable acres of Biscayne Landing. We were instructed to base the proportional share on a total
of 151.60 developable acres which resulted in 33.4% of the annual payments (50.6 acres / 151.60
acres). The estimated values based upon 151.60 developable acres appear below. We were also
asked to prepare an estimate of value based upon a total of 112.12 developable acres. This resulted
in a proportional share of 45.1% (50.6 acres/ 112.12 acres). The estimated values based upon the
112.12 developable acres is explained in the Reconciliation at the end of this report.
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As of September 2, 2014, we estimate the values of the Leased Fee Interest based upon 151.60
developable acres and a 33.4% share of the annual payments to be:

In 99 years:
In 198 years:
Current Market Value of Land:

Sincerely,

Robert A. Lewis, MAI, PhD
Certified General Appraiser No. RZ295

$12,500,000
$9,600,000
$59,500,000

Darryl Peck
Certified General Appraiser No. RZ 3071
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CERTIFICATION AND LIMITING CONDITIONS

I hereby certify that the statements contained in this appraisal are correct to the best of the appraiser's
knowledge and belief, and that:

1. We have no present or prospective future interest in the real estate that is the subject of this
appraisal report.

2. We have no personal interest or bias with respect to the subject matter of this appraisal report
or the parties involved.

3. The statements of fact contained in this appraisal report, upon which the analysis, opinions and
conclusions expressed herein are based, are true and correct.

4. Thisappraisal report sets forth all the assumptions and limiting conditions (imposed by the terms
of our assignment or by the undersigned) affecting the analysis, opinions and conclusions contained
in this report.

5. 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 Uniform
Standards of Professional Appraisal Practice, as well as the requirements of the State of Florida for
State Certified Appraisers.

6. Thisappraisal conforms to the Uniform Standards of Professional Appraisal Practice ("USPAP™)
adopted by the Appraisal Standards Board of the Appraisal Foundation.

7. Compensation for this assignment is not contingent upon the reporting of a predetermined value
or direction in value that favors the cause of the client, the amount of the value estimate, the
attainment of a stipulated result, or the occurrence of a subsequent event.

8. This appraisal assignment was not based on a request minimum valuation, a specific valuation,
or the approval of a loan.

9. No one other than the undersigned prepared the analysis, conclusions and opinions that are set
forth in this appraisal report, except as herein acknowledged.

10. The use of this report is subject to the requirements of the States of Florida relating to the review
by its Real Estate Appraisal Board.

11. Robert A. Lewis and Darryl Peck have completed the requirements of the continuing education
requirements of the State of Florida. Robert A. Lewis, MAI has completed the continuing education
requirements of the Appraisal Institute. The appraiser(s) performing this real estate appraisal have
completed numerous appraisal reports of vacant commercial and residential land in South Florida
and are competent in performing such assignments.

Lewis Appraisals and Consulting, Inc
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12. The undersigned has conducted the property inspection, as indicated below on various dates, with
the final inspection on September 2, 2014. The appraisers previously valued the entire 183.85 acre
parcel as of June 5, 2011 for the City of North Miami.

Robert A. Lewis, MAI, PhD. Darryl Peck
Certified General Appraiser No. RZ295 Certified General Appraiser No. RZ 3071

Lewis Appraisals and Consulting, Inc
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ASSUMPTIONS AND LIMITING CONDITIONS

GENERAL ASSUMPTIONS:

1. No legal description was provided.

2. The appraisers have made no survey of the property and no responsibility is assumed concerning
such matters. We have reviewed the legal description on record, and compared it to current Plat
Maps.

3. No responsibility is assumed for matters of legal nature affecting title to the property nor is an
opinion of title rendered. The title is assumed good and merchantable.

4. Information furnished by others is assumed true, correct, and reliable. A reasonable effort has
been made to verify such information; however, the appraisers assume no responsibility for its
accuracy.

5. All mortgages, liens, encumbrances, leases, and servitudes (including easements) have been
disregarded unless so specified within the report. The property is appraised as though under
responsible ownership and competent management.

6. Itis assumed that there are no hidden, latent, or unapparent conditions of the property, subsoil
or structures, which would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering, which may be required to discover them.

7. 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. Unless otherwise noted herein, it is assumed that there are no encroachments,
zoning restrictions, or violations existing in the Subject property.

8. Itisassumed that all applicable zoning and use regulations and restrictions have been complied
with, unless a specific nonconformity has been stated, defined and considered in the appraisal report.

9. Itisassumed that all required licenses, consents or other legislative or administrative authority
from any local state or national governmental 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.

10. 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 noted
within the report.

Lewis Appraisals and Consulting, Inc
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GENERAL LIMITING CONDITIONS

1. The appraisers will not be required to give testimony or appear in court because of having made
this appraisal, with reference to the property in question, unless arrangements have been previously
made therefore. The liability of Lewis Appraisals and Consulting Inc., and its employees is limited
to the fee collected for preparation of the report.

2. Neither all nor any part of the contents of this report, or a copy thereof, shall be conveyed to the
public through advertising, public relations, news, sales or any other media without written consent
and approval of the appraisers. Nor shall the appraisers, firm or professional organizations of which
the appraiser is a member be identified without Written consent of the appraisers.

3. This appraisal report has been prepared for the exclusive benefit of the named clients and is
subject to the assumptions, and limitations agreed upon by the clients and the appraisers. If this
report becomes the property of any party, other than the addressee or the person who has paid the
fee connected herewith, permission must be obtained from the original addressee for reproduction
or additional copies. Additional fees will be charged for any further consultation, reappraisal, or
review of the property.

4. No responsibility is assumed for matters pertaining to determination of flood hazard zone
requirements or issuance of insurance thereof.

5. Information regarding the location or existence of public utilities has been obtained through a
verbal inquiry to the appropriate utility, or has been ascertained from visual evidence. No warranty
has been made regarding the exact location or capabilities of public utility systems.

6. Opinions of value contained herein are estimates and there are no guarantees, either written or
implied, that the property would sell for the expressed estimates of value.

7. The property history has been provided by conversations with various individuals involved in
the chain of title, and if available, various documents such as contracts, deeds, leases and closing
statements. We have not performed a title search, nor do we warrant that the history, as presented
herein, is completely accurate. Anyone contemplating an interest in the subject property should rely
solely upon a title search and opinion prepared by a qualified attorney at law.

8. Information regarding the location or existence of public utilities has been obtained through a

verbal inquiry to the appropriate utility, or has been ascertained from visual evidence. No warranty
has been made regarding the exact location or capabilities of public utility systems.

Lewis Appraisals and Consulting, Inc
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GENERAL LIMITING CONDITIONS: Continued

9. Opinions of value contained herein are estimates and there are no guarantees, either written or
implied, that the property would sell for the expressed estimates of value.

10. Unless otherwise stated in this report, the existence of hazardous material, which may or may not
be present on the property. We received reports that indicating that the site is being treated for
ammonia gas as explained in the report. 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. The client is urged to retain
an expert in this field, if desired. Furthermore, the appraisers hereby reserve the right to alter, amend,
revise or rescind any of the value opinions based upon any subsequent environmental impact studies,
research or investigations.

11. Unless specifically stated to the contrary in this report, no independent evaluation of concurrence
matters were made for the subject or any sales comparables. In the event concurrence is found to
affect subject property or any of the sales comparables, we reserve the right to reconsider the value
conclusion.

12. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The appraiser
has 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 requirement so the ADA
could reveal that the property is not in compliance with one or more of the requirements of the act.
If s0, this fact could have a negative effect upon the value of the property. Since the appraiser has no
direct evidence relating to this issue, he did not consider possible noncompliance with the
requirements of the ADA in estimating the value of the property.

13. Disclosure of the contents of this appraisal report is governed by the Bylaws and Regulations of
the Appraisal Institute.

14. ACCEPTANCE OF AND/OR USE OF THIS APPRAISAL REPORT BY THE CLIENT OR
ANY THIRD PARTY CONSTITUTES ACCEPTANCE OF THE FOREGOING GENERAL
ASSUMPTIONS AND LIMITING CONDITIONS. APPRAISAL LIABILITY EXTENDS ONLY
TO THE STATED CLIENT, NOT SUBSEQUENT PARTIES OR USERS, AND IS LIMITED TO
THE AMOUNT OF THE FEERECEIVED BY THE APPRAISERS FOR THE PREPARATION OF
THIS REPORT.

Lewis Appraisals and Consulting, Inc
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ASSUMPTIONS AND LIMITING CONDITIONS

SPECIFIC LIMITING CONDITIONS:

This appraisal estimates the “As Is” or “CURRENT” Market Value for the property, as vacant
land and the reversionary value of the land in 99 and 198 years. To estimate the reversionary value
of the land, we have to estimate an inflation rate for those two periods of time based on long term
United States historical inflation rates provided by the United State Commerce Department statistical
tables. We also have to discount the value of the land back to present value for those two time
periods with a discount rate. It is difficult to estimate a discount rates and inflation rates for long
periods of time. Our estimates are based upon research and analysis of currently active market
participants regarding market trends, as of the effective appraisal date. Inaddition, economic trends,
such as population growth, employment growth and future competition have been researched and
analyzed. The projected discount rate and inflation rate of the land reflect the current expectations
and perceptions of market participants along with available factual data. We cannot be held
responsible for unforeseeable events that alter market conditions subsequent to the effective date of the
appraisal.

Lewis Appraisals and Consulting, Inc
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Owner(s):

Location:

Type of Use:

Zoning:

Land Use:

Land Size:

Folio Number:

Assessed Value (2014):
Real Estate Taxes: (2014):

Flood Zone:

Census Tract:

Highest and Best Use:

Date of Valuation:

Date of Report:

Property Rights Appraised:
Marketing Time:

Exposure Time:

OPINIONS OF VALUE

Current Estimated Market Value:
Leased Fee Interest:

For the 99 Year Term:
For the 198 Year Term:

City of North Miami Finance Department

East of Biscayne Boulevard, between NE 137" and
151% Streets, North Miami, Florida

Vacant Mixed Use Land

PDD, Planned Development District, City of North
Miami

Vacant land

+50.6 acres or 2,204,136 square feet
Portion of 06-2221-034-0010

Not assessed

Not assessed

Zone "AE ” FEMA Map 120656-12086C143L Date
September 11, 2009

1.090-1

Mixture of commercial and residential development
September 2, 2014

October 9, 2014

Leased Fee Interest

More than one year

More than one year

$59,500,000

45.1% share 33.4% share
$15,500,000 $12,500,000
$12,900,000 $9,600,000

Lewis Appraisals and Consulting, Inc
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REGIONAL MAP

MARKET AREA MAP

Lewis Appraisals and Consulting, Inc
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LOCAL STREET MAP

Lewis Appraisals and Consulting, Inc
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AERIAL MAP

Lewis Appraisals and Consulting, Inc
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AERIAL MAP (MDCPA)
PORTION OF BISCAYNE LANDING
APPROXIMATING SUBJECT PROPERTY LOCATION

Lewis Appraisals and Consulting, Inc
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SURVEY

Lewis Appraisals and Consulting, Inc
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50.6 Acre Vacant Planned Development District Zoned Site

Biscayne Landing, North Miami, Florida

BISCAYNE LANDING SITE PLAN

PLAT MAP

Lewis Appraisals and Consulting, Inc



50.6 Acre Vacant Planned Development District Zoned Site
Biscayne Landing, North Miami, Florida
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50.6 Acre Vacant Planned Development District Zoned Site
Biscayne Landing, North Miami, Florida

Looking West Across Subject Site at Big Box Stores

Roadway on Site Looking Northwest, Rock Fill on Right

PHOTOS OF SUBJECT PROPERTY

Lewis Appraisals and Consulting, Inc
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50.6 Acre Vacant Planned Development District Zoned Site
Biscayne Landing, North Miami, Florida

Looking Northeast Across Subject Site, Landfill in Distance

Looking West at the Future Entrance to the Site, NE 143" Street

PHOTOS OF STREET SCENE

Lewis Appraisals and Consulting, Inc
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50.6 Acre Vacant Planned Development District Zoned Site
Biscayne Landing, North Miami, Florida

Royal Oaks Lane Looking North, Another Entrance to Site

Looking South on Royal Oaks Lane at Entrance to Site

PURPOSE OF THE APPRAISAL

Lewis Appraisals and Consulting, Inc
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The purpose of the appraisal is to estimate the Market VValue of the Leased Fee Interest in the subject
property as of September 2, 2014, the date of inspection.

"MARKET VALUE" is defined as follows:

The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is consummation of
a sale as of a specified date and passing of title from seller to buyer under conditions whereby,

1) Buyer and seller are typically motivated,;

2) Both parties are well informed or well advised and each acting in what he considers his
own best interest;

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

4) Payment is made in terms of cash in US dollars or in terms of financial arrangement s
comparable thereto;

5) The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale.

"As Is - MARKET VALUE" is defined as the value of the property as it physically, legally and
economically existed on the date the property was last inspected.

INTEREST BEING APPRAISED

The property right being appraised in this report is the leased fee interest described as follows:

Lewis Appraisals and Consulting, Inc
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Leased Fee Interest: is the ownership interest held by the Landlord with the right of use and occupancy
conveyed by Lease to others; the rights of Lessor (the Leased Fee Owner) and leased fee are specified
by the contract terms contained within the Lease(s).

DATE OF APPRAISAL

The opinions and conclusions of this appraisal are stated as of the date of inspection which was
September 2, 2014.

INTENDED USE AND USERS OF APPRAISAL REPORT

The only intended user of the report is the City of North Miami and the intended use is to obtain a
current market value for management decision making.

REASONABLE EXPOSURE TIME

Reasonable exposure time is the estimated length of time the property 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, assuming adequate, sufficient and reasonable effort.

Q) The property would be actively exposed and aggressively marketed to potential purchasers
through marketing channels commonly used by sellers of similar type properties:

2 The property would be offered at a price reflecting the most probable markup over market
value used by sellers of similar type properties;

(3) A sale will be consummated under the terms and conditions of the definition of market
value as set forth above.

4) We estimate an exposure time of 12 months or more based on the average listing period

of actively marketed land sales in the area, discussions with brokers and property owners
active in the area and sales verification.

SCOPE OF WORK

Our client is the City of North Miami. In performing this assignment and preparing this report, the

Lewis Appraisals and Consulting, Inc
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Appraiser(s):

« Inspected and photographed the subject on September 2, 2014 in order to gather information about
the physical characteristics of the property that are relevant to the valuation problem.

« Information pertaining to the size of the site was based on supplied documents which included a legal
description, as well as field measurements made by the Appraisers.

» We relied on the legal description for information regarding easements, restrictions, and other
restrictions. We did not research the presence of such items independently.

» We inspected and photographed surrounding areas, examined land use, economic and demographic
indicators in order to determine an appropriate market area in which the subject competes.

» We researched demographic data and land regulations data with local and federal agencies such as
North Miami and Miami-Dade County as well as various Internet sites.

» We were not asked to develop a Highest & Best Use analysis of the site.

» The Cost Approach and Income Approaches to Value were not utilized in this report as the subject
property was vacant land.

» The Sales Comparison Approach to value was utilized in our analyses of the Subject Property. This
entailed researching multi-family land sales inside and outside the Market Area that have sold during
the past three years in order to estimate a probable selling price for the Subject on a price per acre and
price square foot basis. We found sales throughout South Florida: Miami-Dade, Broward and Palm
Beach Counties.

» A discounted cash flow was used to estimate the value of the leased fee interest.

LEGAL DESCRIPTIONS

No legal description or survey of the subject property was provided to the appraisers.

Lewis Appraisals and Consulting, Inc
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SALES HISTORY OF THE PROPERTY

A search of the Miami-Dade County Public Records indicated that there have been no sales transactions
of the subject property during the past five years. The entire Biscayne Landings site has been leased
beginning May 17, 2012. The developers want to purchase 50.6 acres of the 183.8 acre parcel.

PROPERTY OWNERSHIP

According to the Public Records of Miami-Dade County the present owner of Record is:

City of North Miami Finance Department
776 NE 125 Street
North Miami, Florida 33161

LOCATION

The subject property is located in Northeast Miami-Dade County within the city limits of the City
of North Miami. The property lies to the east of Biscayne Boulevard and to the west of the Buena Vista
Campus of Florida International University, and between NE 151% Street to the north and NE 137"
Street to the south. The subject property is 50.6 acres of the 72.79 acres designated for multi-family
residential in March 2013 Development Plan of Biscayne Landings shown later in this report.

MIAMI-DADE COUNTY ANALYSIS

The national economy has improved dramatically since the end of the recession. However, half the
population has not felt any improvement, as it appears only the well off have benefitted being able
to take advantage of stock market or real estate increases in value. The most recent reports of job
growth a the national level is over 200,000 jobs created per month but most of those jobs are low

Lewis Appraisals and Consulting, Inc
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paying part time, service or retail, not the high paying jobs of manufacturing or technical types of
employment. Although this rate is improving, the number is still not great enough to bring into the
workforce the millions of people who have dropped off the unemployment rolls or who have given
up looking for work. For the most part workers wages have remained stagnant as there are still
many people still under or unemployed. In some types of jobs, employers have not been able to fill
vacant jobs because of the lack of skilled personnel. Increased retraining of workers will help to
reduce this unfortunate mismatch between out of work people and employers not able to find
people with the needed skills. Nevertheless, Miami-Dade has recovered 100% of the jobs lost in
the recession. Many of those lost jobs will never come back as they have been either lost to
improved productivity, replaced by improved technology or outsourced to another part of the world.
However, despite all these issues, the unemployment rate has dropped dramatically in Miami-Dade
County and the rate at 7.3% is now slightly above the national average. Miami-Dade is expected to
gain 35,000 jobs in 2014. Many of the formerly unemployed have moved or travel to Broward
County where the unemployment rate is well below the national average.

Economy

Between the peak and the trough, the Miami metropolitan area lost 5.0 percent of its employment.
See graphs below. Employment declined from the peak of 1,150,077 jobs in January, 2008 to a
low of 1,093,134 in December, 2009, a loss of 56,943 jobs. The corresponding unemployment rate
increased from 4.9% to 11.5%. See the graphs on the following page that show these trends. The
latest figures (January 2014) show that the local economy gained back almost 200,000 jobs. The
unemployment rate is not hovering around 7.5%. The amount of in migration has slowed
dramatically as migrants are having a more difficult time finding work. However in the
construction trade, skilled workers have been more difficult to find as many of the workers returned
back to their home countries during the recession and have not returned. The recent growth in
employment in Miami-Dade are largely due to traditional sources of employment—retail sales,
tourism and international trade. “For the six months ending in August, taxable retail sales in
Miami-Dade grew at an annualized rate of approximately 7.5%...” with strong sales in consumer
goods, autos, building supplies, business equipment and computers. With respect to tourism,
overnight visitors were up 6% in the six months ending in August compared with the same period
last year. “Total trade volume continued to grow at double-digit rates in June, up 16% from a year
earlier...” (Source: Miami-Dade County, Monthly Economic Indicators, January 2014 Release,
http://www.miamidade.gov/oedit/library/11 04 MElI.pdf. ) Construction employment has increased
nearly 6% with construction of new condominiums, apartment buildings and single family homes.

Miami-Miami Beach-Kendall Metropolitan Area
Bureau of Labor Statistics

Lewis Appraisals and Consulting, Inc
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Source: Bureau of Labor Statisics,
http://data.bls.gov/timeseries/LAUDV123312400000006?data_tool=XGtable

Population projections

Lewis Appraisals and Consulting, Inc
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Florida has been one of the fastest growing states in the U.S. The University of Florida reports that
“In the decades from 1970 to 2010, Florida saw annual population increases that averaged between
280,000 and 320,000. The projected annual growth is 252,000 for 2010 to 2020 and 255,000 for
2020 to 2030.” In other words, Florida is projected to grow at a rapid rate, but at a rate of about
16% less than in the past. (Source, University of Florida, Bureau of Economic and Business
Research.

Traditionally, Miami-Dade County has received a large share of the Florida’s increase in population
and we project this to continue. Notice in the table below that the population increased by 160,412
in the five years between 2005 and 2010. Roughly, one-half of the increase was due to natural
increase (births minus deaths) and one-half was due to net migration. This indicates that in
migration is still a big factor in the growth of Miami-Dade County—between 2010 and 2012
roughly 22,000 migrants arrived in Miami-Dade each year. The cumulative effect of this in
migration, largely from the Caribean, Mexico and Central America, is that approximately 51% of
the population is foreign born.

MIAMI-DADE COUNTY POPULATION: 2000 TO 2010

Five Year Change Total Net Migration Natural Increase
Population
2000 2,253,485
2005 69,205 2,403,472 149,987 80,782
2010 7,392 2,496,435 92,963 85,571
2012 28,151 2,591,035 94,578 66,334

(Source: Miami-Dade County Office of Economic Development and International Trade,”
Economic and Demographic Profile” http://www.miamidade.gov/oedit/economic_profile.asp )

Multifamily Residential Market

Apartment Market

According to the Marcus & Millichap 2nd Quarter Miami-Dade County Apartment Research
Report, the county apartment market is one of the strongest in the country with vacancy rates
dropping two percent below the national average. Job creation in the service sector including retail
and healthcare is attracting new resients and is generating new demand for rental housing across the
county. This has allowed landlords to increase rental rates as leases expire. At the present time
there are 68 new apartment projects being constructed in the three South Florida counties. In Miami
Dade County alone, 2,900 new apartments will come online this year and and work is proceding on
an additional 3,800 units that will be completed next year. In the next two years 6,200 units will be

completed most at market rates. Many of these new units are in the luxury category in downtown
locations. The vacancy rates are about 3.5% countywide. Rents have increased 4.2% in 2014 to an
average rental rate of $1,259 per month. Thus, rental apartments are in short supply. We are told
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by one bank that the hottest market for land at present is for multi-family land for rental apartments.

In the North Miami market, the vacancy rate is 3.3% up 0.8% and the average rent is $910 up 2.9%
since last year.

Condominium Market

According to an article in the Miami Herald's Business Monday dated August 25, 2014, New
Milestone: 35,000 Condo Units proposed, Peter Zalewski, the creator of Condo Vultures and
Cranespotters.com writes that in early August 2014, the number of proposed condominiums to be
built east of Interstate 95 in Miami-Dade, Broward and Palm Beach Counties surpassed 35,000
units. In comparison, developers created 49,000 condominium units east of Interstate 95 in the
region's seven largest cities before the market crashed in 2007. Miami-Dade is home to almost
79% of all condo units proposed for South Florida. Downtown Miami accounts for 18,300 while
the barrier islands of Miami-Dade accounts for 4,500 units. The study did not list any new units to
be developed in North Miami at the time of this report.

In Broward County developers have proposed 4,450 units with most of them 3,250 units in the
Hollywood and Hallandale market area. In Palm Beach County developers have proposed 3,050
units with 2,125 units in West Palm Beach. In all at the present time as of the date of this report,
254 towers are planned containing 5,059 floors and 35,615 total units. All of this proposed new
product is competing with many existing units purchased by investors that are currently being
rented. In fact there are still new units that were constructed during the first condo boom that have
never been sold. There is a shadow market of bank owned condos with current values less than the
mortgage amount that banks are continuing to hold until the market improves to a point where the
write off is not so great. Not all this new product will come to fruition for many reasons, not
enough buyer interest, asking prices too high, poor location, poor design, downturn in the local or
global economy, and currency fluctuations.

At the present time 10,100 mew units are currently under construction or recently completed in the
coastal areas of South Florida. This number of units is approximately 30% of the proposed 36,615
units east of Interstate 95 in South Florida since 2011. Developers are now constructing 70 new
towers with nearly 9,300 units and have completed 16 towers with a total of 800 units. In Miami-
Dade County alone 54 towers are being constructed with a total of 8,060 units. An additional seven
towers with 600 units have already been constructed.

Nearly 100 planned towers with about 13,450 units already have approvals in place and an
additional 71 proposed towers with more than 11,600 units are seeking approvals to build. It is
unclear whether all this proposed construction will come to fruition.

Based on a Miami Herald article in Business Monday dated September 8, 2014, Mr. Zalewski
indicated that there were 1,216 condo still unsold by developers from the first condo boom from
2003 or about 3% of the total new projects from as long as a decade ago. The greatest number of
unsold units were on South Beach, 525 of them or 9% of the total constructed during the past
decade.

In recent months, condominium resales have declined in the South Florida market and in Miami-

Dake alone the sales have dropped 9% to about 6,358 units this year and compared to last year at
this time. Miami-Dade has approximately nine months of condo resale supply on the market where

Lewis Appraisals and Consulting, Inc



50.6 Acre Vacant Planned Development District Zoned Site Page 31
Biscayne Landing, North Miami, Florida

a six month supply is considered a healthy market. More than a six months supply would indicate a
buyers market. Broward and Palm Beach resales are down about4% and 2% respectively. Broward
County has more than a six month supply and Palm Beach County has less than a six month supply.

The prime question is wheter there will be enough buyers to enter the South Florida market to
absorb all of the existing and proposed construction condominiums. Any future recessions or
global economic changes could be disasterous to the condominium industry.

One of the largest worldwide real estate brokerages has listed Miami in the top ten of luxury
residential markets. Miami's attractions include a stable political system and warm weather. Other
things like art, music, fashion, sports, all attract people to this area from around the world. Most of
the purchasers of this new condo product are from Europe and Latin America.

What is different about today's condo boom is that buyers are paying the developer as the project
meets certain goals and that nearly all the purchase price is paid prior to closing. Very few
developments are being financed by lenders as many of them were seriously hurt in the past when
buyers walked away from their units if the value was less than the contract purchase price.

Based on a series of construction loans for luxury waterfront projects, it is clear that lenders are
beginning to provide financing for new condominium projects in South Florida. Lenders have
provided over $3.3 billion dollars in financing in South Florida and $3 billion in Miami-Dade
County alone for 80 new condo towers containing 11,000 units. Lenders are giving financing only
to those projects that have a large number of presales.

There is some spectulation that the FEC train tracks will a some point in time add the All Aboard
Florida train service and a version of Tri Rail service so that there will a commuter train along the
east side of the three counties between US 1 and Interstate 95. This may spur new developmentof
condominiums along this corridor of which Biscayne Landing development would benefit.

The subject property development of 4,200 units would be constructed in phases over possibly a
fifteen year time span and the number units constructed would determined by market conditions
and customer demand. In preliminary talks with the developer, the estimated sales prices for the
units would be around $500,000. However, asking prices for the units would be flexible based on
competition, market conditions and demand.

Commercial Properties

All the market segments have improved since the recession. The office market suffered the greatest
increase in vacancy from 8% in 2007 to 14.8% at the end of the 3rd Quarter 2014 down from a peak
of 18.4% at the end of the recession. The vacancy rates for the industrial and retail markets also
increased in 2007 through 2009, but they declined 2014 to the levels of 5.9% for industrial and
4.2% for retail.

Vacancy Rates, Miami-Dade County

Office 14.8%
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Industrial 5.9%
Retail 4.2%

Source: Marcus & Millichap, Office, Industrial and Retail Miami-Dade County Research Reports,
2nd to 3rd Quarters 2014.

NEIGHBORHOOD DESCRIPTION
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According to The Dictionary of Real Estate Appraisal, 5" Edition, Appraisal Institute 2010, a
neighborhood is defined as: "A group of complimentary land uses; a congruous grouping of
inhabitants, building, or business enterprise".

A neighborhood is best defined as a homogeneous grouping of individuals, building, or business
enterprises within, or as part of a larger community. Such groupings may be devoted to residential
use, trade and service activities, or cultural and civic activities. Sometimes neighborhood
boundaries may be clearly defined, as for instance, where there is a sharp change in type of land
use or in the character of inhabitants of buildings. Sometimes a natural barrier such as a hill or a
man made barrier such as a wide traffic artery will provide a boundary. The boundaries of a given
property's neighborhood encompass not only the improvements adjacent to it but also the
background which determines the use and value of the immediate section.

We have inspected the areas surrounding the subject property, examined the land uses, locational
attributes and identified external factors that may impact market value to determine appropriate
delineation of a market area.

The subject property is located in Northeast Miami-Dade County within the city limits of North
Miami.

The North Miami market area in which the subject property is located is delineated by the following
boundaries:

North: Northeast 151 Street
South: Northeast 120" Street
East: Biscayne Bay

West: Biscayne Boulevard

Residential neighborhoods in North Miami consist of a wide variety of housing types, single family
homes to low income multi-family housing. During the real estate boom years many of the
apartment developments were converted to condominiums.

Distance and directions from the neighborhood to major employment centers and transportation
facilities is summarized as follows:

Fort Lauderdale Business District 15 Miles North

Port Everglades 15 Miles Northeast
Fort Lauderdale Hollywood Airport 15 Miles Northwest
City of Miami Business District 10 Miles Southeast
Port of Miami 10 Miles Southeast
Miami International Airport 10 Miles South

West Palm Beach Business District 50 Miles Northeast

The major roads in North Miami are Biscayne Boulevard, West Dixie Highway, Northeast 6"
Avenue, and NE 16" Avenue, Northeast 151 Street, Northeast 135" and Northeast 125" Street.
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A Sampling of North Miami Demographics from Sperling’s Best Places to Live

North Miami with a size of 8.46 square miles had a population of 59,362 persons as of July 2014 an
increase of 1% since the year 2010 US Census. There were 17,935 households with an average
household size of 3.23 persons. The median age was 34.2 years. Thirty six percent of the
population is married while 59% is single and of the married 29% are married with children. Thirty
five percent of the population were white, 57% black, 1.82% Asian and 5.3% other. Nearly 29% of
the population in North Miami were of Hispanic ethnicity and nearly 71% non Hispanic. The
average household income was $37,353, the per capita income was $17,401. Twenty six percent of
the working population were involved in sales and office employment, 25% in service, 14% in
professional occupations, 9% in management, business and financial employment. About 14% had
jobs in production, transportation and materials handling and another 8% were in construction type
employment. The median home cost as of July 2014 was $127,900 up 16.5% since last year. The
average home age was 50 years. The average commute time to work was 31 minutes. The cost of
living in North Miami was about 3% lower than the national average mostly due to low housing
costs which were 25% lower than the national average. Food costs were 7.6% higher, and utilities
were 1% higher than the national average.

The subject site is close to three major big box stores: Pet Smart, Costco and Target. It is also near
Publix Supermarkets, and the United State Post Office. The area has two luxury automotive
dealers, Lexus and Prestige Auto Sales.

The Buena Vista campus of Florida International University is located just east of the subject site.
The sewage facility is to the north of the subject site. Therefore, during times when the wind blows

from the north, primarily during the winter season, there may be an odor from the facility.
However, Mr. Swerdlow indicated that he is working with the County to resolve this issue.

ZONING
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The subject property is zoned PDD, Planned Development District by the City of North Miami.
The purpose of the PD, Planned Development District is to provide a means of:

1) providing greater innovation and creativity in the development of land,

2) ensuring that the location of mixed use development outside of the Neighborhood
Redevelopment Overlay District is appropriate and compatible with adjacent land uses in
accordance with the goals, policies and objectives of the Comprehensive Plan; and

3) to promote a more desirable community environment through approval as a rezoning and the
issuance of a conditional use permit.

4) a Planned Development District shall not be approved in a R-1 or R-2 District.

List of permitted uses: active and passive parks and open space, community facilities, hotels, indoor
recreation, nightclubs, offices, public uses, residential, restaurants, retail sales and service, and
mixed uses which can be any combination of two or more uses.

Minimum Developmental Requirements:

Minimum lot area: Two acres
Average width and depth: Not less than 100 feet
Maximum height: Mixed use low: 55 feet

Mixed use medium: 75 feet

Mixed use high: 110 feet

25 stories maximum

Other uses: refer to comprehensive plan land use
category

Density: Mixed use low: 25 dwelling units per acre
Mixed use medium: 40 dwelling units per acre
Mixed use high: 45 dwelling units per acre
Hotels: not exceeding double the number of permitted
dwelling units with at least 10% of the floor area to be
office, retail or residential.
Other uses: density consistent with comprehensive plan
land use category.
See zoning code for bonus density requirements
An additional 15 dwelling units per acre is possible
provided certain mandatory and optional criteria are met.

Open Space: Not less than 20% of the parcel proposed for
development. Minimum acres require for active and
passive space is 37 acres. The minimum acres devoted to
active recreation programing and facilities is 15 acres.

For a complete information on the City of North Miami zoning code consult City of North Miami
internet web site.
REAL ESTATE ASSESSMENT AND TAXES
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The following grid provides the Miami-Dade County Property Assessor’s assessment for the entire
Biscayne Landings parcel with the folio number: 06-2221-034-0010. The 50.6 acre subject
property that is being valued has not been subdivided and assessed.

Tax Year 2014
Land Assessment $28,998,891
Building Assessment $544,268
XF Value $65,916
Total Assessment $29,609,075
Real Estate Taxes $721,730

The real estate taxes currently due amount to $721,730 if paid by July 31, 2014.

The subject 8,008,506 square feet of land is being assessed at $3.62 per square foot. The subject
8,031 square feet of improvements are being assessed at $67.77 per square foot.

As a subdivided property the subject property would begin to have its own folio number and land

assessment. When the site is finally developed with condominiums, each unit will have its own
folio number, assessment and real estate taxes.

SITE ANALYSIS
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The appraisers were not provided with a survey for this property appraisal. The data below is
derived from information provided by the City of North Miami Biscayne Landing web site.

Site Area:
Shape:

Site Access:

Frontage:
Topography:
Drainage:

Flood Zone:

Site Improvements:
Easements or Encroachments:

Utilities and Public Service:

Soil/Subsoil:

Soil Conditions: (Environmental)

+50.6 acres or 2,204,136 square feet

Irregular

Access is from NE 151* Street and Royal Oaks Lane to
the north, Biscayne Boulevard and NE 143™ Street at the
center of the site.

NE 151 Street

Very irregular, from below to above road grade.

Site drainage appears to be adequate.

Zone “AE” ” FEMA Map #120656-12086C143L Date
September 11, 2009

None

Typical utility easements, no encroachments

Electric: Florida Power and Light Company
Water: City of North Miami
Sewer: Miami-Dade Water and Sewer Authority

Telephone:  Various sources

Approximately 94 acres of the entire Biscayne Landing
site has been deep dynamically compacted. See map
below.

The Biscayne Landing site was a former Class 1 landfill
that received municipal solid waste between the 1940's
to the 1980's. The site was formerly on the EPA National
Priority List (NPL/Superfund) The site was removed
from this list in 1999 when the EPA determined that the
contamination was no threat to human health. Ammonia
was identified as a contaminant of the site. However the
developer is implementing a plan to clean up the site.

The site has 83 groundwater monitoring wells and 26
surface water monitoring wells as well as 26 surface
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water monitoring locations. These wells are tested on a
twice a year basis. There are currently about 100 gas
monitoring locations which are to be monitored on a
quarterly basis. $24,414,622 remains for closure and
groundwater remediation. $9,961,359 remains for non
groundwater related landfill closure activities.

Road Improvements: Biscayne Boulevard is an asphalt paved, bidirectional, six
lane divided roadway with concrete sidewalks, concrete
curbs, and street lights. NE 151* Street is an asphalt
paved, bidirectional, two lane undivided roadway.

Functional Adequacy: The site is suitable for residential or commercial use.
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Note: The seven maps below were extracted from the City of North Miami website, which
contained the Biscayne Landing Request For Proposal to potential developers.
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Source: Development Plan: BIBA Biscayne Landing March 2014

Source: Le Frak Organization 9/30/2014

HIGHEST AND BEST USE
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The site is valued for its Highest and Best Use, which may be defined as follows:

"That reasonable and probable use that will support the highest
present value as defined as of the effective date of appraisal.”

In analyzing the Highest and Best Use, the appraiser addresses the following four questions:

A. Legally Permissible Use. What uses are legally permitted on the subject site with
respect to zoning ordinances and deed restrictions?

B.  Physically Possible. What uses of those legally allowed are physically possible on the
subject site?

C. Feasible Use. Of those uses determined to be physically possible and legally
permissible, which ones will produce a positive return?

D. Highest Net Return. Of those that are feasible, legally permissible, and physically
possible, which will produce the highest net return?

Legally Permissible Use: The site is zoned Planned Development District (PD) which is
summarized in the Zoning section above. In addition, the site is included in the Miami-Dade
County State-Designated Enterprise Zone and is eligible for certain state and local financial
incentives. The site is also located with the boundaries of the City of North Maimi’s Regional
Activity Center and the North Miami Community Redevelopment Area (CRA).

The zoning allows for a wide variety of uses listed in the Zoning section above. Some of the
relevant uses permitted for the site are residential, retail sales and services, offices, hotels,
restaurants and mixed uses.

Because of the vagaries of the market, the mix of residential and commercial development planned
for Biscayne Landing has changed over the years. However, the most recent plans call for 50.6
acres of high condominium development.

Physically Possible:

The area of the site is 50.6 acres which has been designated for high density condominium
development.  After the environmental clean up, the site would be suitable for residential
development

Financially Feasible and Maximally Productive :
Given the demand for condominiums and apartments in Miami, residential development is
considered to be one of the highest and best uses of the subject site.
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VALUATION ANALYSIS

There are three primary approaches to value which should be considered. They are: (1) the Cost
Approach, (2) the Sales Comparison Approach, and (3) the Income Capitalization Approach.

Ordinarily, one would prepare a discounted cash flow analysis for appraisal of large tract of land
like the subject. However, at the request of the City, we only used the Sales Comparison Approach
in this appraisal.

As a part of this appraisal a number of independent investigations and analysis have been made.
The subject property was inspected. Public records were reviewed to determine date of
construction and various building details.

In the course of the sales investigation, proprietary information is often withheld from the
appraisers. Such information, which is not a matter of public record, is also not available to the
general market and for that reason, the market is imperfect.

All data provided is verified to the best of our ability. However, no legal or technical expertise are
assumed and if leases or agreements and other factual data under review appear on the surface to
be reasonable, the information is accepted as accurate.

The extent of this verification is to confirm that the documents exist and to review them. It is
assumed that they are legal and valid and the ability to audit, make legal interpretations, or to detect
fraud is not assumed.

The existence of any environmental hazard such as the presence of hazardous wastes, toxic
substances, radon gas, asbestos containing materials, urea-formaldehyde insulation, etc. which
may or may not be present in or on the subject property or any site within the vicinity of the
property was not observed and no knowledge of any such environmental hazard is not assumed.
The appraiser, however, is not qualified to detect such substances. 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.

Also, no independent investigation of concurrence matters regarding the subject or any comparable
sale was made. No responsibility is assumed for any such conditions, or for any expertise or
engineering knowledge required to discover them.

The user of the report should therefore consult an attorney, contractor, accountant, engineer or other
experts as necessary to verify technical data which could impact on the value of the property.

Only the Sales Comparison Approach was prepared for this appraisal. Sales Comparison Approach
involves an investigation and inspection of recent sales in the area as nearly similar as possible to
the subject. The sale properties (comparable sales) are then compared with the subject, and
adjustments made for dissimilar characteristics. We searched for vacant commercial and
residential land sales and listings in the state of Florida with emphasis on South Florida going back
two years.
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SALES COMPARISON APPROACH TO VALUE

According to The Appraisal of Real Estate, Thirteenth edition, published by the Appraisal Institute,
the Sales Comparison Approach compares the subject property to recent sales on similar properties.
The underlying assumption is that the price of the subject property will be directly related to the
price of competitive properties. The Sales Comparison Approach is based on the principal of
substitution; noting that the value of a property is related to the price of substitute properties that
offer similar utility.

The Sales Comparison Approach compares sales of residential land sales similar to the subject.
Adjustments are made to the sold properties for their differences from the subject, in order to
estimate the value of the subject property.
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LAND SALE NO. 1
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Name:
Address:

Sale Price:
Sale Date:
Grantor:
Grantee:

OR Book/Page
No. of acres:
Price per acre:
Price per residential unit:
Parcel 1.D. No.

Access to major street:

General location:
Zoning:

Type of development planned:

Main Sources:

Verified:

Comments:

LAND SALE NO. 1

Unnamed

5604 Biscayne Boulevard, Miami, Florida

$15,000,000

June 2014

Kubic LLC

57BB Investments LLC

29212/1945

2.3 acres

$6,521,739 per acre

$50,000 per unit based on 300 units

01-3218-038-0320, 0330, 0340, 0350, 0380, 0370, 0390,
0400 and 0410

Access to Biscayne Boulevard and NE4th Court and NE 58
Street

Midtown Miami, Morningside neighborhood

T6-80

Mixed use project, 12 stories, with 300 condominiums, retail
and office space.

MDCPA, deed, South Florida Business Journal, CondoBlack
book, The Real Deal, Realquest

Carlos Cuevas, manager of 57BB Investments and the Green
Dragon Group, 305-328-9533 and 1-800-233-3450
The company requested that the appraiser send an email
request for information and confirmation of the sale but they
did not respond.

A separate Agreement to support development was filed with
the county. The seller still owns the pizza restaurant located
to the south of this site and agreed not to oppose the
construction of the proposed development. Prior to the real
estate crash the Morningside neighborhood attempted to kill
the development but it was subsequently approved for 300
residential units, retail and office space. The proposed
density is 130 units per acre. The appraiser tried to
determine from the buyer if the plans had changed fromthose
above but was unsuccessful.
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LAND SALE NO. 2
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Name:

Address:

Sale Price:

Sale Date:

Grantor:

Grantee:

OR Book/Page

No. of acres:

Price per acre:

Price per residential unit:
Parcel 1.D. No.
Topography:

Access to major street:
General location:
Zoning:

Type of development planned:

Main Sources:
Verified:

Comments:

LAND SALE NO. 2

Curently unnamed, formerly Antigua

15780 W. Dixie Highway, North Miami Beach, Florida
$17,000,000

June 2014

Antigua at NMB Development LLC

Moore 77 LLC

29232/4557

17.7 acres

$960,451

$24,045

07-2216-041-0010, 0020, and 0030

Level to road grade

West Dixie Highway

North Miami Beach

CF, PUD

Prior to the sale 707 residential units and 385,440 square feet
of commercial space were planned.

South Florida Journal, MDCPA, Loopnet, Realquest, Deed
Paul Feldman, Esq. 305-931-0433

The attorney verified the sales price but could not say what
the developer planned to do with the site.

The principals of the project both sellers and buyers were
from out of town and could not be reached.

It is not known what the current plans are as Zyscovitch
Architects are planning the new development and they would
not divulge any information. Carlos Rivero, NMB Planning
Department chief was given a very brief view of what was
being planned but it was very preliminary. The site was
previously contaminated but has been cleaned up thoroughly.
A 4.136 acre lake is on the site. With just 707 residential
units the density is 40 units per acre. With the inclusion of
the commercial space, the residential density would be
higher. We did not know how much land was going to be
allocated to each type of use. The city of North Miami
Beach is having a redevelopment meeting on September 18,
2014 to discuss the upzoning of multifamily properties and
developers are waiting to see what the new developmental
regulations will be. Zyscovich Architects wil be designing
the project but they said it was too early to know what was
to be planned.
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LAND SALE NO. 3
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Name:
Address:
Sale Price:
Sale Date:
Grantor:

Grantee:

No. of acres:

Price per acre:

Price per residential unit:
Parcel 1.D. No.
Topography:

Access to major street:
General location:
Zoning:

Type of development planned:

Main Sources:
Verified:

Comments:

LAND SALE NO. 3

Portico apartment complex

1941-2021 NW 136 Avenue, Sunrise, Florida

$15,425,000

May 2014

Sawgrass 17 Acres Partnership (affilliate of Joseph Kavana's
K Group Holdings, the developer of Metropica)

Apartments at Sunrise LLC % Richman Group of Florida
Inc.

6.9 acres

$2,235,507 per acre

$36,990

49-40-26-09-0040

Level to road grade

NW 136 Avenue and NW 21 Street

Close to Sawgrass Mills regional shopping mall in Sunrise
B-3

417 apartment units to open in August 2015

South Florida Business Journal, BCPA, deed, Realquest
Troy Ballard, listing agent ARA 561-988-8800

Avery Klann, agent 561-988-8800 x114

Marc DeBaptiste, agent 561-988-8800 x104

Messages were left for each of the above agents without but
could not get a call back.

Daniel P. Faust Esg. 305-982-5564 Akerman LLP

The attorney verified the sales price and indicated that it was
an arm's length transaction and at the market rate.

The site is located on the water. The density is 60 units per
acre. The site was cleared and level at the time of purchase.
Richman Group is a well known apartment builder.
Suntrust Bank provided a $7.7 million dollar mortgage.
This was part of the Metropica development, a large 63 acre
project on the east side of NW 136 Avenue that will contain
1,250 residential units and 485,000 square feet of
commercial space and 150,000 square feet of office space.
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LAND SALE NO. 4
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Name:
Addresses:

Sale Price:
Sale Date:
Grantor:

Grantee:
OR Book/Page

No. of acres:

Price per acre:

Price per Unit:

Parcel I.D. Nos.
Topography:

Access to major street:
General location:
Zoning:

Type of development planned:

Main Sources:
Verified:

Comments:

LAND SALE NO. 4

Midtown 29

116 NE 29 Street, 170 NE 29 Street, 180 NE 29 Street, 2816
NE 2 Avenue, 2830 NE 2 Avenue, 2900 NE 2 Avenue, 161
NE 28 Street, 155 NE 28 Street, 149 NE 28 Street, 143 NE
28 Street, 125 NE 28 Street, 121 NE 28 Street and 115 NE
28 Street, Miami, Florida

$7,350,000 in four combined deals

September and October 2013, July 2014

MTGB Corporation, Joaquin Mariano Gonzalez, Shops on
the Avenue LLC, Twenty Eight Hundred LLC, and Ruben
Matz (five different sellers)

Fifteen, Adler EHOF Midtown LLC

28838/0849, 28838/0861, 28868/39, 29233/1160,

28868/3027

2.142 acres or 93,728 square feet

$3,431,372

$24,500

See deeds

Level to road grade

NE 2nd Avenue and NE 29 Street

Northeast Miami

T6-12 0

300 apartment units

South Florida Business Journal, MDCPA, deed, Realquest
Adler Development, David Adler, Jon Raiffe, 305-392-4100
Mr. Raiffe confirmed the individual five sales prices and he
felt that they paid the prevailing market prices for the
properties. He was not able to say when development would
start on the project. The properties were not on the market
and the buyer approached each individual owner one at a
time.

The purchase was an assemblage of an entire block of vacant
lots as well as some older buildings. Three hundred
apartment units are to constructed, with one, two and three
bedrooms. The three developers are Adler Development,
Encore Housing Opportunity Fund, and Fifteen Group.

The density is 140 units per acre.
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LAND SALE NO. 5
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Name:

Address:

Sale Price:

Sale Date:
Grantor:
Grantee:

OR Book/Page
No. of acres:
Price per acre:
Price per unit:
Parcel 1.D. No.
Topography:
Access to major street:
General location:
Zoning:

Type of development planned:

Main Sources:

Verified:

Comments:

LAND SALE NO. 5

Elan 1640

1640 E. Sunrise Boulevard, Fort Lauderdale, Florida
$9,840,000

July 2013

Paseo Del Mar | LP

GS Sunrise Subsidiary LLC

49951/891

4.178 acres

$2,355,193

$37,701

49-42-34-05-8060

Level to road grade

E. Sunrise Boulevard

East Fort Lauderdale

B-1

261 unit rental apartment development, and 9,900 SF of first
floor retail

South Florida Business Journal, The Real Deal, BCPA,
Realquest, deed

Mike Carpenter, listing agent 954-627-9182

The seller sat with the property throughout the recession and
sold the property for slightly less than when it was

purchased.

The property contained a former car dealership that was
demolished in 2008. The land remained vacant unit 2013.
The property consists of 261 luxury apartment units in seven
story buildings with unit sizes from 686 to 1,599 square
feet. The property has a 6,000 SF fitness center, a pool,
spa, dog park and rooftop terrace. The purchase was an
assemblage of 15 small lots and now is one folio number.
Traffic count is nearly 65,000 cars per day.
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LAND SALE NO. 6
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Name:

Address:

Sale Price:

Sale Date:

Grantor:

Grantee:

OR Book/Page:

No. of acres:

Price per acre:

Price per residential unit:
Parcel 1.D. No.
Topography:

Access to major street:

General location:

Type of development planned:

Main Sources:

Verified:

Comments:

LAND SALE NO. 6

Mixed Use, West Palm Beach

715 Hank Aaron Drive, West Palm Beach, Florida
$6,762,000

April 2011

BF-Accona, LLC

Aaron Drive Holdings, LLC

24461/1053

21.49 acres

$314,658 per acre

$9,988 per residential unit not considering retail space
74-43-43-17-25-002-0000

Flat, needs some fill. Scattered trees.

550 feet from Palm Beach Lakes Blvd. Located behind
Home Depot and out parcels.

About % mile east of 1-95 and Palm Beach Lakes Blvd.
About ¥ mile east of Palm Beach Mall. Fronts a canal.
Mixed use residential and retail. The listing stated: “Site
plan approved for 677 units and 20,900 sq. ft. of Retail
Space. Approved Mixed us project includes five free
standing buildings. Phase I of project which includes 234
units is shovel ready, complete set of architectural and
engineering drawings complete and available.” The broker
stated that the buyers are looking at a lower density of about
18 units per acre.

Loopnet Listing ID 16834049, Palm Beach Property
Appraiser

Reese Stigliano, Berger Commercial Realty, 854-652-2035.
The property was from Bank First in Minnesota which had
been taken over by the FDIC. The property had been on the
market for over a year. He received offers in the same offers
in the same price range.

This was a bank owned REQO. The listing price was
$10,000,000. The last purchase was for $34,850,000 in 4/06
($1,621,684 per acre) The location is similar to the subject

in that it is in a developed urban area off a major street
behind existing retail stores.
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LISTINGNO. 7
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Name:
Address:

Listing Price:
Sale Date:
Grantor:
Grantee:

OR Book/Page
No. of acres:

Asking Price per acre:
Asking Price per unit:

Parcel I.D. No.
Topography:

Access to major street:

General location:
Zoning:

Type of development planned:

Main Sources:

Verified:
Comments:

LISTING NO. 7

Riverwalk

16375 and 16395 Biscayne Boulevard, North Miami Beach,
Florida

$16,800,000

N/A

Biscayne Cove LLC

N/A

N/A

4.16 acres

$4,038,461

$56,949

07-2216-042-0010 and 0020

Level to road grade

Biscayne Boulevard and NE 163rd Street

North Miami Beach

B-2

295 unit, two 12 story tower condominium development
with a ground floor restaurant space.

Loopnet, MDCPA, City of North Miami Beach Planning
Department, The Real Deal

Allan Cohen, listing agent, 305-215-3668

The city of North Miami Beach is having a redevelopment
meeting on September 18, 2014 to discuss the upzoning of
multifamilyproperties and developers are waiting to see

what the new developmental regulations will be. At the
present time there are two individual restaurants on the two
sites. The two sites can not be combined as the entry road
between the two properties is the access road to the 4.411
acre site to east that is currently under contract for sale.
That site has been approved for 330 condominium units.
The buyer and seller would not reveal the contract price.
The two buildings on the site now would be demolished.

The owner of this site was trying to have the property
rezoned from B-2 to PUD. The development was approved
by the city last year but owner of the ABC Liquors next door
objected fearing the development would obscure his store.
New plans were developed and were to be studied by the
Planning and Zoning Board. The liquor store dropped its
objections.
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Adjustment for Conditions of Sale Condition of sale adjustments include those transactions that are
not arm's length, were under some form of duress, such as a short sale or foreclosure. Sale 6 was a
foreclosure and appears to have sold at a price well below market value. We adjusted this sale
upward 10%. Listing 7 was adjusted downward because as a general rule most properties for sale
do not sell for the listed price. Being that there is considerable interest by investors for vacant land
available for condominium construction we made a small downward adjustment of 10%. Many
deals are made without even being exposed to the market ie pocket listings so when there is a
posted listing it creates a lot of interest. We were aware of a pending sale of a vacant 4.411 acre
condominium development site that adjoins this listing but we were not able to obtain the contract
price for that property. It has been approved for a two tower 330 unit condominium development
called the Harbours.

Adjustment for Time/Market Conditions Market conditions adjustments relate to changes in the
market due to inflation or changes in market demand for a particular real estate product. Sale 6
took place in April 2011 nearly 3.5 years ago. The demand for vacant multi-family land has
increased dramatically during the past three years due to the need for additional multi-family
housing so we adjusted that sale upward 20%.

Adjustment for Location. The subject property is located in North Miami in northeast Miami-Dade
County. The area is for the most part completely built out and the only way for new development
to take place is for older properties to be demolished. Based on Cranespotters.com, there are no
new condominium developments proposed, planned or under construction in North Miami at the
present time. The two hot spots for new condo development are downtown Miami and the
Hollywood/Hallandale market areas. Furthermore the development of condos is taking place in
close proximity to the Atlantic Ocean, Intracoastal Waterway, Miami River or in highly dense
urban areas. We made a downward adjustment for location to all the sales except for Sale 2 which
has a similar location to the subject.

Adjustment for Size: The subject property is approximately 50 acres in size. Smaller sales tend to
sell for higher prices per unit and per acre than much larger sites. All of the sales were smaller than
the subject and were adjusted downward relative to their size.

Adjustment for Access/Visibility: The main entrance of the subject is set back from Biscayne
Boulevard. If a sale was directly on a major street, it was considered to be superior and adjusted
downwards by 10%. Sales 1, 5, and Listing 7 were all located on major heavy traffic roadways and
have better access and visibility than the subject property.

Adjustment for Environmental Conditions. The subject site has ground water issues related to its
former history as a land fill. Despite the fund for the treatment of this issue, there will always
remain a question as to whether the fund is sufficient. Furthermore, although the developer is
working on it, the odor problem from the Miami Dade Sewage Treatment occurs during at least two
winter months has yet to be resolved. Sales 1, 3, 4, 5, and 6 and Listing 7 were adjusted downward
10% for not having any environmental issues to our knowledge. Sale 2 formerly was the site of a
large natural gas storage and delivery company. The site was contaminated but was cleaned up
prior to the sale. This sale was considered similar to the subject with respect to a contamination
issue and was not adjusted.
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Adjustment for Density of Development. According to the table of the March 2014 Development
Plan on page 45 the overall density of the 72.79 acres of multi family residential would be 60.3
units per acre (4,390 units /72.79 acres). We have assumed the same density for the subject. This
project density of 60.3 units per acre is in the middle of the range of the comparable sales which
was from 25 to 140 units per acre. As for development potential, the higher the density, the greater
the number of units the developer can construct on the site. ~ Comparable sales with project
densities that were much lower than the subject were adjusted upward and conversely projects with
much higher densities were adjusted downward. The three sales with similar densities to the subject
were not adjusted.

Adjustment for Commercial Development The subject property condominium buildings most likely
will be strictly residential as a large portion of the remainder of the site will be retail uses. Some of
the comparable sales contained a commercial component from as small as a restaurant to a large
scale commercial development. Sales 2, 5, 6 and Listing 7 have a portion of their proposed
property improvements being improved with either a small amount or large scale commercial use.
We made a downward adjustment proportionate to the amount of proposed commercial to be
constructed.

Discussion of Residential Land Sales

Sale No. 1 is an irregular shaped 2.3 acre parcel located on the west side of Biscayne Boulevard at
NE 56th Street. The sale for $15,000,000 took place in June 2014. Prior to the sale the site had
been approved for 300 residential units and office and retail on the first floor. Neighborhood
opposition prior to the recession ultimately killed the development. The appraiser contacted the
buyer by email requesting current information about the project but never received any response.
Downward adjustments were made for its superior location near Morningside in the upper east side
of Miami, smaller size, good visibility along Biscayne Boulevard, lack of any environmental issues,
and higher unit density per acre.

Sale No. 2 is a triangular shaped 17.7 acre parcel located the west side of West Dixie Highway at
158th Street in North Miami Beach. The property was formerly the site for a natural gas storage
and delivery company and had environmental issues that have since been remitiated. Prior to the
sale the development was called "Antiqua" and was to contain 707 multi-family residential units
and 385,000 square feet of commercial space. Although the sales price was confirmed, no one
including the architects, City of North Miami Beach Planning Department or attorney could say
what the new project might be. As noted above the City of North Miami Beach is going to upzone
many properties and property owners are waiting to see what happens before making any definitive
building plans. The property sold in June 2014 for $17,000,000, or $24,045 per unit. Downward
adjustment was made for its smaller size, and larger commercial development. Upward adjustment
was made for the lower density of units per acre.

Sale No. 3 is an irregular shaped 6.9 acre parcel located on a lake on the west side of NW 136th
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Avenue and 19th Street in Sunrise. On the site being developed by the Richman Group will be a
417 unit apartment complex called Portico. The developer of Metropica, a large mixed use
property across the street sold this parcel for $15,425,000 in May 2014 or $36,990 per unit.
Downward adjustments were made for its superior location, smaller size, and lack of environmental
issues.

Sale No. 4 is a multi-parcel assemblage of both improved and vacant parcels that encompasses the
entire block between NE 28th and 29th Streets and west of NE 2nd Avenue to the railway tracks.
The 2.142 acre site sold for a combined price of $7,350,000 in September 2013, October 2013 and
July 2014. The consortium of three developers want to construct 300 apartment units on the site
after demolishing the present improvements. Based on 300 apartment units they paid $24,500 per
unit. This is the most dense project of the comparable sales at 140 units per acre. The project is
located in Midtown Miami and will be called Midtown 29. Downward adjustment was made for its
superior location, smaller sized parcel, superior visibility, and lack of environmental issues.

Sale No. 5 is a site of a nearly finished 261 unit apartment complex on the south side of East
Sunrise Boulevard and 16th Avenue in Fort Lauderdale. The 4.178 acre site sold in July 2013 for
$9,840,000 or $37,701 per unit. The property once a used automobile lot was cleared in 2008 and
sat vacant through the recession until the recent sale. Fifteen small lots were assembled into large
parcel as seen today. Not only will there be 261 luxury apartments but there will also be 9,900
square feet of first floor retail space. Downward adjustment was made for its superior location,
small site size, superior visibility, lack of environmental issues, and commercial development.

Sale No. 6 was a bank sale of 21.49 acres in West Palm Beach for $6,762,000 in April, 2011. This
is equivalent to about $315,000 per acre and $10,000 per unit. The previous sale was much higher
at approx. $35 million in 2006, or $51,477 per uni. Given the low price per unit, this sale was
probably below market. Previously the developer was approved to construct 677 units on the site,
but this approved number of units has been reduced to 548. Upward adjustment was made for
conditions of sale, time, and low unit density. Downward adjustments were made for its superior
location, smaller size, lack of environmental issues, and no commercial development.

Listing No. 7 is a listing of two currently improved restaurant sites at 16375 and 16395 Biscayne
Boulevard in North Miami Beach. The combined parcels contains 4.16 acres but can not be
combined as there is an access roadway between the two sites that leads to a 4.411 acre proposed
condominium site to the east. A developer has been approved for the construction of two towers
containg 295 units and a restaurant on the first floor of one of the towers. The site is listed for sale
at $16,800,000 or $56,949 per unit. The parcel to the east of this listed property is under contract
for sale at a yet undisclosed price. Downward adjustments were made for the properties smaller
size, superior visibility, and inclusion of commercial development. An additional deduction is
made for subsequent contract negotiations between the buyer and seller.

Estimate of Land Value
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While we estimated the price per acre for the sales, the wide dispersal of prices per acre was too
great to provide a useful indication of value. Therefore we relied on the price per unit.

Before adjustments the prices per unit ranged between $9,988 and $50,000 per unit, while after
adjustment the range narrowed to $11,000 to $21,600 per unit, rounded. Greatest emphasis was
placed upon Sales 1, 2, 4, and 7 since they were located on or near Biscayne Boulevard in Miami-
Dade County. The range of the adjusted prices per unit of these sales was $12,300 to $21,600 per
unit with an average of $18,244 per unit. Sale 4 appeared to be an outlier at $12,300 per unit. The
remaining three sales (1, 2 and 7) ranged between $17,100 and $21,600 per unit, rounded.
Therefore, we estimated the value of the subject property at $19,500 per unt. The total units
estimated for the subject land was the density of 60.3 units per acre (estimated from the March
2014 Development Plan on page 45 discussed earlier) multiplied by the subject's 50.6 acres, or 60.3
x 50.6 acres = 3,051 units. Therefore, the estimated value of the subject land as of the appraisal
date was $19,500 per unit x 3,051 units equals $59,500,000 rounded.

ESTIMATED CURRENT MARKET VALUE OF SUBJECT 50.6 ACRES

$59,500,000

ESTIMATED VALUE OF THE LEASED FEE INTEREST
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The leased fee interest is held by the land owner (City of North Miami) in a lease called “Lease
Between The City of North Miami, as Landlord, and Oleta Partners LLC as Tenant for Premises
Located in the City of North Miami, in Miami-Dade County, Florida known as ‘Biscayne
Landing’™ signed on May 29, 2012. A summary of the sections of the lease that are relevant to this

appraisal follows:

Term of the lease:

Type of lease:

Lease Payments:

Rent Increases:

Renewal Rent:

1

99 years with an option to renew for an additional 99
years under the same conditions as the first 99 years
with an adjustment in the fixed rent.

Net lease in which the tenant pays all the expenses.

1. Initial Payment at the commencement of the lease
of $17.5 million and payment of all outstanding real
estate taxes.

2. Fixed Rent of $1.5 million per year at the
commencement of the lease and no Fixed Rent is
payable for the second through the fifth lease years
unless final certificates of occupancy have been
issued for at least 500,000 square feet of
improvements in which case the Fixed Rent is
lowered to $200,000 per year through the end of the
fifth year. Thereafter, the full Fixed Rent shall be
due.

The Fixed Rent shall increase by $150,000 on the
first day of the 11™ year and each ten years thereafter
(years 21, 31,41, 51, 61, 71, 81, 91).

The Renewal Rent for the second 99 year lease shall
be determined in the 70" year of the lease according
to a formula which finds a kind of average of the CPI
increases in the previous 20 year period

explained in the footnote*

Quoting the lease “ (1) A compound annual growth rate (“CAGR?”) shall be determined by (i)
dividing the CPI Level for the 69" Lease Year by the CPI Level for the 49" Lease Year and (ii)
raising the resulting quotient to the power of one twentieth (1/20). (2) Initial Renewal Rent Shall
equal the product of (I) CAGR raised to the power of ninety-nine (99) and $1,500,000. The Fixed
Rent shall equal the Initial Renewal Rent during the 100" Lease Year, and shall increase by fifteen
percent (15%) of the then Fixed Rent for any renewal terms on each tenth (10™) anniversary of the
commencement date of such renewal term.” (P.27)
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The Renewal Rent shall be paid in the 100" year and
shall increase by 15% on each of the tenth
anniversaries of the renewal date.

Participation Rent: The tenant pays between 1.75% and 2.25% of the
rents or revenues from retail, office, residential
rentals, hotels and other activities. In addition, the
tenant pays 3.25% of the gross revenue of the sales of
condominiums less any release prices on loans. The
tenant has agreed to continue to pay these
participation rents on the condominiums. Therefore,
they are not included in the analysis of this appraisal.

The purpose of this appraisal is to estimate the Leased Fee Interest of the landlord with respect to
50.6 acres that are dedicated for condominiums. For this purpose, a discounted cash flow (DCF)
was prepared which appears in the pages below.

In the existing lease there is an initial annual payment of $1.5 million with escalation every ten
years. The leased fee interest of the 50.6 acres was to based upon a proportional share of
developable acres. We were instructed to base the proportional share on a total of 151.60
developable acres as shown in the table on the following page entitled "Biscayne Landing Parcels".
This resulted in a proportional share of 33.4% of the annual payments (50.6 acres /151.60 acres).
The estimated values based upon 151.60 developable acres appear below. We were also asked to
prepare an estimate of value based upon a total of 112.12 developable acres. This resulted in a
proportional share of 45.1% (50.6 acres/ 112.12 acres). The estimated values based upon the
112.12 developable acres appears in the Reconciliation at the end of this report.

On instructions from the client, the proportional share of the we assumed that the condominiums
would occupy 50.6 acres of the and that the is would represent one-third of the land of the
approximately 150 acres of the land that could be developed.  Therefore, it assumed that the
payments to the City would be one-third of the “Fixed Rent” in the lease.

For the Renewal Rent in the second (optional) 99 year years, the rent level was to be calculated
according to the formula mentioned above. Since we have projected the CPI to increase at a
constant rate of 3% rate, the results of the calculations is that the CAGR (compound annual growth
rate) to calculate the Initial Renewal Rent is 1.03 reflecting the rate of 3%. The Initial Renewal
Rate was calculated as:

$1,500,000 X 1.03 raised to the power of 99 = Initial Renewal Rate

$1,5000,000 X 18.6589 = $27,988,299

Therefore, the Initial Renewal Rate in year 100 was calculated to be $27,988,299. The lease
specified that the rent was to increase 15% on each tenth anniversary of the lease. Therefore, for
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year 110 of the lease the rent payment of $27,988,299 was increased by 15% to $32,186,544, and
for year 120 it was increased another 15%, etc.

Inflation Factor for the Land

The Case Shiller index tracts the price of single family homes corrected for inflation beginning in
1890. The index rose relatively little through 1996 when it was 106.73 (1890 = 100). This
indicates that the increases in price of single family homes is only slightly above that of the
inflation rate. As of 2013 it was 134.02 reflecting the bubbles that started in the year 2000. ?

This indicates that the prices of single family homes have risen at roughly the rate of inflation.

To our knowledge there is no index of land prices. Therefore, we have assumed that the price of
land also rises at the rate of inflation. The most common measurement of inflation is the U.S. is the
Consumer Price Index—All Urban Consumers (CPI) published by the U.S. Bureau of Labor
Statistics. From annual increase in the CPI from 1914 to 2014 shown in the table in the Addenda,
the average annual increases were:

1914 to 2014 (100 years) 3.3% average annual increase

1964 to 2014 (50 years) 41% “
1984 to 2014 (30 years) 28% *

Although the 100 year annual increase was 3.3%, we have also taken account of the average of the
last 30 years of 2.8%. Therefore, we have projected the inflation rate of the land to be 3%.

Discount Rate

In the DCF, the present value of the future payments and the reversion are calculated with a
discount rate. We are not aware of any published discount rates for land rents. Therefore, we
looked at a number of indicators to estimate the discount rate. The Appraisal Institute reports
discount rates (IRRs) various real estate types as of the first quarter 2014:3

Range Average
Regional Mall 6.50% - 12.00% 8.92%
CBD Office 6.00% - 11.00% 8.04%
Warehouse 5.75% - 9.00% 7.34%
Apartments 6.00% - 14.00% 8.17%

These discount rates are for completed projects where the discount rate is used to discount future
net income. We view the future net income (NOI) of a real estate project to be somewhat more
risky than the ground rent for the subject site. The reason is that future net income of a real estate
project will vary according to general economic conditions, the vacancy rate of the buildings, etc.

2“Case-Shiller index”, Wikipedia, retrieved 8/21/2014 .

3Economic indicators at www.appraisainstitute.org
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The NOI will vary more than the ground rent and is therefore more risky. Furthermore, the owner
of the real estate is the last one to be paid after the ground rent, mortgages and all expenses.

On the other hand, ground rent for the subject site would be one of the first bills to be paid. If the
ground rent were not paid, the land owner could foreclose and the developer could lose his
improvements. Furthermore, one must consider that the annual payments will be relatively small in
relation to the total potential revenue for the project. Therefore, we think the discount rate should
be somewhat lower than that for completed projects. Following this logic, we focus on the lowest
discount rates of the four types of real estate in the above table is 5.75% to 6.00%. These rates are
one indicator of the level of discount rates that were considered.

The discount rate for real estate is sometimes compared with lower quality corporate bonds.
According to Moodys, the yield on a Baa Corporate Bond has varied between 4.69% and 5.36% in
the last four years:*

Yield on Baa Corporate Bonds

August 2011 5.36%
August 2012 4.91%
August 2013 5.42%
August 2014 4.69%
Average 5.10%

The average (August) yield of the Baa Corporate Bonds for the last four years was 5.10%. The
yield on corporate bonds reflects the risk that the corporations will default on their bonds. There is
a similar risk in the ground rent of the subject site in that the developer may run into bad economic
conditions and default on the payments. (This already occurred once with the Biscayne Landing
project after the 2008 economic crisis.) In sum the two indicators of the discount rates are the
average bond yield of 5.10% and lowest levels of discount rates of real estate projects above at
5.75% to 6.00%. We also considered that we are in a period of lower-than-average rate of inflation
and yields. A buyer of the leased fee interest is likely to anticipate higher interest rates in the
future. Therefore, we have estimated the discount rate for the subject to be 6%.

“Moody’s Bond Record as reported in Appraisal Institute website in Ibid.
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Results of the Discounted Cash Flow

Page 72

The results of the DCF with a discount rate of 6.0% and an inflation factor for Land of 3.0% are
shown below and in the complete table in the Addenda. The results below are based a proportional
share of 33.4% of the annual lease payments.

INPUTS

Current Value of Land

Discount Rate

Inflation Factor for Land
Proportion of Annual Payments

OUTPUTS

For 99 Years

Discounted Value of Payments
Discounted Value of Reversion
Total Discounted Value

Rounded

For 198 Years

Discounted Value of Payments
Discounted Value of Reversion
Total Discounted Value

Rounded

59,500,000
6.0%

3.0%

33.4%

8,684,508
3,780,310
12,464,818
12,500,000

9,391,013

220,360
9,611,373
9,600,000

In summary, the estimated value of the leased fee interest is $12,500,000 for a 99 year lease and

$9,600,000 a 198 year lease.®

ESTIMATED VALUE OF THE LEASED FEE INTEREST

FOR THE 99 YEAR LEASE BASED UPON 33.4% OF ANNUAL LEASE PAYMENTS

ESTIMATED VALUE OF THE LEASED FEE INTEREST

$12,500,000

FOR THE 198 YEAR LEASE BASED UPON 33.4% OF ANNUAL LEASE PAYMENTS

$9,600,000
CURRENT ESTIMATED VALUE OF THE 50.6 ACRES

5The reason that the value for the 198 year lease is lower than the 99 year lease is
because the discounted value of the reversion is much less for the 198 years lease than for the
99 year lease. This is due to the fact that the discount rate of 6% is greater than the inflation rate
of the land at 3%. The discount rate reduces the value of the land faster than the inflation rate

increases it.
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$59,500,000

The estimated values based upon a 45.1% proportional share of the annual payments appears in the
Reconciliation below.
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RECONCILIATION

The purpose of this appraisal was estimate the market value of the Leased Fee Interest of the land
owner (the City of North Miami) based upon a 99 year lease with the tenant. The lease has an
option to renew after 99 years for another 99 years. For this purpose, we prepared a projection of
the Fixed Rent per year for the 99 year lease and the optional extension of another 99 years. Since
the land would revert back to the owners at the end of the lease we also estimated the value of the
land at the end of the 99 year lease and at the end of 198 years.

To estimate the future value of the land, we first estimated the current value of the land based upon
the Sales Comparison Approach, The estimated value of the subject 50.6 acres was $19,500 per
unit times 3,051 units or $59,500,000, rounded.

ESTIMATED VALUE OF THE SUBJECT 50.6 ACRES
$59,500,000

The value of the land was projected to increase at 3% per year. The discount rate was estimated at
6%. The Fixed Rent payments and the reversions (future land values) were entered in a Discounted
Cash Flow and a present value was calculated. The estimated value for a 99 year lease and a 198
year lease are shown below based a 151.60 developable acres and a 33.4% proportional share of the
annual payments.

ESTIMATED VALUE OF THE LEASED FEE INTEREST
FOR THE 99 YEAR LEASE BASED UPON 33.4% OF ANNUAL LEASE PAYMENTS
$12,500,000

ESTIMATED VALUE OF THE LEASED FEE INTEREST
FOR THE 198 YEAR LEASE BASED UPON 33.4% OF ANNUAL LEASE PAYMENTS
$9,600,000

Upon instructions from the client, we also prepared an estimate of value based upon 112.12
developable acres and a 45.1% proportional share of the annual payments as shown below. The
discounted cash flow appears in the Addenda.

ESTIMATED VALUE OF THE LEASED FEE INTEREST
FOR THE 99 YEAR LEASE BASED UPON 45.1% OF ANNUAL LEASE PAYMENTS
$15,500,000

ESTIMATED VALUE OF THE LEASED FEE INTEREST

FOR THE 198 YEAR LEASE BASED UPON 45.1% OF ANNUAL LEASE PAYMENTS
$12,900,000
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QUALIFICATIONS OF THE APPRAISERS

ROBERT A. LEWIS, PH.D., MAI

SUMMARY

Twenty four (24) years as a commercial real estate appraiser. Highest Designation from the Appraisal Institute—MAI.
Appraised virtually all types of commercial real estate from small apartment buildings in South Florida to luxury hotels
in the Bahamas. Served as Special Magistrate for property assessment appeals for the Value Adjustment Boards in
Broward and Miami Dade Counties since 1992. Clients have included individuals, attorneys, banks and governmental
agencies for a variety of purposes: establishing selling prices, estates, bank loans, and eminent domain.

EDUCATION
Ph.D. Degree Cornell University, Urban and Regional Planning, Economics.
Graduate School University of Michigan, Economics Department
B.A. Degree Reed College, Economics Major

PROFESSIONAL EXPERIENCE

1993 -

1992 to present

Lewis Appraisals & Consulting, Inc., President. Commercial and Residential
Real Estate Appraiser. Planner/Economist. 3620 Farragut St., Hollywood, FL
33021 Tel. and Fax 954-966=2567.

Value Adjustment Board, Dade County. Special Magistrate Appraiser, Ruled
on appeals of real estate assessed values

2003 to 2008 Value Adjustment Board, Broward County. Special Magistrate Appraiser,
Ruled on appeals of real estate assessed values

1997-98 CB Richard Ellis, Miami, FL. Appraised large commercial properties in the
Caribbean and Latin America.

1985-1990 Commerecial real estate appraiser with Goodkin Research Corporation, R/E
Analysts, Inc, Hewitt, Olson, Smoker and Assoc., Inc.,

1978 - 1984 School Board of Broward County, Responsible for projecting student
populations and planning sites for new schools.

1971-85 Professor of economics and urban planning at Ohio University, Virginia
Commonwealth University, University of Southern California, and Florida Atlantic
University (full and part-time appointments)

1975 World Bank, Consultant on loan for urban projects in Lima, Peru.

1964 - 1966 Accion en Venezuela, Caracas, Community Development Volunteer

TYPES OF PROPERTIES APPRAISED

Lewis Appraisals and Consulting, Inc

Apartments

Condominiums

Drug Rehabilitation Center
Family Amusement Center
Flexible Warehouse Complexes
Hotels

Mini-warehouses

Office Buildings

Office Condominiums

Planned Unit Developments

RV Park/ Campground
Retail Buildings

Shopping Centers

Single family homes
Stadium

Subdivisions

Vacant land

Warehouse Condominiums
Warehouses

Wetlands
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Clifford Darryl Peck

State Certified General Real Estate Appraiser # RZ3071

5201 SW 31 Avenue #116
Fort Lauderdale, Florida 33312

954-964-1223 Phone
954-322-9741 Fax
Darrrylp@aol.com

EDUCATION:

APPRAISAL EDUCATION:

University of Miami - Bachelors Degree in Biology & Chemistry - June, 1972
Nova Southeastern University - Master of Business Administration - June, 1982
Fort Lauderdale, Florida

SREA - 101 Introduction to Appraising Real Property
SREA - 102 Applied Residential Property Valuation
SREA - 201 Principles of Income Property Valuation
SREA - 202 Applied Income Property Valuation

Al - 1A1 Real Estate Appraisal Principles

Al - 510 Highest and Best Use Analysis

Al - 520 Advanced Income Capitalization

Al - 530 Advanced Sales Comparison & Cost Approaches
Al-Income Valuation of Small Mixed-Use Properties
Al-Alternative Uses and Cost Valuation of Small Mixed-Use Properties
Al-Sales Comparison Valuation of Small Mixed-Use Properties
Fundamentals of Relocation Appraising

Special Purpose Properties in Limited Markets

Luxury Waterfront Markets: Determination of Land Value
Environmental Risk and the Real Estate Appraisal Process
Internet and the Appraiser

Market and Feasibility Analysis for Shopping Centers
Dynamics of Office Building Valuation

Real Estate Valuations and the Appraisal Industry
Understanding Limited Appraisals and Appraisal Reporting
Appraisal Reporting of Complex Residential Properties
Appraisal Theory Update Seminar

Appraising Troubled Properties

How to Verify Market Data

Subdivision Analysis

Litigation Valuation; Mock Trial

Avoiding or Limiting Loss from E & O Lawsuits
Successful Home Building, being your own Contractor
Standards of Professional Practice, Parts 1 & 2

Small Hotel/Motel Valuation

The Impact of Contamination on Real Estate Value
Residential Design and Functional Utility

Apartment Appraisal

Support Sales Comparison Grid Adjustments

Lease Abstracting and Analysis

Case Studies in Residential Highest & Best Use

Partial Interest Valuation- Divided

Partial Interest Valuation -Undivided

How to Appraise a Business

Case Studies in Commercial Highest and Best Use
Understanding and Testing DCF Valuation Models
Convincing Residential Appraisals

FHA Appraisal Inspection From the Ground Up
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CERTIFICATIONS AND LICENSES: State of Florida
St Cert General Real Estate Appraiser # RZ 3071, since 2007
St Cert Residential Real Estate Appraiser #RD 1139 from 1991 to 2007
Licensed Real Estate Broker # BL 480698, since 1988

PROPERTY TYPES APPRAISED: Single Family Residences High Value Residences
Condominiums REO'’s and Foreclosed Properties
Warehouses Small Residential Income
Industrial Buildings Properties
Industrial Land Cooperatives
Residential Land Apartment Buildings
Agricultural Land Agricultural Properties
Convenience Stores Office Buildings
Adult Congregate Living Facilities Medical Office Buildings
Mixed-Use Properties Shopping Centers
Condominium Conversions Retail Stores
Social Clubs Churches and Church Schools
Mobile Home Parks Day Care Centers
Service Stations and Sites Funeral Homes
Condominium Retail and Industrial Car Washes
Special Purpose Properties Pharmacies

EMPLOYMENT HISTORY I have worked as an independent contractor for the past 28 years serving Miami-

Dade, Broward, and Palm Beach Counties in South Florida working for the
following appraisal firms.

Prestige Appraisal Services - Miami, Florida

The PEPE Organization - Tuckerton, New Jersey
Mortgage Information Services - Miramar, Florida
New York Settlement Company - Plainview, New York
The Ernest Jones Company - Hollywood, Florida
Spaulding Associates - Homestead, Florida

L.B. Slater - Hollywood, Florida

Garrin & Associates - Plantation, Florida

Advanced Research & Appraisal - Miramar, Florida
Daniel N. Stein, Inc. - Miami, Florida

Southern Realty & Appraisal - Hollywood, Florida
Property Consultants - Miami, Florida

Lewis Appraisal & Consultants - Hollywood, Florida
American Appraisal - Miami, Florida

PROGRAMS USED MS Word, Wordperfect, MS Excel, Apex 1V Sketching, Residential Forms,
Multiple Listing Service, Costar, FARES
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ADDENDA

Discounted Cash Flow Analysis with 33.4% of Annual Payments for 99 and 198 years
Discounted Cash Flow Analysis with 45.1% of Annual Payments for 99 and 198 years
Long Term Inflation Rate Data
Condominium Development Data from Cranespotters.com

DISCOUNTED CASH FLOW ANALYSIS (33.4%)
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DISCOUNTED CASH FLOW ANALYSIS (45.1%)
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LONG TERM INFLATION RATE DATA
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CONDOMINIUM DEVELOPMENT STATISTICS FROM CRANESPOTTERS
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CONDOMINIUM DEVELOPMENT STATISTICS FROM CRANESPOTTERS
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