
November11,2015

Mr.JamesK.Scholl,CityManager

CityofKeyW est

P.O.Box1409

KeyW est,FL33040

Subject: AppraisalReportof:

PearyCourtAtKeyW est

541W hiteStreet

KeyW est,MonroeCounty,Florida33040

OurFileNo.:220-15

DearMr.Scholl:

IhaveperformedanAppraisalReportandformedmyopinionofthe“AsIs”MarketValueoftheabove

referencedpropertyasofSeptember18,2015.Theassumptionsandtherealestatereferencedaboveare

moreclearlydefinedintheGeneralandExtraordinaryAssumptionsandLimitingConditionsplusinthe

PropertyDescriptionsectionofthisreport.TheattachedAppraisalReporthasbeenpreparedtocomply

withmyunderstandingoftherequirementsoftheUniformStandardsofProfessionalAppraisalPractice.

Thesubjectpropertyislocatedinthe“OldTown”sectionofKeyW est. Thesubjectpropertyis

surroundedmostlybyresidentialuseswithsomecommercialusesnearbyonW hiteStreetandthe

Garrison BightMarinaon Palm Avenueand EisenhowerDriveto theSoutheast. Thesubject

improvementsarelocatedonapolygon,irregular-shaped,cornerparcelfrontingalongthesoutherlyside

ofPalm Avenue,thesoutheasterlysideofEatonStreet,theeasterlysideofW hiteStreetandthe

southwesterlysideofEisenhowerDriveforatotalsitesizeof1,053,434squarefeetor24.1835acres.

Thesubjectsite,however,doesnotinclude2+acresinthemiddleofthesite,whichwillberetainedby

thesellerfordevelopmentof48affordablehousingunits. Asaresult,thenetsubjectsiteareais

approximately22acres,or958,320squarefeet. A survey,performedbyF.H.Hildebrandt,Island

Surveying3152NorthsideDrive,KeyW est,FL33040datedAugust1,2013(lastrevision)andasite

planperformedbyAllenE.Perez,P.E.,PerezEngineeringandDevelopment,1010EastKennedyDrive

Suite201,KeyW est,FL33040,datedJuly29,2015,wereutilizedforsitesize,dimensionsandbuilding

measurements.Anydeviationsfrom thesesizeswouldcouldresultinachangeinvalue.

Thesubjectpropertyconsistsof49,2-storywoodframetownhousebuildingscontaining157,2-bedroom

nontransientresidentialunits.Thetotalgrossrentablebuildingareaoftheentirecomplexis200,382

squarefeet.Eachunithasonecarportwithenclosedstorageareameasuring351squarefeet.Themulti-

familydwellingswereconstructedin1996,accordingtotheMonroeCountyTaxAppraiser’srecords.

Onthetablebelow,asummaryofthesubjectbuildings,unitmixandgrossingbuildingareasare
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depicted:

MarketValueisdefinedasthemostprobablepriceincash(oritsequivalency)forwhichtheappraised

propertywillsellinacompetitivemarketunderallconditionsrequisitetoafairsale.Marketvalue

assumesanormalorreasonabletimeforexposureontheopenmarket.

Thisreportcontainstheresultsofmyinvestigationandanalysismadeinordertofurnishanestimateof

theMark etValue ofth e Fe e Sim ple Interestofthepropertydescribedherein.TheFeeSimpleInterest

istheunencumberedvalueofthesubjectproperty;basically,marketrentsandtermsareconsideredwith

noregardtoexistingleasesandterms.Sincetherearenolong-term leasesencumberingthesubject

property,andasthetenantsarerentingonanannualbasisorless,aLeasedFeevaluationwasnot

applicableinthecaseathand.Forty-eightoftheexisting157unitsaredeedrestrictedasmoderate

affordablehousingunits;however,theserestrictionswillberemovedoncethenew48affordableunits

areconstructed(notpartofthisassignment).PertheCity’srequest,Ihavevaluedthesubjectasan

apartmentcomplexwith157marketrateunitsandalsoas157unitsleasedasmoderateaffordable

(work-force)housing.Inaddition,Ihaveincludedthe“AsIs”MarketValue(Bulk-Sale)ofthesubject

propertyunitsbasedonallunitsbeingmarketrateunits.Furthermore,inadditiontothe157existing

units,thesubjectincludesentitlementstoreplacethreeunitsasthebuildingwasdestroyedbyafire.As

aresult,Ihavealsoconsideredthevalueofthethreeentitlements.Thereaderiscautionedthatatitle

searchwasnotmade;thus,nootherencumbrancesareconsideredherein.

Buildingand No. of No. of No. of Bldg. Gross

Building# Bed/BathDescription Bldgs. Stories Units G.B.A. Rentable

Bldg.TypeA 4UnitTownhouse-2/1.5 10 2 40 51,440 51,440

Bldg.TypeB 3UnitTownhouse-2/1.5 28 2 84 108,024 108,024

Bldg.TypeC 2UnitTownhouse-2/1.5 3 2 6 7,716 7,716

Bldg.TypeD 4UnitTownhousew/1H.C.-2/1.5,2/1 3 2 12 14,862 14,862

Bldg.TypeE 3UnitTownhousew/1H.C.-2/1.5,2/1 5 2 15 18,340 18,340

Totals: 49 157 200,382 200,382

PearyCourtatKeyW est

GrossLivingArea CalculationsandUnitM ix
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Basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”Mark et

Value ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAtKeyW est,

541W hiteStreet,KeyW est,MonroeCounty,Florida,basedon157marketraterentalunits,plusland

includingredevelopmententitlementsforthreeadditionalunits(destroyedbyfire,thatcanberebuilt)

andalsosubjecttodefinitions,assumptionsandlimitingconditions,asofSeptember18,2015is:

FIFTY SEVEN M ILLIO N DO LLARS

($57,000,000)

Inaddition,basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”

Mark etValue ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAt

KeyW est,541W hiteStreet,KeyW est,MonroeCounty,Florida,subjecttomoderateaffordablehousing

rentalrestrictionsforall157units,pluslandincludingredevelopmententitlementsforthreeadditional

units(destroyedbyfire,thatcanberebuilt)andalsosubjecttodefinitions,assumptionsandlimiting

conditions,asofSeptember18,2015is:

FIFTY TH REE M ILLIO N DO LLARS

($53,000,000)

Finally,basedonresearchanalysisofmarketdata,sitevisitandresearch,itismyopinionthatthe“As

Is”Mark etValue (Discounte d Sellout/Bulk Sale )oftheSubjectPropertyknownasPearyCourtAtKey

W est,541W hiteStreet,forthe157existingunits,pluslandincludingredevelopmententitlementsfor

threeadditionalunits(destroyedbyfire,thatcanberebuilt)subjecttodefinitions,assumptionsand

limitingconditions,asofSeptember18,2015is:

FIFTY EIGH T M ILLIO N DO LLARS

($58,000,000)

Thevaluationhereindoesnotconsideranyfixturesandequipmentotherthanthetypicalresidential

kitchenapplianceswithintheapartments,whichIhaveestimatedtohaveacontributoryvalueof

$120,000.

ASummaryofFactsandConclusionsisprovidedinthefrontofthisreportinPartI.TheAssumptions

andLimitingConditions,aswellastheCertificationofValuemayalsobefoundinPartI.
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Ifyouhaveanyquestionsregardingthisappraisalreport,feelfreetocontactme.Thankyouforgiving

metheopportunitytoprovidethisserviceforyou.

Respectfullysubmitted,

JamesE.W ilson,MRICS,President

State-certifiedgeneralrealestateappraiser

RZ2164



A PPR A ISA L R E PO R T

PropertyType:

157UNITRESIDENTIALMULTI-FAMILY APARTMENTCOMPLEX

CommonlyKnownAs:

PearyCourtAtKeyW est

541W HITESTREET

KeyW est,Florida33040

PreparedFor:

Mr.JamesK.Scholl,CityManager

CityofKeyW est

P.O.Box1409

KeyW est,FL33041-1409

ValuationDate:

September18,2015

PreparedBy:

JamesE.Wilson,MRICS,President

State-certifiedgeneralrealestateappraiser

RZ2164

APPRAISALCO M PANY O FKEY W EST
3144 NorthsideDrive, Suite201

KeyW est, Florida 33040

O UR FILE NO .: 220-15



PartI Introduction

TABLE O FCO NTENTS

TABLEOFCONTENTS...........................................................1

PartI

SUMMARY OFSALIENTFACTS& CONCLUSIONS..................................4

PartII

FACTUALDATA ...............................................................7

A.PurposeandIntendedUseofAppraisal.......................................7

B.Definitions..............................................................7

C.PropertyRightsAppraised:.................................................8

D.LegalDescription:........................................................9

E.Ownership .............................................................10

F.SalesHistory:...........................................................10

G.EffectiveDateofAppraisal:...............................................10

H.DateofthisReport:......................................................11

I.References:.............................................................11

A.MARKETAREA & DEMOGRAPHICS ..........................................14

PROPERTY DATA ANALYSIS ...................................................25

A.GeneralSiteDescription:.................................................25

B.Access: ...............................................................25

C.Topography: ...........................................................25

D.Easements: ............................................................25

E.FloodZone:............................................................26

F.Utilities:...............................................................28

G.Zoning:...............................................................29

H.RealEstateTaxes& Assessment:.......................................... 29

I.CensusTract: ...........................................................31

J.AnalysisofImprovements:.................................................32

PartIII

ANALYSIS,VALUATION AND CONCLUSIONS ....................................38

STATEMENTOFHIGHESTAND BESTUSE........................................38

A.DefinitionofHighest& BestUse:..........................................38

B.AsVacant& Available: ..................................................39

AppraisalCom panyofKe yW e st Page 1



PartI Introduction

C.AsPresentlyImproved ...................................................42

D.ConclusionofHighest& BestUse: .........................................43

E.Methodology...........................................................44

F.CostApproach ................................................. 48

G.SalesComparisonApproach ..............................................91

1.MarketData......................................................92

2.UnitsofMeasure& Valuation.......................................106

3.ValueConclusionforSubjectProperty ................................107

4.GrossSelloutValuation ...........................................108

5.MarketData ....................................................108

H.IncomeApproach .........................................................

1.ActualIncomeAnalysis............................................112

2.PotentialRentalIncome ...........................................113

3.VacancyandCollectionLoss........................................127

4.OtherIncome ....................................................128

5.ExpenseAnalysis.................................................128

6.ProjectedOperatingStatements......................................130

7.Capitalization....................................................131

8.Value ..........................................................136

9.Conclusion......................................................137

10.DiscountedSelloutAnalysis .......................................137

11.Expenses ......................................................138

12.DiscountRate ..................................................141

RECONCILIATION AND FINALESTIMATEOFVALUE.............................143

CERTIFICATION OFVALUES...................................................146

STATEMENTOFASSUMPTIONSAND LIMITING CONDITIONS .....................149

PartIV

ADDENDA ...................................................................153

SUBJECTPHOTOS ............................................................159

LOCATION MAP ..............................................................168

PLATMAP ...................................................................169

AERIALMAP .................................................................170

SITEPLAN ...................................................................172

SURVEY .....................................................................173

LEGALDESCRIPTION .........................................................179

FLOORPLANS................................................................180

AppraisalCom panyofKe yW e st Page 2



PartI Introduction

TAX INFORMATION ...........................................................184

FLOOD MAP..................................................................185

ENDNOTES ..................................................................186

AppraisalCom panyofKeyW est Page 3



PartI Introduction

SUM M ARY O FSALIENT FACTS& CO NCLUSIO NS

Location: PearyCourtAtKeyW est

541W hiteStreet

KeyW est,MonroeCounty,Florida33040

SiteDescriptions: Thesubjectsiteisapolygon,irregular-shaped,corneralongthesoutherly

sideofPalm Avenue,thesoutheasterlysideofEatonStreet,theeasterly

sideofW hiteStreetandthesouthwesterlysideofEisenhowerDrivefor

atotalsitesizeof1,053,434squarefeetor24.1835acres.Thesubject

site,however,doesnotinclude2+acresinthemiddleofthesite,which

willberetainedbythesellerfordevelopmentof48affordablehousing

units.Thenetsubjectsiteareaisapproximately22acres,or958,320

squarefeet.

BuildingDescription: The subjectproperty consists of forty-nine,2-story,woodframe

townhousebuildingscontaining 157,2-bedroom residential, non-

transientunits.ThesubjectpropertyislicensedwiththeCityofKey

W estforanestimated152non-transientunitsandwiththecountyand

statefor157non-transientunits. Thetotalgrossbuildingareaofthe

entirecomplexis200,382squarefeetwithagrossrentableareaof

200,382squarefeet.Eachunithasonecarportwithenclosedstoragearea

measuring351squarefeet.Themulti-familydwellingswereconstructed

in1996,accordingtotheMonroeCountyTaxAppraiser’srecords.A

summaryofthesubjectbuildings,unitmixandgrossingbuildingareas

aredepictedasfollows:

Buildingand No. of No. of No. of Bldg. Gross

Building# Bed/BathDescription Bldgs. Stories Units G.B.A. Rentable

Bldg.TypeA 4UnitTownhouse-2/1.5 10 2 40 51,440 51,440

Bldg.TypeB 3UnitTownhouse-2/1.5 28 2 84 108,024 108,024

Bldg.TypeC 2UnitTownhouse-2/1.5 3 2 6 7,716 7,716

Bldg.TypeD 4UnitTownhousew/1H.C.-2/1.5,2/1 3 2 12 14,862 14,862

Bldg.TypeE 3UnitTownhousew/1H.C.-2/1.5,2/1 5 2 15 18,340 18,340

Totals: 49 157 200,382 200,382

PearyCourtatKeyW est

GrossLivingArea CalculationsandUnitM ix
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Z oning: HSMDR,HistoricSpecialMedium DensityResidential

H ighestandBestUse: AsImproved

“AsIs”FeeSimpleValueforSubjectProperty:

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $62,000,000

IncomeApproach: $57,000,000

SalesComparisonApproach: $55,000,000

$57,000,000

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $58,000,000

IncomeApproach: $53,000,000

SalesComparisonApproach: $51,000,000

$53,000,000

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $62,000,000

SalesComparisonApproach(GrossSellout): $9 1,000,000

IncomeApproach(DiscountedSellout): $58,000,000

$58,000,000

SubjectProperty- M arketR ate

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValueoftheFeeSimpleEstateoftheSubjectProperty,

(AllMarketRateUnits),asofSeptember18,2015 (Rounded):

SubjectProperty- Affordable

SubjectProperty- M arketR ate- BulkSale

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValue(Bulk-Sale)oftheFeeSimpleEstateoftheSubjectProperty,

(AllMarketRateUnits),asofSeptember18,2015 (Rounded):

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValueoftheFeeSimpleEstateoftheSubjectProperty,

(AllAffordableModerateRateUnits),asofSeptember18,2015 (Rnd):
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DateofValuation: September18,2015

DateofReport: November12,2015

M arketingTime: A marketingperiodbetween6and18monthswouldbeareasonable

estimateforthesubjectpropertybasedonanaskingpricewithinfive

percentofappraisedvalueandbasedonstableeconomicconditions.

ExposureTime: Thesubject’sexposuretimewouldhavebeenequaltothemarketingtime

estimate,duetostablemarketconditionsforsimilarsites.

SpecialAssumptions: Forty-eightoftheexisting157unitsaredeedrestrictedasmoderate

affordablehousingunits;however,theserestrictionswillberemoved

oncethenew 48 affordableunitsareconstructed (notpartofthis

assignment). PertheCity’srequest,Ihavevaluedthesubjectasan

apartmentcomplexwith157marketrateunitsandalsoas157units

leased asmoderateaffordable(work-force) housing. Thereaderis

cautionedthatatitlesearchwasnotmade;thus,nootherencumbrances

areconsideredherein.

Thereaderisinstructedtoreview theStatementofAssumptionsand

LimitingConditionsonPage148.
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FACTUAL DATA

A. Purpose,IntendedUseandIntendedUserofAppraisal:

Thepurpose ofthisappraisalistogivemyopinionofthe“AsIs”Mark etValue ofth e Fe e

Sim ple InterestofSubjectProperty,basedontheexistingrentaloperationas157non-transient

residentialunits.Ihaveestimatedthesubject’svaluebasedonalloftheunitsbeingleasedat

marketrates,Scenario1,plusalloftheunitsrentedbasedonmoderateaffordablerental

guidelines,Scenario2.Furthermore,Ihaveestimatedthemarketvaluebasedonadiscounted

sellout(bulk-sale)ofthesubject’stownhouseunits,Scenario3.

Theintende d use ofthisappraisalistoreportedlyprovidegeneralinformationtotheclient

possiblepurchaseofthesubjectpropertybytheCityofKeyW est.Theintende d userofthis

reportisMr.JamesK.Scholl,CityManager,CityofKeyW est.

B. Definitions:

1. Appraisalistheactorprocessofestimatingvalue;anestimateofvalue.1

2. AppraisalReportisthewrittenororalcommunicationofanappraisal;thedocument

transmittedtotheclientuponcompletionofanappraisalassignment.Thereporting

standardsaresetforthintheStandardsRulesrelatingtoStandards2and5ofthe

Uniform StandardsofProfessionalAppraisalPractice.2

3. Cash EquivalencyAnalysisisamethod in which thesalespricesofcomparable

properties,whichsoldwithatypicalfinancingforthemarketareaareadjustedtoreflect

typicalmarketterms.3

4. Extractionisamethodofestimatinglandvaluewhereinthedepreciatedcostofthe

improvementsontheimprovedpropertyisestimated.Theestimateddepreciatedvalue

oftheimprovementsisthendeductedfrom thetotalsalepricetoarriveatanestimated

salepricefortheland.4

5. FeeSimpleEstateisabsoluteownershipunencumberedbyanyotherinterest,subject

onlytothegovernmentallimitationsincluding:eminentdomain,escheat,policepower,

andtaxation.5
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6. MarketValueisdefinedbytheregulatoryagenciesoffederalfinancialinstitutions,as

follows.

“Themostprobablepricewhichapropertyshouldbringinacompetitiveandopen

marketunderallconditionsrequisitetofairsale,thebuyerandsellereachacting

prudently,knowledgeably,andassumingthepriceisnotaffectedbyunduestimulus.Im-

plicitinthisdefinitionistheconsummationofasaleasofaspecifieddateandthepass-

ingoftitlefrom sellertobuyerunderconditionswhereby:

a) buyerandselleraretypicallymotivated;

b) bothpartiesarewellinformedorwelladvised,andeachactinginwhathe

considershisownbestinterest;

c) areasonabletimeisallowedforexposureintheopenmarket;

d) paymentismadeintermsofcashinU.S.dollarsorintermsoffinancialarrange-

mentscomparablethereto;

e) Thepricerepresentsthenormalconsiderationforthepropertysoldunaffectedby

specialorcreativefinancingorsaleconcessionsgrantedbyanyoneassociated

withthesale."6

C. PropertyRightsAppraised:

TheFe e Sim ple Estate valuationismadewiththeunderstandingthatthepresentownershipof

thepropertyincludesalltherightsthatmaylawfullybeheldunderaFeeSimpleEstate.These

rightsaresometimesreferredtoinappraisalliteratureasthe"bundleofrights".Itincludesthe

righttouse,keepothersfrom using,sell,rentorotherwisedisposeoftheproperty. The

apartmentsarepresentlyleasedtoindividualtenantsonamonth-to-monthbasisoronanannual

basis. Sincetherearenolong-term leasesencumberingthesubjectproperty,aLeasedFee

valuationwasnotapplicableinthecaseathand.Thereaderiscautionedthatatitlesearchwas

notmade;thus,nootherencumbrancesareconsideredherein.
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D. LegalDescriptionoftheSubjectProperty:

Thereadershouldnotethatthelegaldescriptiondetailstheentiresitearea.Thescopeofwork,

herein,considersanewtsiteareaof22acresor958,320squarefeetofsitearea.

AppraisalCom panyofKeyW est Page 9



PartII FactualData

E. OwnershipandHistoryoftheSubjectProperty:

AccordingtotheMonroeCountyTaxAppraiser’sRecords,thesubjectpropertyisownedbythe

PearyCourtHoldings,LP,2828CoralW aySuite303,CoralGables,Florida33145-3214.

Thesubjectpropertywasconstructedtoserveasmilitaryhousing.Thecomplexconsistsof13

quadraplexes,33triplexes,andthreeduplexbuildingscontainingatotalof157 nontransient

units.Thereare149townhouseunitswithtwobedroomsandoneandone-halfbathrooms,plus

eightflats(one-levelunits),whichhavetwobedroomsandonebathroomsplustheyareADA

handicapaccessible.AccordingtotheMonroeCountyPropertyAppraiser’srecords,thesubject

buildingswereconstructedin1996;howeverAtkinsEngineers,Inc.preparedaPropertyReport

whichindicatedthatthebuildingswerebuiltbetween1992and1994.

ThepropertywassoldtoaprivatedeveloperinAugust2013for$35million.Thedeveloperhad

originallyplannedonrazingthestructuresandtotallyredevelopingthepropertywithnew

residences;however,theplanlaterchangedtorenovatetheexistingunitsandbuild48new

townhouseunits,whichwillbedeedrestrictedasmoderateaffordablehousingunits.Asaresult,

theexisting48unitsofthe157willbeavailableforrental(unrestricted)atmarketratesandthe

currentaffordabledeedrestrictionswillbeterminated.Subsequently,theCityofKeyW estis

presentlynegotiatingwiththepropertyownersinordertopurchasethesubjectpropertyfora

preliminarypriceof$55million.TheCitywantstopreservethesubjectcomplexforaffordable

housing.PearyCourtisoneofthreelargeapartmentcomplexesontheentireislandofKeyW est.

Thesubjectpropertydoeshaveentitlementstoreplacethreeadditionalunitsasonebuildingwas

destroyedbyfire.

F. SalesHistory,ContractforSaleandActiveListings:

ThesubjectpropertytransferredownershipAugust30,2013.AccordingtotheSpecialW arranty

DeedrecordedinMonroeCountyPublicRecordsinOfficialBook2648,Page155,theGrantor

(Seller) was:SoutheastHousing,LLC.TheGrantee(Buyer):PearyCourtHoldings,LLC,

purchasedthesubjectpropertywithdocstampspaidof$245,000indicatingarecordedsales

priceof$35million.

Priortothe2013transfer,therearenorecordedtransfersofthesubjectproperty. Thereis

presentlynocontractforsaleandpurchaseaccordingtotheclient.Furthermore,thesubject

propertyhasnotbeenlistedforsale.However,thesubjectpropertyownersandtheCityofKey

W estareinpreliminarynegotiationswiththeCitypotentiallybuyingthesubjectpropertyfor$55

million.A referendum approvedbythevotersisrequiredtogothroughwiththetransaction.

G. EffectiveDateofAppraisal: September18,2015
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H. DateofthisReport: November12,2015

I. References:

Information,estimatesandopinionsfurnishedtotheAppraiser,andcontainedinthereport,were

obtainedfrom sourcesconsideredreliableandbelievedtobetrueandcorrect.However,no

responsibilityforaccuracyofsuchitemsfurnishedtotheAppraiserisassumedbytheAppraiser.

RelevantincomeandexpenseinformationforthesubjectpropertywasprovidedbytheCityof

KeyW est,Mr.JamesK.Scholl,Mr.EverettAtwellforthepropertyowner,andMr.J.Manuel

Castillo,Sr.,ExecutiveDirector,HousingAuthorityoftheCityofKeyW est,plustheCityof

KeyWestPlanningDepartment.Additionalinformationwasprovidedintheverificationprocess

byvariousrealestateagents,buyers,sellersandmarketparticipants.
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SUBJECT’SM ARKET AREA (NEIGH BO R H O O D)ANALYSIS

Thesubjectpropertyislocatedwithinthedowntowncommercialbusinessdistrictinthenorthwesterly

quadrantoftheCity ofKeyW estwith frontagealong thesoutherlysideofPalm Avenue,the

southeasterlysideofEatonStreet,theeasterlysideofW hiteStreet,thenorthwesterlyborderoftheCity

ofKeyW estCemetery,thenorthwesterlysideofAngelaStreet,and thesouthwesterlysideof

EisenhowerDrive. The“OldTown”,arearepresentsanareawherethearchitectureandbuilding

constructionareprotectedwithintheHistoricalPreservationDistrict.Inaddition,itisaboutsixblocks

easterlyfrom DuvalStreet,atwo-lanemainthoroughfareleadingthetouriststomajorattractionsatthe

harborareaandconnectsnorthandsouthsideoftheislandstretchingfrom theGulfofMexicotothe

AtlanticOcean.Furthermore,thesubjectpropertyislocatedapproximately10blocksfrom Mallory

Square,thecruiseportintotheCityofKeyW est.Thesubjectpropertyislocateaboutfourblocksfrom

Truman Avenue,which isan extension ofNorth RooseveltBoulevard,amajorthoroughfareto

downtownKeyW est.BothTrumanAvenueandNorthRooseveltBoulevardprovidegoodaccessand

exposuretovehicularandpedestriantraffic.

ThesubjectneighborhoodcanbedescribedasbeingborderedonthenorthbytheGulfofMexico(Key

W estHarbor,themainshippingchannelintoKeyW estwaters),ontheeastbyPalm Avenue,onthe

southbytheAtlanticOcean,andonthewestFortZacharyTaylorStatePark.Thegeneralcommercial

usessurroundingthesubjectpropertyare: officeuses,conveniencestores,localgrocerystores,

restaurants,guesthouses,boutiquehotels,motels,resortwaterfronthotels,retailuses,marinaandboat

yard,schoolboardadministrationandbusparking,citytransportation,andcommercial/residential

mixed-useproperties.Therehasbeenactivewithincreasingsalesactivity,inadditiontoabsorptionof

thecommercialrentalunits.Thesubjectpropertyisideallysituatedjustoneandonehalfblockseasterly

from DuvalStreet,themainshopping,diningandentertainmentcorridorandtheKeyW estHistoric

Seaport.

GeneralEconomicConditions:TheFloridaKeysandspecificallyKeyW esthaveflourishedoverthepast

threedecadeswithtourism developingastheCounty’sprimaryeconomicbase.TheCountyhashad

tremendoussuccesswithitsadvertisingeffortsandattractionoftouristsofallNationalities. W e

experiencedadecreaseintourism duringtheveryactivehurricaneseasonsof2004and2005,followed

bythenationaldeclineinthehousingmarket,recession,financialcrisis,andtheBPGulfofMexicoOil

Spill;however,tourism hasbeguntorebound.A review oftheTDC,TouristDevelopmentCouncil’s,

recordsindicatethatthis“season”hasslightlyshiftedandexpandedtoincludethesummermonths

(JanuarythroughJuly).Infact,JuneandJulyof2011wereexceptionalformostlodgingfacilitieswith

room revenuesexceedingthe2007levels.The2012through2014room revenuesandoccupancyrates

wereevengreaterthantheprioryears.Infact,theCityofKeyW esthasexperiencedaboutsixyearsof

higherAverageDailyRates(ADRs)andRevenuePerAvailableRoom (RevPAR)overthesamemonth

oftheprioryears.Asaresult,asignificantincreaseinlodgingsalespricesandvolumehasbeenevident
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since2012.A largeportion ofthisshifthasresulted from themarketingeffortsoftheTourist

DevelopmentCouncilandadditionalannualevents,aswellasthedeflateddollarabroad,stimulating

travelwithintheUnitedStates.

MonroeCountyhasrankedNo.1intheStateofFloridaintermsofoccupancyandaveragedailyrate

overthepastnumberofyearswiththeCityofKeyW estbeingthedominatingfactor.Thefirsthalfof

2008wasstronguntilafew stormsduringthehurricaneseason forcedevacuationsandthenational

economyexperiencedalargedeclineinthehousingsector,stockmarket,andemployment.BedTax

collectionsforthefiscalyearsinDistrictI,KeyW estCityLimits,wereup14.9% in2009(including4th

pennyaddedinJune),up22.4% in2010,up18.9% in2011,9.6% in2012,9.8% in2013,and9.1% in

2014.

Thefollowingaveragedailytwo-waytrafficdatawasprovidedbytheStateofFloridaDepartmentof

Transportation:

AVERAGE DAILY TRAFFIC CO UNTS

AverageDailyTrafficCount(BothDirections)
D.O.T.

StationLocation 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

5004 US-1/TrumanAve.,200'W.FirstSt. 21,50022,50022,50021,00018,60013,70018,10018,50019,60022,00020,50019,50019,60015,500

5008 SR-5/US-1/TrumanAve.,200'W.WhiteSt. 17,00014,50014,00014,30014,00014,80016,80015,20016,80017,70014,70013,60014,70016,100

5011 SR-5/US-1/TrumanAve.,200'E.DuvalSt. 12,000 8,800 9,00010,400 8,200 7,600 8,600 8,600 9,300 9,700 9,000 8,100 8,500 9,300
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IntermsofdemographictrendstakingplaceinKeyW est,Floridathefollowinginformationhasbeen

compiledbytheKeyW estChamberofCommerce:
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SurveyofM arketParticipants

Iinterviewedvariouscommercialrealestatebrokersandpropertymanagersinpreparingthisreport.

Buyersareplacingmoreweightoncashflows,projectingconservativemodels,whileestimating

conservativeappreciation.Allthebrokerscommunicatedthesamecomment,thatcreditwasbecoming

moreavailabletonewbuyers,especiallyforlodgingwithintheFloridaKeys,andKeyW estmarketarea.

Typicalfinancingforsimilaruseshasbeeninstitutional,however,therehasbeenquiteabitofcash

transactionswithinOldTown,KeyW est. Themarketingtimesforpropertieswithinthesubject's

neighborhoodandcompetingprojectshavesignificantlydecreasedduetothereboundinthecommercial

andresidentialmarketsthroughoutKeyW est,butespeciallyinOldTown,KeyW est.REITsand

insurancecompaniesaretypicalbuyersforthelargeresorthotels.Mostofthebrokersinterviewedfelt

thatwehadreachedthebottom in2011.January,2012tothefirstquarterbeenverystrongforthe

lodgingsectorandtourism.TheresidentialmarkethasstabilizedtoincreasednotedinKeyW est,as

inventoryhasgreatlydecreasedandsalesactivityhasbeenrobust. Inaddition,realestateagents

indicatedafivetosixpercentrealestatecommissionistypical.Thecommercialrealestatemarketis

stillstabilizingasmostofthedistressedsaleshavebeenabsorbed.Thelodgingmarketappearstobe

leadingtherecoveryintheKeyW estmarket.

Inanalyzingtheactivelistings,itappearsthatinterestinthehospitalitycategoryhasbecomemoreactive

witheightclosedsalesin2014,sevenclosedsalesin 2013andfiveclosedsalesin2012,ascompared

to2010whentherewasonlyonesaleandnosalesin2009.Hence,thissegmentofthemarkethas

reboundedtothe2006and2007levelsduetorecordADRandOccupancystatisticsforatleastthelast

fewyears.Infact,therehavebeenalargenumberofrecentsalesoflarge,waterfront,fullserviceresort

hotelssuchas:PierHouseResortandCarribeanSpa$90million,HyattKeyW estResort$100million,

SouthernmostHotelCollection$172million,theParrotKeyHotelandResort$100millionandmost

recentlytheDoubleTreeGrandKeyResortfor$79million.

About500hotelroomshavebeenofflineforthepastyearduetotheredevelopmentofthebudgetand

lower-endolderhotelsattheentranceofKeyW estintheNew TownsectionoftheCity.Nonew bed

andbreakfastorhotelsareexpectedtobebuiltwithintheCityofKeyW est,exceptforthe100unitson

theKeyW estBightnotedpreviously,astheCityisabout98% builtout,andthereisamoratorium on

transientlicenses.Demographicshavebeenstableoverthepast20ormoreyearswithagrowthin

dollarsandrevenue,buttheinfluxoftouristhasremainedsteadytorecentincreaseexceptforthe

deepestpartoftherecession.Therefore,thedemandhasbeenrelativelystable.Marketsharesforeach

ofthecompetitivesetsshouldremainstableoverthenearfuture.

Researchindicatedareallackofcomparablelistingsasthereareonlythreelargecomparableapartment

complexesintheCityofKeyW est,andtwohaverecentlysoldin2014andthesubjectistheremaining
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complex.Ihaveincludedcomparablelistingsandsalesofsimilartownhouseandattachedindividual

unitswiththeSalesComparisonApproachsectionofthisreport.

Conclusion:

ThemarketareaindicatesstableeconomicconditionswithintheCityofKeyW estgenerallycatering

totouristsandsecondhomedwellers.TheclimateandatmosphereoftheCityisconducivetosuch.The

successoftheadvertisingeffortsbytheMonroeCountyTouristDevelopmentcouncilisreflectedinthe

County'saboveaverageoccupancyratesandaveragedailyroomratesascomparedtotheStateofFlorida

withrecentsurveysindicatingthattheaveragevacationerintheFloridaKeyshadanaveragefamily

incomeinexcessof$100,000.

Ourconclusionisthatthesubjectpropertyislocatedinthedowntown,"OldTown"HistoricPreservation

District,intheDowntownDistrict,whichisundergoingadramaticincreasinginvaluesforlodging

propertiesduetooverfiveandone-halfyearsofcontinuousmonthsofincreasingAverageDailyRates

(ADRs)abovethesamemonthoftheprioryear.Additionally,nontransientrentalshavesubstantially

increasedsince2013,astherentalinventoryhasbeencompletelyabsorbed.Manysinglefamily

residencesandattachedunitshavebeenpurchasedbysecondhome(ormore),out-of-townowners,and

arenotrented,whenvacantorrentedasvacationrentals.Thesurroundingstructures,withveryfew

exceptions,aregenerallywell-maintainedwithmanyremodeledandrehabilitatedpropertiesinthe

neighborhood. Ianticipatecontinued improvementin thegeneralqualityoftheneighborhood,

particularlyduetotheCityofKeyW est'swaterfrontdevelopmentefforts.

M arketingTime: Basedonsalesofcomparableapartmentcomplexesin thesubject's

marketarea,Iestimateda6to18-monthmarketingtimeiflistedwithin

5.0percentoftheappraisedvalue.Themarketingtimeestimateisbased

oninterviewsofrealestateagentsanddaysonmarket(DOM)forthe

comparableproperties.Thismarketingtimecouldbenegativelyaffected

by competition from similarprojects;however,there are no new

comparabledevelopmentprojectspending.

ExposureTime: Exposuretimeconsiderstheamountoftimenecessarytoeffectasaleof

thesubjectpropertyonthevaluationdate.Inthecaseathand,itismy

opinionthattheexposuretimewouldbeequaltothemarketingtime,

basedonalistingpricewithin5.0% ofourappraisedvalue.

AbsorptionPeriod: Basedoncompetingprojectsandthesubjectproject,theappraiserhas

conservativelyprojectedanabsorptionperiodoffiveyearsor60months,

ifthesubject’sindividualunitsweresoldatretail.

PR OPER TY DATA
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A. GeneralSiteDescription:

Thesubjectimprovementsarelocatedonapolygon,irregular-shaped,cornerparcelcontaining

atotalsitesizeof1,053,434squarefeetor24.1835acres.However,thesubjectsitedoesnot

include2+acresinthemiddleofthesite,whichwillberetainedbythesellerfordevelopment

of48affordableunits.Asaresult,thenetsiteareaisapproximately22acres,or958,320square

feet.

B. Access:

Thesubjectpropertyislocatedfourblockswesterlyfrom N.RooseveltBoulevard/U.S.

HighwayNo.1,afourlane,two-wayasphaltpavedstreetandthemainthoroughfareintoandout

oftheCityofKeyW estandtheFloridaKeys.AttheintersectionofEisenhowerDrive,N.

RooseveltBoulevardbecomesTrumanAvenue,atwolane,two-waystreet.TrumanAvenue

providesexcellentaccesstoW hiteheadStreet,DuvalStreetandMallorySquare,thecruiseport

intotheCity.MallorySquareispopularforitspanoramicview ofthesunset,withasunset

celebrationtakingplaceeachevening.DuvalStreetisthemainstreetthroughdowntownKey

W est,anditsmostdesirableshoppingarea.Itisatwo-wayasphaltpavedstreetextending

northerlyandsoutherlyfrom theGulfofMexicototheAtlanticOcean.

C. Topography:

Althoughasoilengineeringreportwasnotmadeavailabletous,itappearsthatthesiteandmost

ofthepropertiesintheimmediateneighborhoodshow nosignsofanysubsurfaceinstability.

Thesubjectsiteappearstobelevelandslightlyabovestreetgrade,withadequatedrainage

slopingtowardthestreets.

D. EasementsandEncroachments:

A surveyperformedbyF.H.Hildebrandt,3152NorthsideDrive,KeyW est,FL33040dated

August1,2013,(lastrevision)wasutilizedforsitesize,dimensionsandbuildingmeasurements.

Anydeviationsfrom thesesizeswouldlikelyresultinachangeinvalue.Thesurveyprovided

bytheclientandpreviouslyreferenced,indicatednoencroachmentsonthesubjectsite.There

isaPublicUtilityEasementrecordedinMonroeCountyOfficialRecordBookG-56,Page449,

aBellSouthEasementDeedNo.N62467-98-RP-00114,andaFloridaKeysAqueductAuthority

EasementDeedNo.N69450-08-RP-00011.

Noresponsibilityistakenbythisofficefortheaccuracyorinregardtoanyquestionsonthe

natureofencroachments,encumbrances,ordissimilaritiesinmeasurement.Anymapsorplats

reproducedandincludedinthisreportareintendedonlyforthepurposeofshowingspatial

relationships.Theyarenotmeasuredsurveysnormeasuredmaps,andnoresponsibilityfor

cartographicorsurveyingerrorsisassumed.TheAppraiserreservetherighttoamendthefinal
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indicatedvaluesifandwhenanydiscrepanciesarenotedorduetositedimensionsorsizes,

encroachmentsoreasementsonthesubjectproperty.

E. FloodZone:

ThesubjectsiteislocatedinwithinaSpecialFloodArea,ZoneAE,Elevation7andZoneAE

Elevation6,asdefinedbytheFederalEmergencyManagementAgency,FloodInsuranceRate

MapsofMonroeCounty,Florida,MapNumber12087C1516K,datedFebruary18,2005.

MonroeCountydoesparticipateinaNationalFloodInsuranceProgram andiscoveredbya

regularprogram.

ThesubjectstructuresarelocatedwithinaspecialFloodHazardArea. Currentelevation

certificateswerenotmadeavailableforthesubjectbuildings.Thesurveyprovidedindicates

finishedfloorelevationsofmorethansevenfeetwithmostbuildingshavingmorethan8feetof

elevation.Ifthesubjectimprovementsdidnotmeetfloodregulationsandiftheimprovements

weredestroyedbeyond49.9% oftheirmarketvalue(improvementsonly),thenthestructures

wouldberequiredtomeetfloodelevationregulationsineffectatthetimeofreconstruction.
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FLO O D M APFO R SUBJECT PRO PERTY
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F. Utilities:

Municipalservicesavailableandcurrentlyservingthepropertyincludeelectricity,waterand

sewer.Additionalutilityservicesincluding:telephone,cabletelevisionandLPbottledgasare

availablewiththeprivatesector.Allutilitiesappearedtobeadequateandtypicalforthearea

anduse.Atthetimeofinspection,eachofthe157unitswasservicedbyanindividualelectric

meter. Thereisonewatermeter,oneseweraccount andonesolidwasteaccountforthe

complex.

G. Zoning:

ThesubjectpropertyiszonedHSMDR,HistoricSpecialMedium DensityResidential.The

HSMDRdistrictallowssinglefamily,twofamilyandmulti-familynon-transientresidentialuses.

Thepermitteddensityforresidentialunitsis8.6unitsperacre.Thesubjectpropertyiscurrently

alegalconformingusewithrespecttolotcoveragerequirementsanddensity.

Note:ThereaderisreferredtotheHighestandBestUseSectionXforfurtherdetailsoncurrent

zoningregulations.

H. RealEstateTaxes& Assessment:

MonroeCountyPropertyAppraiser'srecordsindicatethefollowingassessmentsofthesubject

propertyforthelasttwoyears. Itisanticipatedthatactivemarketconditionswillcontinuein

thenearfutureduetothedemandforresidentialunits.Therefore,taxassessmentsandburdens

areexpectedtoincreaseaccordingly.

OverthepastfiveyearstheKeyW estmillageratehasbeenrelativelystablewithrecentdeclines

noted.However,inmostcases,taxassessmentshavedrasticallyincreasedduringthisperiodin

theprivatesectors;thus,resultingingenerallyincreasingtaxburdens.Theoveralltaxhistory

forthesubjectisnotedasfollows:

PearyCourtH ousingComplex - ParcelNo. 00006730-000200 - AlternateKey9 100458

Year Land Improvements M isc. Imp. Assessment TaxBurden M illage

2013 $0 $3,661,022 $0 $22,565,521 $237,716.47 10.5345

2014 $27,850,142 $3,482,435 $0 $29,250,000 $304,036.20 10.3944

Additionalassessmentsin2013intheamountof$10,760.62and$65,619.72,in2014for
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StormwaterandSolidW astehavebeenassessed.Thereappeartobenooutstandingdelinquent

taxesonthesubjectproperty.A titlesearchwasnotmadeforthesubjectpropertyparcel.

Basedona2014millagerateof10.3944per$1,000ofassessedvalueandthetotalassessed

value,$29,250,000,thetaxburdenfortheentiresubjectpropertyis$304,036.20or$1.51per

squarefootofgrossbuildingarea.Inaddition,thesubjectpropertyisassessedaNon-Ad

Valorem burdenof$65,619.72forKeyW estStormwaterandKeyW estSolidW aste.

RealEstateTaxAnalysis:

Inordertodeterminethereasonablenessofthesubject’srealestatetaxassessmentandtax

burden,Ianalyzedafew largeapartmentcomplexes.

Atthistime,ataxappealdoesnotappeartobefeasible.Acopyofthepropertytaxinformation

providedbythetaxcollector'sofficeisdetailedonthefollowingpage.
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PRO PERTY TAX INFO RM ATIO N SH EET
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I. CensusTract:

AccordingtoMr.Jim AndersonoftheTallahassee,FloridaDivisionoftheUnitedStatesCensus

Bureau,MonroeCountyisnotdividedintoCensusTracts;butrather“BlockNumberingAreas”.

Accordingto1990CensusMaps,thesubjectpropertyislocatedwithinBlockNumber9725.7

CENSUSTRACT M AP
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J. Improvements:

Thesubjectpropertyconsistsofforty-nine,2-storywoodframebuildingscontaining157non-

transientresidentialunits.Thetotalgrosslivingareaoftheentirecomplexis200,382square

feetwithagrossrentableareaof200,382squarefeet.Eachunitincludesoneoff-streetparking

spaceandone351squarefootcarportwithenclosedstorage.Themulti-familydwellingswere

constructedin1996,accordingtotheMonroeCountyTaxAppraiser’srecords.Howevera

PropertyReportperformedbyAtkinsEngineers,Inc.indicatesthesubjectbuildingswere

constructedbetween1992and1994.

Eachoftheapartmentunitshasanindividualexteriorentranceand2coveredporches.There

are2basketballhalf-courts,2racquetballcourts,6playgroundsandguestparking.Theproperty

hasapproximated121openparkingspaces,plus157coveredspaces(carports)foratotalof

approximated278spaces.Currentzoningregulationsrequiretwoparkingspacesperunitor314

spaces;therefore,thenumberofparkingspacesmaynotcomplywithcurrentzoning.A survey

performedbyF.H.Hildebrandt,3152NorthsideDrive,KeyW est,FL33040datedAugust1,

2013(lastrevision)wasutilizedforsitesize,dimensionsandbuildingmeasurements.Any

deviationsfrom thesesizeswouldlikelyresultinachangeinvalue.

BuildingAreacalculationsandthesubject’sunitmixisasfollows.

Thesubjectpropertyfloorplansmaybefoundonthefollowingpage.Aconstructionsummary

ofthebuildingimprovementsfollow thefloorplans.

Buildingand No. of No. of No. of Bldg. Gross

Building# Bed/BathDescription Bldgs. Stories Units G.B.A. Rentable

Bldg.TypeA 4UnitTownhouse-2/1.5 10 2 40 51,440 51,440

Bldg.TypeB 3UnitTownhouse-2/1.5 28 2 84 108,024 108,024

Bldg.TypeC 2UnitTownhouse-2/1.5 3 2 6 7,716 7,716

Bldg.TypeD 4UnitTownhousew/1H.C.-2/1.5,2/1 3 2 12 14,862 14,862

Bldg.TypeE 3UnitTownhousew/1H.C.-2/1.5,2/1 5 2 15 18,340 18,340

Totals: 49 157 200,382 200,382

PearyCourtH ousingComplex

GrossLivingArea CalculationsandUnitM ix
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SUBJECT PRO PERTY FLO O R PLANS

SUBJ ECT
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PRO PERTY FLO O R PLANS

Thefollowingdescriptionoftheimprovementswasbaseduponaninspectionoftheinteriorandexterior
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ofthebuildings,MonroeCountyTaxAssessor'srecords,andpreviouslymentionedsurvey.

M ulti-FamilyStructures

BasicStructures: 49,Two-StoryW oodFrameStructures

Foundation& Floors: W ood FrameBuildingswith Oriented Strand Board(OSB)exterior

sheathing with vinylsiding.ConcreteSlab with W ood JoistFloors

betweenthefirstandsecondfloorlevels.

ExteriorW alls: VinylSiding

Roof: ModifiedGabledRoofStructureswithStandingSeam MetalCovers

InteriorFinish: Thesubjectunitsareallfinishedsimilarlywithvinyltileflooringinthe

entry,livinganddiningarea,bathrooms,kitchenand bedroomswith

painteddrywallwalls,andpainteddrywallceilings.A smallpercentage

ofunitshavelinoleum floorcoveringsinthekitchen.Therearemetal

exteriordoorsandaluminum sliders,plusaluminum sashwindowswith

screens.Ceramictiletub/showerunitswerenotedinthebathrooms.

W oodcabinetswithlaminatecountertopswerenotedthroughoutthe

kitchens.

ElectricalService: Theelectricalservicetothebuildingsappearedtobeadequate.Eachunit

isservicedbyanindividualmeter.

Restrooms/Bathrooms: Eachapartmentunitcontainedonethree-fixturebathroom,mostof

whichwerefinishedwithvinyltileflooringandtilewainscotingwith

tub/showerfacilities.Someunitscontainceramictileflooring.The2-

storyunitsalsocontainedone2-fixturebathroom onthefirstlevelwith

vinyltileflooring.

AirConditioning: Eachoftheunitscontainedcentralairconditionersandceilingfans.

HeatingisnotnecessaryintheFloridaKeysduetotheyear-round

tropicalclimate.

ConstructionQuality: AboveAverage
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ImprovementCondition: Thesubjectbuildingsareinoverallaveragetoabove-averagecondition

astheyhavebeenwellmaintained. Inaddition,eachunithasbeen

painted and attended to when anyminorrepairswereneeded. No

functionalor externalobsolescence was noted nor any deferred

maintenance.Severaloftheunitsinspectedhadminordamagetokitchen

cabinetsfromleaksintherefrigerator,dishwasherandice-makersystems.

Repairswereinprogressatthetimeofinspection.

ConditionofRoofs: Roofconstructionismodifiedhipwoodtrusssystem withmetalstanding

seam cover.Accordingtoanengineer’sreportprovidedbytheclient,the

roofsappeartobeoriginalandingoodcondition.Thereportprovided

wasperformedbyAtkinsEngineers,Inc.228AtlanticBlvd.Suite400,

KeyLargo,FL33037anddatedJuly17,2013.

BuildingAges: Thebuildingswerebuiltin1996,accordingtotheMonroeCountyTax

AssessorsRecords.Theactualageofthebuildingsis19years.Each

buildinghasaneffectiveageofapproximately10-12years.Thetotal

economiclivesareestimatedat60years;thusaremainingeconomiclife

of48to50years.However,thepreviouslymentionedengineeringreport

indicatedthebuildingswereconstructedbetween1992and1994.

O verallSubjectComplex

EnvironmentalIssues: In thisappraisalassignment,theexistenceofpotentiallyhazardous

materialusedintheconstructionormaintenanceofthebuildings,such

asthepresenceofradon,asbestosinsulationand/orexistenceoftoxic

waste,whichmayormaynotbepresentontheproperty,hasnotbeen

considered.Theappraiserisnotqualifiedtodetecthazardoussubstances,

andanexpertinthefieldisrecommended.Noresponsibilityistakenby

theappraiserorTheAppraisalCompany ofKey W estformatters

regardingenvironmentalconcerns.Iurgetheclienttoretainanexpertin

thisfieldifdesired.Ireservetherighttochangemyvalueconclusion,if

andwhenanupdatedenvironmentalauditisperformed.

ADA Compliance: TheAmericanswithDisabilitiesAct("ADA")becameeffectiveJanuary

26,1992.Theappraiserhasnotmadeaspecificsurveyoranalysisofthis

propertytodeterminewhetherornotitisinconformitywiththevarious

detailedrequirementsoftheADA.Theappraiserrecommendsthata

Contractor or Engineer be hired to determine compliance or
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noncompliance,ifsodesired.Theappraiserisnotacontractorandare

notqualifiedtomakeadeterminationifthebuildingadherestothe

requirements.Theproperty,togetherwithadetailedanalysisofthe

requirementsoftheADA,couldrevealthatthepropertymayormaynot

beincompliancewithoneormoreoftherequirementsoftheAct.Ifso,

thisfactcouldhaveaneffectuponthevalueoftheproperty.

PersonalProperty: Thevaluationhereindoesnotconsideranyfixturesandequipmentother

thantypicalresidentialkitchenapplianceswithineachapartmentandmy

estimateofthecontributoryvalueis$120,000.

Amenities: Thesubjectsitehasgreenspace,2basketballhalf-courts,2racquetball

courts,6playgrounds,and 121openparkingspaces,plus157covered

spaces(carports)foratotalofapproximately278spaces.

LotCoverageRatio: Thesubject'slotcoverageratioiscalculatedbydividingthefirstfloor

buildingfootprintsincludinganycoveredporchesbythelandsize.

Therefore,thesubject'slotcoverageratio based on netsitesizeof

958,320squarefeetis:

10.5% (100,492s.f./958,320s.f.)

TheLotCoverageRatioforHSMDR zoningis40% formulti-family

dwellingsthusthelotcoverageratioiswithinthezoningrequirements.

FloorArea Ratio: Thesubject'sfloorarearatio(FAR)iscalculatedbydividingthetotal

grossbuildingareabythelandsize.ThesubjectpropertyhasFloorArea

Ratioof:

0.209:1.00 (200,382s.f./958,320s.f.)

Themaximum FAR is1.0intheHSMDR district;thus,thesubjectis

wellbelow thismaximum requirementbasedonExhibitN “SiteDate

Sheet”FAR=Max1.0.

ANALYSIS, VALUATION AND CONCLUSIONS
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STATEM ENT OFH IGH EST AND BEST USE

A. DefinitionofHighest& BestUse:

AccordingtothedefinitionasstatedinTheAppraisalofRealEstate,12thEdition,2001,bythe

AmericanInstitute,HighestandBestUseisdefinedas:

Thereasonablyprobableandlegaluseofvacantlandorimprovedproperty,which

isphysicallypossible,appropriatelysupported,financiallyfeasible,andthatresults

inthehighestvalue.8

Alternatively,thatuse,from amongreasonablyprobableandlegalalternativeuses,foundtobe

physicallypossible,appropriatelysupported,financiallyfeasible,andwhichresultsinhighest

landvalue.

ThedefinitionimmediatelyaboveappliesspecificallytotheHighestandBestUseoftheland.

Itistoberecognizedthatincaseswhereasitehasexistingimprovementsonit,theHighestand

BestUsemayverywellbedeterminedtobedifferentfrom theexistinguse.Theexistinguse

willcontinue,however,unlessanduntillandvalueinitsHighestandBestUseexceedsthetotal

valueofthepropertyinitsexistinguse."

FourstagesareincludedintheanalysisofHighestandBestUse:

PossibleUse:determinesthephysicallypossibleusesforthesubjectsite.

PermissibleUse:determineswhichusesarelegallypermittedforthesubjectsite.

FeasibleUse:determineswhichpossibleandpermissibleuseswillproduceanetreturntothe

subjectsite.

MostProfitableUse:determineswhichuse,amongthefeasibleuses,isthemostprofitableuse

ofthesubjectsite.

TheHighestandBestUseofthelandasifvacantandavailableforusemaybedifferentfrom the

HighestandBestUseoftheimprovedproperty.Thisistruewhentheimprovementsdonot

constituteanappropriateuse.Theexistingusewillcontinueunlessanduntillandvalueinits

HighestandBestUseexceedsthesum valueoftheentirepropertyinitsexistinguseandthecost

toremovetheimprovements.

Sincetheappraisalofthesubjectpropertyisbasedonaparticularpremiseofuse,theHighest
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andBestUseanalysisdeterminesjustwhatthispremiseofuseshouldbe.A HighestandBest

Useanalysisconsistsofconsidering theHighestand BestUseofapropertyundertwo

assumptions:(1)withavacantandavailablesiteand(2)withthepropertyasimproved.These

twoassumptionsonHighestandBestUsearecorrelatedintoonefinalestimateofHighestand

BestUse.

B. AsVacant& Available:

ThefirstmajoraspectoftheHighestandBestUseanalysisisconsideringthepropertyasifit

werevacantandavailablefordevelopment.Thisassumptionismadetodeterminewhetherthe

landaloneisworthmorethantheexistingpropertyasis,todeterminewhetherthesiteis

presentlyunderutilized.

PossibleUse-Thephysicalaspectsofthelandimposethefirstconstraintsonanypossibleuse

oftheproperty.Thesubjectimprovementsarelocatedonapolygon,irregular-shaped,corner

parcelforatotalsitesizeof1,053,434squarefeetor24.1835acres.However,thescopeofwork

hereinconsidersanetsiteareaof22acresor958,320squarefeet.Theremaining2+acresare

toberetainedbycurrentsubjectpropertyowner.Thesubjectsiteisrelativelylevelhaving

excellentaccessfrom twomajorstreets,Palm AvenueandW hiteStreet.Basedontheabove

physicalfacts,variouslandusesarepossible.

PermissibleUse-ThesubjectpropertyislocatedwithintherecentlydesignatedHSMDR,

HistoricSpecialMedium DensityResidential zoningdistrict.A descriptionofthiszoning

districtfollows.Historically,thesubjectsitewasformerlyzonedM,Militaryduetoitsprior

militaryhousinguse.
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Theappraiserhasreferencedsomebuildingcriteriaabove.Forfurtherdetails,thereaderis

referredtotheCityofKeyW estPlanningDepartment.Thesubject’sexistinguseisconsidered

aconforminguse.

FeasibleUse-TheuseswhichmeettheLegallyPermissibleandPhysicallyPossiblecriteriaare

furtheranalyzedtodeterminewhichusesarelikelytoproduceanincomeorreturninexcessof

constructioncosts,operatingexpenses,typicalfinancialobligationsandcapitalamortization.

Thiscriterionlimitstheusestothosewhicharefinanciallyfeasible,andthosewhichproducea

positivenetreturntotheland.Forthesubjectsite,thefinanciallyfeasibleusewouldbefor

developmentofmaximum residentialunitsaspermittedbyzoninganddensity.

Inthefinalanalysis,adeterminationmustbemadeastowhichfeasibleuseistheHighestand

BestUseoftheparcelsasifvacant.Basedonthecurrentzoning,coupledwiththepermissible

usesasofright,itismyopinionthattheHighestandBestUseofthesubjectsite“AsIfVacant”

isfordevelopmentofnontransientmulti-familymarketrateunitswith30% oftheunitsbuiltas

workforcehousingwithaffordablehousingdeedrestrictions.Thecurrentdensityof8.6units

allowsdevelopmentofatotalof208units(160marketrateunits,plus48workforcehousing,

moderateaffordableunits).AccordingtoMr.PatrickW rightoftheCityofKeyW estPlanning

Department,thesubject’sdensitymightbeabletobeincreasedtoadjacentHMDRlevelsat16

d/vperacre,butitwouldrequireatextandmapamendmenttothecode.Thiswouldrequire

approvalfrom thePlanningBoardandtworeadingsinfrontoftheCityCommission.Frankly,

thischangecouldbemoreofaprocessduetopolitics.

C. AsPresentlyImproved:

Thesubjectsiteispresently improved with forty-nine,two-story wood framebuildings

containingatotalof157residentialunitsandatotalgrossbuildingareaof200,382squarefeet.

Thesubjectbuildingscontain149two-story,two-bedroom/oneandonehalfbathroom unitsand

8one-story,two-bedroom /onebathroom units.Eachunithasoneoff-streetandonecovered

parkingspace;thecoveredparkingalsocontainsenclosedstorage.Thesubjectpropertyhasa

densityof7.14unitsperacre,basedonnetareaof22acres.Iftheentitlementsforthree

additionalunitsisconsideredthedensitywouldbe7.27unitsperacre.Thepermissibledensity

of8.6unitperacre,allowsforthe48additionalnewaffordablehousingunitsthatareproposed

development.Thebuildingswerebuiltin1996accordingtotheMonroeCountyTaxAppraiser’s

records.Basedonanalysis,theexistingimprovementsmakeasubstantialcontributiontothe

totalpropertyinexcessofthevalueofthesite($35million). Theexistinguseshouldbe

preservedasamulti-unitresidentialapartmentcomplexasitprovidesthehighest“AsIs”value

at$58million.Pertheclient’srequest,Ialsoestimatedthemarketvalueofthesubjectproperty

iftheindividualunitsweresoldatmarketrates,basedontheircurrentconditionandfinishes.

Thefive-yeardiscountedselloutmodeltookintoconsiderationthesalesabsorptionovertime,
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whilestillrentingtheunsoldunits.Thisanalysisindicatedavalueof$58million.Therefore,a

selloutoftheexistingunitsisprobablynotfeasibleatthispoint,unlesstheunitsaresubstantially

renovatedthusincreasingthesalespricesandpossiblydecreasingtheabsorptionperiod.Since

thelandvaluehasgrownbyabout70% since2013,itisquitepossiblethatfuturehighestand

bestusewouldbefortotalredevelopmentandselloutwith70% oftheunitsatmarketratesand

30% subjecttotheaffordableguidelines,especiallyifthedensitycanbeincreasedto16units

peracresorapproximately387totalunits.Thereadershouldnotethattheexistingprojecthas

alargeamountofgreenspacebetweenbuildings;thereforeinordertomaximizethedensity,it

islikelythatmanyoftheexistingbuildingswouldhavetobedemolishedorrazed.Analysisof

aproposedtotalredevelopmentofthesubjectpropertyisbeyondthescopeofthisassignment.

D. ConclusionofHighest& BestUse:

Basedontheprecedinganalysisofthesubjectsiteasifitwasvacantandavailablefor

developmentandalsoasimproved,itismyopinionthattheHighestandBestUseisthe

continueduseasmulti-familyapartmentcomplex.Developmentofthenewaffordablehousing

unitsappearstobebeneficialtotheoverallproject(analysisisnotpartofthisassignment).The

subject’spresentuseisalegal,conforminguse.
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SCOPEOFW ORK,

APPRAISALPROCESS,PURPOSEAND INTENDED USEOFTHEAPPRAISAL

E. Methodology:

Therearethreetypicalapproachestovaluetoconsiderineachappraisalassignment.Thethree

traditionalapproachestovaluearetheCostApproach,theSalesComparisonApproachandthe

Income(DirectCapitalizationand/orDiscountedCashFlow)Approach.Thethreeapproaches

tovaluearenotalwaysapplicabletotheassignment;however,thethreeapproachestovalueare

alwaysconsidered.

Allappraisalsbeginbyidentifyingthesubjectproperty(propertytobeappraised) andthe

appraisalproblem. Datarelevanttothesubjectpropertyisobtainedfrom varioussources

includingbutnotlimitedto:theMonroeCountyTaxAssessor'soffice,surveys,buildingplans

andspecificationsandthepropertyowner. Ifpossible,morethanonesourceisutilizedto

confirminformation.Improvements,ifapplicable,areinspectedandmeasuredbytheappraiser.

Ifandwhenbuildingplansorsketchesaremadeavailable,themeasurementsareverifiedfor

accuracy. Landsizeisbasedonrecordedplatmaps,MonroeCountypublicrecords,legal

descriptionsorsurveys(whenavailable).

Theappraiserdescribesthebuildingimprovementsindetail,ifapplicable;thesedescriptionsare

basedonaphysicalinspectionand/orplansandspecifications.Theappraiserisnotacontractor

orstructuralengineer;therefore,structuresoundnessordamagecannotbewarranted. The

appraiserwillnoteanyapparentorpotentialproblemssuchasdeferredmaintenance,water

damageorspalling.

Exteriorsitevisitsofthecomparableimprovedsalesarealwaysmade;interiorwalk-through

visitsaremadewhenpossible.Salespricesforthecomparablesalesareobtainedfromthepublic

records.Pricesarecustomarilyconfirmedwithapartytothetransaction,i.e.,buyer,seller,

closingagent/attorney,orrealestateagent.Thepublicrecordsareresearchedformortgageterms

andinformation.

The comparable sales are researched utilizing FirstAmerica RealEstate Solution and

Realist.com,(FARES),andRapattoniacomputerizedMLS (MultipleListingSystem) and

Loopnet.Allsourcesusedatafrom theMonroeCountyPropertyAppraiser’sOffice,aswellas,

from thepublicrecords.Thedataisverifiedandcompiledintosalesheetslocatedwithinthe

Addendaofthisreport.Additionaldatasourcesinclude:newspaperclippingsandtheNational

MultipleListingService.Realestateagentsinthemarketareaareinterviewedforthemost

currentinformationonsalesandlistings.Alloftheinformationisanalyzedinpreparingthe
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reportandisutilizedinsupportingtheindicatedvalue.

Thereaderoftheappraisalreportshouldbemadeawarethatthevaluationcontainedhereinis

basedonaspecificdate.Thevalueestimatedonthespecifiedvaluationdatewilllikelydiffer

from thevalueone,twoorthreeyearsinthefutureorinthepast.Thereaderisadvisedtoreview

theAssumptionsandLimitingConditions,aswellastheCertificationofValueinPartIofthis

report.

TheCostApproach:

TheCostApproachisdeterminedbytakingthevalueofthelandandaddingtoitthedepreciated

valueofthepresentimprovements.A separatelandanalysisisdonetodeterminethevalueof

theland. ThisapproachisalsobasedonthePrincipleofSubstitution,whichstatesthata

purchaserwillnotpaymoreforanexistingpropertythanthecosttoreproduceit,inasimilar

area,assumingthatitcouldbereproducedwithoutdelay.

Thiscouldberestatedas:

ReplacementCostNew (-) Depreciation (+) LandValue (=)CostApproachValue.

Depreciationcanbecategorizedintothefollowinggroups:

a. Physicaldeterioration.Thisisanelementofaccrueddepreciation,whichcanbecurable

orincurable. Curablephysicaldeteriorationisacurabledefectcausedbydeferred

maintenance.Incurablephysicaldeteriorationisanincurabledefectcausedbyphysical

deteriorationthatisimpracticaloruneconomictocorrect.

b. Functionalobsolescence.Thisisalossinvaluecausedbyfactorsinherentwithina

buildingorbuildingequipmentunit.Factorsincludechangesinconstructionmaterials

andtechniques,whichresultinexcesscapitalcostsinexistingfacilities;lackoffulluse

ofspace;andaninabilitytoexpandorupdatetheproperty.

c. Economicobsolescence.Thisiscausedbyexternalfactorssuchasgeneraleconomic

conditions,availabilityoffinancing,ordisharmoniouspropertyuses.

Inthecaseathand,theCostApproachwasdeemedapplicableduetothesubjectproperty

consistingoffairlyrecently(byKeyW eststandards)constructedstructures.Inaddition,there

havebeensomerecentvacantlandsalesintheOldTownmarketarea.Thisapproachwaslightly

weightedinthefinalreconciliation.
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TheIncomeApproach:

TheIncomeApproachisbasedontheamountofincomethesubjectpropertyiscapableof

producing.Themarketisresearchedtodeterminetherentalratesofcomparableproperties.The

DirectCapitalizationApproachwasutilizedforthesubjectproperty.Theestimatednetincome

iscapitalizedinaccordancewithprevailingratesofreturnonsimilarpropertiesorinvestments

ofcomparablerisktoindicatethepricethataprudentandknowledgeableinvestorwouldbe

justifiedinpayingforownershipoftherealproperty.Thisapproachhasgreatestapplication

whenthepropertybeingappraisedisatypethatpurchasersbuyforinvestmentpurposes.The

IncomeApproachrepresentsthevalueaninvestormayconsiderpayinginordertogainthe

benefitsandprofitsoftherealestate.

IhaveutilizedaDiscountedSelloutApproach. AnestimateoftheSelloutValueofthe

individualunitsisconsidered,aswellastherateatwhichtheunitscansell(absorptionperiod).

Then,rentalincomefrom theun-soldunits,plusdeductionsaremadeforholdingandselling

expenses,includingdeveloper’sprofitorincentive,whichresultsinnetoperatingincome.The

DiscountedSelloutApproachteststhehighestandbestuseofthesubjectproperty.This

approachconsidersthesales,holdingandsellingexpenses,plusdevelopmentcostsoverthe

estimatedselloutperiod.

Invaluingthesubjectproperty,analysisofthemarketforsimilarpropertiesindicatedthatthese

propertiesaretypicallypurchasedfortheirincomeproductionaswellappreciationexpectations.

Reliableincomeand expensedataforthesubjectand similarmulti-familyfacilitieswas

considered.Therefore,thisapproach wasconsidered and wasgiven heavyweightin my

valuation.

SalesComparisonApproach:

TheSalesComparisonApproachisbaseduponthePrincipleofSubstitution.W henapplied,it

statesthatwhensimilar(comparable) propertiesinsimilarlocationsareadjustedforany

dissimilarities,thevaluefrom thesecomparablepropertiescanindicateanestimateofvalue.

Thisapproachwasconsideredandappliedinvaluingthesubjectpropertyduetorecentmarket

activityforsimilarproperties.

ThecomparablesalesareresearchedutilizingRealEstateDataInc.(REDI) andARIS,a

computerizedMLS(MultipleListingSystem).Bothsourcesusedatafrom theMonroeCounty

PropertyAppraiser’soffice,aswellasfrom thepublicrecords. Thedataisverifiedand

compiledintosalesheetslocatedwithintheSalesComparisonApproachofthisreport.

Additionaldatasourcesinclude:newspaperclippingsandtheNationalMultipleListingService.

Realestateagentsinthemarketareaareinterviewedforthemostcurrentinformationonsales

andlistings. Alloftheinformationisanalyzedinpreparingthereportandisutilizedin

supportingtheindicatedvalue.
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Exteriorinspectionsofthecomparableimprovedsalesarealwaysmade;interiorinspectionsare

madewhenpossible.Salepricesforthecomparablesalesareobtainedfrom thepublicrecords.

Pricesarecustomarilyconfirmedwithapartytothetransaction,i.e.buyer,seller,closing

agent/attorney,orrealestateagent.Thepublicrecordsareresearchedformortgagetermsand

information.

Iconsideredfourclosedsalesoflargemulti-family,apartmentcomplexsalesandonepending

salewithinthesubjectproperty'smarketarea.Thoughnoneofthesalesweretrulysimilartothe

subjectinallrespects,thecomparableswereanalyzedandconsideredrepresentativeofthe

marketforcompetingproperties.Thecomparablesindicatedafairlytightrangeofvalueswhen

analyzedonaneffectivegrossincomemultiplierbasis.Thisapproachwasconsideredapplicable

andwasgivenlightweightinthefinalvaluation.

Thisapproachwasutilizedinthevaluationoftheindividualsubjectresidentialunits,in

supportingtheselloutprices(value)fortheexistingsubjecttownhousedevelopment.

ValuationConclusion

Eachapproachtovaluehasvaryingdegreesofapplicabilityandweightunderagivensetof

circumstances.Thisisespeciallytrueintheappraisalofincome-producingproperties,which

aretypicallyboughtandsoldonthebasisoftheirincome-producingpotential.W hileaproperty

mightbenew,providealldesirableamenities,andhaveaprestigiouslocation,failuretoproduce

asatisfactoryincomedetractsfrom theultimatesaleprice. Afterconsideration ofeach

applicableapproach,thevaluationmethodsareweightedaccordingtoreliability.
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F. CostApproach:

TheCostApproachisbasedontheprincipleofsubstitution,thebeliefthatapurchaserwould

notpaymorethanthecostofacquiringasimilarsiteplusthecostofconstructionareplicaor

similarstructure."TheCostApproachisbasedontheunderstandingthatmarketparticipants

relatevaluetocost.IntheCostApproachthevalueofapropertyisderivedbyaddingthe

estimatedvalueofthelandtothecurrentcostofconstructingareproductionorreplacementfor

theimprovementsandthensubtractingtheamountofdepreciation(i.e.,deteriorationand

obsolescence) inthestructuresfrom allcauses. Profitorincentiveforcoordinationbythe

entrepreneurisincludedinthevalueindication.Thisapproachisparticularlyusefulinvaluing

newornearlynewimprovementsandpropertiesthatarenotfrequentlyexchangedinthemarket.

CostApproachtechniquescanalsobeemployedtoderiveinformationneededintheSalesCom-

parisonandIncomeCapitalizationApproachestoValue.

Thecurrentcoststoconstructtheimprovementscanbeobtainedfrom costestimators,cost

estimatingpublications,buildersandcontractors.Depreciationismeasuredthroughmarket

researchandtheapplicationofspecificvaluationprocedures.Landvalueisestimatedseparately

inthecostapproach."9 Thelandvalueisdeterminedbyanalyzingrecentsalesofvacanttracts

withinthesubjectpropertymarketarea.

AnappraisermustfollowaseriesofstepsinderivingavalueindicationbytheCostApproach.

Thesestepsareasfollows:

! Estimatethevalueofthesubjectsite.Thelandvalueestimateisasthoughthelandwas

vacantandavailabletobedevelopedtoitsHighestandBestUse.Adjustmentsaremade

ifnecessaryforfinancing/financingconcessions,time,andforphysicaldifferences,i.e.

location,size,andtopography,etc.

! Afteralandvalueisderivedforthesubjectsite,thereproductioncostorreplacement

costoftheimprovementsmustbeestimatedasoftheeffectivedateoftheappraisal.This

estimateincludesdirect(hard)costs,aswellasindirect(soft)costs.

! Othercosts(indirect)whichmustbeincurredafterconstructiontobringthenew,vacant

structureuptooccupancylevelsandmarketconditionsmustbeestimated.

! Arelevantentrepreneurialprofitorincentivemustbeestimatedfrommarketanalysisand

research.

! Atotalreplacementorreproductioncostoftheprimarystructureisestimatedbyaddition

ofallofthesecosts(directandindirect).
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! Anestimateoftheamountofaccrueddepreciationinthestructuremustbeconsidered.

Thisdepreciationisdividedintothreecategories: physicaldeterioration,functional

obsolescenceandexternalobsolescence.

! Theestimatedaccrueddepreciationmustbedeductedfrom thetotalreproductionor

replacementcostoftheprimarystructure(s) toderiveanestimateofthedepreciated

reproductionorreplacementcost.

! Then,anestimatedreproductionorreplacementcostforaccessorybuildingsandsite

improvementsshouldbeestimatedwithdeductionsmadefordepreciation. These

improvementsaretypicallyappraisedattheirnetvalue(onadepreciated-costbasis).

! Thedepreciatedreproduction orreplacementcostsoftheprimarystructure(s),the

accessorystructures,andthesiteimprovementsareaddedtoderivethetotaldepreciated

reproductionorreplacementcostofallimprovements.

! Thesitevalueandtotaldepreciatedreproductionorreplacementcostofallimprove-

mentsareaddedtoarriveattheindicatedvalueoftheFeeSimpleInterestintheproperty.

! TheFeeSimpleValueisadjustedtoreflectthepropertyinterestbeingappraised,if

necessary,toarriveatanindicatedvalueoftheinterestinthesubjectpropertiesbeing

appraised.10

Thesubjectpropertyconsistsofa157-unit,multi-familyapartmentcomplexwithentitlements

foranotherthreeunits,whichweredestroyedbyfire,butcanberebuilt.Thistypeofproperty

istypicallypurchased forincomeproducingability. TheSalesComparison and Income

Approacheswereconsidered.TheCostApproachconsistsofcombiningtheestimatedvalueof

theland,basedoncomparablesales,withthedepreciatedvalueoftheimprovements.Inthecase

athand,thesubjectcomplexconsistsofstructures,whichwerebuiltinthemid1990'sthatresult

inreliabledepreciationestimates.
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LandValuationforSubjectProperty

Thesubjectproperty,commonlyknownas“PearyCourtatKeyW est”,isanexistingdowntown

nontransientresidentialproject.Thesubjectprojecthasentitlementstoatotal160units,157existing

units,plusthreeunitswhichweredestroyedbyfire.A thoroughsearchwasconductedforsalesof

similarsiteswithentitlementswithintheCityofKeyW est.Thelandsalesaresummarizedasfollows.

Detailsofthecomparablelandsalesfollows.

Adjusted Upland Upland Unadj. Adj. Adj.

Comp. Redevelopmentor Sales Sales Sales Size No. SizeSF/ Price/ Price/ Price/

No. Address ProjectName City/Key Date Price Price SF Units Unit $/Unit $/Unit SF Z oning

1 1315W hiteheadSt. N/A KeyW est 05/04/15 $1,750,000 $1,750,000 19,775 7 2,825 $250,000 $250,000 $88.50 HHDR

2 119-135SimontonSt. OldTownVillas KeyW est 01/19/15 $6,800,000 $5,850,000 52,385 20 2,619 $340,000 $292,500 $111.67HRCC-1

3 625SouthStreet OceanBreezeInn KeyW est 09/03/14 $4,050,000 $3,525,000 16,368 15 1,091 $270,000 $235,000 $215.36 HRO

4 1212SimontonSt. SpindriftMotel KeyW est 09/03/14 $6,462,500 $5,692,500 14,120 22 642 $293,750 $258,750 $403.15 HNC-1

5 1321SimontonSt. SouthwindsMotel KeyW est 09/03/14 $5,287,500 $4,692,500 24,800 17 1,459 $311,029 $276,029 $189.21 HCT

6 1015-1027SimontonSt.CabanaResort KeyW est 01/30/14 $4,551,535 $4,551,535 42,225 21 2,011 $216,740 $216,740 $107.79 HNC-1

Subject 541 W hiteStreet N/A KeyW est N/A N/A N/A 9 58,320 160 5,9 9 0 N/A N/A N/A H SMDR

09 /18/15 Average 28,279 17 1,774 $280,253 $254,837 $185.9 5

Median 22,288 19 1,735 $281,875 $254,375 $150.44

Minimum 14,120 7 642 $216,740 $216,740 $88.50

Maximum 52,385 22 2,825 $340,000 $29 2,500 $403.15

R esumeofComparableLandSalesforR edevelopment

ValuationDate:
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CO M PARABLE SALE NO . 1

PRO JECT NAM E: N/A

LO CATIO N: 1315W hiteheadStreet,OldTown,KeyW est

CO UNTY PARCELNO : 00036180-000000 Z O NING: HHDR

ALTERNATE KEY NO .: 1037044

GRANTO R : SouthW hitehead,LLC

GRANTEE: PPKW ,LLC.

DATE O FSALE: 5/4/15 DAYSO FM ARKET: 623days

O FFICIALRECO RD BO O K: N/A PAGE: N/A

VERIFICATIO N: Inspection,Realtor,Seller,Appraisals,MLS

LAND SIZ E: RectangularShapedLot,100FeetonW hiteheadStreetandextends197.5feetindepth

AREA: 19,775squarefeet

PURCH ASE PRICE: PurchasePrice(Incl.7NontransientROGOs(TDRs)) $1,750,000

PRICE PER SQUARE FO O T LAND: $88.50

PRICE PER FRO NT FO O T LAND: $17,500

PRICE PER UNIT: $250,000

H IGH ESTAND BESTUSE: LuxuryResidentialDetached,SingleFamilyDwellingRedevelopment

TERM SO FSALE: Short-Sale,ConventionalBankFinancing(91.4% LTV)

INTEREST CO NVEYED: FeeSimple
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CO M PARABLE SALE NO . 1 (CO NTINUED)

CO M M ENTS: Thiscomparableconsistsof19,775squarefootrectangular-shapedinteriorsitewithin

theHHDR HistoricHighDensityResidentialDistrict.Thesitewasimprovedwithatwo-storyCBS

dilapidatedofficestructure.Theapprovedredevelopmentplanconsistedofdemolishingthestructure

andsiteimprovements,thenconstructingseven,two-storydetachedsingle-familyresidences.Thehomes

willbeofhigh-endconstructionandfinisheswithsomelimitedviewoftheAtlanticOceanattheupper

levels.Atthetimeofsale,thesubjecthadentitlementsforsevenmarket-ratenontransientresidences

Thisisashort-saletransaction.Thepriorsalepricewas$2,950,000in2005,plus$925,000paidto

assignthecontract.Myofficerecentlyappraisedthispropertyandinthepast.
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CO M PARABLE SALE NO . 2

PRO JECT NAM E: OldTownVillasatKeyW est

LO CATIO N: 119-145SimontonStreet,OldTown,KeyW est

CO UNTY PARCELNO : 00000240-000000 Z O NING: HRCC-1

ALTERNATE KEY NO .: 1000230

GRANTO R : KeyW est‘07,LLC

GRANTEE: Brytrex,LLC

DATE O FSALE: 01/19/15 O FFICIALRECO RD BO O K: 2721 PAGE: 1202

VERIFICATIO N: Inspection,PublicRecords,Realtor,Seller,PastAppraisal

LAND SIZ E: IrregularShapedLot,298.1FeetonSimontonStreetand141.83FeetonGreeneStreet

AREA: 52,385squarefeet

PURCH ASE PRICE: PurchasePrice(Incl.20ROGOs(TDRs)) $6,800,000

Less3BoatSlipsatConchHarbor $ 950,000

AdjustedSalesPrice: $5,850,000

PRICE PER SQUARE FO O T LAND: $111.67

PRICE PER FRO NT FO O T LAND: $13,298

PRICE PER UNIT: $292,500

H IGH EST AND BEST USE: LuxuryResidentialTownHouseRedevelopment

TERM SO FSALE: Short-Sale,ConventionalBankFinancing

INTEREST CO NVEYED: FeeSimple
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CO M PARABLE SALE NO . 2 (CO NTINUED)

2014 TAX ASSESSM ENT:

2014LandAssessment: $3,342,060

2014TotalAssessment: $4,467,100

2014TaxBurden: $49,031

2014TaxBurden: $0.94/S.F.

CO M M ENTS: Thisistherecentsaleofvacantlandwithentitlements.Thepropertyconsistsoftwo

individualcontiguousparcels.Thesoutherlyportionofthesubjectfronts298.1linearfeetalongthe

easterlysideofSimontonStreetand141linearfeetalongthenortherlysideofGreeneStreet;theparcel

issituatedatthenortheastcornerofSimontonandGreeneStreets.Thesecondparcelwasimprovedwith

openlumberstoragebuildingsandthreeenclosedwarehouses.Theentiresiteisslightlyirregularshaped

andcontainsanestimated144parkingspacesavailableatthetime.Thebuyerpurchasedthislotfor

futuredevelopmentof20luxurytownhouses.Thepropertysoldwithentitlementsforthe20units,plus

threewetboatslipsatthenearbyConchHarborMarina.Theestimatedvalueoftheslipswasdeducted

hereintoextractthelandvalue.Thepriorsaleofthispropertywasfor$10milliononMarch1,2007.

Accordingtothepriorseller,thepropertywassoldwithnoresidentialdevelopmententitlements.Thus,

thepriorbuyer/developer(Mr.RichardJones)purchasedtherequiredresidentialROGOpermitsonthe

openmarketforanadditional$3,522,000or$160,091perunit.Therefore,thetotalcostwasabout

$676,000perunit.Thepriorsalewasanarm’slengthtransactionwithconventionalfinancing.The

recentsaleat$6.8millionor$5,850,000withouttheboatslipswasashort-sale.Thepriordeveloper

isstillinvolvedinthenew project.Thispropertywasappraisedbymyofficeinthepast.

Note:Thebuildingandsiteimprovementshavebeendemolished,subsequenttothepurchase.
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CO M PARABLE SALE NO . 3

PRO PERTY NAM E:Ocean BreezeInn

PRO PERTY TYPE: Commercial CURRENT USE: Guesthouse/Motel

PRO PERTY LO CATIO N: 625SouthStreet,KeyW est,FL

DATE O FSALE: 09/03/14 DAYSO N M ARKET: 1

SALE PRICE: $4,050,000 LISTING PRICE: $4,050,000 RATIO : 100%

ADJUSTED SALES PRICE: $3,525,000Thiscomparablehas15transientlicenses,theestimated

valueofthetransientlicenses($35,000x15units)wasdeductedinordertoresultinabetteranalysis.

GRANTO R : 625SouthStreet,LLC

GRANTEE: MeiselHoldingsFl-1321

DO CUM ENT TYPE: W arrantyDeed

LEGALDESCRIPTIO N: KW Lots6-7,Square5,Tract17& Lots1& 2,Sqr18,Tr17

PARCELID: RE # 00038140-000000 ALTERNATE KEY# 1038890

VERIFICATIO N: MLS,PublicRecords,ListingAgent,Seller,Confid.,JW 5/16/14,PriorAppraisal

CO M PARABLE NO . 3 (CO NTINUED)
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FINANCING: ConventionalBankFinancing

CO NDITIO NSO FSALE: Arm’sLength

H IGH EST AND BEST USE: PartofAssemblageforHotelRedevelopment,AllBuilding& Site

Improvementswillbedemolished

PRIO R SALESLAST3YEARS: 05/24/07Price$4,000,000ORBk2297,Page1118,09/02/99Price

$1,125,000ORBk.1595,Page2152

LAND SIZ E: 16,368SquareFeet

GRO SSBUILDING AREA: 5,567SquareFeet

FLO O R AREA (BUILDING TO LAND)RATIO : 34.0%

Z O NING: HRO

BUILDING DESCRIPTIO N: 3One-StoryBuildings

CO NSTRUCTIO N: CBS/Masonry

CO NDITIO N: GoodtoVeryGood

YEAR BUILT: 1958

PARKING: OnSiteParking

PRICE PER SQUARE FO O T O FGBA: $727.50

EFFECTIVE GRO SSINCO M E: $816,277

NO I - NET O PERATING INCO M E: $326,510(Est)

EGIM - EFFECTIVE GRO SSINCO M E M ULTIPLIER : 5.0

CO M PARABLE SALE NO . 3 (CO NTINUED)
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O PERATING EXPENSE RATIO : 60% (ESTIMATED)

O VERALLRATE: 8.1%

NUM BER O FLICENSED UNITS:15 SALESPRICE PER UNIT: $270,000

CO M M ENTS: ThispropertyislicensedbytheCityof KeyW estfor15transientunits. This

comparablewasappraisedbyourofficeatthetimeofthepriorsale.Thispropertyispartofamulti-

parcelassemblagethatisaproposedupscalehotelredevelopmentproject.Allofthebuildingandsite

improvementswillberazedordemolished.

APPRAISED BY O UR O FFICE: Yes

DATE: 4/25/07 O urFileNo.: 133-07
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CO M PARABLE SALE NO . 4

PR O PER TY NAM E: SpindriftMotel

PRO PERTY TYPE: Commercial CURRENT USE: Guesthouse/Motel

PRO PERTY LO CATIO N: 1212SimontonStreet,KeyW est,Florida

DATE O FSALE: 09/03/14 DAYSO N M ARKET: 1

SALE PRICE: $6,462,500 LISTING PRICE: $6,462,500 RATIO : 100%

ADJUSTED SALES PRICE: $5,692,500Thiscomparablehas22transientlicenses,theestimated

valueofthetransientlicenses($35,000x22units)wasdeductedinordertoresultinabetteranalysis.

GRANTO R : HarborsideMotelandMarina,Inc.

GRANTEE: CasaMarina-1220SimontonStreet

DO CUM ENT TYPE: W arrantyDeed

LEGALDESCRIPTIO N: KW Lots23,24& 27Square8,Tract11

PARCELID: RE # 00028730-000000 ALTERNATE KEY# 1029513

VERIFICATIO N: Confidential

FINANCING: ConventionalBankFinancing
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CO M PARABLE SALE NO . 4 (CO NTINUED)

CO NDITIO NSO FSALE: Arm’sLength

H IGH EST AND BEST USE: PartofAssemblageforHotelRedevelopment,AllBuilding& Site

Improvementswillbedemolished

PRIO R SALESLAST 3 YEARS: 05/01/87Price$1,325,000ORBk1010,Page2043

LAND SIZ E: 14,120SquareFeet

GRO SSBUILDING AREA: 6,871SquareFeet

FLO O R AREA (BUILDING TO LAND)RATIO : 49.9%

Z O NING: HNC-1

BUILDING DESCRIPTIO N: 2,One-StoryBuildingsandOne-StoryBuilding

CO NSTRUCTIO N: CBS/Masonry

CO NDITIO N: Average

YEAR BUILT: 1948,1958,1947

PARKING: OnStreetParking

PRICE PER SQUARE FO O T O FGBA: $940.55

EFFECTIVE GRO SSINCO M E: $1,053,536

NO I - NET O PERATING INCO M E: $421,414(Est)

EGIM - EFFECTIVE GRO SSINCO M E M ULTIPLIER : 6.1

O PERATING EXPENSE RATIO :60% (Est)
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CO M PARABLE SALE NO . 4 (CO NTINUED)

O VERALLRATE: 6.5%

NUM BER O FLICENSED UNITS: 22 SALESPRICE PER UNIT: $293,750

CO M M ENTS: PropertyislicensedbytheCityofKeyW estfor22transientrooms.Thispropertyis

partofamulti-parcelassemblagethatisofaproposedupscalehotelredevelopmentproject.Allofthe

buildingandsiteimprovementshavebeenrazedordemolishedsubsequenttothepurchase.

APPRAISED BY O UR O FFICE: No

DATE: N/A O urFileNo.: N/A
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CO M PARABLE SALE NO . 5

PRO PERTY NAM E: SouthwindsMotel

PRO PERTY TYPE: Commercial CURRENT USE: Guesthouse/Motel

PRO PERTY LO CATIO N: 1321SimontonStreet,KeyW est,Florida

DATE O FSALE: 09/03/14 DAYSO N M ARKET: 1

SALE PRICE: $5,287,500 LISTING PRICE: $5,287,500 RATIO : 100%

ADJUSTED SALES PRICE: $4,692,500Thiscomparablehas17transientlicenses,theestimated

valueofthetransientlicenses($35,000x17units)wasdeductedinordertoresultinabetteranalysis.

GRANTO R : HarborsideMotelandMarina,Inc.

GRANTEE: MeiselHoldingsFl-1321SimontonStreet

DO CUM ENT TYPE: W arrantyDeed

LEGALDESCRIPTIO N: KW FilerBoyleSubN-476,Lot3,Square1,Tract16

PARCELID: RE # 000594000-000000 ALTERNATE KEY# 1036803

VERIFICATIO N: MLS,PublicRecords,ListingAgent,Seller,Confid.,JW 5/16/14,PriorAppraisal
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CO M PARABLE SALE NO . 5 (CO NTINUED)

FINANCING: ConventionalBankFinancing

CO NDITIO NSO FSALE: Arm’sLength

PRIO R SALESLAST 3 YEARS: 12/1/87Price$775,000OR Bk1036,Page538,08/01/85Price

$570,000ORBk.950,Page1898

LAND SIZ E: 24,800SquareFeet

GRO SSBUILDING AREA: 5,320SquareFeet

FLO O R AREA (BUILDING TO LAND)RATIO : 21%

Z O NING: HCT

BUILDING DESCRIPTIO N: 5,One-StoryBuildings

CO NSTRUCTIO N: CBS/Masonry

CO NDITIO N: Average

YEAR BUILT: 1953

PARKING: OnSiteParking

PRICE PER SQUARE FO O T O FGBA: $993.89

EFFECTIVE GRO SSINCO M E: $698,063

NO I - NET O PERATING INCO M E: $279,225(Est)

EGIM - EFFECTIVE GRO SSINCO M E M ULTIPLIER : 7.6

O PERATING EXPENSE RATIO : 60% (Est)
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CO M PARABLE SALE NO . 5 (CO NTINUED)

O VERALLRATE: 5.3%

NUM BER O FLICENSED UNITS: 17 SALESPRICE PER UNIT: $270,000

CO M M ENTS: PropertyislicensedbytheCityofKeyW estfor17transientrooms.Thispropertyis

partofamulti-parcelassemblagethatisofaproposedupscalehotelredevelopmentproject.Allofthe

buildingandsiteimprovementswillberazed.

APPRAISED BY O UR O FFICE: No

DATE: N/A O urFileNo.: N/A
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CO M PARABLE SALE NO . 6

(ArchitectRenderingofProject,Notconstructedasofyet)

PRO JECT NAM E: CabanaResort

PRO PERTY TYPE: Proposed21UnitNon-TransientResidentialProject

LO CATIO N: 1015-1027SimontonStreet,KeyW est,MonroeCounty,Florida

CO UNTY ASSESSO RSPARCELNO .: 00027070-000000

Z O NING: HNC-1

GRANTO R :SouthernmostCabanaResort,LLC(100% ofcertificatesofmembershipofcompanysold)

GRANTEE: KW EST,LLC

DATE O FSALE: 01/30/14 O FFICIALRECO RD BO O K: NoneRecorded

LAND AREA:42,225sq.ft./0.97Acres VERIFICATIO N: Buyer,Appraisal,Inspection,J.E.W

SALESPRICE: $4,550,000(TotalAcquisitionPrice)

PRICE PER SQ. FT.:$107.76

UNITSTO BE DEVELO PED: 21 PRICE PER UNIT:$216,667
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CO M PARABLE SALE NO . 6 (Continued)

H IGH EST AND BEST USE: ProposedDevelopmentof21NonTransientResidentialUnits

TERM SO FSALE: CashtoSeller

INTEREST CO NVEYED: FeeSimple

Comments: ThispropertyhashistoricallybeenamobilehomeandpermanentRVparkwhichprovided

permanentnon-transienthousing.ThepriortransactionoccurredApril29,2009,wherebyTheMost

ReverendJohnC.Favalora,asArchbishopoftheArchdioceseofMiami,hissuccessorsinoffice,a

corporationsole,theGrantorsoldthepropertytoCabanaResort,LLC,aFloridalimitedliability

company,astheGranteefor$2,400,000.ThetransactionwasrecordedviaaW arrantyDeedwithinthe

MonroeCountyPublicRecords,OfficialBook2413,Page1501.

MyofficewasprovidedwithanAgreementforPurchaseandSaleofSouthernmostCabanaResort,LLC

forthisproperty.TheagreementisbetweenJosephD.Cleghorn,Jr.Trusteeofthe1999Cleghorn

MaritalTrustandKimberlyA.Parker,SellersandKW EST,LLC,Purchaser,datedJuly19,2013.

Furthermore,theagreementstatesthatthesellersown100certificatesofmembershipofSouthernmost

CabanaResort,LLCandthattheyagreetoselltoPurchaser100% ofcertificatesofmembershipofthe

Companyfor$1,580,000.Inaddition,theagreementstatesthatthe100% oftheLLC membership

interest(includingallassetsanddisclosedencumbrances)shallbeconveyedtoPurchaser,freeandclear

ofallliens,pledges,securityinterest,charges,claims,restrictionsandencumbrancesofanynature,

exceptthefollowing:

1)FirstMortgageDeedandPromissoryNoteinfavoroftheArchdioceseofMiami,executedby

theLLC withnopersonalguarantyofthemembersintheapproximateprincipalbalanceof

$1,920,000.Thebuyershallassumethisexistingmortgage.

2)SecondMortgageDeedandPromissoryNoteinfavorofKimberlyParkerintheapproximate

principalbalanceof$550,000,asinthemortgagerecordedinOfficialRecordsBook2417,Page

265oftheMonroeCountyPublicRecords.Thebuyershallassumethisexistingmortgage.

Thisproperty’sbuyer,Mr.RobertC.Pabian,indicatedthatanadditional$500,000willbetransferred

toSouthernmostCabanaResort. Inconclusion,thetotallandacquisitionpriceofthe propertyis

$4,550,000.Thispropertywasappraisedbythisofficeatthetimeofsale.
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CO M PARABLE LAND SALESM AP
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MarketConditions:

Analysisofthecomparablesalesandhistoricalsalesdataindicatesthatthemarkethasstabilizedwith

recentappreciationnoted. Sincethecomparablesalesareallrecent,noadjustmentsformarket

conditionswerewarrantedherein.

Financing/ConditionofSale:

Allofthecomparablesaleswereconsideredcashequivalent,eithercashorownerfinancingatmarket

rates.Thus,noneofthecomparablesrequiredadjustmentforfinancing.Thesaleswerearm’slength

transactions,hence,noadjustmentswererequiredforconditionsofsale.

Location:

Thesubjectpropertyislocatedonacornerlot,attheeasterlyboundaryofOldTown,KeyW estabout

sixblocksfromDuvalStreet,themainshoppingandentertainmentdistrict.Inadditionitislocatedabout

threeblocksnorthwesterlyoftheKeyW estSeaportwhichfeaturesnumerouswaterfrontrestaurants/bars

andsmallrusticretailspaces. AllofthesalesarelocatedinOldTown,KeyW estandaresimilarin

location,exceptforSalesNo.1andNo.2,whicharelocatedjustoneblockfrom DuvalStreet.

SiteSizeandNumberofUnits:

Sincepriceperunitisthemostreliableunitofmeasure,thedisparityofnumberofunitsandlandsizes

ofthecomparablesisreflectedinthepriceperunit.Thesalesdataindicatesatightrangeonapriceper

unitbasis.Duetothesubject’slargeamountofunits,Ihaveestimatedapriceperunitatthelower-end

ofthespectrum.

Zoning/DevelopmentRights:

Thesubjecthasentitlementsfor160nontransientresidentialunits,perthedevelopmentagreementwith

theCityofKeyW estandthecurrentzoningdistrict.ComparableNos.1,2and6havenontransient

developmentplans.Theremainingsaleswerepurchasedforhotelredevelopmentwithsmallerunits.

SaleNos.1,2,and6receivedmoreweight.Allofthelandsales,soldwithentitlements.
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LAND VALUE CO NCLUSIO N:

No. ofUnits M ultipliedBy $/Unit Equals Est. LandValue(R nd) DividedBy SiteArea Equals$/SF

160 X $220,000 = $35,200,000 / 9 58,320 = $37
Note : Th e subje ctprope rtyh ase ntitle m entsforth re e e xtra units(one building wasde stroye d byfire and canbe re built).

LandValueConclusions:

Thelandcomparablespresentedhereinindicateanadjustedpricerangebetween$216,740to$292,500

perunit,withameanandmedianof$254,837and$254,375perunit,respectively.Afterconsidering

thesimilaritiesanddifferencesofthecomparablescomparedtothesubjectproperty,itappearsthatthe

mostsimilaroverallcomparableisSalesNo.6,whichindicatedanadjustedpriceperunitof$216,740.

Thiscomparableisbeingdevelopedwithluxurytownhouseunits. SaleNo.1islocatednearthe

SouthernmostPointmarkerandwillhavesomewaterviews.SaleNo.6ispresentlybeingdeveloped

with21townhouseunits(oneisdetached)withacurrentlistingpriceof$759,375to$934,600for

upscalesmallermodularconstructionunits.Asaresult,Iconservativelyestimatedapriceof$220,000

perunitforthesubjectpropertylandvaluebasedupontheentitlements.Thisvalueisnearthelower-end

ofthespectrum duetothelargeamountofentitlementunitsatthesubjectproperty.Thisresultsinthe

followingvalue:

LAND VALUE O FSUBJECT PRO PERTY ASINDICATED BY TH E

SALESCO M PARISO N APPRO ACH , ASO FSEPTEM BER 18, 2015 IS

(Rounded): . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $35,200,000

Theformeracquisitionprice(August30,2013)ofthesubjectwasabout$220,000perunit(including

entitlementsforthreeadditionalunits). Marketactivityforlandredevelopmenthassignificantly

increasedsince2013withareboundnotedinpricesofthesubject’scurrentlandvalueonapriceper

squarefootisquitereasonableat$37.A tableoflandsalesfrom the2013timeperiodindicatethe

followinglandredevelopmentsalesbelow.Thelowerendofthesaleswasabout$120,000;therefore,

overtwoyearsthesubject’slandvalueincreasedby$100,000perunitorabouta76% increase.
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Adjusted Upland Upland Upland Unadjusted Adjusted Adjusted

Comp. Redevelopmentor Sales Sales Sales Size Size No. SizeSF/ Price/ Price/ Price/

No. Address ProjectName City/Key Date Price Price Acres SF Units Unit $/Unit $/Unit SF Z oning

7 5950PeninsularAvenue OceansideMarina StockIsland 06/13/13 $4,750,000 $4,000,000 8.02 349,262 32 10,914 $148,438 $125,000 $11.45 MU

8 50205thAvenue IslanderEstates StockIsland 04/11/13 $2,150,000 $2,810,000 4.14 180,195 22 8,191 $97,727 $127,727 $15.59 MU

9 223ElizabethStreet Harborside KeyW est 12/18/12 $12,167,500 $12,167,500 1.90 82,624 96 861 $126,745 $126,745 $147.26HRCC-1

10 529FrontStreet PierHouseSpa KeyW est 11/07/12 $7,500,000 $3,000,000 0.50 21,643 22 984 $340,909 $136,364 $138.61HRCC-1

11 1300-1313AtlanticDr.,Etc. AtlanticEstates KeyW est 07/26/11 $2,083,333 $2,083,333 1.39 60,409 17 3,553 $122,549 $122,549 $34.49 SF

12 510South& 1420SimontonSts. SomoHotelCol. KeyW est 05/31/07 $19,500,000 $19,500,000 1.93 84,243 77 1,094 $253,247 $253,247 $231.47 HCT

Subject541 W hiteStreet N/A KeyW est N/A N/A N/A 22.00 9 58,320 160 5,9 9 0 N/A N/A N/A H SMDR

09 /18/15 Average 2.9 8 129 ,729 44 4,266 $181,602 $148,605 $9 6.48

-5.00% Median 1.9 2 83,434 27 2,324 $137,59 1 $127,236 $86.55

Loc.: Dry/Inland= 0.0 MarketBottom: 12/31/11 Minimum 0.50 21,643 17 861 $9 7,727 $122,549 $11.45

Canal/PartialW aterfront= 0.5 Maximum 8.02 349 ,262 9 6 10,9 14 $340,9 09 $253,247 $231.47

Canal/OpenW ater= 1 SuperiorOpenW aterfront= 1.5

R esumeofComparableLandSalesforR edevelopment

ValuationDate:

DepreciationRatefrom 2005 toEndof2011:
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EstimateofImprovementCostsandSummary:

Theexistinglandandbuildingimprovementsweredescribedearlierinthisreport,thereplacementcost

ofimprovementshasbeenestimatedusingtheMarshall& Swift/Boeckh,LLCandmyknowledgeof

actualcosttoconstructinthearea. Thesecostsarecontinuouslyupdatedandadjustedforlocal

differences.

TheMarshall& Swift/Boeckh,LLC costestimatesincludelabor,materialsandsalestax,average

architectandengineer'sfees,jobsupervisionandinsurance,andcontractor'soverheadandprofit.The

costestimatesdonotinclude: costsofbuying/assemblingtheland(i.e.,escrow fees,legalfees,

demolition,storm drainsorroughgrading),costsoflandplanningorpreliminaryconceptandlayoutfor

alargedevelopment,discountsorbonusesforfinancing,developer'soverheadandprofit,andinterest

ortaxesonland.

Thesubjectproperty'sreplacementcostestimateutilizingtheMarshall& Swift/Boeckh,LLC developed

byMarshallandSwiftmaybefoundonthefollowingpages. ThisCostManualisupdatedona

continuousadjustedforlocalconditions.Thereplacementcostnew forthesubjectbuildingshasbeen

consideredherein.

TheCitizensPropertyInsuranceCompanyhasrecentlyrequestedwhenutilizingtheBVSworksheet

formatforReplacementCostEstimatesthatthesubstructure/foundationcostsbeexcludedfrom the

ReplacementCost.Inthiscase,theseexclusionsforthesubjectbuildingsresult inthefollowing

amounts:

Type“A”Buildings: $54,254 x10Buildings= $542,540

Type“B”Buildings: $44,183 x28Buildings= $1,237,124

Type“C”Buildings: $33,361 x 3Buildings = $100,083

Type“D”Buildings: $47,390 x 3Buildings = $142,170

Type“E”Buildings: $41,922 x5Buildings = $209,610

Inestimatingthequalityofthevariousstructures,IutilizedtheBVSqualitysystem whichrangesfrom

2.0Averageto2.6Superior.Eventhoughthedefaultoftheprogram issetat2.0Average,notall

buildingsareequalinconstructionquality.Therefore,theappraisermustutilizehis/herjudgementand

experienceinrankingthequalityofconstructionofthesubjectstructureswithintheFloridaKeys.

Further,theseareReplacementCostNew estimates,notReproductionCosts,whichmustmeetlocal

BuildingCodesandcurrentrequirements.Iutilizeda(2.3)Average+ Qualityforthesubjectproperty.

IincludedtheMarshall& SwiftResortAreaMultiplier.The"Resort"multiplierhasbeenusedinthe

FloridaKeysformanyyearsasamethodtoadjustforthedifficultytoobtainskilled,constructionlabor

andaccesstomaterials.Marshall& Swift,Section99,Page1,statesthatSpecialLocalconditions

requirecertainLocalMultipliersandadjustmentsforResortLocations,ie:"requirehigherfreightcharges

onmaterials,noncompetitiveconditionsforlaborormaterials,disproportionatecrewingorlaborper
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diem charges.Examplesareisland,mountain,desertorresortlocations..."Thesubjectproperty’sResort

multiplierhasbeencomparedagainstactualconstructioncostsonanongoingbasis.Ifeelthe1.4

multiplierisanaccuratemeasureforthesubject'sKeyW estlocation(SouthernmostintheContinental

U.S)atthistime.
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TheReplacementCostNew fortheSubjectBuildingwithoutExclusionsis$31,704,19 6 rounded

to:

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $31,704,000

TheReplacementCostNew fortheSubjectBuildingwithExclusionsis$33,9 36,723 roundedto:

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $33,9 36,000

Inaddition,thedepreciationhasbeenbaseduponeffectiveageestimatesforthesubjectbuildings.I

utilizedtheAge-Lifemethodofphysicaldepreciationaccordingtothefollowingformula:

Depreciation = EffectiveAge

TotalLife

Thebuildingdepreciationratesforthesubjectstructuresarenotedinthefollowingchart.
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No. of Quantity/ Total Effective Total Replacement TotalReplacement Total TotalDeprec.

DetailedCostEstimate Bdgs. Size/Bldg. Size UnitCost Age Life Depreciation CostNew/Bldg. CostNew Depreciation Value

CostNewforType"A" QuadraplexBuildings: 10 5,144 51,440 $148 15 50 30.0% $763,358 $7,633,580 $2,290,074 $5,343,506

CostNewCoveredPorches: 10 349 3,490 $28 15 50 30.0% $9,772 $97,720 $29,316 $68,404

CostNewCarport/Storage: 10 1,404 14,040 $22 15 50 30.0% $30,888 $308,880 $92,664 $216,216

CostNewforType"A" QuadraplexBuildings: $804,018 $8,040,180 $2,412,054 $5,628,126

PlusExclusionsforW indInsurance(Foundations,Etc.) 10 5,144 51,440 $11 15 50 30.0% $54,254 $542,540 $162,762 $379,778

TotalCostNewforType"A" QuadraplexBuildings: $858,272 $8,582,720 $2,574,816 $6,007,904

CostNewforType"B" TriplexBuildings: 28 3,858 108,024 $152 15 50 30.0% $587,923 $16,461,844 $4,938,553 $11,523,291

CostNewCoveredPorches: 28 262 7,336 $28 15 50 30.0% $7,336 $205,408 $61,622 $143,786

CostNewCarport/Storage: 28 1,053 29,484 $22 15 50 30.0% $23,166 $648,648 $194,594 $454,054

CostNewforType"B" TriplexBuildings: $618,425 $17,315,900 $5,194,769 $12,121,130

PlusExclusionsforW indInsurance(Foundations,Etc.) 28 3,858 108,024 $11 15 50 30.0% $44,183 $1,237,124 $371,137 $865,987

TotalCostNewforType"B" TriplexBuildings: $662,608 $18,553,024 $5,565,906 $12,987,117

CostNewforType"C" DuplexBuildings: 3 2,572 7,716 $159 15 50 30.0% $409,165 $1,227,495 $368,249 $859,247

CostNewCoveredPorches: 3 175 525 $28 15 50 30.0% $4,900 $14,700 $4,410 $10,290

CostNewCarport/Storage: 3 702 2,106 $22 15 50 30.0% $15,444 $46,332 $13,900 $32,432

CostNewforType"C" DuplexBuildings: $429,509 $1,288,527 $386,559 $901,969

PlusExclusionsforW indInsurance(Foundations,Etc.) 3 2,572 7,716 $13 15 50 30.0% $33,361 $100,083 $30,025 $70,058

TotalCostNewforType"C" DuplexBuildings: $462,870 $1,388,610 $416,584 $972,027

CostNewforType"D" QuadraplexBuildings: 3 4,954 14,862 $135 15 50 30.0% $666,327 $1,998,981 $599,694 $1,399,287

CostNewCoveredPorches: 3 366 1,098 $28 15 50 30.0% $10,248 $30,744 $9,223 $21,521

CostNewCarport/Storage: 3 1,404 4,212 $22 15 50 30.0% $30,888 $92,664 $27,799 $64,865

CostNewforType"D" QuadraplexBuildings: $707,463 $2,122,389 $636,716 $1,485,672

PlusExclusionsforW indInsurance(Foundations,Etc.) 3 4,954 14,862 $10 15 50 30.0% $47,390 $142,170 $42,651 $99,519

TotalCostNewforType"D" QuadraplexBuildings: $754,853 $2,264,559 $679,367 $1,585,191

CostNewforType"E" TriplexBuildings: 5 3,668 18,340 $152 15 50 30.0% $556,462 $2,782,310 $834,693 $1,947,617

CostNewCoveredPorches: 5 279 1,395 $28 15 50 30.0% $7,812 $39,060 $11,718 $27,342

CostNewCarport/Storage: 5 1,053 5,265 $22 15 50 30.0% $23,166 $115,830 $34,749 $81,081

CostNewforType"E" TriplexBuildings: $587,440 $2,937,200 $881,160 $2,056,040

PlusExclusionsforW indInsurance(Foundations,Etc.) 5 3,668 18,340 $11 15 50 30.0% $41,922 $209,610 $62,883 $146,727

TotalCostNewforType"E" TriplexBuildings: $629,362 $3,146,810 $944,043 $2,202,767

TotalCostNewforBldg. Improvements: 49 200,382 $33,9 35,723 $10,180,716 $23,755,006

Plus:SiteImprovements& Extras:

Roadway/Sidewalks 357,345 $4 8 12 66.7% $1,429,380 $953,396 $475,984

Handball-RacquetballCourts 2 $25,000 12 20 60.0% $50,000 $30,000 $20,000

HalfCourt-BasketballCourts 2 $25,000 12 20 60.0% $50,000 $30,000 $20,000

Playgrounds 6 $4,000 5 10 50.0% $24,000 $12,000 $12,000

Fencing& Gates 554 $25 12 20 60.0% $13,850 $8,310 $5,540

FabricHurricaneShutters 1 $200,000 2 10 20.0% $200,000 $40,000 $160,000

Landscaping& Signage: 1 $300,000 15 30 50.0% $300,000 $150,000 $150,000

TotalSiteImprovements& Extras: $2,067,230 $1,223,706 $843,524

Plus:Furniture,Fixtures& Equipment:

ResidentialKitchenAppliances 157 $1,500 6 12 50.0% $235,500 $117,750 $117,750

TotalFurniture,Fixtures& Equipment: $235,500 $117,750 $117,750

EstimatedValuebefore

EntrepreneurialProfitandIndirectCosts: $36,238,453 $11,522,172 $24,716,280

PlusIndirectCosts*: 68% $3,624,000 $2,476,049 $1,147,951

PlusEntrepreneurialIncentive**: 68% $3,624,000 $2,476,049 $1,147,951

ReplacementCostNew( Rounded): $43,486,453 $16,474,270 $27,012,182

PlusLandValue: $35,200,000

EstimatedValueViatheCostApproachasMarketRateRentals(Rounded): $62,000,000

LessAdjustmentforRentLossDuetoAffordableRentals(Rnd): ($4,000,000)

EstimatedValueViatheCostApproachasAffordableRateRentals(Rounded): $58,000,000

CostApproachForSubjectProperty
Peary Court at Key West, 541 White Street, Key West, Florida
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IndirectCosts:TheIndirectCostsintheReplacementCostNew arebasedonexpendituresforitems

otherthanlaborandmaterials,suchasprofessionalfees,financingcosts,andtaxesandinsuranceduring

construction.BecauseoftheconstructionexpensesincurredinCityofKeyW est,includingimpactfees

forsimilaruseresidentialstructures,pluspermitfees,theseIndirectCostsareanecessarypartofour

CostApproachanalysis.Itisbasedonestimatedimpactfees,plusapercentageoftheReplacementCost

New whichIhavefoundtobeconsistent.

EntrepreneurialIncentive:EntrepreneurialIncentiveisamarket-derivedfigurethatreflectstheamount

anentrepreneurexpectstoreceiveforhisorhercontribution.Thisamountisinadditiontothecostsof

theproject. Thereareacoupleofmethodswhichcanbeutilizedinordertoestimateamarket

entrepreneurialincentiverate.Recentlyconstructedpropertiesinthemarketareacouldbeanalyzedby

estimatingthedifferencebetweentheirsalespriceandthetotalcosts(directandindirect)plusland

value. Thismethodofestimatingentrepreneurialincentivewasnotavailable,duetothelackof

comparables.Uponinterviewsofseverallocaldevelopers,itismyopinionthataprofitof10% is

reasonableformostcommercialapartmentprojects.Itshouldbenotedthatsomedevelopersrequire

largerprofitmarginsandattainthem.However,Iutilizedwhatappearstobetypicalinthemarketarea

(10% to20%).Actualreturnscananddovarywidelyfrom projecttoproject.

ESTIM ATED “AS IS”VALUE OF SUBJECT PR OPER TY VIA TH E COST APPR OACH , BASED ON ALL

M AR KET R ATE R ENTALSASOFSEPTEM BER 18, 2015 (R OUNDED) . . . . . . . . . . . . . . . . $62,000,000

AdjustmentforRentLoss:

Ihaveestimatedthe“AsIs”ValueviatheIncomeApproach,basedonall157existingunitsbeingrented

atmarketratesat$57million.IhavealsoestimatedthevalueofthesubjectbytheIncomeApproachif

alloftheunitswereleasedatthemaximum moderateaffordablerentalrateat$53million.Thus,the

differenceinvalueis$4million.Asaresult,Ideducted$4millionfrom theMarketValuebasedon

marketrate,viatheCostApproachinordertoarriveatthevaluebytheCostApproach,subjectto

SubjectGBA: 200,382 ValuePer ValuePer ValuePer ValuePer

SubjectSiteSize(SF): 9 58,320 SFofGBA SFofSite Unit Bedroom

TotalNo. ofUnits: 157

TotalNo. ofBedrooms: 314

ValueViaCostApproach- MarketRate(Rounded): $62,000,000 $309 $65 $39 4,9 04 $19 7,452

SubjectGBA: 200,382 ValuePer ValuePer ValuePer ValuePer

SubjectSiteSize(SF): 9 58,320 SFofGBA SFofSite Unit Bedroom

TotalNo. ofUnits: 157

TotalNo. ofBedrooms: 314

ValueViaCostApproach- Affordable(Rounded): $58,000,000 $289 $61 $369 ,427 $184,713
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affordablehousingguidelines.

Estimated“AsIs”ValueofSubjectPropertyvia theCostApproach, BasedonM oderateRate

AffordableH ousingGuidelinesasofSeptember18, 2015 (Rounded) . . . . . . . . . . . . $57,000,000

G. SalesComparisonApproach-ValuingtheSubjectasanApartmentComplex:

TheSalesComparisonApproachisanappraisaltechniqueinwhichthemarketvalueestimate

isbasedonthepricespaidinactualmarkettransactionsandcurrentlistings.Itisaprocessof

correlationandanalysisofsimilarpropertiesthatrecentlysoldinthesubject'smarketarea.

Thisapproachisbasedupontheprincipalofsubstitution;thatis,whenapropertyisplacedin

themarket,itsvaluetendstobesetatthecostofacquiringanequallydesirablesubstitute

property,assumingnocostlydelaysinmakingthesubstitution.TheSalesComparisonApproach

basesitsvalueindicationonsalesofothersimilarpropertiesinthearea. Thesesalesare

analyzedandcomparedtothesubjectproperty.TheSalesComparisonApproachbasesitsvalue

indicationonrecentsalesthatarepertinenttothevalueofthesubjectproperty.

1. MarketDatafortheSubjectProperty:

Athoroughsearchwasconductedforrecentsalesofsimilarmulti-family,apartmentcomplex

properties.A surveyofthemarketarearesultedinfourclosedcomparablepropertysales

similartothesubjectinuse.ThesubjectpropertyislocatedattheintheOldTownareaofKey

W est,MonroeCounty,Florida.Thismarketarea(CityofKeyW est)consistsoffewapartment

complexescomparableinsize(numberofunits) tothesubjectproperty.Thefollowing

summarizesthecomparablesutilized:
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Note:SF = SquareFeet EGIM =EffectiveGrossIncomeMultiplier

GBA = GrossBuildingArea OAR=OverallRate

FAR = FloorAreaRatio(GBA ÷SiteSize)

Adjusted `

Comp. Sales Sales Sales No. of GBA Land Year Price/SF Price/SF Price

No. Project Address Date Price Price Units (SF) Area (SF) FAR Built ofLand ofGBA PerUnit O AR EGIM

1 OceanW alk 3900S.Rsvlt.Blvd.,KeyW est 09/04/14 $75,350,000 $75,350,000 297 237,424 745,399 31.9% 1989 $101.09 $317.36 $253,704 4.8% 13.5

2 W estIsle 3333DuckAve.,KeyW est 06/18/14 $39,500,000 $39,500,000 192 152,920 271,535 56.3% 1989 $145.47 $258.30 $205,729 5.0% 11.0

3 PearyCourt 541W hiteStreet,KeyW est 08/30/13 $35,000,000 $35,000,000 157 200,382 1,053,434 19.0% 1996 $33.22 $174.67 $222,930 4.6% 10.9

4 PoincianaPlaza 3500-3600DuckAve.,KeyW est 01/06/04 $15,100,000 $15,100,000 144 198,164 941,316 21.1% 1966 $16.04 $76.20 $104,861 5.7% 7.7

Subject PearyCourt 541 W hiteStreet,KeyW est N/A N/A N/A 157 200,382 9 58,320 20.9 % N/A N/A N/A N/A N/A
CurrentDate: 09/18/15 Mean $41,237,500 19 8 19 7,223 752,9 21 32.1% $73.9 6 $206.63 $19 6,806 5.0% 10.8
Apprec.Deprec.Rate 0.00% Median $37,250,000 175 19 9 ,273 843,358 26.5% $67.16 $216.49 $214,330 4.9 % 11.0

M inimum $15,100,000 144 152,9 20 271,535 19 .0% $16.04 $76.20 $104,861 4.6% 7.7

M aximum $75,350,000 29 7 237,424 1,053,434 56.3% $145.47 $317.36 $253,704 5.7% 13.5

R esumeofM ulti-Family, LargeApartmentComplexSales

AppraisalCom panyofKe yW e st. Page 9 2



PartIII Analysis, Valuationand Conclusions

IM PRO VED SALE NO . 1

LO CATIO N: OceanW alkApartments,3900S.RooseveltBlvd;KeyW est,Florida33040

LEGALDESCRIPTIO N: LengthyMetesandBoundsDescription

TYPE O FPRO PERTY: Multi-FamilyResidential,297-UnitApartmentComplex

CO UNTY ASSESSO R PARCELNO .: 00066180-000200

CO UNTY ALTERNATE KEY NO .: 8749996

Z O NING: HDRHighDensityResidentialDistrict-CityofKeyW est

GRANTO R : CricoofOceanW alkLimitedPartnership

GRANTEE: OceanW alkKeyW estOwner,LLC.

DATE O FSALE: 09/04/14 O FFICIALRECO RD BO O K: 2702, PAGE: 198

PURCH ASE PRICE: $75,350,000

VERIFICATIO N: PublicRecords,ListingAgent,MonroeCountyPropertyAppraiser’sRecords

INTEREST CO NVEYED: FeeSimple

TERM SO FSALE: ConventionalFinancing(66%LTV)

LAND SIZ E: IrregularShaped AREA: 745,399sq.ft.

BUILDING AREA: 237,424sq.ft. NO UNITS: 297

CO NSTRUCTIO N TYPE: Concrete/StuccoFinish

NO . BEDRO O M S: 1,189
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IM PRO VED SALE NO . 1 (Continued)

PRICE PER GRO SSBUILDING AREA: $317.36

PRICE PER UNIT: $253,704

PRICE PER RO O M : $63,373

YEAR BUILT: 1989

AnnualIncomeAnalysis(Estimated2014) 2014 RealEstateTaxAnalysis

PotentialGrossIncome $6,083,736 TotalAssessment $27,900,000

EffectiveGrossIncome $5,601,360 Assessment/Unit $93,939

Expenses(Estimated) $2,512,541 Assessment/SFGBA $117.51

ExpenseRatio 41.7% TaxBurden $123,716

NetOperatingIncome $3,634,075 TaxBurdenperS.F. $0.52

CapitalizationRate(OAR) 4.8%

ActualOccupancy 93.7%

EconomicOccupancy(Employee

Housing)

92%

EffectiveGrossIncomeMultiplier: 13.5

CO M M ENTS: ThiscomparableislocatedwithinNewTownareaofKeyW estjustnortheasterlyofthe

KeyW estairport.Thesiteisanirregular-shapedinferiorparcelcontaining17.11acresofland.Thesite

isimprovedwithatotalof297nontransientresidentialunits,rangingfrom onebedroom/onebathroom,

twobedrooms/oneortwobathroomsandthreebedroom/twobathroom units.Thetotalgrossbuilding

areaforthepropertyis237,424squarefeetwithanaverageunitsizeof799squarefeet.Commontennis

courts,basketballcourtandswimmingpool.Inaddition,thepropertyoffersamplegreenspace,open

parkingpluslimitedrecreationalfacilities.Therentsandoccupancyweresubstantiallyincreasedafter

thetimeofsale.
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IM PRO VED SALE NO . 2

LO CATIO N: W estIsleClubApartments,3333DuckAvenue,KeyW est,Florida33040

LEGALDESCRIPTIO N: LengthyMetesandBoundsDescription

TYPE O FPRO PERTY: Multi-FamilyResidential,192-UnitApartmentComplex(Asrecognizedby

MonroeCountyandStateofFlorida)

CO UNTY ASSESSO R PARCELNO .: 00054270-000000

CO UNTY ALTERNATE KEY NO .: 1054895

Z O NING: MDRMedium DensityResidentialDistrict-CityofKeyW est

GRANTO R : KeyW estPoloClubApartments

GRANTEE: M-3333DuckAvenueOwner,LLC

DATE O FSALE: 06/18/14 O FFICIALRECO RD BO O K: 2690,PAGE:1374

PURCH ASE PRICE:$39,500,000

VERIFICATIO N: Seller(RohdieGroup)PublicRecords,Inspection,FormerAppraisal

INTEREST CO NVEYED: FeeSimple

TERM SO FSALE: ConventionalFinancing(69% TV)

LAND SIZ E: IrregularShaped AREA: 271,535sq.ft.

BUILDING AREA: 152,920sq.ft. NO UNITS: 192

CO NSTRUCTIO N TYPE: W oodFrameConstruction

NO . O FBEDRO O M S: 384
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IM PRO VED SALE NO . 2 (Continued)

PRICE PER GRO SSBUILDING AREA: $258.30

PRICE PER UNIT: $205,729

PRICE PER BEDRO O M : $102,865

YEAR BUILT: 1989

AnnualIncomeAnalysis 2014 RealEstateTaxAnalysis

TotalAssessment $23,839,555

EffectiveGrossIncome $3,590,000 Assessment/Unit $124,164

Expenses(Estimated) $1,615,000 Assessment/SFGBA $155.90

ExpenseRatio 45.0% TaxBurden $279,146

NetOperatingIncome $1,975,000 TaxBurdenperS.F. $1.83

CapitalizationRate(OAR) 5.0%

EffectiveGrossIncomeMultiplier: 11.0

CO M M ENTS: Thiscomparableislocatedin“new town”sectionofKeyW est,specificallyonthe

easterlysideofFifteenthCourt,thewesterlysideofthePoincianaPlazaApartmentComplexandthe

northerlysideofDuckAvenue.TherearofthecomplexisborderedbythePoincianaTrailerPark.The

improvementsarelocatedonapolygon,irregular-shaped,cornerparcelwithatotalsitesizeof271,535

squarefeetor6.23acres.AsurveyperformedbyR.E.Reece,PA,5ShipsW ay,BigPineKey,FL33043

datedJune12,2002wasutilizedforsitesize,dimensionsandbuildingmeasurements.Theproperty

consistsoftwelve,2-storywoodframebuildingscontaining192,residential,nontransientunits.Oneof

the3-bedroom unitsiscurrentlyutilizedastheoffice.ThesubjectpropertyislicensedwiththeCityof

KeyW estfor191non-transientunitsandwiththecountyandstatefor192non-transientunits.Thetotal

grossbuildingareaoftheentirecomplexis152,920squarefeetwithagrossrentablearea147,660

squarefeet.Themulti-familydwellingswereconstructedin1989,accordingtoMonroeCountyTax

Appraiser’srecords.Accordingto Resolution No.87-181,thepropertyreceived avariancefor

developmentof192dwellingunits,subjecttoaffordablehousingrentalguidelinesfor20years;

however,itappearsthattherentalrestrictionsexpiredin2009.Thispropertyfeatureson-siteparking,

greenareasandcommonswimmingpool.Thiscomparablehasbeenappraisedbymyofficeinthepast.

Therentsweresubstantiallyincreasedatthetimeofsale.
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IM PRO VED SALE NO . 3

LO CATIO N: PearyCourtApartments,541W hiteStreet;KeyW est,Florida33040

LEGALDESCRIPTIO N: LengthyMetesandBoundsDescription

TYPE O FPRO PERTY: Multi-FamilyResidential,157-UnitApartmentComplex,PlusEntitlements

forThreeUnits(demolishedduetofire)

CO UNTY ASSESSO R PARCELNO .: 00067300-000200

CO UNTY ALTERNATE KEY NO .: 9100458

Z O NING: HSMDR,HistoricMedium DensityResidentialDistrict-CityofKeyW est

GRANTO R : SoutheastHousingLLC

GRANTEE: PearyCourtHoldings,LP

DATE O FSALE: 08/30/13 O FFICIALRECO RD BO O K: 2648, PAGE: 155

PURCH ASE PRICE: $35,000,000

VERIFICATIO N: PublicRecords,Buyer,Inspection

INTEREST CO NVEYED: FeeSimple

TERM SO FSALE: ConventionalFinancing

LAND SIZ E: IrregularShaped AREA: 1,053,434sq.ft.or24.1835acres

BUILDING AREA: 200,382sq.ft. NO UNITS: 157

CO NSTRUCTIO N TYPE: W oodFrame

NO . BEDRO O M S: 314
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IM PRO VED SALE NO . 3 (Continued)

PRICE PER GRO SSBUILDING AREA: $174.66

PRICE PER UNIT: $222,930

PRICE PER BEDRO O M : $111,465

YEAR BUILT: 1996

AnnualIncomeAnalysis(Estimated2014) 2014 RealEstateTaxAnalysis

TotalAssessment $29,250,000

EffectiveGrossIncome $3,200,000 Assessment/Unit $186,306

Expenses(Estimated) $1,600,000 Assessment/SFGBA $145.97

ExpenseRatio 50.0% TotalTaxBurden $369,656

NetOperatingIncome $1,600,000 TaxBurdenperS.F. $1.84

CapitalizationRate(OAR) 4.6%

EffectiveGrossIncomeMultiplier: 10.9

CO M M ENTS: ThiscomparableistheformersaleofthesubjectpropertylocatedwithintheOldTown

areaofKeyW est.Thesiteisanirregular-shapedinferiorparcelcontaining24.18acresofland.Thesite

isimprovedwithatotal157non-transientresidentialunits,consistingoftwobedroom/oneandone-half

bathrooms.Thetotalgrossbuildingareaforthepropertyis200,382squarefeet.Commonamenities

include:racquetballcourts,basketballcourts,playgrounds,butnoswimmingpool.Inaddition,the

propertyoffersamplegreenspacecoveredandopenparking.Therentalrateshavebeensubstantially

increased,over20%,subsequenttothesale.
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IM PRO VED SALE NO . 4

LO CATIO N: PoincianaPlazaFamilyHousing,3500-3600BlockDuckAvenue,W esterlysideof19th

Street(1300Block),andsoutherlysideofDonaldAvenue(3500-3600block),KeyW est,Florida

LEGALDESCRIPTIO N: LengthyMetesandBoundsDescription

TYPE O FPRO PERTY: Multi-FamilyResidential,144-UnitApartmentComplexPlus16Affordable

Housingunits

CO UNTY ASSESSO R PARCELNO .: 00054250-000000

CO UNTY ALTERNATE KEY NO .: 1054879

Z O NING: MDR-1Medium DensityResidentialDistrict-1CityofKeyW est

GRANTO R : UnitedStatesofAmerica,DepartmentofNavy

GRANTEE: CityofKeyW est,KeyW estHousingAuthority

DATE O FSALE: 01/06/04 O FFICIALRECO RD BO O K: 19 65, PAGE: 9 12

PURCH ASE PRICE:$15,100,000

VERIFICATIO N: MarkRosch,PublicRecords,Inspection

INTEREST CO NVEYED: FeeSimple

TERM SO FSALE: GovernmentFinancing

LAND SIZ E: IrregularShaped AREA: 941,316sq.ft.

BUILDING AREA: 198,164sq.ft. NO UNITS:144

CO NSTRUCTIO N TYPE: VariousBuildings/FrameConstruction

NO . O FBEDRO O M S: 392
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IM PRO VED SALE NO . 4 (Continued)

PRICE PER GRO SSBUILDING AREA: $76.20

PRICE PER UNIT: $104,681

PRICE PER RO O M : $38,520

YEAR BUILT: 1966

AnnualIncomeAnalysis(Estimated2014) 2014 RealEstateTaxAnalysis

PotentialGrossIncome $1,291,200 TotalAssessment $4,170,444

EffectiveGrossIncome $1,964,385 Assessment/Unit $289,612

Expenses(Estimated) $1,358,350 Assessment/SFGBA $210.45

ExpenseRatio 69.1% TaxBurden $63,593

NetOperatingIncome $865,893 TaxBurdenperS.F. $0.32

CapitalizationRate(OAR) 5.7%

EffectiveGrossIncomeMultiplier: 7.7

CO M M ENTS: ThiscomparableislocatedwithintheNew TownareaofKeyW est.Thispropertyis

asplit-outofabouttwo-thirdsofthePoincianaHousingComplex,whichhadhistoricallyservedas

militaryhousinguntilmid-1997.IthasbeenrecentlyutilizedasaffordablehousingbytheCityofKey

W estthroughalicenseagreementwiththeUnitedStatesNavy.Thesiteisanirregular-shapedcorner

parcelcontaining21.61acresofland.Thesiteisimprovedwithatotalof144units,rangingfrom two

bedroom/oneandone-halfbathrooms,threebedroom/oneandone-halfbathroomsandfourbedroom/

twoandone-halfbathroom units.Thetotalgrossbuildingareaforthepropertyis198,164squarefeet.

Inaddition,thepropertyoffersamplegreenspace,openparkingpluslimitedrecreationalfacilities.This

comparablewaspurchasedtosecureaffordablehousing.Thispropertywasappraisedbymyofficejust

priortothepurchase.
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COM PAR ABLE IM PR OVED SALESM AP

AppraisalCom panyofKe yW e st Page 105



PartIII Analysis, Valuationand Conclusions

2. UnitsofMeasure& Valuation:

Thesubjectconsistsof49,two-storywoodframemulti-familybuildingscontaininga

totalof157residentialapartmentunitsandacomplexgrosslivingareaof200,382square

feet. Themulti-familydwellingswereconstructedinabout1996,accordingtothe

MonroeCountyTaxAppraiser’srecords.Thesubjectbuildingsaresituatedonan

irregular-shaped22acrecornerparcelbyresidentialandcommercialuses.Therefore,

analysisofthefourmostrecentlargermulti-familyresidentialapartmentcomplex

propertieswasmadeinthesubjectmarketarea.Thoughnoneofthesalesweretruly

similartothesubjectinallrespects,thecomparableswereanalyzedandconsidered

representativeofcompetingproperties.Thecomparablesindicatedafairlytightrange

ofvalueswhenanalyzedonapricepersquarefootofgrossbuildingarea,apriceperunit

andperroom basis;however,duetothesubject’slargeunitsizes,andlargesitesize,an

Effective Gross Income Multiplier method was deemed the most applicable.

Furthermore,ComparableSalesNos.1-2havehadsubstantialincreasesinoccupancy

andrentalincome;thus,theEGIM ismorereliable.

3. EffectiveGrossIncomeMultiplier:

Thecomparablesalesalsoindicatedarelativelytighteffectivegrossincomemultiplier

range.Asaresult,theappraiserconsideredtheeffectivegrossincomemultiplier(EGIM)

methodinestimatingavalueforthesubject.TheIncomeApproachandtheEGIM

methodtakestheunitmixandcorrespondingincomeproductionintoaccount.

Theeffectivegrossincomemultiplier(EGIM)isanacceptedincomeapproachmethod

whichindicatesanestimateofvalue.Thisinvolvesanestimateoftheeffectivegross

operatingincome(basedonmarketorcontractrents)forthesubjectpropertyandan

estimateoftheapplicableeffectivegrossannualincomemultiplier.Theeffectivegross

incomemultiplierisderivedbydividingthesalespricebytheannualeffectivegross

operatingincome(incomeaftervacancyandlosses,butbeforereimbursable,expenses,

debtserviceandtaxes)foreachofthecomparables.Toestimatetheeffectivegross

incomemultiplierfortheappraisedproperty,thecomparablesaleswereanalyzed,when

actualorpotentialeffectivegrossoperatingincomewasavailable.Informationwas

securedfrom similarpropertiesinthecompetingareasasthepropertybeingappraised.

Thisvaluationmethodwasutilizedinthesalescomparisonapproachastheeffective

grossincomemultiplierforthesubjectproperty(rentalincome)isbasedonEGIM’sof

thecomparablesales.

ThesalesindicatedanEGIM rangefrom 7.7to13.5withameanat10.8andamedian

at10.0.Basedonthemostsimilarcomparables,anestimatedeffectivegrossincome

multiplierof11.0isdeemedappropriateandismostlikelyconservative.Theindicated

valuebyEffectiveGrossIncomeMultiplierforSubjectPropertybasedonall157units
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rentedatmarketiscalculatedasfollows.

“ASIS”VALUE BY TH E SALESCO M PARISO NAPPRO ACH ,BASED O NM ARKETRATE

RENTALSASO FSeptember18, 2015 (Rounded) . . . . . . . . . . . . . . . . . . . . . . . . . . $55,000,000

Inaddition,pertheclient’srequest,Ihaveestimatedthesubject’svaluebasedontheassumption

thatallofthe157subjectunitswillberentedinaccordancewiththemoderateaffordable

housingrestrictions.TheindicatedvaluebytheEffectiveGrossIncomeMultiplierforthe

SubjectPropertyiscalculatedasfollows.

“AS IS”VALUE BY TH E SALES CO M PARISO N APPRO ACH , BASED O N M O DERATE

AFFO RDABLE H O USING RENTALSASO FSeptember18, 2015 (Rounded) . . $51,000,000

AdjustmentforEntitlements:Ihaveincludedthevalueofthelandandentitlementsforthethree

unitswhichweredestroyedbyfireandcanbereplaced.EarlierintheCostApproachSection,

Iestimatedthatthesubjectlandvalueis$220,000perunit.Therefore,theseextraentitlements

andlandarevaluedat$660,000($220,000x3units).

EffectiveGrossRentalIncome: $4,9 07,030 ValuePer ValuePer ValuePer

X EffectiveGrossIncomeMultiplier(EGIM): 11.0 SFofGBA Unit SFLand

ValueViatheSalesComparisonApproach: $53,9 77,330

PlusAdj. forEntitlements3 RO GO S (Rnd): $660,000

Adj. ValueSalesComparisonApproach: $54,637,330

SalesComparisonApproachValue(Rounded): $55,000,000 $274.48 $350,318 $57

EffectiveGrossRentalIncome: $4,573,9 34 ValuePer ValuePer ValuePer

X EffectiveGrossIncomeMultiplier(EGIM): 11.0 SFofGBA Unit SFLand

ValueViatheSalesComparisonApproach: $50,313,274

PlusAdj. forEntitlements3 ROGOS (Rnd): $660,000

Adj. ValueSalesComparisonApproach: $50,9 73,274

IncomeApproachValue(Rounded): $51,000,000 $254.51 $324,841 $53

AppraisalCom panyofKe yW e st Page 107



PartIII Analysis, Valuationand Conclusions

4. AnalysisofSubjectUnitSalesPrice-GrossSelloutValues:

Pertheclient’srequest,Ihavealsovaluedthesubjectasabulk-sale,discountedsellout

oftheindividualunitsinthecurrentconditionandlayout.Thesubjectpropertyincludes

157non-transientresidentialunits.Theresidentialunitsvaryinsizefrom 1,286square

feetofgrosslivingareaforthe149townhouseunitsto1,096squarefeetofgrossliving

areafortheeightflatunits.

5. MarketData:

Thisapproachconsidersactivelistingsandrecentsalesofresidentialnon-transient

attached homeswhichhaverecentlysold.Inaddition,somecondominium properties

wereanalyzedduetothetheirproximitytothesubjectproperty.Thesecomparables

wereanalyzed,inordertoestimateaSelloutValuefortheindividualunits.TheGross

SelloutValueshouldnotbeconfusedwithMarketValue,asitdoesnotconsider

absorptionoftheunits,holdingorsellingexpenses.

Athoroughanalysisofrecentresidentialtownhome/condominium saleswithintheOld

TownmarketareaoftheCityofKeyW estwithgreatestemphasisplacedonthenewest

sales.Inmyselloutanalysis,Iutilizedthemostrecentandrepresentativesalesoftwo

bedroom units.Thesalesutilizedwereconsideredtobethebestindicatorsofvalueand

consideredrepresentativeofthesubjectpropertyinlocationandsize.Ihaveincluded

aresumeofthesecomparablesales.Ihaveseparatedthesalesbyyear2013,2014and

year-to-date2015.
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Overall,thesalesindicateasalespricerangepersquarefootofgrosslivingareafrom $360.11to$663.89withameanat$502.07and

amedianat$494.77for2013thru9monthsof2015.Inthepriorchart,Isegmentedthesalesbyyear.Themedianpricepersquarefoot

Bed Asking Sale SP/LP Land Year Adjusted

No. Address Project Bath SaleDate Price Price Ratio SF GBA SF Built Attached Pool DOM Loc. Cond. $/SFGBA $/SFLand

1 606TrumanAve.#4 W indwardParkHOA 2/2 07/10/13 $695,000 $650,000 94% 1,113 1,260 1988 Yes Shared 47 1.50 1.50 $515.87 $584.01

2 634LouisaSt.#4 TownwalkVillasHOA 2/1.5 07/05/13 $425,000 $400,000 94% 1,054 850 2007 Yes None 154 0.50 1.50 $470.59 $379.51

3 1007UnitedSt.#B CompoundonUnitedHOA 2/2 06/12/13 $564,900 $547,000 97% 2,323 1,152 1984 Yes Shared 323 1.00 1.00 $474.83 $235.47

4 1209GrinnellSt.#G GrinnellGardensHOA 2/2.5 06/03/13 $749,000 $700,000 93% 1,210 1,360 1993 Yes Shared 57 1.00 1.50 $514.71 $578.51

CountClosedSalesin2013 Average $574,250 9 4% 1,425 1,156 145 $49 4.00 $444.37

4 Median $59 8,500 9 4% 1,162 1,206 106 $49 4.77 $479 .01

Minimum $400,000 9 3% 1,054 850 47 $470.59 $235.47

Maximum $700,000 9 7% 2,323 1,360 323 $515.87 $584.01

5 828W hiteSt.#4 W hiteStreetCondominium 2/2 02/21/14 $489,000 $480,000 98% N/A 1,187 1938 Yes None 309 1.00 2.00 $404.38 N/A

6 1106AngelaSt.#101 PegasusHouse-Condo 2/1 02/28/14 $469,000 $445,000 95% N/A 926 1928 Yes Private 25 1.00 1.50 $480.56 N/A

7 *1075DuvalSt.#R2 DuvalSquare-Condo 2/2.5 03/18/14 $635,000 $585,000 92% N/A 1,225 1987 Yes Shared 107 1.50 1.00 $477.55 N/A

8 213TrumanAve.#C TrumanAve.Condos 2/2.5 07/09/14 $429,000 $390,000 91% N/A 1,083 2007 Yes None 57 1.50 1.00 $360.11 N/A

9 1110FlemingSt.#2 FlemingSt.Condominium 2/2 08/14/14 $415,000 $410,000 99% N/A 688 1928 Yes None 2 1.50 1.00 $595.93 N/A

10 908FrancesSt.#B MaxwellGablesHOA 2/2 11/05/14 $379,900 $401,000 106% 2,065 1,012 1939 Yes Shared 154 1.50 0.00 $396.25 $194.19

11 906TrumanAve.#2 LeewardIsleCondominium 2/2 11/14/14 $404,000 $390,000 97% N/A 750 1933 Yes Shared 526 1.00 1.00 $520.00 N/A

CountClosedSalesin2014 Average $443,000 9 7% 2,065 9 82 169 $462.11 $19 4.19

7 Median $410,000 9 7% 2,065 1,012 107 $477.55 $19 4.19

Minimum $39 0,000 9 1% 2,065 688 2 $360.11 $19 4.19

Maximum $585,000 106% 2,065 1,225 526 $59 5.9 3 $19 4.19

12 634LouisaSt.#5 TownwalkVillasHOA 2/1.5 03/16/15 $399,000 $380,000 95% 565 765 2007 Yes None 146 0.50 1.00 $496.73 $672.57

13 1220GrinnellSt.#2 TurtleCove-Condo 2/1 03/16/15 $449,000 $449,000 100% N/A 730 1953 No None 828 1.00 1.50 $615.07 N/A

14 818W hiteheadSt.#6 VillageonW hitehead-Condo 2/2 04/20/15 $570,000 $565,000 99% N/A 970 1928 No Shared 8 1.50 1.50 $582.47 N/A

15 914PackerSt.#1 PackerSt.Condo 2/1 05/18/15 $399,000 $390,500 98% N/A 726 1928 Yes Shared 526 1.00 1.00 $537.88 N/A

16 714ElizabethSt.#A HilltopCondominium 2/1 05/25/15 $399,000 $399,000 100% N/A 601 1982 Yes None 366 1.50 1.00 $663.89 N/A

17 806FrancesSt.#B MaxwellGablesHOA 2/2 07/29/15 $415,000 $400,000 96% 1,213 841 1987 Yes Shared 734 1.00 1.50 $475.62 $329.76

18 808VirginiaSt.#4 ConchTownVillasHOA 2/1.5 09/08/15 $579,000 $525,000 91% 1,749 896 1984 Yes Private 45 1.00 1.50 $585.94 $300.17

19 606TrumanAve.#8 W indwardParkHOA 2/2 09/08/15 $625,000 $595,000 95% 951 1,152 1988 Yes Shared 704 1.50 1.00 $516.49 $625.66

CountClosedSalesYear-to-date2015 Average $462,9 38 9 7% 1,120 835 420 $559 .26 $482.04

8 Median $424,500 9 7% 1,082 803 446 $560.18 $477.71

Minimum $380,000 9 1% 565 601 8 $475.62 $300.17

Maximum $59 5,000 100% 1,749 1,152 828 $663.89 $672.57

Subj: 541 W hiteStreet PearyCourt 19 9 6 Yes None 1.50 1.00 NA NA

SalesOverall EffectiveDate: 09 /18/15 Average $479 ,026 9 6% 1,360 9 57 269 $509 .73 $433.32

Condition: 0=Average;1=Good Median $445,000 9 6% 1,210 9 26 154 $514.71 $379 .51

1.5=V. Good;2=Excellent Minimum $380,000 9 1% 565 601 2 $360.11 $19 4.19

Location: NewTown=0,OldTown=1 Maximum $700,000 106% 2,323 1,360 828 $663.89 $672.57

H ighRentDistrict= 2 *TransientLicensed

R esumeofTwoBedroom TownhouseUnitsinO ldTown, KeyW est

2/1 or2/1.5
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was3.5% lowerin2014comparedto2013and17.3% increasefor2015above2014.Thesales

activityincreasedeveryyear.

AnalysisofComparables:

Duetothelackofpairedsalesdata,percentageadjustmentsand/orcomparisonswerenot

utilized.Additionalanalysisofdaysonthemarketwasconsidered,whenavailable,thesales

indicatethedaysonmarketrangefrom 2to828days,withameanandmedianof242daysand

146days,respectivelyforthetwobedroom unitsoverthethreeyearsofdata,which

Ianalyzedherein.Thesubjectunitsmustbewellpricedtosellwithinthattimeperiod.

Inaddition,theappraisershaveincludedactivelistingsofpropertiesforthereadertoconsider,

astheywouldbecompetitiveresidences.Theyaregenerallysuperiortothesubject’sexisting

conditions.

R esumeofActiveTwoBedroom UnitsinKeyW est
Adjusted

Listing Address UnitType SalesPrice DOM LandSF GBA SF Pool AttachedConditionLocation $/SFGBA $/SFLand

A 800FlemingSt.#B-2 TwoBedroom/TwoBath $895,000 200 N/A 1,400 Shared Yes 1.50 1.50 $639.29 N/A

B 800FlemingSt.#1B TwoBedroom/TwoBath $815,000 28 N/A 1,281 Shared Yes 1.50 1.50 $636.22 N/A

*: TransientLicense Average $855,000 114 N/A 1,341 $637.75 $0.00

Condition: 0=Average;1=Good Median $855,000 114 N/A 1,341 $637.75 $0.00

1.5=V. Good;2=Excellent Minimum $815,000 28 N/A 1,281 $636.22 $0.00

Location: NewTown=0,OldTown=1 Maximum $89 5,000 200 N/A 1,400 $639 .29 $0.00
H ighRentDistrict= 2

R esumeofActiveThreeBedroom UnitsinKeyW est
Adjusted

Listing Address UnitType SalesPrice DOM LandSF GBA SF Pool AttachedConditionLocation $/SFGBA $/SFLand

C 807W ashingtonSt.#102 ThreeBedroom/3.5Bath $949,000 152 1,697 1,876 Private No 2.00 1.00 $505.86 $559.22

D 1220GrinnellSt.-Rear ThreeBedroom/2.5Bath $749,000 630 4,082 1,700 None No 1.50 1.50 $440.59 $183.49

EffectiveDate: Average $849 ,000 39 1 2,89 0 1,788 $473.23 $371.36

Condition: 0=Average;1=Good Median $849 ,000 39 1 2,89 0 1,788 $473.23 $371.36

1.5=V. Good;2=Excellent Minimum $749 ,000 152 1,69 7 1,700 $440.59 $183.49

Location: NewTown=0,OldTown=1 Maximum $9 49 ,000 630 4,082 1,876 $505.86 $559 .22

H ighRentDistrict= 2
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Thefollowingselloutvalueshavebeenestimatedforthesubjectpropertyunitsbasedonmy

researchandanalysisofthecompetitivemarketdata.

Thesubjectpropertyselloutvalueshavebeenestablishedat$82,225,000,however,toaccount

fortheincreasedprojectedsalespricesoftheunitsinYears2to5,Ihaveutilized$90,893,752,

asnotedintheDiscountedSelloutchartwithintheIncomeApproach.Theselloutpriceswere

conservativelyincreasedby5% everyperiod.

SubjectPropertyGrossSelloutValue(Rounded): . . . . . . . . . . . . . . . . . . . . . . $9 1,000,000

Proj. Estimated Total

Unit Bedroom/ UnitSize Sales Price/SF Number Estimated

Type Bath G.L.A. Price/Unit G.L.A. ofUnits Sellout(R nd)

2BRTownhouse 2/1.5 1,286 $525,000 $408 149 $78,225,000

2BRFlat 2 1,096 $500,000 $456 8 $4,000,000

R esidentialUnitsSelloutValues 200,382 157 $82,225,000

AverageUnitSize-Sq.Ft. 1,276

AveragePricePerUnit $523,726

AveragePriceSFofGLA $410.34

TotalGrossLivingArea 200,382

PearyCourtatKeyW est

R esidentialUnitsSelloutValues(AllM arketR ate)
Valuation Date September 18, 2015

AppraisalCom panyofKe yW e st Page 111



PartIII Analysis, Valuationand Conclusions

H. IncomeApproach:

TheIncomeApproachtovaluepresumesthatnoprudentbuyerwillpaymoreforthesubject

propertythanthecapitalizedrentalvalueattainablethroughownershipoftheproperty.The

buyerwillonlybewillingtopaythepresentvalueofwhatheconsidersthosefuturebenefitsto

be.Thisapproachisconsideredtobethestrongestindicatorofcurrentfairmarketvaluewhen

thepropertyispurchasedasanincome-producingpropertyhavingareliablehistoricalcashflow.

In thecaseathand,similarpropertiesaretypicallypurchased forinvestmentorincome

producingpurposes.However,investorsmayalsoconsiderthepotentialforappreciationasa

drivingfactorbasedonthelackofpotentialfordevelopmentoravailabilityofsimilarfacilities.

Thesubjectpropertyconsistsofa157unit,tenant-occupied,multi-family,apartmentcomplex

property,plusithasentitlementsforredevelopmentofthreeadditionalunits.

Sincetherearenolong-term leasesencumberingthesubjectproperty,andasthetenantsare

leasingwithanannualleaseorless,aLeasedFeevaluationwasnotapplicableinthecaseat

hand.Forty-eightoftheexisting157unitsaredeedrestrictedasmoderateaffordablehousing

units;however,theserestrictionswillberemoved oncethenew 48 affordableunitsare

constructed(notpartofthisassignment).PertheCity’srequest,wehavevaluedthesubjectas

anapartmentcomplexwith157marketrateunitsandalsoas157unitsleasedasmoderate

affordable(work-force)housing.Ihavealsoincludedthevalueofthelandwithentitlementsfor

redevelopmentofthreeunits,whichweredestroyedbyfire,butcanberebuilt.Thereaderis

cautionedthatatitlesearchwasnotmade;thus,nootherencumbrancesareconsideredherein.

Ihavebeeninstructedtovaluetheproperty,basedonthepotentialrentalatmarketratesforall

157units,plusalsosubjecttothemoderateaffordablehousingrentalguidelines.Inotherwords,

thevalueestimateisoftheFeeSimpleInterestintheproperty(ownershipposition).Therefore,

aone-yearstabilizednetincomeisestimatedforthepropertybasedonthesubject’shistorical

incomeandthemostcomparabledataavailable,andwillbecapitalizedintovalueatamarket

extractedoverallcapitalizationrate(OAR).Thisratewasestimatedbyusingthreemethods:

BandofInvestmentMethod,ComparableSalesAnalysis,andDebt-CoverageRatioTechnique.

Inshort,theDirectCapitalizationMethodutilizestheprocessednetannualincomethatthe

propertyisexpected to produce. Thisestimated netincomeiscapitalized,accordingto

prevailingratesofreturnonsimilarpropertyorinvestmentsofcomparablerisk,toindicatethe

priceaninvestorwouldbejustifiedinpayingforownership.

Thefollowingprofitandloststatementisanactualandpro-formafor2015,plusthetrailing12

monthsendingJuly31,2015.
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PCH

Profit & Loss

7/31/2015

2015 % $/Unit TTM % $/Unit
Ordinary Income/Expense

Income
4000 · RENTAL INCOME

4000.01 · Base Rental Income 4,203,425 4,137,050
4000.03 · Concessions (27,944) (39,969)
4000.04 · Bad Debt Expense (1,099) (4,529)
4000.05 · Loss / Gain to Lease 67,630 159,390
4000.07 · Vacancies (208,454) (279,090)
4000 · RENTAL INCOME - Other - -

Total 4000 · RENTAL INCOME 4,033,558 96.0% 25,691 3,972,851 96.0% 25,305
4001 · OTHER OPERATING INCOME

4005 · Deposit Forfeit Income 9,075 9,000
4006 · Late Charges / NSF Fees 8,321 6,225
4008 · Tenant Application Fee 4,543 6,400
4009 · Miscellaneous - 1,000
4012 · Pet Fee Income 6,429 7,750
4013 · Damages Fee 2,475 1,462
4001 · OTHER OPERATING INCOME - Other - -

Total 4001 · OTHER OPERATING INCOME 30,843 0.8% 196 31,837 0.8% 203

Total Income 4,064,400 100.8% 25,888 4,004,688 100.8% 25,508
Expense

OPERATING EXPENSES
6005 · Utilities

6005.01 · Electricity 15,037 0.4% 96 31,651 0.8% 202
Water & Sewer Tenant Pass-Through Pmt (66,700) (28,700)
6005.02 · Water & Sewer 186,558 185,185
6005.05 · Trash / StormWater 12,368 13,929
6005 · Utilities - Other - -

Total 6005 · Utilities 147,263 3.7% 938 202,066 5.1% 1,287
6010 · Janitorial Expense

6010.03 · Unit Turnover 82,927 90,074
6010 · Janitorial Expense - Other - -

Total 6010 · Janitorial Expense 82,927 2.1% 528 90,074 2.3% 574
6015 · Landscaping & Groundskeeping

6015.02 · Pest Control Services 359 1,031
6015.03 · Lawn & Groundskeeping 73,958 78,240
6015.05 · Shutter Storage Fees 3,900 3,900
6015 · Landscaping & Groundskeeping - Other - -

Total 6015 · Landscaping & Groundskeeping 78,216 1.9% 498 83,171 2.1% 530
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6030 · Repairs and Maintenance
6030.01 · Bulbs & Ballasts, Lighting R&M 2,756 3,905
6030.02 · Plumbing R&M 54,238 53,086
6030.03 · Misc R&M Supplies 1,911 9,285
6030.04 · Painting R&M - 120
6030.05 · Doors/Window (Glass) R&M 656 870
6030.07 · Signage R&M - 90
6030.09 · Appliance Repairs & Supplies 30,142 31,034
6030.13 · HVAC R&M and Supplies 34,381 39,547
6030.18 · Fire Safety R&M 48 151
6030.22 · Keys & Locks R&M 386 282
6030 · Repairs and Maintenance - Other - -

Total 6030 · Repairs and Maintenance 124,517 3.1% 793 138,370 3.5% 881
6035 · RE Tax Expense 358,959 8.9% 2,286 394,703 9.9% 2,514
6040 · Insurance Expense 258,211 6.4% 1,645 272,623 6.9% 1,736
6060 · Administrative Expenses

6060.01 · Bank Service Charges 8 699
6060.02 · Postage and Delivery 612 962
6060.03 · Office Supplies & Office Exp 4,473 6,102
6060.04 · Printing and Reproduction - 157
6060.07 · Computer / Internet 1,643 1,601
6060 · Administrative Expenses - Other - -

Total 6060 · Administrative Expenses 6,736 0.2% 43 9,522 0.2% 61
6065 · Other Administrative

6065.01 · Property Management Fees 133,312 3.3% 849 140,961 3.5% 898
6065.04 · Computer Software 2,031 1,877
6065.06 · Marketing & Advertising 24,644 24,287
6065.07 · Legal & Professional Fees 759 3,180
6065 · Other Administrative - Other - -

Total 6065 · Other Administrative 160,747 4.0% 1,024 170,306 4.3% 1,085
OPERATING EXPENSES - Other - -

Total OPERATING EXPENSES 1,217,577 1,360,834
Total Expense 1,217,577 30.2% 7,755 1,360,834 34.3% 8,668

Net Ordinary Income 2,846,823 2,643,854

Vacant Renovation Units 100,800 100,800

Adj. NOI* 2,947,623 73.1% 18,775 2,744,654 69.1% 17,482
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AProfit& LossStatementfrom therecentsaleoftheOceanW alkApartmentsisnotedasfollows.This

servesasanexcellentlocalrevenueandexpensecomparableforthesubjectproject.
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Thefollowingisa summaryofthecurrentrentrollforthesubjectproperty.

Unit Name Lease Expiration

Move-in

Date

Vacate

Date

Security

Deposit Rent

101 A 6/30/2016 3/21/2014 $4,600.00 $2,350.00

101 B 11/30/2015 12/6/2013 $4,500.00 $2,250.00

101 C 7/31/2016 7/17/2015 $4,600.00 $2,300.00

101 D $0.00 $0.00

*102 A 9/1/2015 $0.00 $2,400.00

102 B 3/28/2014 $2,250.00 $2,350.00

102 C 9/30/2015 9/5/2014 $4,600.00 $2,350.00

103 A 6/30/2016 9/16/2014 $4,600.00 $2,350.00

103 B 12/31/2015 12/10/2014 $4,850.00 $2,450.00

103 C 10/31/2015 10/1/2013 $1,950.00 $1,950.00

103 D 1/31/2016 8/1/2015 $883.34 $2,450.00

104 A 1/31/2016 1/26/2012 $2,150.00 $2,350.00

104 B 12/31/2015 10/19/2012 $2,150.00 $2,250.00

104 C 9/30/2015 9/10/2014 9/30/2015 $4,600.00 $2,350.00

105 A 1/31/2016 8/1/2015 $1,233.33 $2,450.00

105 B 1/31/2016 8/1/2015 $883.33 $2,450.00

105 C 6/30/2015 12/13/2013 $4,500.00 $2,250.00

106 A 7/1/2015 4/1/2013 $625.00 $2,450.00

106 B 11/30/2016 6/1/2013 $2,150.00 $2,375.00

106 C 4/30/2016 5/27/2015 $5,000.00 $2,550.00

107 A 7/31/2016 8/1/2015 $0.00 $2,350.00

107 B 8/31/2015 8/26/2011 $0.00 $2,250.00

108 A 7/31/2016 8/1/2015 $2,400.00 $2,400.00

108 B 4/30/2016 5/27/2015 $4,830.00 $2,440.00

108 C 7/31/2016 8/1/2015 $4,700.00 $2,400.00

109 A 12/31/2015 10/6/2014 $4,550.00 $2,350.00

109 B 11/30/2016 7/11/2014 $4,550.00 $2,300.00

109 C 7/31/2016 8/7/2015 $4,750.00 $2,400.00

110 A 5/31/2016 6/23/2014 $0.00 $2,250.00

110 B 3/31/2016 10/1/2014 $4,550.00 $2,300.00

110 C 11/30/2016 8/14/2015 $2,300.00 $2,300.00

111 A 4/30/2016 5/15/2015 $0.00 $2,440.00

111 B 12/31/2014 1/31/2014 $4,500.00 $2,250.00

111 C 5/31/2016 6/1/2015 $0.00 $2,440.00

112 A 1/31/2016 6/5/2010 $1,995.00 $2,250.00

112 B 10/31/2015 10/8/2014 $4,550.00 $2,300.00

112 C 4/30/2016 5/22/2015 $0.00 $2,440.00

112 D 5/31/2016 5/31/2014 $4,550.00 $2,350.00

113 A 10/31/2015 8/27/2014 $4,600.00 $2,350.00

113 B 7/31/2016 8/9/2013 $500.00 $2,350.00

113 C 4/30/2016 1/3/2014 $4,500.00 $2,250.00

114 A 8/31/2014 9/7/2010 $1,995.00 $2,250.00

114 B 7/31/2016 8/1/2015 $0.00 $2,300.00

114 C 12/31/2016 11/7/2014 $4,550.00 $2,350.00
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114 D 10/31/2015 11/18/2013 $4,500.00 $2,250.00

*115 A 9/1/2015 $0.00 $2,550.00

115 B 9/30/2015 9/10/2012 $4,300.00 $2,250.00

116 A 8/31/2015 8/29/2014 $4,600.00 $2,350.00

116 B 1/31/2016 2/26/2014 $4,500.00 $2,350.00

116 C 8/31/2015 8/7/2014 $4,600.00 $2,350.00

*117 A 9/1/2015 $0.00 $2,300.00

117 B 12/31/2015 1/9/2012 $2,150.00 $2,250.00

117 C 7/31/2016 8/1/2015 $2,350.00 $2,450.00

118 A 4/30/2016 5/20/2015 $5,000.00 $2,550.00

118 B 12/31/2015 11/20/2012 $0.00 $2,250.00

118 C 12/31/2015 1/17/2014 $4,500.00 $2,250.00

118 D 5/31/2016 6/11/2014 $4,600.00 $2,475.00

119 A 1/31/2016 2/4/2015 $4,950.00 $2,550.00

*119 B 8/28/2015 $0.00 $2,500.00

*119 C 8/24/2015 $0.00 $2,500.00

120 A 2/29/2016 11/29/2013 $4,500.00 $2,250.00

*120 B 8/21/2015 $0.00 $2,450.00

120 C 3/31/2015 9/17/2014 $4,600.00 $2,350.00

121 A 5/31/2016 6/4/2015 $5,000.00 $2,550.00

121 B 6/30/2016 11/29/2010 $1,995.00 $2,350.00

121 C 11/30/2016 8/24/2011 $2,100.00 $2,250.00

122 A 6/30/2016 6/27/2014 $4,600.00 $2,375.00

122 B 7/30/2016 8/1/2015 $5,000.00 $2,550.00

*123 A 8/21/2015 $0.00 $2,400.00

123 B 5/31/2016 6/19/2015 $4,950.00 $2,500.00

123 C 12/31/2015 1/8/2014 $4,500.00 $2,250.00

123 D 5/31/2016 6/1/2015 $0.00 $2,500.00

124 A 3/31/2016 4/8/2015 $3,725.00 $2,550.00

124 B 4/30/2016 10/1/2012 $2,150.00 $2,250.00

124 C 3/31/2016 4/14/2015 $5,000.00 $2,550.00

125 A 11/30/2015 8/1/2014 $2,250.00 $2,350.00

125 B 11/30/2016 1/7/2015 $4,850.00 $2,450.00

125 C 5/31/2016 11/5/2014 8/31/2015 $2,300.00 $2,450.00

125 D 11/30/2015 12/2/2013 $4,500.00 $2,250.00

126 A 4/30/2016 12/11/2013 $4,500.00 $2,250.00

126 B 11/30/2015 11/18/2014 $4,849.98 $2,450.00

126 C 10/31/2015 10/10/2014 $4,550.00 $2,300.00

127 A 7/31/2016 12/21/2012 $2,175.00 $2,375.00

127 B 9/30/2016 10/1/2007 $0.00 $2,350.00

127 C 9/30/2015 9/26/2014 $4,550.00 $2,300.00

127 D 5/31/2016 12/21/2012 $2,675.00 $2,350.00

128 A 12/31/2015 12/19/2014 $4,900.00 $2,500.00

128 B 7/31/2016 10/18/2013 $2,660.50 $2,250.00

128 C 8/31/2015 8/29/2013 $2,875.00 $2,250.00

128 D 5/31/2016 2/19/2014 $4,500.00 $2,350.00

129 A 11/30/2015 11/24/2010 $0.00 $2,250.00

129 B 5/31/2015 11/14/2011 $2,100.00 $2,350.00

129 C 2/29/2016 10/29/2014 $2,300.00 $2,400.00

130 A 5/31/2016 6/15/2015 $3,725.00 $2,550.00
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130 B 5/31/2016 2/15/2013 $500.00 $2,350.00

130 C 2/29/2016 10/17/2013 $4,625.00 $2,250.00

131 A 8/31/2015 8/8/2014 $2,250.00 $2,350.00

131 B 9/30/2015 9/27/2013 $0.00 $2,250.00

131 C 6/30/2016 7/1/2013 $0.00 $2,350.00

132 A 1/31/2016 2/27/2015 $4,150.00 $2,550.00

132 B 2/29/2016 3/26/2015 $4,950.00 $2,500.00

132 C 11/30/2015 12/20/2013 $4,500.00 $2,250.00

133 A 4/30/2016 2/10/2010 $1,995.00 $2,250.00

133 B 5/31/2016 6/15/2015 $4,950.00 $2,500.00

133 C 7/31/2016 8/1/2015 $2,400.00 $2,400.00

133 D 3/31/2016 4/1/2015 $5,050.00 $2,600.00

134 A 1/31/2016 10/1/2012 $1,995.00 $2,250.00

134 B 6/30/2016 7/1/2015 $2,450.00 $2,450.00

134 C 8/31/2015 8/18/2014 $2,250.00 $2,300.00

*134 D 11/30/2014 12/5/2013 8/22/2015 $4,500.00 $2,250.00

135 A 1/31/2016 10/24/2014 $4,700.00 $2,400.00

135 B 12/31/2014 1/17/2014 $4,500.00 $2,250.00

135 C 4/30/2016 1/13/2014 $2,250.00 $2,250.00

135 D 10/31/2015 4/11/2014 $2,250.00 $2,375.00

136 A 3/31/2016 11/12/2014 $4,700.00 $2,400.00

136 B 2/29/2016 11/14/2013 $0.00 $2,150.00

136 C 8/31/2016 5/1/2014 $4,600.00 $2,375.00

137 A 6/30/2016 6/13/2014 $4,600.00 $2,350.00

137 B 7/31/2016 11/22/2010 $1,995.00 $2,350.00

137 C 8/31/2015 8/13/2014 8/31/2015 $4,550.00 $2,300.00

137 D 2/29/2016 3/12/2014 $4,500.00 $2,350.00

138 A 10/31/2015 10/3/2013 $0.00 $2,250.00

138 B 9/1/2015 $0.00 $2,300.00

138 C 11/30/2015 11/29/2012 $2,150.00 $2,250.00

139 A 11/30/2015 10/15/2013 $1,075.00 $2,150.00

139 B 12/31/2015 1/31/2014 $4,500.00 $2,250.00

139 C 6/30/2016 7/1/2015 $5,000.00 $2,550.00

140 A 6/30/2016 7/27/2015 $2,550.00 $2,550.00

140 B 6/30/2016 8/7/2015 $4,750.00 $2,400.00

140 C 3/31/2016 4/15/2015 $5,000.00 $2,550.00

141 A 11/30/2015 6/22/2011 $1,995.00 $2,250.00

141 B 7/31/2016 8/1/2015 $4,950.00 $2,500.00

141 C 2/29/2016 11/15/2013 $500.00 $2,250.00

142 A 5/31/2016 5/30/2014 $200.00 $2,375.00

142 B 3/31/2016 4/15/2015 $4,950.00 $2,500.00

142 C 7/31/2016 8/13/2013 $0.00 $2,250.00

143 A 7/31/2016 8/10/2015 $2,300.00 $2,300.00

143 B 4/30/2016 5/16/2014 $2,250.00 $2,350.00

143 C 1/31/2015 2/19/2013 9/30/2015 $4,875.00 $2,250.00

*144 A 10/1/2015 $0.00 $2,550.00

*144 B 11/2/2015 $0.00 $2,350.00

*144 C 10/1/2015 $0.00 $2,550.00

*145 A 10/1/2015 $0.00 $2,550.00

145 B $0.00 $0.00
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Note:Nameshavebeenremovedfrom therentroll.

Itshouldbenotedthatthecurrentrentrollincludes48ofthe157unitsarerentedat

affordablehousinglevels.Pertheclient’srequest,ourassumptionisthat1)allofthe

unitswillberentedatmarketratelevels,and2)alloftheunitsareleasedatmoderate

incomeaffordablelevels.Ingeneral,rentalratesforaffordablehousingunitsarecapped

byaformulabasedontheMedianIncomeforMonroeCounty.Inaddition,theincome

oftheprospectivetenantcannotexceedcertainguidelinesbasedonthemedianincome

forMonroeCounty.

Indeterminingthesubject’spotentialrents,Iconsideredthesubjectratescurrentlybeing

chargedtonewtenants,theoverallrentalguidelinesestablishedbytheCityofKeyW est

forthispropertyandtherentcomparablesutilizingbothaffordableandmarketrate

projects.

Therearefivelevelsofaffordablehousingrentalprices:

“VeryLow Income”-60% ofthemedianincome

“Low Income”-80% ofthemedianincome

“Medium Income”-100% ofthemedianincome,and

“ModerateIncome”-120% ofthemedianincome

“MiddleIncome”-140% ofthemedianincome

Thelowestrentalratescorrespondtothelowestfactorofmedianincome.PearyCourt

*145 C 10/1/2015 $0.00 $2,550.00

146 A 8/31/2015 9/24/2012 $3,350.00 $2,350.00

*146 B 10/31/2015 10/24/2014 10/24/2015 $4,450.00 $2,300.00

146 C 4/30/2016 9/19/2014 $4,550.00 $2,300.00

147 A 6/30/2016 11/30/2011 $2,100.00 $2,350.00

147 B 11/30/2015 11/21/2014 $4,830.00 $2,440.00

147 C 12/31/2015 12/29/2011 $2,100.00 $2,250.00

148 A 1/31/2016 8/22/2012 $0.00 $2,350.00

148 B 12/31/2015 1/1/2015 $0.00 $2,350.00

148 C 11/30/2013 11/1/2010 $1,995.00 $2,150.00

149 A 6/30/2016 7/8/2015 $4,900.00 $2,450.00

149 B 2/28/2017 2/25/2013 $625.00 $2,250.00

149 C 10/31/2015 2/7/2013 $2,225.00 $2,250.00

Total: $444,052.98 $365,825.00
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HousingComplexisrentedatthehigher-endor“ModerateIncome”-120% ofmedian

incomefor48ofthe157existingunits.However,48newlydevelopedunitswillbe

developedontheformerCreditUnionportionofthesite,approximatelytwoacres(not

partofthisassignment).Therefore,theaffordabledeedrestrictionswillbemovedtothat

new affordabledevelopment.

Theaffordablerentalguidelinesareasfollows.
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Unit Gross Monthly Annual Annual

Location Type RentableArea BaseRent Rent Rent/SF Terms

R-1:IslanderVillageExistingUnits,StockIsland,120% Affordable 2Bed/2.5Bath 1,148 $2,025 $24,300 $21.17 ModifiedGross

R-1:IslanderVillageProposedUnits,StockIsland,120% Affordable 2Bed/2.5Bath 1,148 $2,100 $25,200 $21.95 MG(Pre-leased)

R-2:W estIsleClub,NewTown,KeyW est,MarketRate(Low-end) 2Bed/2Bath(Low-end) 850 $2,275 $27,300 $32.12 ModifiedGross

R-2:W estIsleClub,NewTownKeyW est,MarketRate(High-end) 2Bed/2Bath(High-end) 850 $2,380 $28,560 $33.60 ModifiedGross

R-3:OceanW alk,NewTown,KeyW est,MarketRate 2Bed/1Bath 768 $2,055 $24,660 $32.11 ModifiedGross

R-3:OceanW alk,NewTown,KeyW est,MarketRate 2Bed/2Bath 840 $2,285 $27,420 $32.64 ModifiedGross

R-4:KW Handprint,605DeyStreet,OldTown,KeyW est,Mrk.Rt. 2Bed/2Bath 1,228 $2,300 $27,600 $22.48 ModifiedGross

R-4:KW Handprint,605DeyStreet,OldTown,KeyW est,Mrk.Rt. 2Bed/2.5Bath 2,115 $3,200 $38,400 $18.16 ModifiedGross

Mean $2,328 $27,9 30 $26.78

Median $2,280 $27,360 $27.29

Minimum $2,025 $24,300 $18.16

Maximum $3,200 $38,400 $33.60

Unit Gross Monthly Annual Annual

Location Type RentableArea BaseRent Rent Rent/SF Terms

R-1:IslanderVillageExistingUnits,StockIsland,120% Affordable 3Bed/2.5Bath 1,260 $2,225 $26,700 $21.19 ModifiedGross

R-1:IslanderVillageProposedUnits,StockIsland,120% Affordable 3Bed/2.5Bath 1,260 $2,300 $27,600 $21.90 MG(Pre-leased)

R-2:W estIsleClub,NewTown,KeyW est,MarketRate(Low-end) 3Bed/2Bath(Low-end) 1,050 $2,585 $31,020 $29.54 ModifiedGross

R-2:W estIsleClub,NewTownKeyW est,MarketRate(High-end) 3Bed/2Bath(High-end) 1,050 $2,755 $33,060 $31.49 ModifiedGross

R-3:OceanW alk,NewTown,KeyW est,MarketRate 3Bed/2Bath 1,075 $2,560 $30,720 $28.58 ModifiedGross

R-4:KW Handprint,605DeyStreet,OldTown,KeyW est,Mrk.Rt. 3Bed/3Bath 2,000 $3,500 $42,000 $21.00 ModifiedGross

Mean $2,654 $31,850 $25.62

Median $2,573 $30,870 $25.24

Minimum $2,225 $26,700 $21.00

Maximum $3,500 $42,000 $31.49

TwoBedroom NonTransientR esidentialR entComparables

ThreeBedroom NonTransientR esidentialR entComparables

ThecurrentstartingworkforcehousingrentalpricesforPearyCourtAtKeyW estisasfollows:

TwoBedroom/1.5Bathroom 2-Story-$2,358permonth

TwoBedroom/1Bathroom Flat-$2,358permonth

Note:TheaffordabledeedrestrictionsforPearyCourtdueallow for10% increasein

rentalpricesabovethecurrentmoderateaffordablerentrestrictions.

Marketrentalcomparablesaresummarizedasfollows.Sincethesubjectunitsarelarger,

especiallyfortheOldTownMarket,Ihaveincludedthreebedroom rentcomparablesthatserve

astheupper-limit.
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RENT CO M PARABLE NO . 1

ISLANDER VILLAGE AFFOR DABLE H OUSING COM PLEX

5030 5thAvenue, StockIsland, Florida 33040

ThiscomparableislocatedwithinStockIsland,anunincorporatedcommercial/residentialmixed-use

communitylocatedadjacentsoutheasterlytothecitylimitsofKeyW est.Thisareaisconsideredmore

affordablethanKeyW estandisinferiortothesubject’sOldTownlocation.Thisprojectisknownas

IslanderVillage,whichconsistsof8.8acresofgrossareawithuplandareaof8.58acres.Thebuildable

areaofsiteis6.87acres.Thereare22“modified”marketratelotscomprisedofatotalof129,467

squarefeetand89affordablelotscomprisedof169,790squarefeet.Theprojectirregular-shapedsite

fronts1,050linearfeetalongthesoutherlysideof5thAvenueandisboundedontheeastbyCrossStreet

andonthewestbytheCow KeyChannelandextendssoutherlyintotheFloridaStraits.Currently,28

unitsoftheaffordablehousingunitswithintheprojecthavebeencompletedandrented.The22market

ratelotshavebeensoldtoanotherprivatedeveloper,whointurnhasconstructedmodulardetached

homes(manywithwaterviews)withmostoftheunitsalreadysoldtothirdparty,MonroeCounty

residents.Presently,theexisting28affordabletownhomesare100% tenant-occupiedwithawaiting

listof24prospectiverenters.Furthermore,theremainderoftheaffordableunitsarebeingconstructed

inphaseswithalloftheunitspre-leasedexceptone.Sincemid2013theaveragerentsfortheexisting

affordableunitshaveincreasedbyabout12%.Thisprojecthasbeenappraisedbymyoffice.
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RENT CO M PARABLE NO . 2

W EST ISLE CLUB,APAR TM ENT COM PLEX

3333 DuckAvenue, KeyW est, Florida 33040

ThiscomparableislocatedwithinNewTownareaofKeyW estandisinferiortothesubject’sOldTown

location.Thepropertyconsistsofapolygon,irregular-shaped,cornerparcelwithatotalsitesizeof

271,535squarefeetor6.23acres.Thepropertyconsistsoftwelve,2-storywoodframebuildings

containing192,residential,nontransientunits.Thetotalgrossbuildingareaoftheentirecomplexis

152,920squarefeetwithagrossrentablearea147,660squarefeet.Themulti-familydwellingswere

constructedin1989,accordingtoMonroeCountyTaxAppraiser’srecords.AccordingtoResolution

No.87-181,thepropertyreceivedavariancefordevelopmentof192 dwellingunits,subjectto

affordablehousingrentalguidelinesfor20years;however,itappearsthattherentalrestrictionsexpired

in2009.Therefore,theunitsarerentedatmarketrates.Thispropertyfeatureson-siteparking,green

areasandcommonswimmingpool.Thiscomparablehasbeenappraisedbymyofficeinthepast.The

rentsweresubstantiallyincreasedsinceitsmostrecentacquisitionin2014.Thecomplexfeaturesone,

twoandthreebedroom apartments.Itcurrentlyhasa92.31% occupancyrateduetorenovationswith

awaitinglistof50to100prospectiverenters.Historically,ithasanoccupancyratecloserto100%.
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RENT CO M PARABLE NO . 3

O CEAN W ALK APAR TM ENTS

39 00 S. RooseveltBlvd., KeyW est, Florida 33040

ThiscomparableislocatedwithinNew TownareaofKeyW est,justnortheasterlyoftheKeyW est

airportandisalsoinferiortothesubject’sOldTownlocation.Thesiteisanirregular-shapedparcel

containing17.11acresofland.Thesiteisimprovedwithatotalof297nontransientresidentialunits,

rangingfrom onebedroom/onebathroom,twobedrooms/oneortwobathroomsandthreebedroom/two

bathroom units.Thetotalgrossbuildingareaforthepropertyis237,424squarefeetwithanaverageunit

sizeof799squarefeet.Commonarearecreationalfacilitiesinclude:tenniscourts,basketballcourtand

swimmingpool.Inaddition,thepropertyoffersamplegreenspace,openandcoveredparking.Therents

weresubstantiallyincreasedsinceitsmostrecentacquisitionin2014.Itcurrentlyhasan88% occupancy

rateas40unitsareofflineforrenovations.Ithashadastabilizedoccupancyrateofabout96% inrecent

history.Therentswereincreaseabout18% from 2012to2014.
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RENT CO M PARABLE NO . 4

KEY W EST H AND PR INT COM PLEX

605 DeyStreet, KeyW est, Florida 33040

ThiscomparableislocatedwithinOldTownareaofKeyW est,overlookingSimontonStreet.The

propertyispartofanoverallmixed-usecomplexconsistingofatotalof42,018squarefeetofsitearea.

Theoverallcomplexincludes201-213SimontonStreet,605-619DeyStreet,and602-610GreeneStreet.

ThetwoparcelshaveatotaloffourstructuresthatarelocatedwithintheHistoricPreservationDistrict

in“OldTown,”KeyW est,Florida.Thepropertyhasatotalof48,292squarefeetofgrossbuildingarea.

Thecomplexhasatotaloftenapartmentsabovethefirstlevelcommercialuses.Theapartmentsare

100% occupied.Therearenosignificantcommonareas;however,theapartmentsareadjacenttothe

mainshopping,dining,andentertainmentcorridor,DuvalStreet.
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UnitSize No. M onthly YearlyR ent

Units (SF) Units R ent R ent

2Bedroom/1.5Bath-Two-Story 1,286 149 $2,358 $4,216,104

2Bedroom/1Bath-Flat 1,096 8 $2,358 $226,368

GrossLeasableArea: 200,382 157 $4,442,472

UnitSize No. M onthly YearlyR ent

Units (SF) Units R ent R ent/SF

2Bedroom/1.5Bath-Two-Story 1,286 149 $2,600 $4,648,800

2Bedroom/1Bath-Flat 1,096 8 $2,500 $240,000
GrossLeasableArea: 200,382 157 $4,888,800

Affordable - Potential Rent Schedule

PearyCourt,KeyW est,Florida

Year1

PearyCourt,KeyW est,Florida
Market - Potential Rent Schedule

2. PotentialRentalIncome:

ThePotentialRentalIncomeforthesubjectisdetailedasfollows,basedonallunitsat

rentedatmarketrentandalsoatthe120% moderateincomerental.

Currentrentsformarketrateunitsare$2,550permonthbaserentwitha$50permonth

premium forendunits.Thenew baserentwillincreaseto$2,650inJanuary2016.

Additionalrentof$50perunitpermonthischargedforreimbursementforwater/sewer

andsolidwastecharges.

3. VacancyandCollectionLosses:

Vacancy& Collectionlossesincludeallowancesforvacancyduetotenantturnoveror

lossofrentsfrom atenantwhovacatestheunitorislatewithpayments.Typically,the

marketisexperiencingaminimalto2% vacancyandcollectionlossesonresidentialunits

onanannualbasis.Accordingtothesubject’son-sitepropertymanager,thesubject

typicallyhasanoccupancyrateof95% to98% dependingonthenumberofmoveouts.

Usually unitsare turned around in lessthan a month ormuch faster.The rent

comparablesindicatedanoccupancyrateof92% to100%.Therentalmarketespecially

inOldTownisextremelytightwithlimitedinventory.Thesubjecthasawaitinglist.I

utilizedavacancyandcollectionrateof4% forthemarketratescenarioand3% forthe

affordableratemodel.
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4. OtherIncome:

Thesubjectpropertyreceivesadditionalincomefrom vendingmachines,latecharges,

petdeposits,applicationfees,interestincome,baddebtrecovery,damagesanddeposit

forfeitures. Accordingtothefinancialinformationprovidedtotheappraiser,the

projected“otherincome”forthepasttrailingmonthsandprojectedyear-end2015was

0.8% ofEffectiveRentalIncome.Basedonthesubject’shistoricaloperation,Ihave

projected 0.8% forthemarketrateandaffordablehousingmodels.

5. ExpenseAnalysis:

Iconsideredthelandlord'sexpensesfortheproperty,whichincluderealestatetaxes,

buildinghazardinsurance,propertymanagement,repairsandbuildingmaintenance,

utilities,andreservesforreplacement.

a. RealEstateTaxes:Thesubject’s2014taxburdenis$304,036.23.Thetax

comparablesindicateataxassessmentperunitrangeof$93,939to$289,612per

unitrangewith amean at$173,505 and amedian at$155,235.Thetax

comparablesindicateataxburdenrangeof$0.32to$1.84persquarefootof

grossbuildingareawithameanat$1.13andamedianat$1.18.Thesubject

property’stotaltaxburdenis$304,036.23or$1.52persquarefootoftotalgross

buildingareawhichisattheupper-endoftherangeofcomparables.Ihave

projectedatotalrealestatetaxassessmentofapproximately80% ofmymarket

valueestimatewitharesultingtaxburdenof$473,985forthemarketratemodel

and$440,723intheaffordableratemodel.

b. SolidW aste& Stormwater:Thisexpenseisbasedontheactualannual

assessmentbytheCityfortheseservicesatatotalof$65,620.

c. BuildingInsurance:Thisexpenseisforfire,windstorm andfloodinsurancefor

thebuildingimprovements.Typicalinsuranceratesinthemarketareaindicate

$1,200to$1,800perunitforpropertiessimilartothesubject. Thesubject

propertyhistoricalexpenseperunitwas$1,736forthelast12monthsand$1,695

forprojected2015.Thisactualexpenseiswell-supportedbymarketdatafrom

comparableproperties(OceanW alkandW estIsleClub).Theinsuranceexpense

wasincreasedbyfivepercentperannum thereafter.

d. GeneralandAdministration:Thesubjectpropertyhistoricalexpensewas0.2%

ofEffectiveRentalIncomeforthepast12monthsandprojectedyear-end2015.

OceanW alkapartmentindicatedthisexpenseat0.5% for2014.Myprojection

forthesubjectpropertyis0.5% ofEffectiveRentalIncome.
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e. Management:Thisistheexpenseforanon-sitepropertymanagerandstaff,who

collectrents,leaseunits,andkeepthepropertyingoodcondition.Thehistorical

incomeandexpenseinformationwas3.5% and3.3% ofEffectiveRentalIncome.

OceanW alkindicatedanexpenseat3.8% for2014.Basedonthesubject’s

historicaloperationandmanagement,Iprojected4% ofEffectiveRentalIncome

inbothmodels.Managementexpensebasedonmarketdatatypicallyindicates

arangefrom 3% to5% (largerapartmentcomplexes).

f. Advertising,Office,etc:Thisexpenseincludesadvertising,rentalmarketing,

officeexpenses,andfees.Historically,thisexpensewasabout0.7% forthe

subjectand0.3% forOceanW alkapartments.Thisexpenseappearsslightlylow

andwasincreasedto1% ofEffectiveGrossRentalIncome.

g. Repairs& Maintenance:Thisexpenseisforongoingmaintenancerequiredto

keepthesubjectunitsingoodrentablecondition.Thisexpensehasrangedfrom

7.3% to9.8% ofEffectiveRentalIncomeforthesubject,whichisapproximately

$1,819to$1,985perunitperyear.ThisexpenseforOceanW alkwas8.2% or

$1,655perunit.IprojectedaRepairsandMaintenanceexpenseat8% (rounded)

orEffectiveGrossIncomeinbothmodels.

h. Utilities:Thisexpenseincludes:electricity,water/sewer(notseparatelymetered)

andsolidwastechargesforalloftheunits,aswellascommonareaelectricity

andwatercharges.Thesubjectpropertyhistoricalexpensewas$1,287perunit

or5.1% ofEffectiveRentalIncomeandMarketdataindicates4.7% to5.1%

Basedonhistoricalandmarketdata,Iprojectedthisexpenseat$1,500perunit

or4.8% and 5.1% ofEffectiveGrossRentalIncomeformarketrateand

affordablemodels,respectively.

I. ReservesforReplacementExpense:Fixturesandequipmentarenecessaryinan

apartmentcomplex,andtheirqualityofteninfluencethepropertyclass.Included

inthiscategoryareallitemsthataretypicallycapitalizedratherthanexpended.

Thefixturesandequipmentofapartmentcomplexesaremoderatelyusedand

mustbereplacedattypicalintervals.Theirusefullifeisbasedontheirquality,

durability,andtheamountofwearandtearduetothetenants.Historicallythe

subjectproperty’s“replacements”expensewasnotincludedintheprofitandloss

statementsofEffectiveRental.Basedonthemarketdata(1.5% OceanW alkand

othercomparisons),myprojectionforthesubjectpropertyis1.5% (rounded)of

EffectiveRentalIncomeforbothmodels,whichappearstobereasonable.
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6. Projected Operating Statements:The Projected Operating Income and Expenses

StatementsisdepictedasfollowsfortheMarketRateandthentheAffordableMarket

Scenario.

% $/ $/SF

$ TOI Unit GBA

Income:

PotentialAnnualRentalIncome $4,888,800 $31,139 $24.40

Plus:UtilitiesReimbursementIncome: $235,500

GrossIncome: $5,124,300

Less:Vacancy& CollectionLoss ($256,215) 5.3% ($1,632) ($1.28)

EffectiveGrossRentalIncome $4,868,085 $31,007 $24.29

Plus:OtherIncome $38,945 0.80%

TotalOperatingIncome $4,9 07,030 $31,255 $24.49

LessExpenses:

RealEstateTaxes $473,985 9.66% $3,019 $2.37

SolidW aste& Stormwater $65,620 1.34% $418 $0.33

Insurance $280,245 5.71% $1,785 $1.40

General& Administrative $24,535 0.50% $156 $0.12

Management $196,281 4.00% $1,250 $0.98

Advertising,Marketing,Office& Fees $49,070 1.00% $313 $0.05

Repairs& Maintenance $389,447 7.94% $2,481 $1.94

Utilities $235,500 4.80% $1,500 $1.18

Reserves $73,605 1.50% $469 $0.37

TotalExpenses: $1,788,288 36.44% $11,390 $8.92

NetOperatingIncome: $3,118,742 63.56% $19,865 $15.56

ProjectedStabilizedOperatingStatement
PearyCourt, KeyW est, Florida

AllUnitsLeasedatM arketR entalR ates
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7. Capitalization:

Capitalizationcanbedefinedasamethodofconvertinganincomestream intoacapital

sum bymeasuringthepresentworthofthefutureincomestream.Theresultshouldbe

theindicatedvalueofthetotalpropertyortheincome-producingpackage.

Therearethreeingredientsessentialtocapitalization:theincome,thecapitalizationrate,

andthemethodsandtechniquesofcapitalization.

Theappraiserprojectspotentialgrossincome,effectivegrossincome,expenses,and

finally,netincome.Thecalculationofnetannualincomeistobecapitalized.The

appraiseranalyzestheamount,quantity,andtheprobabledurationoftheincomestream.

% $/ $/SF

$ TOI Unit GBA

Income:

PotentialAnnualRentalIncome $4,442,472 $28,296 $22.17

Plus:UtilitiesReimbursementIncome: $235,500

GrossIncome: $4,677,972

Less:Vacancy& CollectionLoss ($140,339) 3.1% ($894) ($0.70)

EffectiveGrossRentalIncome $4,537,633 $28,902 $22.64

Plus:OtherIncome $36,301 0.80%

TotalOperatingIncome $4,573,9 34 $29,133 $22.83

LessExpenses:

RealEstateTaxes $440,723 9.64% $2,807 $2.20

SolidW aste& Stormwater $65,620 1.43% $418 $0.33

Insurance $280,245 6.13% $1,785 $1.40

General& Administrative $22,688 0.50% $145 $0.11

Management $181,505 3.97% $1,156 $0.91

Advertising,Marketing,Office& Fees $45,376 0.99% $289 $0.05

Repairs& Maintenance $363,011 7.94% $2,312 $1.81

Utilities $235,500 5.15% $1,500 $1.18

Reserves $68,064 1.49% $434 $0.34

TotalExpenses: $1,702,732 37.23% $10,845 $8.50

NetOperatingIncome: $2,871,202 63.28% $18,288 $14.33

ProjectedStabilizedOperatingStatement
PearyCourt, KeyW est, Florida

AllUnitsLeasedatM oderateAffordableR entalR ates
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Thenetannualincomeiscapitalizedatanappropriaterateofreturnfortheestimated

durationoftheincomestream.Theinvestorrequiresnotonlyareturnofhiscapital

investmentinthepropertybutalsoareturnontheinvestment,whichiscommensurate

withrisk.

Inoneform ofcapitalization,anincomestream isconverted intoacapitalsum or

indicatedpropertyvaluebydividingnetannualincomebyanappropriatecapitalization

rate.Thevarietyofcapitalizationproceduresusedintheincomeapproachrelatesto

differingconcepts,knowndata,projections,quality,anddurabilityoftheincomestream.

Ineachvaluation,theappraiserselectsthemethodandtechniqueheconsidersbestsuited

totheproblem athand.

Inconsideringthesubjectproperty,Iam capitalizingtheprojectednetoperatingincome

formulti-familyresidentialproperty.Basedontheavailabilityofmarketdata,Iutilized

themortgageequitymethod,comparablesalesmarketanalysis,anddebtcoverageratio

techniqueindevelopinganoverallrateforthesubjectproperty.

a. MortgageEquityMethod:

Inestimatinganoverallcapitalizationratebythemortgageequitymethod,the

debtandequityportionsoftheoverallcapitalizationratearesummedtoyieldan

overallcapitalizationrate(Ro).Thismethodconsidersthedebt(lender'sposition)

andequitycapitalpositionssincemostpropertiesarepurchasedwithdebtand

equity.

Therateforthedebtportionofthecapitalizationrateisthemortgageconstant

(Rm). Themortgageconstantisafunctionoftheinterestrate,amortization

frequencyandloanterm.Themortgageconstantiscalculatedbydividingthe

annualdebtservicebythemortgageloanbalance. Aftereachpaymentthe

constantchanges,thusthemortgageconstantisachangingvariable(notatrue

"constant").Thedebtportionoftheoverallcapitalizationrateiscalculatedby

multiplyingtheloan-to-valueratiobythemortgageconstant(Rm).

Sincethemortgageequitymethodconsidersbothdebtandequity,anequity

capitalizationrate(Re)mustbedeterminedfortheequityposition.Theequity

capitalizationrateiscalculatedbydividingthepre-taxcashflow (netoperating

income) bythetotalequityinvestment(down payment). In appraising,a

property'sequitycapitalizationrateistheanticipatedreturntotheinvestorforthe

firstyearholdingperiod.
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ThemortgageequityMethodisamarketderivedmethod. Therefore,ifthe

marketdataisreliableand sufficient,thistechniqueisconsidered agood

indicationforanoverallcapitalizationrate.

Thedatautilizedincalculatingtheoverallcapitalizationrateisdetailedbelow.

Theappraiserconsistentlysurveylocallendersandnationalsurveysinaneffort

tokeepup-to-datewithcurrentlendingratesandterms.Interestratesfluctuate

onadailybasis.Interestratesaretypicallyavailableonfixedandadjustable

schedules.Followingisasummaryofcurrentlocalandnationallendingrates

andtermscommerciallendinginstitutions.

MarketCommercialLendingRatesandTerms:

Atpresentcommercialloansarebeingquotedwithinarangedependenton

propertyandborrower.Loantovalueratiosrangefrom 60% to90% withan

averageof75%.Fixedratesrangefrom 2% to7.3% withamid-point4.5%.

Amortizationperiodsoffrom 15yearsto40yearswithanaverageof28years.

Threeandfive-yearballoonsaretypical.Debtcoverageratiosdependonthe

lendinginstitution'spositionaswellastheborrowerandpropertytype;however,

arangeoffrom 1.10to1.70withthemid-pointof1.36,accordingtonational

apartmentdata.

EquityCapitalizationRate:

Equity capitalization ratesare more difficultto extractfrom the market,

especiallyinthismarketwherealargenumberofcommercialandmixed-use

propertiesarepurchasedbyowner-userswhoprofitfrom ownershipofthe

propertyaswellastheprofitsofthebusiness.Interviewsofinvestorsinthe

marketindicateanexpectedreturnof10% to12%;however,thisisnotatrue

cash-on-cashreturn(equitycapitalizationrate)duetothefactthatmanagement,

replacementreservesandotherexpensesarenottypicallyconsideredresultingin

adecreasedreturntotheinvestor.Investmentsinmarketareasthatexpectgreater

thanaverageappreciationwillhavelowerequitycapitalizationrates,whileareas

thatexpectlowerappreciationrateswillhavehigherequitycapitalizationrates.

Oftenaninvestoranticipatinga10% to12% returnisreallyachievingatrue6%

to8% cashoncashreturn.Ananalysisofnationaldatafrom RealtyRates.com

indicatedequitycapitalizationratesfrom 6.56% to14.63% withameanat

10.19% forgarden/suburbantownhouseapartmentcomplexes,whilestudent

housingcomplexeswereaboutone-halfpointhigher.Therefore,basedonmarket

data,Ihaveutilized an equitycapitalization rateof7.0% in myBand of
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Investmentmodel,atthelower-endofthespectrum duetothesubject’slocation

andlackofcompetition.TheMortgageEquityMethodalsoknownastheBand

ofInvestmentsMethodisshownasfollows.

b. COMPARABLESALESANALYSIS:

IntheSalesComparisonsection,fourpropertytransactionsofmulti-family

residentialpropertieslargeapartmentcomplexeswereconsidered herein.

Incomeandexpensedatawasavailableforallthesales,asmyofficeappraised

threeofthesalesandpersonallyinspectedmostofthecomparables.Thesesales

indicatedoverallrates(OAR)between4.6% and5.7% withameanat5.0% and

amedianat4.9%,whilethemostrecentsaleisat4.8percent.RealyRates.com

indicatesnationalsurveyedoverallratesfrom 4.2% to11.8% withameanat

8.0% (garden/suburbantownhouseapartments).Further,indicatesoverallrates

forthemajorcitiesorregionsinFloridafrom 7.5% to8.0%.SinceKeyW esthas

onlyfourmajorapartmentcomplexes,whichallwereanalyzedinthesales

comparisonapproach,theamountofsupplyorinventoryisinelasticasnonew

developmentisanticipatedduetostrictrateofgrowthregulations.Asaresult,

highgrowthinrevenuesareanticipated.OceanW alk,W estIsleClub,andPeary

CourthaveallexperiencedincrediblegrowthinEffectiveGrossIncomeandNet

Operating Income since they were purchased,which explains the lower

capitalizationratesathetimeofpurchases.Sincethesubjectisleasedatnear

market,Iestimatedaconservativeoverallrateof5.5%.

c. DEBTCOVERAGEANALYSIS:

Afteranalysisofcurrentfinancingavailabilityforsimilarpropertieswithquoted

ratesrangingfrom 2.9% to7.3% andloan-to-valueratiosoffrom 60% to90%,

Iestimateda4.5% interestrateforthesubjectpropertywithaloan-to-valueratio

at80.0%. A debtcoverageratioof1.25wasconsideredappropriateforthe

subjectwith a 30-yearloan term. Thus,based on the above financing

considerations,anoverallrateof6.1percentwascalculated.Thismethodis

consideredamarket-derivedratebasedoncurrentavailablelendingratesand

termsforsimilarproperties.

d. Correlation: ThethreemethodsutilizedinestimatinganOAR forallofthe

subjectpropertiesindicatethefollowingOverallRates:
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Ihavecorrelatedanoverallcapitalizationrateof5.5% forthesubjectproperty,asitis

mostreflectiveoflocalmarkettrends.

LoanRatio 80.0%

LoanTerm(Years) 30

LoanRate 4.50%

EquityYieldRate 7.0%

BandofInvestmentM ethod
Cap.

CapitalSource Portion Rate Rate

MortgageLoan 80.00% 6.08% 4.86%

EquityFunds 20.00% 7.00% 1.40%

OverallRate 6.26%

OverallRateViaBandofInvestmentMethod(Rounded): 6.3%

DebtCoverageAnalysis

DebtCoverageRatio 1.25

X LoantoValueRatio 80.0%

X MortgageConstant 0.0608

OverallRate 6.08%

OverallRateViaDebtCoverageAnalysis(Rounded): 6.1%

M arketDerivedCapitalizationR ates: RealtyRatesSurvey,3rdQtr.2015

LocalMarket Miami TampaBay

Mean 5.0% 7.8% 7.9%

Median 4.9% N/A N/A

Minimum 4.6% N/A N/A

Maximum 5.7% N/A N/A

(ReservesnotIncl.inAboveRates)

OverallRateViaComparableSalesMethod(Rounded): 5.50%

R econciledO verallR ate: 5.50%

LocalComparableSales OAR

W estIsle 5.0%

OceanW alk 4.8%

PriorSaleofSubject 4.6%

PoincianaPlaza 5.7%

DevelopmentofCapitalizationR ate
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8. ValueviatheIncomeApproach:

AnOARof5.5% hasbeenestimatedforthesubjectproperty,whichisreflectiveofthe

actuallocalizedmarket.TheindicatedvalueviaDirectCapitalizationisdevelopedas

follows:

“ASIS”VALUE INFEE SIM PLE ESTATE O FTH E SUBJECTPRO PERTY AS

INDICATED BY TH E INCO M E APPRO ACH , BASED O N LEASING ALL

UNITSAT M ARKET RENTALRATES(Rounded) . . . . . . . . . . . . $57,000,000

“ASIS”VALUE INFEE SIM PLE ESTATE O FTH E SUBJECTPRO PERTY ASINDICATED

BY TH E INCO M E APPRO ACH , BASED O N LEASING ALL UNITS AT M O DERATE

AFFO RDABLE RENTALRATES

(Rounded) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $53,000,000

Thevalueshereinalsoincludethevacantlandandentitlementstoreplace3unitsat

$220,000perunitor$660,000total.

SubjectGBA: 200,382

No. ofUnits: 157

SubjectSiteSize(SF): 9 58,320

NetO peratingIncome: $3,118,742 ValuePer ValuePer ValuePer

NOIDividedbyCapRate: 5.50% SFofGBA Unit SFofLand

ValueViatheIncomeApproach: $56,704,400

PlusAdj. forEntitlements3 RO GOS (Rnd): $660,000

Adj. ValueViatheIncomeApproach: $57,364,400

SubjectGBA: 200,382

No. ofUnits: 157

SubjectSiteSize(SF): 9 58,320

NetOperatingIncome: $2,871,202 ValuePer ValuePer ValuePer

NOIDividedbyCapRate: 5.50% SFofGBA Unit SFofLand

ValueViatheIncomeApproach: $52,203,673

PlusAdj. forEntitlements3 ROGOS (Rnd): $660,000

Adj. ValueViatheIncomeApproach: $52,863,673
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9. Conclusion:

TheIncomeApproachstressesanalysisoftheincomestream whichthepropertyis

capableofproducing.Thisapproachisconsideredtobethestrongestindicatorofcurrent

fairmarketvaluewhenthepropertyispurchasedasanincome-producingproperty

havingareliablehistoricalcashflow. Inthecaseathand,similar-usepropertiesare

typicallypurchasedbyinvestorsasincomeproducing.Reliableincomeandexpensedata

forsimilarapartmentcomplexeswasavailableandappliedherein.Therefore,this

approachwasconsideredandtotallyweightedinmyaffordableandmarketrentvaluation

scenario.

10. MarketValue-DiscountedSellout(Bulk-Sale)ApproachforSubjectProperty:

A DiscountedSelloutApproachwasutilizedinthevaluationoftheSubjectProperty

whichconsiderstheholdingandsellingexpenses.AnestimateoftheSelloutValueof

theindividualresidentialunitsisconsidered,aswellas,therateatwhichtheproperties

can sell(absorption period). Then,deductionsaremadeforholding and selling

expenses,including developer’sincentive,which resultsin netoperating income

convertedtoapresentvalue.TheDiscountedSelloutApproachassumesthehighestand

bestuseoftheSubjectPropertyistheselloutoftheunitssoldatpiecemeal,atretail.I

foundthisapproachtobethemostusefulinestimatingtheBulk -Sale M ark etValue of

th e Fe e Sim ple InterestofSubjectProperty,especiallyduetoreliablemarketsalesdata,

absorptiondataandredevelopmentplanforthesubjectbasedonitsentitlementsor

developmentrightsandlayout.

TheDiscountedSellout(Bulk-Sale)Methodinvolvesthefollowingsteps:

(1) Estimatingthesum ofthemarketvaluesofthevarioussalableunitsprojectedfor

thesubjectproperty;

(2) Estimatingtheabsorptionratefortheunitsandprojectingresidentialsalesover

time;

(3) Deductinganamountwhichrepresentstypicallyanticipatedprofitonventures

havingsimilarrisk;

(4) Applyadiscountrate,araterepresentativeofthemarketforsimilarrisk.
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SelloutValues:

TheSelloutValuesfortheindividualunitswerepreviouslydetailedintheSalesComparisonApproach.

Ianticipatedthatthesaleswouldoccurattheendoftheperiod,whichwasconsideredonanannual

basis;therefore,intheyearofsale,theowner/developerwouldberesponsiblefortherealestatetaxes,

solidwaste& stormwaterassessments,hazardinsurance,generalandadministrative,management

advertising,marketing,officefees,repairsandmaintenance,utilitiesandreservesuntiltheunitsaresold.

IhaveprojectedthatthesaleswouldtakeplaceinPhasesorclusters,andsincethesubjectisoccupied,

theunitswouldcontinuetoberenteduntilsold.Theselloutpriceswereincreasedby5% foreachperiod

(12months).Residentialcondominiumsandtownhomesareexperiencedasixpercentincreasein

averagesalespriceforthefirstquarterof2015ascomparedtothefirstquarterof2014.Thus,my

estimateisprobablyconservative,especiallyconsideringthesubject’sOldTownlocation.According

toLocalBoardofRealtorsMultipleListingService,forthefirstquarterof2015,thenumberofsales

isup36%,averagesalespriceisup4% ($622K),salesvolumeisup42%,salesprice/listingpriceis96%

(3pointshigher),plusthenumberofpendingtransactionsisup64% (sotheremainderoftheyearfor

salesvolumeshouldbestrong),whilethemonthsofinventoryhasdeclinedto10months.

EstimatedSelloutPeriod(Absorption):

Previously,IdetailednumerousresidentialprojectswhichwereconsideredinestimatingtheSellout

Valuesofthesubjectunits.Baseduponthehistoricalmarketdataanddaysonmarketinformationof

currentlistings,itisanticipatedthattheindividualunitswillbesoldwithin60monthsor5years.An

analysisofthemostsimilarsalesindicatesasalesrateofaboutonepermonth.However,therehasnot

beenareleaseofasubstantialamountofunitsatonce.ThepropertyownersharedaRentalandSale

AnalysisofthesubjectpropertyrecentlypreparedbyTheConcordGroup.Afterthoroughfundamental

demandanalysis,theconsultantestimatedanabsorptionrateof1.7permonthto3.5permonth.Inmy

model,duetodrasticdeclineininventory,Iestimatedanabsorptionrateof2permonthinYear1,3per

monthforYears2through4and2.08permonthinthelastperiod,Year5.

Expenses: Expensesassociatedwithholdingtheunitsandsellingthem mustbeestimatedforthe

DiscountedSelloutApproach,asdetailedbelow.

SalesAdministrative:Thisexpenseincludesthecostsofmanagingtheproperty,officeandgeneral

expensesforthesalesoffice.Thisexpensewasestimatedat0.25% oftheGrossSelloutValueor

$227,235($90,893,752X 0.25%/5periods)perperiod.Typicallythisexpenserangesfrom 0.25% to

1.5% dependingonthedurationandcomplexityoftheproject.Sincethesubjectcomplexisexisting

projectatthelower-endtomid-rangeofthesalesspectrum,Iprojectedanexpenseatthelow-endofthe

spectrum.
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SellingCosts:Generally,realestatesalescommissionforsingle-familydwellingsandresidentialunits

rangesfrom 5% to7%,withsalescostestimatedatabout1%;however,similarprojectshavediscounted

salescommissionsduetosalableunits.

Inthecaseathand,Ihaveprojecteda4.0% salescommission,plus1% additionalclosingcostsexpense.

Ihaveestimatedaslightlylowerpercentagesalescommissionduetothenumberofsubjectunitsand

thehighsellingprices.Thisrateiswell-supportedandconsideredreasonableforthesubjectproject.It

isanticipated,thelistingbrokerwillbringthebuyers,thus,willhavebothsidesandthecommission

wouldlikelybeless.

DiscountRate:Itismyopinionthatadiscountrateof20.0percentper(DeveloperIncentiveisnot

separatedandchargedasanexpense)perannum wouldbeappropriatefordiscountingthenetincome

toapresentvalue.Thediscountratetakesintoaccounttheprovidingofareturnonandreturnsof

investmentfunds,andforcompensationtothedeveloperforliquidity,riskandappreciation.
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Thesurveyeddeveloper’sratesofreturnforFloridaandtheCaribbeanbyRealtyRates.com areas

follows.Theseratesdonotincludedeveloper’sincentiveasanexpense.
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AccordingtoRealtyRates.com,anationalsurvey,developersofTheGarden/SuburbanTownhousesin

theFlorida/Caribbeanmarketindicatedactualdiscountratesof14.5% to29.5% withanaverageof

20.4%,whilethePro-FormaRateswere19.0% to26.9% withamean19.6% .Asaresultmyestimate

ofadiscountrateat20% iswellsupportedandlikelyconservativebasedonthesubject’slocation.

ExplanationofColumnarCalculations:

Thecolumnwithinthespreadsheetrepresentstwo,oneyearperiods. Typicalholdingandselling

expensesarethendeductedfrom theSalesRevenue.Next,NetIncomeisestimatedonanannualbasis

bydeductingtheprojectedexpensesfrom therevenuefrom saleoftheunits.

TheNetIncomeafterexpensestimestheDiscountFactor,yieldsapresentvalue.Finally,allofthe

presentvaluesareaddedtogetherresultinginouropinionoftheMark etValue (Discounte d Sellout/Bulk

Sale )ofth e Fe e Sim ple Interestofthesubjectproperty,subjecttodefinitions,assumptionsandlimiting

conditions,asofSeptember18,2015.
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TheDiscountedSelloutAnalysesisdetailed:

M arketValueoftheFeeSimpleInterestoftheSubjectPropertyUponCompletionasIndicated

bytheIncomeApproachasofSeptember18, 2015 (Rounded): . . . . . . . . . . . . . . . $58,000,000

Dates: M onth/Year 09 /15-08/16 09 /16-08/17 09 /17-08/18 09 /18-08/19 09 /19 -08/20 TOTALS

Period: 12 M o. Periods 1 2 3 4 5

Income from R esidentialUnitSales:

No.ofUnitsAvailableforSale: 157 133 97 61 25

AveragePriceperUnit: $523,726 $549,912 $577,408 $606,278 $636,592

No.ofUnitsSoldThisPeriod: 24 36 36 36 25 157

GrossIncomeFrom Sales: $12,569 ,424 $19 ,79 6,832 $20,786,688 $21,826,008 $15,9 14,800 $90,89 3,752

Income from R esidentialUnits:

EffectiveR esidentialR entalIncome: $4,9 07,030 $4,364,757 $3,342,485 $2,207,074 $9 49 ,765 $15,771,111

TotalIncome: $17,476,454 $24,161,589 $24,129 ,173 $24,033,082 $16,864,565 $106,664,863

LessOperating& Sellout/H oldingExpenses:

RealEstateTaxes $473,985 $413,575 $310,678 $201,236 $84,948 $1,484,422

SolidWaste& Stormwater $65,620 $57,257 $43,011 $27,860 $11,760 $205,508
Insurance $280,245 $246,901 $187,274 $122,481 $52,205 $889,106

General& Administrative $24,535 $21,824 $16,712 $11,035 $4,749 $78,855

Management $196,281 $174,590 $133,699 $88,283 $37,991 $630,844

Advertising,Marketing,Office& Fees $49,070 $43,648 $33,425 $22,071 $9,498 $157,712

Repairs& Maintenance $392,562 $349,181 $267,399 $176,566 $75,981 $1,261,689

Utilities $235,500 $205,485 $154,361 $99,985 $42,207 $737,538

Reserves $73,605 $65,471 $50,137 $33,106 $14,246 $236,565

SalesAdminstrativeCosts $45,447 $45,447 $45,447 $45,447 $45,447 $227,235

SellingandClosingExpenses $628,471 $989,842 $1,039,334 $1,091,300 $795,740 $4,544,687

TotalOperating& SellingExpenses $2,465,321 $2,613,221 $2,281,477 $1,919,370 $1,174,772 $10,454,161

CashFlowBeforeDevelopersIncentive $15,011,133 $21,548,368 $21,847,69 6 $22,113,712 $15,689 ,79 3 $96,210,702

DiscountFactor@ 20%/Year 0.833333 0.694444 0.578704 0.482253 0.401878

PresentValue: $12,509 ,278 $14,9 64,144 $12,643,343 $10,664,406 $6,305,376 $57,086,547

PlusAdj. forEntitlements3 R OGOS(Rnd): $660,000

TotalValue: $57,746,547

"AsIs" M arketValue(Bulk-Sale)BasedonDiscountedSelloutasofSeptember18, 2015 (R ounded): $58,000,000

Discounted Sellout Approach

PearyCourtatKeyW est

541 W hiteStreet, KeyW est, Florida 33040

SelloutofResidentialUnits
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RECO NCILIATIO N AND FINALESTIM ATE O FVALUE

ThefollowingFeeSimplevalueindicationshavebeendevelopedinmyanalysisofMarketData.

TheCostApproachisbasedontheestimatedvalueoftheland(developedthroughcomparison),andthe

estimatedcostofthesiteimprovements.Therecanbecomplicationsinapplyingthisapproach,because

identifyingsalesofvacantlandtodevelopavalueindicationforthesubjectpropertycanbedifficult.

Inthecaseathand,theCostApproachwasdeemedasapplicableandquitereasonableasthesubject

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $62,000,000

IncomeApproach: $57,000,000

SalesComparisonApproach: $55,000,000

$57,000,000

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $58,000,000

IncomeApproach: $53,000,000

SalesComparisonApproach: $51,000,000

$53,000,000

"AsIs" Value

ValuationMethod: inFeeSimpleEstate

CostApproach: $62,000,000

SalesComparisonApproach(GrossSellout): $9 1,000,000

IncomeApproach(DiscountedSellout): $58,000,000

$58,000,000

SubjectProperty- M arketR ate

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValueoftheFeeSimpleEstateoftheSubjectProperty,

(AllMarketRateUnits),asofSeptember18,2015 (Rounded):

SubjectProperty- Affordable

SubjectProperty- M arketR ate- BulkSale

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValue(Bulk-Sale)oftheFeeSimpleEstateoftheSubjectProperty,

(AllMarketRateUnits),asofSeptember18,2015 (Rounded):

PearyCourtatKeyW est,KeyW est, Florida

"AsIs" MarketValueoftheFeeSimpleEstateoftheSubjectProperty,

(AllAffordableModerateRateUnits),asofSeptember18,2015 (Rnd):
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propertyconsists offairlyrecentlyconstructed(byKeyW eststandards)structures,therebymaking

depreciationestimatesmorereliable,andduetotheavailabilityofrecentlandsalesandtherealitythat

mostofthesubject’valueiscomprisedoflandvalue.Asaresult,thisapproachwaslightlyweighted

inthefinalreconciliationvalue.

TheIncomeApproachismostapplicabletopropertiesthataretypicallypurchasedfortheirincome-

producingcapabilities.Multi-familyresidentialpropertiesandlargeapartmentcomplexesusuallydo

fallwithinthiscategory,asitispurchasedbyinvestorswhoholditforitspotentialincome.Reliable

incomeandexpensedataforthesubjectandsimilarmulti-familyfacilitieswasavailableandapplied

herein.Therefore,thisapproachwasconsideredandtotallyheavilyinmyvaluation.

TheSalesComparison Approach isadirectmeasureofthebuyingand sellingbehaviorofthe

participantsintherealestatemarket.Thisapproachdirectlymeasureswhatsellersareacceptingand

buyersarepayingforproperty.Therefore,ifasignificantnumberofcomparablesaleshaveoccurred

andareavailableforanalysis,thentheSalesComparisonApproachbecomesanimportantmethodin

developingavalueindication.Theappraiserhasconsideredfourclosedsalesofmulti-family,apartment

complexcomparablesaleswithinthesubjectproperty'smarketarea.Thoughnoneofthesalesweretruly

similartothesubjectinallrespects,thecomparableswereanalyzedandconsideredrepresentativeof

competingproperties. Thecomparablesindicatedafairlytightrangeofvalueswhenanalyzedon

effectivegrossincomemultipliermethod.Therefore,thisapproachwasconsideredapplicable,but

weightedmoderatelyinthefinalvaluation.

TheSalesComparisonApproachwasusedasabasisfortheGrossSelloutValueinordertoutilizethe

DiscountedSelloutApproachforsubjectproperty.TheGrossSelloutValueshouldnotbeconfusedwith

theMarketValues,asitdoesnotconsiderabsorptionoftheunits.

Basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”Mark et

Value ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAtKeyW est,

541W hiteStreet,KeyW est,MonroeCounty,Florida,basedon157marketraterentalunits,plusland

includingredevelopmententitlementsforthreeadditionalunits(destroyedbyfire,thatcanberebuilt)

andalsosubjecttodefinitions,assumptionsandlimitingconditions,asofSeptember18,2015is:

FIFTY SEVEN M ILLIO N DO LLARS

($57,000,000)

Inaddition,basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”

Mark etValue ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAt

KeyW est,541W hiteStreet,KeyW est,MonroeCounty,Florida,subjecttomoderateaffordablehousing

rentalrestrictionsforall157units,pluslandincludingredevelopmententitlementsforthreeadditional
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units(destroyedbyfire,thatcanberebuilt)andalsosubjecttodefinitions,assumptionsandlimiting

conditions,asofSeptember18,2015is:

FIFTY TH REE M ILLIO N DO LLARS

($53,000,000)

Finally,basedonresearchanalysisofmarketdata,sitevisitandresearch,itismyopinionthatthe“As

Is”Mark etValue (Discounte d Sellout/Bulk Sale )oftheSubjectPropertyknownasPearyCourtAtKey

W est,541W hiteStreet,forthe157existingunits,pluslandincludingredevelopmententitlementsfor

threeadditionalunits(destroyedbyfire,thatcanberebuilt)subjecttodefinitions,assumptionsand

limitingconditions,asofSeptember18,2015is:

FIFTY EIGH T M ILLIO N DO LLARS

($58,000,000)

Thevaluationhereindoesnotconsideranyfixturesandequipmentotherthanthetypicalresidential

kitchenapplianceswithintheapartments,whichIhaveestimatedtohaveacontributoryvalueof

$120,000.
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CER TIFICATION OFVALUE

IHEREBY CERTIFY THATUPON APPLICATION FORVALUATION BY:

M r. JamesK. Scholl, CityM anager

CityofKeyW est

P.O . Box1409

KeyW est, FL33041-1409

Ihavepersonallyexaminedthefollowingproperty:

CommonlyKnownas:

PearyCourtAtKeyW est

541 W hiteStreet

KeyW est, M onroeCounty, Florida 33040

Basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”Mark et

Value ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAtKeyW est,

541W hiteStreet,KeyW est,MonroeCounty,Florida,basedon157marketraterentalunits,plusland

includingredevelopmententitlementsforthreeadditionalunits(destroyedbyfire,thatcanberebuilt)

andalsosubjecttodefinitions,assumptionsandlimitingconditions,asofSeptember18,2015is:

FIFTY SEVEN M ILLIO N DO LLARS

($57,000,000)

Inaddition,basedonanalysisofmarketdata,inspection,andresearch,itismyopinionthatthe“AsIs”

Mark etValue ofth e Fe e Sim ple InterestofSubjectPropertycommonlyknownasthePearyCourtAt

KeyW est,541W hiteStreet,KeyW est,MonroeCounty,Florida,subjecttomoderateaffordablehousing

rentalrestrictionsforall157units,pluslandincludingredevelopmententitlementsforthreeadditional

units(destroyedbyfire,thatcanberebuilt)andalsosubjecttodefinitions,assumptionsandlimiting

conditions,asofSeptember18,2015is:

FIFTY TH REE M ILLIO N DO LLARS

($53,000,000)

Finally,basedonresearchanalysisofmarketdata,sitevisitandresearch,itismyopinionthatthe“As

Is”Mark etValue (Discounte d Sellout/Bulk Sale )oftheSubjectPropertyknownasPearyCourtAtKey
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W est,541W hiteStreet,forthe157existingunits,pluslandincludingredevelopmententitlementsfor

threeadditionalunits(destroyedbyfire,thatcanberebuilt)subjecttodefinitions,assumptionsand

limitingconditions,asofSeptember18,2015is:

FIFTY EIGH T M ILLIO N DO LLARS

($58,000,000)

Thevaluationhereindoesnotconsideranyfixturesandequipmentotherthanthetypicalresidential

kitchenapplianceswithintheapartments,whichIhaveestimatedtohaveacontributoryvalueof

$120,000.

IADDITIO NALLY CERTIFY that,tothebestofmyknowledgeandbelief:

" Theanalyses,opinionsandconclusionsweredevelopedbasedon,andthisreporthasbeen

preparedinconformancewith,myinterpretationoftheguidelinesandrecommendationssetforth

inTheFinancialInstitutionsReform,Recovery,andEnforcementActof1989(FIRREA).

" Thestatementsoffactcontainedinthisreportaretrueandcorrect.

" Thereportedanalyses,opinion,andconclusionsarelimitedonlybythereportedassumptionsand

limitingconditions,andaremypersonal,impartial,andunbiasedprofessionalanalyses,opinions

andconclusions.

" Ihavenobiaswithrespecttothepropertythatisthesubjectofthisreportortotheparties

involvedwiththisassignment.

" My engagementin this assignmentwas notcontingentupon developing orreporting

predeterminedresults.

" Mycompensationforcompletingthisassignmentisnotcontingentuponthedevelopmentor

reportingofapredeterminedvalueoradirectioninvaluethatfavorsthecauseoftheclient,the

amountofthevalueopinion,theattainmentofastipulatedresult,ortheoccurrenceofa

subsequenteventdirectlyrelatedtotheintendeduseofthisappraisal.

" Myanalyses,opinions,andconclusionsweredevelopedandthisreporthasbeenpreparedin

conformitywiththeUniform StandardsofProfessionalAppraisalPractice.

" JamesE.W ilsonhasmadeapersonalinspectionofthepropertythatisthesubjectofthisreport

AppraisalCom panyofKe yW e st Page 147



PartIII Analysis, Valuationand Conclusions

onSeptember18,2015.

" Noonehasprovidedsignificantprofessionalassistancetothepersonsigningthisreport.

" TheuseofthisreportissubjecttotherequirementsoftheStateofFloridarelatingtoreview by

theFloridaRealEstateAppraisalBoardoftheDepartmentofProfessionalRegulations,Division

ofRealEstate.

" Thereportedanalyses,opinionsandconclusionsweredeveloped,andthisreporthasbeen

prepared,inconformitywiththerequirementsoftheCodeofProfessionalEthicsandthe

StandardsofProfessionalAppraisalPractice.

" Nootherappraisals,feasibilityanalysis,norprofessionalserviceswererenderedbymyoffice

inconnectiontothesubjectpropertyoverthelastthreeyears.

" JamesE.W ilsonhascompletedtheStandardsandEthicseducationrequirementoftheAppraisal

InstituteforAssociateMembers.

APPRAISALCOMPANY OFKEY W EST

JamesE.W ilson,MRICS,President

State-certifiedgeneralrealestateappraiser

RZ2164
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STATEM ENT O FASSUM PTIO NSAND LIM ITING CO NDITIO NS

ThisisanAppraisalReport.Theassumptionsandtherealestatereferencedabovearemoreclearly

definedintheGeneralandExtraordinaryAssumptionsandLimitingConditionsplusintheProperty

Descriptionsectionofthisreport.TheattachedAppraisalReporthasbeenpreparedtocomplywithmy

understandingoftherequirementsoftheUniform StandardsofProfessionalAppraisalPractice.

Theanalyses,opinionsandconclusionsweredevelopedbasedon,andthisreporthasbeenpreparedin

conformancewith,myinterpretationoftheguidelinesandrecommendationssetforthinTheFinancial

InstitutionsReform,Recovery,andEnforcementActof1989(FIRREA).

Typically,theCostApproachcanbeemployedwhenvaluingsimilarmulti-familyuseproperties.

However,duetotheageofthestructures,theestimateofdepreciationratescanbecomedifficultto

judgeandnotconsideredreliable.However,thesubjectpropertybuildingswerebuiltinthemid1990's

andhavebeenwellmaintained.Inaddition,somerecentlandsaleshavetranspiredwithinthemarket

area.Asaresult,Ihavedeemed theCostApproach applicableand given lightweightin the

reconciliation.

TH ISVALUATIO N ISCO NTINGENT UPO N TH E FO LLO W ING CO NDITIO NS:

Notermiteinspectionwasmadeavailable.Aconditionreport,performedbyAtkinsEngineers,Inc.,228

AtlanticBoulevard,Suite400,KeyLargo,FL33037anddatedJuly17,2013wasprovided.According

tothereport,thesubject’sroofappearstobeoriginalandingoodconditionwith“minimalobserved

requiredrepairs”. Theappraiserdoesnotwarrantthestructuralintegrity,conditionoftheplumbing,

electrical,andHVAC systemsofthesubjectbuildingswithoutthebenefitofacurrentengineer’sor

propertyinspector’sreport.

Neitherallnoranypartofthecontentsofthisreport(especiallyanyconclusionsastovalue,theidentity

oftheappraiser,orthefirm withwhichtheAppraiserisconnected)shallbedisseminatedtothepublic

throughadvertising,publicrelations,news,sales,orothermediawithoutthepriorwrittenconsentand

approvaloftheAppraiser.

NoresponsibilityisassumedbytheAppraiserformatterswhichareoflegalnature,norisanyopinion

onthetitlerenderedherewith.Goodtitleisassumedasatitlesearchwasnotmadeavailable.

Thepropertyhasbeenappraisedasthoughfreeofliensandencumbrances.Chargesforsolidwaste

collectionareaspecialassessmentinMonroeCounty;delinquentchargesforsolidwastecollection,or
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otherliensagainstthesubjectproperty,havenotbeenconsideredinthevaluationcontainedhereinas

atitlesearchwasnotmadeavailableorconductedbytheAppraiser.

Themanagementofthepropertyisassumedtobecompetentandtheownershipinresponsiblehands.

Asurvey,performedbyF.H.Hildebrandt,IslandSurveying3152NorthsideDrive,KeyW est,FL33040

datedAugust1,2013(lastrevision)andasiteplanperformedbyAllenE.Perez,P.E.,PerezEngineering

andDevelopment,1010EastKennedyDriveSuite201,KeyW est,FL33040,datedJuly29,2015,were

utilizedforsitesize,dimensionsandbuildingmeasurements.Anydeviationsfrom thesesizeswould

likelyresultinachangeinvalue.Valuationisreportedwithoutregardtoquestionsonboundaries.No

encroachmentswerenotedinthesurvey.ThereisaPublicUtilityEasementrecordedinMonroeCounty

OfficialRecordBookG-56,Page449;aFloridaKeysAqueductAuthorityEasementDeedNo.N69450-

08-RP-00011;andaBellSouthEasementdeedNo.N62467-98-RP-00114.Noresponsibilityistaken

bythisofficefortheaccuracyorinregardtoanyquestionsonthenatureofencroachments,encumbranc-

es,ordissimilaritiesinmeasurement.Anymapsorplatsreproducedandincludedinthisreportare

intendedonlyforthepurposeofshowingspatialrelationships.Theyarenotmeasuredsurveysnor

measuredmaps,andnoresponsibilityforcartographicorsurveyingerrorsisassumed.TheAppraiser

reservestherighttoamendthefinalindicatedvaluesifandwhenanydiscrepanciesarenotedordueto

siteandbuildingdimensionsorsizes,encroachmentsoreasements.

TheAppraiserhereinisnotrequiredtogivetestimonyincourtunlessarrangementshavebeenpreviously

madethereof.

TheAppraiserassumesthattherearenohiddenorunapparentconditionsoftheproperty,subsoil,or

structures,whichwouldrenderitmoreorlessvaluable.TheAppraiserassumesnoresponsibilityfor

suchconditions,orforengineeringwhichmightberequiredtodiscoversuchfactors.

Information,estimatesandopinionsfurnishedtotheAppraiser,andcontainedinthereport,were

obtained from sourcesconsidered reliable and believed to be true and correct. However,no

responsibilityforaccuracyofsuchitemsfurnishedtotheAppraiserisassumedbytheAppraiser.

Relevantincome,expense,andrepaircostsinformationforthesubjectpropertywasprovidedbythe

client,Mr.JamesK.Scholl,CityManager,CityofKeyW est,P.O.Box1409KeyW est,FL33041-1409.

Additionalinformationwasprovidedintheverificationprocessbyvariousrealestateagents,buyers,

sellersandmarketparticipantsaswellasfrom theKeyW estPlanningDepartment.

Thisreportcontainstheresultsofmyinvestigationandanalysismadeinordertofurnishanestimateof

theMark etValue ofth e Fe e Sim ple Interestofthepropertydescribedherein.TheFeeSimpleInterest

istheunencumberedvalueofthesubjectproperty;basically,marketrentsandtermsareconsideredwith

noregardtoexistingleasesandterms.Sincetherearenolong-term leasesencumberingthesubject

property,andasthetenantsarerentingonanannualbasisorless,aLeasedFeevaluationwasnot
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applicableinthecaseathand.Forty-eightoftheexisting157unitsaredeedrestrictedasmoderate

affordablehousingunits;however,theserestrictionswillberemovedoncethenew48affordableunits

areconstructed(notpartofthisassignment).PertheCity’srequest,Ihavevaluedthesubjectasan

apartmentcomplexwith157marketrateunitsandalsoas157unitsleasedasmoderateaffordable

(work-force)housing.Inaddition,Ihaveincludedthe“AsIs”MarketValue(Bulk-Sale)ofthesubject

propertyunitsbasedonallunitsbeingmarketrateunits.Furthermore,inadditiontothe157existing

units,thesubjectincludesentitlementstoreplacethreeunitsasthebuildingwasdestroyedbyafire.As

aresult,Ihavealsoconsideredthevalueofthethreeentitlements.Thereaderiscautionedthatatitle

searchwasnotmade;thus,nootherencumbrancesareconsideredherein.

DisclosureofthecontentsoftheappraisalreportisgovernedbytheBylawsandRegulationsofthe

professionalappraisalorganizationswithwhichtheAppraiserisaffiliated.

TheundersignedAppraiserhasnopresentorcontemplatedfutureinterestinthepropertyandthe

compensationisinnomannercontingentuponthevaluereported.

Possessionofthisreportdoesnotcarrywithittherightofpublicationoradvertisementofanyofits

conclusions,normayanyexcepttheapplicantusethesameforanypurposewithoutthepreviouswritten

consentoftheAppraiser.

Inthisappraisalassignment,theexistenceofpotentiallyhazardousmaterialusedintheconstructionor

maintenanceofthebuildings,suchasthepresenceofradon,asbestosinsulationand/orexistenceoftoxic

waste,whichmayormaynotbepresentontheproperty,hasnotbeenconsidered.Theappraiserisnot

qualifiedtodetecthazardoussubstances,andanexpertinthefieldisrecommended.Noresponsibility

istakenbytheappraisersorTheAppraisalCompanyofKeyW estformattersregardingenvironmental

concerns.Iurgetheclienttoretainanexpertinthisfieldifdesired.Ireservetherighttochangemy

valueconclusion,ifandwhenanenvironmentalauditisperformed.

Thediscoveryoflatentconditionsisbeyondthescopeofthisappraisal.Detectionoflatentconditions

requirestheexpertiseofqualifiedpersonssuchasarchitectsandengineers.Latentconditionsinclude,

amongotherthings,non-apparentstructuralconditions;presenceofprohibitedhazardouswastes;

presenceofradongas,methanegas,asbestos,lead,petroleum productsandotherair,soil,orwater

contaminants;andmanyotherconditionstoonumeroustomentionwhichmayaffectthevalueofthe

propertybeingappraised. TheAppraiserconductingthisappraisalisnotqualifiedtodetectlatent

conditionsandhaveconductedthisappraisalupontheassumptionthatnolatentconditions(including

thosementionedaboveandothers)existonthepropertycoveredbythisappraisal.

ACCORDINGLY NOTICEISHEREBY GIVEN thatneithertheAppraiserconductingthisappraisal,
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northeAPPRAISALCOMPANYOFKEYW ESTmakeanywarranty,expressorimplied,toproperty

coveredbythisappraisal,andneithershallhaveanyliabilitytoanypersonfordifferencesinthevalue

oftheappraisedproperty,orotherdamages,resultingfrom discoveryoflatentconditions(including

thosementionedaboveandothers)on,orinproximityto,theappraisedlands.

Iherebycertifythattothebestofmyknowledgeandbeliefthestatementsoffactcontainedinthisreport,

uponwhichtheanalyses,opinionsandconclusionsexpressedhereinarebased,aretrueandcorrect;also

thisreportsetsforthallthelimitingconditionsaffectingtheanalyses,opinionsandconclusions

containedinthisreport;alsothisreporthasbeenmadeinconformitywiththeNationalAssociationof

RealEstateBoardsandtheAppraisalInstitute.
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