
December 19, 2017

Mr. Paul D. Kissinger, Principal

EDSA, Inc.

1512 E. Brown Boulevard, Suite 110

Fort Lauderdale, Florida 33301

Subject:

Appraisal Report: Subject Parcel “A”

Portion of Atlantic Boulevard & White Street

Key West, Monroe County, Florida 33040

Subject Parcel “B”

Portion of Charles “Sonny” McCoy Indigenous Park

1801 White Street

Key West, Monroe County, Florida 33040

Our File No.: 178-17

Dear Mr. Kissinger:

I have personally examined and appraised the above property for the purpose of reporting to you my

opinion of the “As Is” Market Value of the Fee Simple Interest of the Subject Parcel “A” and Subject

Parcel “B” as of November 14, 2017. The reader is advised to review the Scope of Work section within

this report.

The assumptions and the real estate referenced above are more clearly defined in the general and

extraordinary assumptions and limiting conditions and in the property description section of this report.

The appraisal report has been prepared to comply with my understanding of the requirements of the

Uniform Standards of Professional Appraisal Practice.

Parcel “A” is a L-shaped parcel that encompasses the intersection of Atlantic Boulevard and White

Street, and extends northerly along White Street and easterly along Atlantic Boulevard. This parcel

contains 12,582 square feet. The Florida Department of Transportation FDOT will abandon this portion

of the right-of-way and swap with the City of Key West’s Subject Parcel “B” in order to relocate the

roadway. Subject Parcel “B” is a small strip of land extending from Atlantic Boulevard to White Street.

This parcel contains 3,005 square feet of site area. The parcel dimensions and site area are based on a

recent survey and legal descriptions prepared by Florida Keys Land Surveying dated August 29, 2017.
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Market Value is defined as the most probable price in cash (or its equivalency) for which the appraised

property will sell in a competitive market under all conditions requisite to a fair sale. Market value

assumes a normal or reasonable time for exposure on the open market.

This report contains the results of my investigation and analysis made in order to furnish an estimate of

the “As Is” Market Value of the Fee Simple Interest of subject property. The Fee Simple Estate is the

unencumbered value of the subject property; basically, market rents and terms are considered with no

regard to existing leases and terms. The Leased Fee Interest is an ownership interest held by the

landlord, who conveys the rights of use and occupancy to a tenant by lease. The landlord’s rights include

the right to receive rent and the right of possession at the end of the lease period. In the case at hand,

there are no leases encumbering the subject property. As a result, a Fee Simple analysis was performed

for the subject properties.

It is my opinion, based on analysis of market data, and site visit to the subject property and research, that

the “As Is” Market Value of the Fee Simple Interest in Subject Parcel “A”, a portion of Atlantic

Boulevard and White Street, KeyWest, Monroe County, Florida, subject to definitions, assumptions and

limiting conditions, as of November 14, 2017 is:

ONE MILLION ONE HUNDRED THIRTY THOUSAND DOLLARS

($1,130,000)

In addition, it is my opinion, based on analysis of market data, and site visit to the subject property and

research, that the “As Is” Market Value of the Fee Simple Interest in Subject Parcel “B”, a portion of

Indigenous Park, 1801 White Street, Key West, Monroe County, Florida, subject to definitions,

assumptions and limiting conditions, as of November 14, 2017 is:

TWO HUNDRED FIFTY THOUSAND DOLLARS

($250,000)

The attached appraisal report is intended to comply with the reporting requirements set forth under

Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice. As such, it might not

include full discussions of the data, reasoning, and analyses that were used in the appraisal process to

develop the appraiser's opinion of value. Supporting documentation concerning the data, reasoning, and

analyses is retained in the appraiser's file. The information contained in this report is specific to the

needs of the client and for the intended use stated in the attached report. The appraiser is not responsible

for unauthorized use of this report. The reader is referred to the scope of work section of the report.

This confidential report was prepared for the sole use of and benefits of EDSA, Inc. and is based, in part,

upon documents, writings, and information owned and possessed by EDSA, Inc. This report is provided

for informational purposes only to third parties authorized to receive it. The appraiser-client relationship
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is with, EDSA, Inc, as the client. This report should not be used for any purpose other than to

understand the information available to client concerning this property. The Appraisal Company of Key

West assumes no responsibility if this report is used in any other manner.

If you have any questions regarding the attached appraisal report, please feel free to contact us. Thank

you for giving me the opportunity to provide this service for you.

Respectfully Submitted,

James E. Wilson, President, MRICS Blair C. Lee, MAI, Reviewer

State-certified general real estate appraiser State-certified general real estate appraiser

RZ 2164 RZ 2125

Report Attached:

R:\Comm-17\178-17\Comm-178-17.wpd
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"As Is" Fee Simple

Valuation Method: Market Value

Cost Approach: Not-Applicable

Income Approach: Not-Applicable

Sales Comparison Approach: $ 1,130,000

$ 1,130,000

Reconciliation
Subject Parcel "A"

Portion of White St. & Atlantic Blvd., Key West, FL

"As Is" Market Value as of November 14, 2017 (Rnd):

SUMMARY OF FACTS AND CONCLUSIONS

Subject Property Address: Subject Parcel “A”

Portion of Atlantic Boulevard & White Street

Key West, Monroe County, FL 33040

Subject Parcel “B”

Portion of Charles “Sonny” McCoy Indigenous Park

1801 White Street

Key West, Monroe County, FL 33040

Property Type: Parcel “A”

Intersection of White Street and Atlantic Boulevard, Right-of Ways

Parcel “B”

Strip of Land, Part of Indigenous Park Parking Lot

Land Size: Parcel “A” Parcel “B”

12,582 Square Feet 3,005 Square Feet

Zoning: PS, Public & Semipublic Service

Highest & Best Use: The highest and best use is to swap the subject parcels in order to

accommodate the proposed roadway changes.

“As Is” Market Value of Fee Simple Estate:
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An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

"As Is" Fee Simple

Valuation Method: Market Value

Cost Approach: Not-Applicable

Income Approach: Not-Applicable

Sales Comparison Approach: $ 250,000

$ 250,000

Subject Parcel "B"

Portion of Indigenous Park, Key West, FL

"As Is" Market Value as of November 14, 2017 (Rnd):

Reconciliation

Date of Valuation: November 14, 2017

Date of Site Visit: November 14, 2017

Date of Report: December 18, 2017

Marketing Time: 12 months or less based on a list price within 5 percent of appraised value

and based on stable economic conditions. Please refer to further

discussion and support in report.

Exposure Time: Equal to present marketing time.

Extraordinary

Assumptions: None

Hypothetical Conditions: None
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AN APPRAISAL REPORT

This is a report which is intended to comply with the reporting requirements set forth under Standard

Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice. As such, it might not include

full discussions of the data, Reasoning, and analyses that were used in the appraisal process to develop

the appraiser's opinion of value. Supporting documentation concerning the data, Reasoning, and

analyses is retained in the appraiser's file. The information contained in this report is specific to the

needs of the client and for the intended use stated in this report. The appraiser is not responsible for

unauthorized use of this report. The Reader is advised to review the Scope of Work section within this

report.

CLIENT: Mr. Paul D. Kissinger, Principal

EDSA, Inc.

1512 E. Brown Boulevard, Suite 110

Fort Lauderdale, Florida 33301

APPRAISERS: James E. Wilson, MRICS, President

State-certified general real estate appraiser

RZ 2164

Blair C. Lee, MAI, Reviewer

State-certified general real estate appraiser

RZ 2125

SUBJECT

PARCEL “A”: Portion of Atlantic Boulevard & White Street

Key West, Monroe County, Florida 33040

SUBJECT

PARCEL “B”: Portion of Charles “Sonny” McCoy Indigenous Park

1801 White Street

Key West, Monroe County, Florida 33040
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SUBJECT PROPERTY PHOTOGRAPHS

View of Subject Parcel “B” Looking Northwesterly

View of Subject Parcel “A” Looking Southeasterly Along Atlantic Boulevard
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SUBJECT PROPERTY PHOTOGRAPHS

View of Subject Parcel “A” Looking Southwesterly Along Atlantic Boulevard

View of Subject Parcel “B” Looking Northwesterly
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SUBJECT PROPERTY PHOTOGRAPHS

View of Subject Parcel “A” Looking Northwesterly Along White Street

View of Subject Parcel “A” Looking Southerly Along White Street
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SUBJECT PROPERTY PHOTOGRAPHS

View of Subject Parcel “A” and “B” Looking Westerly From the Intersection of White Street and

Atlantic Boulevard
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STATE MAP
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FLORIDA KEYS MAP
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LOCATION MAP

Appraisal Company of Key West Page 12



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

AERIAL PLAT MAP

Note: The Layout and size of the subject parcels have slightly changed from this original rendering from the City

of Key West Planning Department. We have relied on the recent survey for site dimensions and area calculations.
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SURVEY
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FLOOD MAP & PANEL
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ZONING MAP
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PURPOSE AND INTENDED USE OF THE APPRAISAL

The purpose of this appraisal is to render my opinion of the “As Is” Market Value of the Fee Simple

Interest in the Subject Property as of November 14, 2017.

The intended use is to estimate the “As Is” Market Value for Subject Parcel “A” and Parcel “B”. The

subject parcels will be swapped with ownership transferred in order to alter the roadway and the

redevelopment of the Higgs Beach Park and changes to Indigenous Park.

The intended users are EDSA, Inc., and City of Key West and State of Florida, FDOT.

PROPERTY RIGHTS APPRAISED

This appraisal is made with the understanding that the present ownership of the property includes all the

rights that may lawfully be held under a Fee Simple Estate. These rights are sometimes referred to in

appraisal literature as the "bundle of rights". It includes the right to use, keep others from using, sell,

rent or otherwise dispose of the property. The Fee Simple Estate is the unencumbered value of the

subject property; basically, market rents and terms are considered with no regard to existing leases and

terms. The Leased Fee Interest is an ownership interest held by the landlord, who conveys the rights of

use and occupancy to a tenant by lease. The landlord’s rights include the right to receive rent and the

right of possession at the end of the lease period. In the case at hand, there are no leases encumbering

the subject property. As a result, a Fee Simple analysis was performed for subject property. The reader

is cautioned that a title search was not made; thus, no other encumbrances are considered herein.
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LEGAL DESCRIPTION

The following metes and bounds legal descriptions were reference from the previously mentioned

survey.
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MARKET VALUE DEFINITION

Market Value: as defined per Interagency Appraisal Guidelines:

"The most probable price which a property should bring in a competitive and open market under all

conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and

assuming the price is not affected by undue stimulus. Implicit in this definition is consummation of a

sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

a) buyer and seller are typically motivated;

b) both parties are well informed or well advised and each acting in what he considers his

own best interest;

c) a reasonable time is allowed for exposure in the open market;

d) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and

e) the price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale."

FEE SIMPLE ESTATE DEFINITION

According to The Dictionary of Real Estate Appraisal, Sixth Edition, "Fee Simple Estate is absolute

ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the

governmental powers of taxation, eminent domain, police power, and escheat."

LEASED FEE INTEREST DEFINITION

The Leased Fee Interest is an ownership interest held by the landlord, who conveys the rights of use and

occupancy to a tenant by lease. The landlord’s rights include the right to receive rent and the right of

possession at the end of the lease period.
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Average Daily Traffic Count (Both Directions)
D.O.T.

Station Location 2010 2011 2012 2013 2014 2015 2016

5004 US-1/Truman Ave., 200' W. First St. 22,000 20,500 19,500 19,600 15,500 18,100 21,000

5008 SR-5/US-1/Truman Ave., 200' W. White St. 17,700 14,700 13,600 14,700 16,100 16,700 15,700

5011 SR-5/US-1/Truman Ave., 200' E. Duval St. 9,700 9,000 8,100 8,500 9,300 10,200 9,100

SUBJECT’S MARKET AREA (NEIGHBORHOOD) ANALYSIS

The subject parcel is located within the Clarence Higgs Beach Park and Charles “Sonny” McCoy

Indigenous Park area at the Intersection of Atlantic Boulevard and White Street. The beach and

recreation areas border the Casa Marina area, which is an upscale mostly residential neighborhood

featuring many estate homes. White Street is recognized as the dividing line between the South Beach

district (Southwest) and Old Town (West to Northwest) and Mid-Town, plus New Town on the East side

of the Island. Atlantic Boulevard is bordered by single and multi-family residences (to the north) and

residential oceanfront condominiums, and small parks (to the South).

The subject's neighborhood is bordered on the north by Flagler Avenue, west by Simonton Street and

on the east by Bertha Street. This neighborhood is mostly referred to as Casa Marina district, although

the major street boundaries does include some areas of the South Beach district and Mid-Town.

Most of the structures are a mixture of brick, CBS/masonry, or frame, historically preserved structures

more than 50 years of age. This area is a part of the "Old Town" section of the island which is fully

developed except for a few isolated vacant parcels. The principal land uses are commercial and

commercial/residential mixed-use buildings, residential condominium projects, large resort hotels,

boutique hotels, motels, retail store, restaurants.

In conclusion, the subject property is favorable for vehicular and pedestrian traffic because of its prime

location within the Higgs Beach and Indigenous Park.

Subject Location Analysis:

Taking into consideration, the neighborhood and trade area influences, it appears that there is sufficient

demand for recreation and vehicle, pedestrian, and bicycle access. The subject site contains the essential

elements: location, exposure, situs, and access due to its location by the beach and parks.

The following average daily two-way traffic data was provided by the State of Florida Department of

Transportation:

AVERAGE DAILY TRAFFIC COUNTS
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In terms of demographic trends taking place in Key West, Florida the following information has been

compiled by the Key West Chamber of Commerce:
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Sale

No. Address, Key West DOM

1 2312-2318 N. Roosevelt Blvd. 168

2 1100-1104 White Street 0

3 631 Whitehead St./409 Angela St. 520

4 921 Truman Avenue N/A

Subj. "A" Part of White St. & Atlantic Blvd.

Subj. "B" Part of Indigenous Park

Mean 229

Median 168

Minimum 0

Maximum 520

MARKETING TIME

I have estimated the marketing period and exposure period for the Subject Property based on

discussions with brokers and property owners and based on the marketing periods for the comparable

sales. Reasonable marketing periods for the appraised property consist of two separate periods in time.

These are exposure time and reasonable marketing time

Reasonable Marketing Time

Reasonable marketing time is the estimated prospective amount of time it will likely take the appraised

property to sell at the equivalent estimate of market value contained in this appraisal. This time period

assumes that the economic conditions currently impacting the property, and which have been taken into

consideration in the estimate of value, continue into the foreseeable future. Further, is assumes an arm’s

length sale within the context of a normal marketing period experienced by similar-type property.

Taking into account the various differences between the sales utilized, current market conditions, and

the quality and quantity of the income stream analyzed, the estimated reasonable marketing time (the

amount of time it would probably take to sell the appraised property at the estimate of market value

contained herein, if exposed for sale beginning on the date of the valuation) would be 12 months or less.

We estimate a reasonable marketing time (the amount of time it would probably take to sell the

appraised property at our estimate of market value if exposed for sale beginning on the date of this

valuation) to be within 12 months. The reasonable Exposure Time has also been estimated at within 12

months.

I have analyzed the days on market of the comparable closed commercial land sales in Key West as

follows.
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Based on sales of comparable commercial land sales in Key West, I estimated a marketing time of 12

months or less for the subject property if listed within 5.0 percent of the appraised value.

EXPOSURE TIME

Exposure Time

1 The time a property remains on the market.

2. The estimated length of time that the property interest being appraised would have been offered on

the market prior to the hypothetical consummation of a sale at market value on the effective date of the

appraisal.

Comment

Exposure time is a retrospective opinion based on an analysis of past events assuming a competitive and

open market. (USPAP, 2016-2017 ed.).

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition (Chicago: Appraisal

Institute), 2015.

In the case at hand, it is my opinion that the exposure time would be equal to the marketing time, based

on a listing price within 5.0% of my appraised value.

OWNERSHIP

Subject Parcel “A” is owned by the State of Florida, FDOT and Subject Parcel “B” by the City of Key

West.

SALES HISTORY OF THE SUBJECT PROPERTY

The subject parcels have not been listed for sale nor sold over the previous three years.
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ZONING

DIVISION 13. - PUBLIC AND SEMIPUBLIC SERVICES DISTRICT (PS)

Sec. 122-1016. - Intent.

(a) The purpose and intent of the public and semipublic services district (PS) is to provide a management framework for

implementing comprehensive plan policies for areas located outside of Old Town which are designated "PS" or "M" on

the future land use map. All public and semipublic services developed shall comply with the comprehensive plan,

performance criteria in chapter 102; articles III, IV, V and VII of chapter 108; section 108-956; and article II of chapter

110, as well as other applicable land development regulations.

(b) Development plans for sites within the PS district shall provide sufficient acreage and open space and shall be properly

screened and buffered in order to minimize potential adverse impacts on adjacent land uses. The maximum intensity of

public and semi-public institutional structures and buildings on lands designated "PS," measured in terms of floor area

ratio (FAR), shall not exceed eight-tenths (0.8), including floor area allocated to all uses. The maximum floor area ratio

for structures and buildings accessory to principal uses recreation and open space both active and passive parks and

recreation shall be two-tenths (0.2).

(Ord. No. 97-10, § 1(2-5.6(A)), 7-3-1997; Ord. No. 12-16, § 1, 6-5-2012)

Sec. 122-1017. - Uses permitted.

Uses permitted in the public and semipublic services district (PS) are as follows:

(1) Community centers, clubs and lodges.

(2) Educational institutions and day care.

(3) Golf course facilities.

(4) Hospitals and supportive care facilities.

(5) Nursing homes, rest homes and convalescent homes.

(6) Parks and recreation, active and passive.

(7) Business and professional offices.

(8) Medical services.

(9) Parking lots and vehicular storage facilities.

(10) Veterinary medical services with or without outside kennels.

(11) Government operated transit facilities.

(12) Governmental administration buildings.

(13)Essential public services and facilities inclusive of, but not limited to, drainage facilities, and emergency services; i.e.,

staging areas responsive to declared emergency, with the exception of shelters for the homeless, which are regulated as

a conditional use.

(14) Non-recreational open spaces.

(15) Temporary storage, for less than six (6) months, of construction materials and debris generated by storms or other

natural disasters.

(16) Other similar activities such as uses critical to government function, uses for essential public services, uses to serve

social and cultural needs not otherwise listed.

(17) Government maintenance facilities and garages.
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(Ord. No. 97-10, § 1(2-5.6(B)), 7-3-1997; Ord. No. 00-04, § 12, 2-1-2000; Ord. No 07-18, § 1, 12-4-2007; Ord. No. 12-16,

§ 1, 6-5-2012)

Sec. 122-1018. - Conditional uses.

Conditional uses in the public and semipublic services district (PS) are as follows:

(1) Emergency shelters for the homeless, and shelters for temporarily housing the homeless which meet the following

minimum standards for development review, site development and operation:

a. Fencing: The entire site shall have a six-foot opaque fence on all sides.

b. Landscape buffer: A minimum of a five-foot wide "D" buffer as specified in section 108-347(c).

c. Security lighting on the perimeter of the site and upon the interior of the fenced premises which shall be designed

to "dark sky" lighting standards to protect adjacent residential uses.

d. Onsite security personnel licensed by the State of Florida for such role and activity provided by the operator of the

facility during the hours of operation inclusive of nighttime or any time when clients of the facility are present.

e. An outdoor daytime congregation area inside the grounds of the site large enough to accommodate the maximum

client population of the facility to prevent waiting and congregating off site.

f. Onsite facilities:

I. Sleeping facilities for 100% of the maximum client population;

ii. Dining facilities for at least 50% of the maximum client population;

iii. Shower and toilet facilities in a quantity necessary to serve the maximum client population;

iv. Intake and counseling offices;

v. Storage for client personal effects, food, sleeping linens, miscellaneous support materials;

vi. A loading zone and bus parking area.

g. All shelters for the homeless or for temporary housing [of] the homeless shall undergo review as a major

development plan and meet the requirements of section 108-92 et seq.

(2) Cemeteries.

(3) Cultural and civic activities, inclusive of museums, theatres and stadiums.

(4) Protective services.

(5) Public and private utilities.

(6) Funeral homes and crematoriums.

(7) Marinas.

(8) Restaurants and food service facilities associated with recreational activities.

(9) Solid waste and recycling transfer and storage facilities.

(Ord. No. 97-10, § 1(2-5.6(C)), 7-3-1997; Ord. No. 12-16, § 1, 6-5-2012)

Sec. 122-1019. - Prohibited uses.

In the public and semipublic services district (PS), all uses not specifically or provisionally provided for in this division are

prohibited.

(Ord. No. 97-10, § 1(2-5.6(D)), 7-3-1997)

Sec. 122-1020. - Dimensional requirements.

The dimensional requirements in the public and semipublic services district (PS) are as follows:

(1) Maximum density: Not applicable; except where the capacity of transitional housing with supportive services shall be

evaluated in terms of floor area ratio, only.

(2) Maximum floor area ratio: Outside the historic districts, as designated on the future land use map, the maximum floor

area ratio for all public and semi-public institutional structures and buildings services shall not exceed eight-tenths (0.8),

except for structures and buildings accessory to principal uses and both active and passive parks and recreation and open

space, which shall have a maximum floor area ratio of two-tenths (0.2).

(3) Maximum height: 25 feet.
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Land Land Land Land

Sale List/SP 2017 Assessment/ Assessment RETax Burden

No. Address, Key West DOM Ratio Assessment SP Ratio /SF Land Burden $/SF of Land

1 2312-2318 N. Roosevelt Blvd. 168 78.1% $1,136,021 61.1% $26.49 $10,420.62 $0.33

2 1100-1104 White Street 0 100.0% $344,396 57.3% $8.19 $3,434.66 $0.66
3 631 Whitehead St./409 Angela St. 520 96.1% $836,096 58.3% $19.98 $8,338.39 $0.01

4 921 Truman Avenue N/A N/A $420,021 39.7% $10.07 $4,188.87 $0.50
Subj. "A" Part of White St. & Atlantic Blvd.

Subj. "B" Part of Indigenous Park

Mean 229 91.4% 54.1% $16.18 $0.38

Median 168 96.1% 57.8% $15.03 $0.42

Minimum 0 78.1% 39.7% $8.19 $0.01

Maximum 520 100.0% 61.1% $26.49 $0.66

(4) Maximum lot coverage:

a. Maximum building coverage: 40 percent.

b. Impervious surface ratio: 60 percent.

(5) Minimum lot size: 5,000 square feet.

a. Minimum width: 50 feet.

b. Minimum depth: 100 feet.

(6) Minimum setbacks for principal structures:

a. Front: 20 feet.

b. Side: 15 feet.

c. Rear: 20 feet or 15 feet when abutting an alley.

d. Street side: 15 feet.

(7) Minimum setbacks for active and passive recreational uses:

a. Front: 10 feet.

b. Side: 10 feet.

c. Rear: 10 feet.

d. Street side: 10 feet.

(8) Additional regulations: Required street landscape buffers may be reduced to the setbacks enumerated in subsection (7)

above when the principal and only use is passive and active recreation defined in chapter 86, section 86-9, definitions.

(Ord. No. 97-10, § 1(2-5.6(E)), 7-3-1997; Ord. No. 12-16, § 1, 6-5-2012)

REAL ESTATE TAX ASSESSMENT AND BURDEN

The Subject Parcels “A” and “B” are owned by the State of Florida and the City of Key West,

respectively. Therefore, the subject parcels are not assessed and real estate taxes are not levied.

The tax comparables based on recent land sales are as follows.
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DESCRIPTION OF THE SUBJECT PROPERTIES

Subject Site Analysis:

Parcel “A” is a L-shaped parcel and encompasses the intersection of Atlantic Boulevard and White

Street, and extends 134.66 northerly along White Street and easterly 197.36 along Atlantic Boulevard.

The portion that spans across White Street is about 66.53 linear feet wide and 81.01 feet wide across

Atlantic Boulevard. This parcel contains 12,582 square feet. The Florida Department of Transportation

FDOT will abandon this portion of the right-of-way and swap with the City of Key West’s Subject

Parcel “B” in order to relocate the roadway.

Subject Parcel “B” is a small strip of irregular-shaped land extending from Atlantic Boulevard to White

Street. The length of the boundary lines are as follows: north:152.76 linear feet, east: 47.03 feet, south:

92.97 feet, west: 35.39 feet. This parcel contains 3,005 square feet of site area.

The parcel dimensions and site area are based on a recent survey and legal descriptions prepared by

Florida Keys Land Surveying dated August 29, 2017.

According to preliminary Monroe County 2010 Census Maps, the subject property is located in Census

Tract Block Number 9726.

The site is located in a Flood Area designated as Zone AE, Elevation 9 feet and Zone VE, Elevation10

feet, as defined by the Federal Emergency Management Agency, Flood Insurance Rate Maps of Monroe

County, Florida, Map No.12087C1516K, dated February 18, 2005. Monroe County does participate in

a National Flood Insurance Program and is covered by a regular program.
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HIGHEST AND BEST USE

In order to estimate the Highest and Best Use of the subject property, I considered those uses that are

physically possible, legally permissible, maximally productive, and financially feasible.

AS VACANT AND AVAILABLE

The first major aspect of the Highest and Best Use analysis is considering the property as if it were

vacant and available for development. This assumption is made to determine whether the land alone is

worth more than the existing property as is, to determine whether the site is presently under-utilized.

Possible Use - The subject parcels are located at the intersection corner of White Street and Atlantic

Boulevard. The subject parcels are located within the Higgs Beach Park and Indigenous Park area of the

City of Key West. The physical aspects of the land impose the first constraints on any possible use of

the property. Based on the above physical facts, various land uses are possible.

Permissible Use: - The subject parcels are located in the PS zoning district. The purpose and intent of

the public and semipublic services district (PS) is to provide a management framework for implementing

comprehensive plan policies for areas located outside of Old Town which are designated "PS" or "M"

on the future land use map. All public and semipublic services developed shall comply with the

comprehensive plan, performance criteria in chapter 102; articles III, IV, V and VII of chapter 108;

section 108-956; and article II of chapter 110, as well as other applicable land development regulations

The subject parcels would lend themselves to park and recreation use or access roadway if vacant and

available for development. The permissible uses and conditional uses were detailed earlier in the zoning

section of this report. The following dimensional restrictions are designated within the subject’s zoning

district:

PS- Public and Semi Public Services District

Minimum Lot Area: 5,000 sq. ft.

Minimum Lot Width: 50.0 feet

Minimum Lot Depth: 100.0 feet

Maximum Lot Coverage Ratio:

Maximum Building Coverage 40.0 percent

Impervious Surface Ratio 60.0 percent

Maximum Density: Not Applicable
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Minimum Building Setbacks

For Recreational Uses: Front: 10 Feet

Side: 10 Feet

Rear: 10 Feet

Maximum Building Height: 25 feet

Maximum Floor Area Ratio: 0.8:1.0

The appraiser has referenced some building criteria above. For further details, the reader is referred to

the City of Key West Building Department or the Land Development Regulations for the City of Key

West.

Feasible Use - Vacant land in this zoning district is in great demand with appreciating values, as this

section of the city is approximately 98% built-up. The general uses in the subject's area consist of:

hotels, motels, retail users, professional offices, tourist-oriented businesses and attractions, restaurants,

bars, with single familyand multi-family residential within adjacent areas. Analysis of all market factors

which affect development within the City of Key West have been considered and it is the appraiser’s

opinion that development of the sites for recreation uses would provide a positive net return to the land

under the current zoning regulations.

Most Profitable Use - In the final analysis, a determination must be made as to which feasible use is the

Highest and Best Use of the parcel as if vacant. Based on the current zoning, coupled with the subject

site’s prime location, it is our opinion that if the site were vacant and available, the Highest and Best Use

would be for recreational public use.

AS IMPROVED

The subject parcels are vacant land with minimal site improvements. The highest and best use is to raze

or demolish the existing site redevelop the property as a recreation use (Parcel “A”) and Ingress/Egress

access road way (Parcel “B”). As a result, I have valued the subject parcels, as if vacant and the as

improved analysis is not applicable.

CONCLUSION OF HIGHEST AND BEST USE

Based on the preceding analysis of the Highest and Best Use of the subject site as if it were vacant and

available for development, into a recreational use and an access road.
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SCOPE OF WORK, APPRAISAL DEVELOPMENT AND REPORTING PROCESS

There are three typical approaches to value to consider in each appraisal assignment. The three

traditional approaches to value are the Cost Approach, the Sales Comparison Approach and the Income

(Direct Capitalization and/or Discounted Cash Flow) Approach. The three approaches to value are not

always applicable to the assignment; however, the three approaches to value are always considered.

All appraisals begin by identifying the subject property (property to be appraised) and the appraisal

problem. Data relevant to the subject property is obtained from various sources including but not limited

to: the Monroe County Property Appraiser’s Office, surveys, building plans and specifications and the

property owner. If possible, more than one source is utilized to confirm information. Improvements,

if applicable, are inspected and measured by the appraisers. If and when building plans or sketches are

made available, the measurements are verified for accuracy. Land size is based on recorded plat maps,

Monroe County public records, legal descriptions or surveys (when available). The local geographical

market was researched and analyzed.

The appraiser describes the improvements in detail, if applicable; these descriptions are based on a

physical inspection and/or plans and specifications. The appraiser is not a contractor nor structural

engineer; therefore, structure soundness or damage cannot be warranted. The appraiser will note any

apparent or potential problems such as deferred maintenance, water damage or spalling.

James E. Wilson and Blair C. Lee have made a site visit to the subject parcels. In preparing this

appraisal, the appraiser visited and walked the subject site.

The Cost Approach consists of combining the estimated value of the land, based on comparable sales,

with the depreciated value of the improvements. The vacant land sales are always inspected. The cost

of the improvements is estimated by utilizing a cost service, Marshall and Swift, plus knowledge of costs

to construct obtained from local contractors.

Exterior site visits of the comparable sales are always made. Sales prices for the comparable sales are

obtained from the public records. Prices are customarily confirmed with a party to the transaction, i.e.,

buyer, seller, closing agent/attorney, or real estate agent. The public records are researched for mortgage

terms and information.

The comparable sales are researched utilizing First America Real Estate Solution and Realist.com,

(FARES), Flex, LoopNet.com and Co-Star are computerized MLS (Multiple Listing System). All

sources use data from the Monroe County Property Appraiser’s Office, as well as, from the public

records. The data is verified and compiled. Additional data sources include: newspaper clippings and

the National Multiple Listing Service. Real estate agents in the market area are interviewed for the most
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current information on sales and listings. All of the information is analyzed in preparing the report and

is utilized in supporting the indicated value.

The reader of the appraisal should be made aware that the valuation contained herein is based on a

specific date. The value estimated on the specified valuation date will likely differ from the value one,

two or three years in the future or in the past. The reader is advised to review the Assumptions and

Limiting Conditions in Section, as well as, the Certificate of Value.

Finally, the three indicated values developed by the approaches, are reconciled to produce the final esti-

mate of value. A brief description of each of the approaches to value follows.

Information on comparable land sales projects were gathered, confirmed, and analyzed. The subject

parcels are part of an intersection of White Street and Atlantic Boulevard, plus a portion of the parking

lot of Indigenous Park. The Income Approach was deemed not applicable as the subject parcels are a

roadway and vacant recreational use. The Cost Approach consists of combining the estimated value of

the land, based on comparable sales, with the depreciated value of the improvements. A purchaser

would normally give little consideration to this value approach when his primary interest in the property

is its income stream and desirable rate of return on his equity. The two major exceptions might be in

the case of a purchaser who is acquiring a property for his own use and occupancy or an investment

property. In the case at hand, the existing site improvements have no significant contributory value and

the property has considerable land value. Therefore, the Sales Comparison Approach utilizing recent

land sales was totallyweighted herein. The Cost Approach was considered, but deemed as not applicable

as the site improvements do not provide significant contributory value to the final valuation.
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THE SALES COMPARISON APPROACH

The Sales Comparison Approach is an appraisal technique in which the market value estimate is based

on the prices paid in actual market transactions and current listings. The actual transaction will fix the

lower limits of value in a static or advancing market and higher limit in a declining market. It is a

process of correlation and analysis of similar properties that recently sold in the subject's market area.

This approach is based upon the principal of substitution; that is, when a property is placed in the

market, its value tends to be set at the cost of acquiring an equally desirable substitute property,

assuming no costly delays in making the substitution. The Sales Comparison Approach bases its value

indication on sales of vacant tracts or other similar redevelopment properties in the area. These sales

are analyzed and compared to the subject property. The Sales Comparison Approach bases its value

indication on recent sales that are pertinent to the value of the subject property.

Land Valuation (Sales Comparison Approach):

A thorough search was conducted for recent sales of commercial zoned land and redevelopment

properties in the City of Key West. The subject property is in an area which is mostly developed with

more than 95.0% of the tracts actually built-up or developed. I reported the most recent comparable

sales available for analysis.

A land sales location map and summaries of the land sales can be found on the following pages:
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Sale Value of Adj. Mkt. Land Main Adjusted Adjusted

No. Address, Key West Sale Date Sales Price Improv. / Demo. Cond. SP(Rnd) Sq. Ft. Frontage Location Corner $/Front Ft $/SFLand Zoning

1 2312-2318 N. Roosevelt Blvd. 06/06/17 $1,780,000 $80,000 $1,860,000 31,649 294 1.00 0 $6,327 $58.77 CG

2 1100-1104 White Street 02/23/15 $540,000 $0 $601,000 5,168 68 1.00 1 $8,838 $116.29 HNC-1

3 631 Whitehead St./409 Angela St. 07/21/14 $1,200,000 $58,125 $1,433,000 9,514 142 1.50 1 $10,092 $150.62 HRO

4 921 Truman Avenue 02/28/14 $880,000 $33,870 $1,057,000 8,347 72 1.50 1 $14,681 $126.63 HNC-1

Subj. "A" Part of White St. &Atlantic Blvd. 12,582 All Str. 1.00 1 NA NA PS

Subj. "B" Part of Indigenous Park 3,005 82 1.00 1 NA NA PS

Valuation Date: 11/14/17 Average $1,237,750 13,670 144 $9,984 $113.08

Corner: 0 = Interior Median $1,245,000 8,931 107 $9,465 $121.46

1 = Corner Minimum $601,000 5,168 68 $6,327 $58.77

Appreciation Rate: 4.0% Maximum $1,860,000 31,649 294 $14,681 $150.62

Resume of Comparable Key West LandSales
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LAND SALES MAP
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Land Sale No.1- 2312-2318 N. Roosevelt Blvd.: This comparable, 2312 N. Roosevelt Boulevard

(former Banner Tire) is improved with a one-story, four bay, CBS/Masonry structure which had been

utilized as an automotive service/repair property. The structure contains 3,798 square feet of gross

building area, based on measurements made on-site. The improvements are situated on a site containing

19,971 square feet. This easterly portion of this comparable, 2318 N. Roosevelt Boulevard (former Blue

Flamingo Café) encompasses 11,960 square feet of site area. The site is improved with a one-story

CBS/masonry structure containing 1,496 square feet of gross building area. The structure is basically

a shell with no significant buildout.

Both of the existing structures are in fair to poor condition with deferred maintenance and minimal

buildout. Furthermore, both properties have low floor area (building to land) ratios. In the case at hand,

the existing buildings have no contributory value as the value of the land, as if vacant, is higher than as

currently improved. The highest and best use was to assemble the adjacent parcels, raze or demolish the

building and site improvements and redevelop the property.

These adjacent parcels have been assembled and are planned to be redeveloped with a Sonic Drive-In

quick-service restaurant (QSR) also known as a fast food restaurant. The property will be encumbered

by a long-term ground (land) lease, upon completion of the purchase of both parcels. The buyer/landlord

will deliver the property “pad ready”. The Sonic Corporation will develop the property, and the

tenant/franchisee, AQSR Key West, LLC will operate the restaurant. AQSR will be responsible for the

ground rent, along with payments to Sonic for the building and furniture, fixtures, and equipments

(F,F&E) notes. The lease appears to be at market rates and terms. My office appraised the properties

at the time of sale and on prior occassions.
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Land Sale No. 2-1100-1104 White Street: This land sale was a scarified and level site with the

previous improvements razed following a fire in June 2008. This property is comprised of 3 contiguous

lots. This site fronts 68 linear feet along the westerly side of White Street and 76 linear feet along the

southerly side of Virginia Street. The site contains 5,168 square feet and was sold for $75.46 per square

foot of site area on February 27, 2009 during the recession, but has recently resold on February 23, 2015

for $104.49 per square foot, which is about a 39% increase or 6.5% per annum. This site has

development rights to rebuild 4,352 square of the previous building footprint without having to conform

to current setback requirements. I appraised this comparable at the time of sale.

Land Sale No. 3-631 Whitehead St/409 Angela Street: This is the sale of an improved property

consisting of a vacant, two story, CBS/wood frame, mixed-use building, which has two commercial

offices containing 2,366 square foot and one unlicenced, non-transient 1,384 square foot, residential unit.

The building contains a gross building area of 3,750 square feet. According to the Monroe County

Property Appraiser’s records, the structure was built in 1958. This sale also includes the adjacent vacant

lot located at 409 Angela Street, which consists of a 10 space, parking lot with no improvements. The

site located at 631 Whitehead Street consists of a 7,638 square foot corner lot which fronts 67 linear feet

along the easterly side of Whitehead Street and extends easterly approximately 114 linear along the

northerly side of Angela Street. The site located at 409 Angela Street fronts 28 linear feet along the

northerly side of Angela Street and extends 67 linear feet in depth encompasses the site 1,876 square

feet. The two parcels contain a total of 9,514 square feet of site area and were purchased as one

economic unit.

The buyer’s plan was to raze the existing structure and construct a large commercial parking lot, which

could serve nearby guest house complexes that she owns. As a result, at the time of purchase the
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existing improvements did not add anysignificant contributoryvalue. This was an arm’s length sale with

conventional financing. This property was appraised by my office at the time of sale. The estimated

demolition costs were considered in order to arrive at the land value.

Land Sale No. 4-921 Truman Avenue: This property, was formerly the Kyushu Japanese Restaurant

which was destroyed by a fire in January, 2011. The site has 71.75 feet of frontage along the northerly

side of Truman Avenue and 116.33 feet along the westerly side of Packer Street. The site contains 8,347

square feet. The building has no contributory value as it will be demolished by the new owner. This site

has been redeveloped and is the new location of Seven Fish, a popular nearby restaurant with limited

seating. This was a cash sale with no financing.

Quantitative Adjustments to Comparable Sales:

The four most recent and similar comparable sales were analyzed in order to make comparisons to the

subject property. Adjustments are required for individual physical and locational characteristics which
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Previous Previous Annual Difference

Sale Sales Sales 2nd Price/ Change Appreciation In Dates

No. Address, Key West Date Price Sq. Ft. Price Rate Years

1 2312-2318 N. Roosevelt Blvd. N/A N/A N/A N/A N/A N/A

2 1100-1104 White Street 03/02/09 $390,000 $75.46 $150,000 5.59% 6.0

3 631 Whitehead St./409 Angela St. N/A N/A N/A N/A N/A N/A

4 921 Truman Avenue 03/01/96 $500,000 $59.90 $380,000 3.19% 18.0

Subj. "A" Part of White St. & Atlantic Blvd.

Subj. "B" Part of Indigenous Park

Mean 4.4% 12.0

Median 4.4% 12.0

Minimum 3.2% 6.0

Maximum 5.6% 18.0

typically affect value. Each characteristic is detailed below with an explanation of adjustments which

were made to the comparable sales.

Property Rights:

The subject parcels are not encumbered by any long-term leases; thus, the Fee Simple Interest was

valued herein. Land Sale 1 sold with a proposed ground lease; however, the rent and terms were at

market and considered to be equal to the Fee Simple Interest. The remaining comparables sold Fee

Simple with no leases encumbering the property. As a result, no adjustments were warranted.

Financing:

All of the comparable sales were considered cash equivalent and sold with conventional financing. Thus,

none of the comparables required adjustments for financing.

Market Conditions:

I have considered this market segment to have stabilized in 2011 with appreciation since, especially in

2015 and 2016. I analyzed the sales/resales of the comparable land sales over time to estimate a reliable

appreciation rate.

Based on the market data, I projected a conservative annual appreciate rate of 4% for Sales 2 through

4. Sale 1 is a recent transaction that did not warrant a market conditions adjustment.

Conditions of Sale:

All of the comparable sales were arm’s length transactions; thus no adjustments for condition of sale.

Land Size:

The unit of measure is price per square foot of site area. Typically, the larger the site, the lower the price

per square foot (diminishing returns), which is supported by market data. The comparables larger than
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the subject parcels were positively adjusted and vice versa.

Main Street Frontage: Comparable Nos. 1, 2 and 4 are similar to the subject parcels in this aspect.

However, Sale 3 was positively adjusted for being slightly inferior.

Corner:

There appears to be a slight premium for a corner lot as compared to an interior lot. Sale Nos. 2, 3 and

4 are located on similar corner lots; thus no adjustments were made. Sale No.1 was an inferior interior

parcel; thus, it was positively adjusted.

Overall Location:

Location adjustments were made for superior or inferior neighborhoods based on paired sales between

the comparables. The subject is located on the border of Old Town Casa Marina area of Key West and

the Mid Town area. Sale 1 has an inferior New Town location; thus, was positively adjusted. Sale Nos.

2, 3 and 4 have superior Old Town/Down Town locations and were negatively adjusted.

NROGO Entitlement/Utility/Shape: The subject parcels are vacant with no development entitlements.

All of the sales have development rights or entitlements for replacement of commercial floor area or

NROGO. Thus, they were considered superior and negatively adjusted. Sales with limited utility such

as right-of-way sales or sales with no entitlements typically sell at a 5% to 40% discount based on market

data throughout the Florida Keys we have also considered the shape of the comparables in comparison

to the Subject Parcels. All of those factors were considred in a composite adjustment for each

comparable.

Zoning: The subject parcels are zoned PS, Public and Semi Public Services district. There have been no

recent sale of Public Service zoned land sale. Typically, PS zoned parcels are government owned and

do not sell often. Based on market data throughout, Monroe County, there typically a 5% to 40%

discount for parcels purchased for public use. All of the comparables were in commercial zoning

districts. Thus, they were all negatively adjusted. Some of the districts were more superior than others.

The quantitative adjustment grids are included as follows.
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Subject /Comparable: Subject Sale 1 Sale 2 Sale 3 Sale 4

Address: Part of White St. & 2312-2318 N. Rsvlt. 1100-1104 White St. 409 Angela St. 921 Truman Ave.

Key: Atlantic Blvd., KW Blvd., Key West Key West Key West Key West

Adjusted Sales Price N/A $1,860,000 $601,000 $1,433,000 $1,057,000

Adjusted Sales Price/SF N/A $58.77 $116.29 $150.62 $126.63

Sales Date N/A 06/06/17 02/23/15 07/21/14 02/28/14

Property Rights Leased Fee Fee Simple Fee Simple Fee Simple

Financing Conventional Conventional Conventional Conventional

Conditions of Sale Arm's Lgth/No Cons. Arm's Lgth/No Cons. Arm's Lgth/No Cons. Arm's Lgth/No Cons.

Market Conditions Apprec. Apprec. Apprec. Apprec.

Upland Area Square Feet 12,582 31,649 5,168 9,514 8,347

Main Street Frontage Yes Yes Yes No Yes

Corner /Access Yes No Yes Yes Yes

Overall Location Old/New Town Inferior S'ly Superior Superior Superior

NROGO Entitlements/Utility No Yes Yes Yes Yes

Zoning PS CG HNC-1 HRO HNC-1

Adjusted Sales Price/Acre N/A $58.77 $116.29 $150.62 $126.63

Property Rights = = = =

Financing = = = =

Conditions of Sale Adj. SP Considers Adj. SP Considers Adj. SP Considers Adj. SP Considers

Market Conditions = = = =

Site Size in Square Feet 12,582 10% -5% = -5%

Main Street Frontage Yes = = 5% =

Corner /Access Yes 5% = = =

Overall Location Old/New Town 10% -5% -10% -10%

NROGO Entitlements/Utility No -10% -10% -10% -10%

Zoning PS -20% -10% -5% -10%

Indicated Overall Adjustments % -5% -30% -20% -35%

Indicated Overall Adjustments $ -$2.94 -$34.89 -$30.12 -$44.32

Indicated Overall Adj. Value/SF $55.83 $81.40 $120.50 $82.31

Weight 15.0% 30.0% 30.0% 25.0% 100%

$8.37 $24.42 $36.15 $20.58 $89.52

Subject Property Adjustment Grid for the Subject Property

Adjustments

The following grid summarizes each sale and shows the necessary adjustments as previously described:
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Subject /Comparable: Subject Sale 1 Sale 2 Sale 3 Sale 4

Address: Part of Indigenous 2312-2318 N. Rsvlt. 1100-1104 White St. 409 Angela St. 921 Truman Ave.

Key: Park, Key West Blvd., Key West Key West Key West Key West

Adjusted Sales Price N/A $1,860,000 $601,000 $1,433,000 $1,057,000

Adjusted Sales Price/SF N/A $58.77 $116.29 $150.62 $126.63

Sales Date N/A 06/06/17 02/23/15 07/21/14 02/28/14

Property Rights Leased Fee Fee Simple Fee Simple Fee Simple

Financing Conventional Conventional Conventional Conventional

Conditions of Sale Arm's Lgth/No Cons. Arm's Lgth/No Cons. Arm's Lgth/No Cons. Arm's Lgth/No Cons.

Market Conditions Apprec. Apprec. Apprec. Apprec.

Upland Area Square Feet 3,005 31,649 5,168 9,514 8,347

Main Street Frontage Yes Yes Yes No Yes

Corner /Access Yes No Yes Yes Yes

Overall Location Old/New Town Inferior S'ly Superior Superior Superior

NROGO Entitlements/Utility No Yes Yes Yes Yes

Zoning PS CG HNC-1 HRO HNC-1

Adjusted Sales Price/Acre N/A $58.77 $116.29 $150.62 $126.63

Property Rights = = = =

Financing = = = =

Conditions of Sale Adj. SP Considers Adj. SP Considers Adj. SP Considers Adj. SP Considers

Market Conditions = = = =

Site Size in Square Feet 3,005 15% = 5% 5%

Main Street Frontage Yes = = 5% =

Corner /Access Yes 5% = = =

Overall Location Old/New Town 10% -5% -10% -10%

NROGO Entitlements/Utility No -20% -20% -20% -20%

Zoning PS -20% -10% -5% -10%

Indicated Overall Adjustments % -10% -35% -25% -35%

Indicated Overall Adjustments $ -$5.88 -$40.70 -$37.66 -$44.32

Indicated Overall Adj. Value/SF $52.89 $75.59 $112.96 $82.31

Weight 15.0% 35.0% 25.0% 25.0% 100%

$7.93 $26.46 $28.24 $20.58 $83.21

Subject Property Adjustment Grid for the Subject Property

Adjustments
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$/SF Multiplied By Site Size in SF Equals Land Value (Rnd)

$90.00 X 12,582 = $1,132,380

$1,130,000

Less Demolition: $0

Equals "As Is" Value: $1,130,000

“As Is” Value for the Subject Parcel “A” Conclusion:

In order to estimate the value of the subject property, I analyzed recent sales of comparable commercial

land. On the preceding tables, a detailed adjustment grid is presented for the subject parcels. The

comparables indicate an adjusted value per square foot for the Subject Parcel “A”from $55.83 to $120.50

per square foot with a mean at $85.01 and a median at $81.86.

Based on analysis and adjustments to the individual comparables, Sales 2, 3 and 4 were weighted the

heaviest, while Sale 1 was lightly weighted. Therefore, in my opinion the land value for the subject

property should be at $90 per square foot (rounded). The value calculations are noted as follows.

“As Is” Market Value of the Fee Simple Interest in

Subject Parcel “A” as of November 14, 2017 (Rounded) . . . . . . . . . . . . . . . . . . . . . . . . $1,130,000
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$/SF Multiplied By Site Size in SF Equals Land Value (Rnd)

$83.00 X 3,005 = $249,415

$250,000

Less Demolition: $0

Equals "As Is" Value: $250,000

“As Is” Value for the Subject Parcel “B” Conclusion:

In order to estimate the value of the subject property, I analyzed recent sales of comparable commercial

land. On the preceding tables, a detailed adjustment grid is presented for the subject parcels. The

comparables indicate an adjusted value per square foot for the Subject Parcel “B”from $52.89 to $112.96

per square foot with a mean at $80.94 and a median at $78.95.

Based on analysis and adjustments to the individual comparables, Sales 2, 3 and 4 were weighted the

heaviest, while Sale 1 was lightly weighted. Therefore, in my opinion the land value for the subject

property should be at $83 per square foot (rounded). The value calculations are noted as follows.

“As Is” Market Value of the Fee Simple Interest in

Subject Parcel “B” as of November 14, 2017 (Rounded) . . . . . . . . . . . . . . . . . . . . . . . . . $250,000
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"As Is" Fee Simple

Valuation Method: Market Value

Cost Approach: Not-Applicable

Income Approach: Not-Applicable

Sales Comparison Approach: $ 1,130,000

$ 1,130,000

Reconciliation
Subject Parcel "A"

Portion of White St. & Atlantic Blvd., Key West, FL

"As Is" Market Value as of November 14, 2017 (Rnd):

"As Is" Fee Simple

Valuation Method: Market Value

Cost Approach: Not-Applicable

Income Approach: Not-Applicable

Sales Comparison Approach: $ 250,000

$ 250,000

Subject Parcel "B"

Portion of Indigenous Park, Key West, FL

"As Is" Market Value as of November 14, 2017 (Rnd):

Reconciliation

RECONCILIATION AND CONCLUSION

The following Fee Simple indications of property value have been developed in my analysis of market

data for the subject property.

“As Is” Market Value of Fee Simple Estate:

The greatest weight is given to that approach in which the appraiser has the highest degree of confidence.

This implies a minimum of assumptions and a sufficient quantity of data. Based on an analysis of the

real estate market activity in the subject property's market area, and after considering the applicability

of each of the value indications, it is the appraiser’s opinion that the “As Is” Market Value of the Fee

Simple Estate of the subject property is most accurately indicated by the Sales Comparison Approach

(land valuation). The Cost Approach was not applicable in the valuation of a property, as the existing

site improvements do not have any contributory value. The Income Approach was not applicable as the

highest and best use is to redevelop the property. The Sales Comparison Approach was applicable due
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to recent vacant land and redevelopment sales.

It is my opinion, based on analysis of market data, and site visit to the subject property and research, that

the “As Is” Market Value of the Fee Simple Interest in Subject Parcel “A”, a portion of Atlantic

Boulevard and White Street, KeyWest, Monroe County, Florida, subject to definitions, assumptions and

limiting conditions, as of November 14, 2017 is:

ONE MILLION ONE HUNDRED THIRTY THOUSAND DOLLARS

($1,130,000)

In addition, it is my opinion, based on analysis of market data, and site visit to the subject property and

research, that the “As Is” Market Value of the Fee Simple Interest in Subject Parcel “B”, a portion of

Indigenous Park, 1801 White Street, Key West, Monroe County, Florida, subject to definitions,

assumptions and limiting conditions, as of November 14, 2017 is:

TWO HUNDRED FIFTY THOUSAND DOLLARS

($250,000)
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CERTIFICATE OF APPRAISAL

I HEREBY CERTIFY THAT UPON APPLICATION FOR VALUATION BY:

Mr. Paul D. Kissinger, Principal

EDSA, Inc.

1512 E. Brown Boulevard, Suite 110

Fort Lauderdale, Florida 33301

I have personally examined the following described property:

COMMONLY KNOWN AS:

Subject Parcel “A”

Portion of Atlantic Boulevard & White Street

Key West, Monroe County, FL 33040

Subject Parcel “B”

Portion of Charles “Sonny” McCoy Indigenous Park

1801 White Street

Key West, Monroe County, FL 33040

and it is my opinion, based on analysis of market data, and site visit to the subject property and research,

that the “As Is” Market Value of the Fee Simple Interest in the above Subject Parcel “A”, subject to

definitions, assumptions and limiting conditions, as of November 14, 2017 is:

ONE MILLION ONE HUNDRED THIRTY THOUSAND DOLLARS

($1,130,000)

In addition, it is my opinion, based on analysis of market data, and site visit to the subject property and

research, that the “As Is” Market Value of the Fee Simple Interest in the above Subject Parcel “B”,

subject to definitions, assumptions and limiting conditions, as of November 14, 2017 is:

TWO HUNDRED FIFTY THOUSAND DOLLARS

($250,000)

I ADDITIONALLY CERTIFY that, to the best of my knowledge and belief:

" The statements of fact contained in this report are true and correct.
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" The reported analyses, opinion, and conclusions are limited only by the reported assumptions and

limiting conditions, and are our personal, impartial, and unbiased professional analyses, opinions and

conclusions.

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

with this assignment.

" My engagement in this assignment was not contingent upon developing or reporting predetermined

results.

" My compensation for completing this assignment is not contingent upon the development or

reporting of a predetermined value or a direction in value that favors the cause of the client, the

amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent

event directly related to the intended use of this appraisal.

" My analyses, opinions, and conclusions were developed and this report has been prepared in

conformity with the Uniform Standards of Professional Appraisal Practice.

" James E. Wilson has performed a site visit of the property that is the subject of this report on

November 14, 2017. Blair C. Lee has made an earlier site visit to the subject property.

" No one has provided significant professional assistance to the persons signing this report.

" The use of this report is subject to the requirements of the State of Florida relating to review by the

Florida Real Estate Appraisal Board of the Department of Professional Regulations, Division of Real

Estate.

" The reported analyses, opinions and conclusions were developed, and this report has been prepared,

in conformity with the requirements of the Code of Professional Ethics.

" I have not appraised the subject property nor rendered professional services for the subject property

in the prior three years.

" James E. Wilson has completed the Professional Standards and Ethics educational requirement by

the Appraisal Institute for Associate Members.

" Blair C. Lee has completed the Professional Standards and Ethics educational requirement by the

Appraisal Institute for Appraisal Institute.
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APPRAISAL COMPANY OF KEY WEST

James E. Wilson, President, MRICS Blair C. Lee, MAI, Reviewer

State-certified general real estate appraiser State-certified general real estate appraiser

RZ 2164 RZ 2125
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ASSUMPTIONS AND LIMITING CONDITIONS

APPRAISAL DEVELOPMENT AND REPORTING PROCESS

Extraordinary Assumptions/Hypothetical Conditions

Extraordinary assumptions are defined by the Uniform Standards of Professional Appraisal Practice
as “...an assumption, directly related to a specific assignment, which, if found to be false, could alter
the appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact otherwise
uncertain information about physical, legal or economic characteristics of the subject property; or
about conditions external to the property, such as market conditions or trends; or about the integrity
of data used in an analysis.” This appraisal employs the following extraordinary assumptions:

Hypothetical conditions are defined by the Uniform Standards of Professional Appraisal Practice as
“…that which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical
conditions assume conditions contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such as market
conditions or trends; or about the integrity of data used in the analysis.” This appraisal employs the
following hypothetical conditions:

APPRAISAL DEVELOPMENT AND REPORTING PROCESS: In preparing this appraisal, the
appraiser inspected the subject site and both the exterior and interior of the improvements. Information
on comparable land sales rental and expense data. This appraisal report which is intended to comply
with the reporting requirements set forth under Standard Rule 2-2(a) the Uniform Standards of
Professional Appraisal Practice for an appraisal report. As such, it might not include full discussions
of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's
opinion of value. Such discussion of the data would not change the appraisers’ opinion of value.
Supporting documentation concerning the data, reasoning, and analyses is retained in the appraiser's file.
The information contained in this report is specific to the needs of the client and for the intended use
stated in this report.

This confidential report was prepared for the sole use of and benefits of EDSA, Inc., and is based, in
part, upon documents, writings, and information owned and possessed by EDSA, Inc.. This report is
provided for informational purposes only to third parties authorized to receive it. The appraiser-client
relationship is with, EDSA, Inc., as the client. This report should not be used for any purpose other than
to understand the information available to client concerning this property. The Appraisal Company of
Key West assumes no responsibility if this report is used in any other manner.

THIS VALUATION IS CONTINGENT UPON THE FOLLOWING CONDITIONS:
The Uniform Standards of Professional Practice (USPAP) requires that the values of real estate, personal
property, trade fixtures, and intangibles be allocated to their separate components when they are
significant to the overall value conclusion. In the case at hand, my valuation does not consider the
contributory value of the furniture, fixtures and equipment, plus any additional value business enterprise
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or intangible assets in excess of the real property.

This report is prepared in accordance with the guidelines from: the Uniform Standards of Professional
Appraisal Practice (USPAP) adopted the Appraisal Foundation; Federal regulations as stipulated by the
Real Estate Appraisal Ruling (12 CFR Part 34 [Title XI of FIRREA]).

This appraisal is to be used in whole and not in part, in particular, no part of the contents of this report
shall be conveyed to the public through advertising, public relations, news, sales or other media, without
the written consent and approval of the author, particularly as to valuation conclusions, the identity of
the appraiser or firm with which he is connected.

The distribution of value between land and building applies onlyunder the present program of utilization
and is invalidated if used in making a summation appraisal.

No responsibility is assumed by the Appraiser for matters which are of legal nature, nor is any opinion
on the title rendered herewith. Good title is assumed.

The property has been appraised as though free of liens and encumbrances, except as herein described.

The management of the property is assumed to be competent and the ownership in responsible hands.

The parcel dimensions and site area are based on a recent survey and legal descriptions prepared by
Florida Keys Land Surveying dated August 29, 2017.

This report contains the results of my investigation and analysis made in order to furnish an estimate of
the “As Is” Market Value of the Fee Simple Interest of subject property. The Fee Simple Estate is the
unencumbered value of the subject property; basically, market rents and terms are considered with no
regard to existing leases and terms. The Leased Fee Interest is an ownership interest held by the
landlord, who conveys the rights of use and occupancy to a tenant by lease. The landlord’s rights include
the right to receive rent and the right of possession at the end of the lease period. In the case at hand,
there are no leases encumbering the subject parcels. As a result, a Fee Simple analysis was performed
for subject parcels.

Any maps or plats reproduced and included in this report are intended only for the purpose of showing
spatial relationships. They are not measured surveys nor measured maps, and no responsibility for carto-
graphic or surveying errors is assumed.

Upon site visit of the property, no visible signs of environmentally hazardous materials were noted. The
appraiser is not aware of any environmental hazards on the property. The Appraiser is not an expert in
the field of environmental hazards. An expert in the field is recommended if desired, as no environmen-
tal tests were made by the appraisers.

The Appraiser herein is not required to give testimony in court unless arrangements have been previously
made thereof.

The Appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or
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structures, which would render it more or less valuable. The Appraiser assumes no responsibility for
such conditions, or for engineering which might be required to discover such factors.

Information, estimates and opinions furnished to the appraiser, and contained in the report, were
obtained from sources considered reliable and believed to be true and correct. However, no respon-
sibility for accuracy of such items furnished to the Appraiser is assumed by the Appraiser.

Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations of the
professional appraisal organizations with which the Appraiser is affiliated.

The undersigned Appraiser has no present or contemplated future interest in the property and the
compensation is in no manner contingent upon the value reported.

Possession of this report does not carry with it the right of publication or advertisement of any of its
conclusions, nor may any except the applicant use the same for any purpose without the previous written
consent of the appraiser or the applicant.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. The appraiser has
not made a specific survey or analysis of the proposed preliminary plans to determine whether or not it
is in conformity with the various detailed requirements of the ADA. The appraiser is not a contractor
and is not qualified to make a determination if the building adheres to the requirements. The property,
together with a detailed analysis of the requirements of the ADA, could reveal that the proposed property
may or may not be in compliance with one or more of the requirements of the Act. If so, this fact could
have an effect upon the value of the property.

This appraisal report has been made in conformity with and is subject to the requirements of the Code
of Professional Ethics and Standards of Professional Conduct of the appraisal organizations with which
the Appraiser is affiliated.

The discovery of latent conditions is beyond the scope of this appraisal. Detection of latent conditions
requires the expertise of qualified persons such as architects and engineers. Latent conditions include,
among other things, non-apparent structural conditions; presence of prohibited hazardous wastes;
presence of radon gas, methane gas, asbestos, lead, petroleum products and other air, soil, or water
contaminants; and many other conditions too numerous to mention which may affect the value of the
property being appraised. The appraiser conducting this appraisal is not qualified to detect latent
conditions and has conducted this appraisal upon the assumption that no latent conditions (including
those mentioned above and others) exist on the property covered by this appraisal.

ACCORDINGLY NOTICE IS HEREBY GIVEN that neither the appraiser conducting this appraisal,
nor the APPRAISAL COMPANY OF KEY WEST make any warranty, express or implied, to property
covered by this appraisal, and neither shall have any liability to any person for differences in the value
of the appraised property, or other damages, resulting from discovery of latent conditions (including
those mentioned above and others) on, or in proximity to, the appraised lands.

This appraisal report is in conformity with the Uniform Standards of Professional Appraisal Practices
and this appraisal assignment was not based on a requested minimum valuation, a specific valuation, or
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the approval of a loan.

I do hereby certify that to the best of my knowledge and belief the statements of fact contained in this
report, upon which the analyses, opinions and conclusions expressed herein are based, are true and
correct; also this report sets forth all the limiting conditions affecting the analyses, opinions and
conclusions contained in this report; also this report has been made in conformity with the Appraisal
Institute.
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PROFESSIONAL QUALIFICATIONS

JAMES E. WILSON, III, MRICS

James E. Wilson has been a resident of South Florida since 1976. His education includes a Bachelor of
Science in Business Administration with a Major in Economics from the University of Florida, 1987-
1991. His experience in the real estate industry began in early 1992 as a residential real estate appraiser
in Pompano Beach, Florida. He appraised a wide variety of single and multi-family residential properties
in Dade, Broward, and Palm Beach counties over a two-year period. In the search of advancement and
challenge, James Wilson moved to the City of Key West, Monroe County, Florida in order to obtain
experience and practice commercial real estate appraisal valuation techniques in a demanding and

somewhat unique market area. Over the past 25 years James has been exposed to a wide-range of appraisal projects, including highest
and best use studies, complex property appraisals, and wetland and environmentally sensitive valuations including transferrable
development rights. His appraisal experience includes financial and investment analysis, appraisal review, feasibility and planning
analysis, as well as market research and analysis. James Wilson is a State Certified General Real Estate Appraiser (licensed to perform
residential and commercial appraisals) and a General Associate Member of the Appraisal Institute. He is a member of RICS (Royal
Institution of Chartered Surveyors), which is an international member organization for professionals in property, land, real estate,
construction and related environmental issues. Jim is past President of the Key West Gator Club, 2013/2014 President of the Sunset Key
West Rotary Club, member of Class VII Leadership Monroe, 2012 President of the Key West Chamber of Commerce, and has been elected
to continue to serve on the Board of Directors of the Key West Chamber of Commerce. Jim is still an active member on the Board of
Directors for the Key West Chamber of Commerce.

Education: SOUTH BROWARD HIGH SCHOOL, Hollywood, FL, 1987.

UNIVERSITY OF FLORIDA, Gainesville, Florida - Bachelor of Science in Business Administration -
Major in Economics, 1987-1991.

APPRAISAL INSTITUTE
Appraisal Reporting of Complex Residential Properties, October, 1993.
Persuasive Style in Narrative Appraisal Reports, May, 1994.
ACE 1779 - “Special Purpose Properties - The Challenge of Real Estate Appraising in Limited Markets”,
September, 1996.
410 Standards of Professional Practice, Part A (USPAP), 8/97.
420 Standards of Professional Practice, Part B, August, 1997.
520 Highest & Best Use and Market Analysis, October, 1997.
Non-Conforming Uses Seminar, January, 1998.
510 Advanced Income Capitalization, May, 1998.
530 Advanced Sales Comparison & Cost Approach, May, 1998.
540 Report Writing & Valuation Analysis, August, 1998.
550 Advanced Applications, February, 1999.
Regression Analysis in Appraisal Practice: Concepts & Applications, Seminar, March, 2000.
General Demonstration Appraisal Report Writing Seminar, March, 2000.
800 Separating Personal & Real Property from Intangible Business Assets, March, 2002.
Successful Completion of the General Comprehensive Examination for the Appraisal Institute
Uniform Appraisal Standards for Federal Land Requisitions, March, 2007
General Demonstration Appraisal Report Writing Seminar, August, 2007
Valuation of Conservation Easements, January, 2008.
Appraising Distressed Commercial Real Estate, June, 2009
Oil Spills and Property Values, Webinar, August, 2010
Business Practices and Ethics, September, 2010
A Debate of the Allocation of Hotel Total Assets, October 26, 2010
Appraisal Institute Update, May 19, 2011
Appraisal Curriculum Overview (2-day General) May, 2011
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Professional Qualifications of James E. Wilson, III (Continued)
APPRAISAL INSTITUTE
Perspectives from Commercial Review Appraisers, July 20, 2011
Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets, 05/07/2012 -
05/08/2012
UAD-Up Close and Personal, November, 2014
Expert Witness Testimony: To Do or Not to Do, November, 2014
Analyze This! Applications of Appraisal Analysis, November, 2014
Florida Appraisal Laws and Regulations Update
Reviewers Checklist , November, 2014
National USPAP Update Equivalent (2014-2015) , November, 2014

Purchase Price Allocations for Financial Report and Tax, April 16, 2014
Behind the Headlines, the New Real Estate Real Estate Economy, May 16, 2014

GOLD COAST SCHOOL OF REAL ESTATE
Real Estate Principles, Practices, and Law - FREC Course I, May, 1992.
Salesman Post-License Program, February, 1994.
Mortgage Broker, Exam-Prep Program, September, 1992.
AB I - Appraisal Board - Fundamentals of R.E. Appraising, 5/92.
AB II - Appr. Board - Appraising Resid. & Income Properties, 2/94.
AB IIb - Appraisal Board - Cert. Resid. Appraisal Course, 7/94.
AB III - Appraisal Board - Certified General Appraisal Course (Income Capitalization Course), February,
1995.
USPAP - Uniform Standards of Professional Appraisal Practice, 6/92.
USPAP Course, September, 1995.
A-102 - Plan Reading for Appraisers, September, 1995.
National USPAP Update Course, June 2006
Techniques of Income Property Appraisal, June 2006

McKISSOCK DATA SYSTEMS
Automated Valuation Models, October, 2000.
Uniform Standards of Professional Appraisal Practice, October,2000.
Factory Built Housing, October, 2000.
Appraiser Liability, September, 2002.
Appraising Nonconforming & Difficult Properties, September,2002.
Appraiser Liability, USPAP, September, 2002.
Appraising for the Secondary Market, October, 2004.
Appraising High-Value Residential Properties, October, 2004.
Florida Laws and Regulations, October, 2004.
Limited Appraisals and the Scope of Work Decision, October, 2004.
National USPAP Equivalent, October, 2004.
Florida Laws and Regulations, September 2006.
Disclosures and Disclaimer, September, 2006.
Appraisal Trends, September 2006.
National USPAP Update Equivalent(2008-2009), November, 2008.
Introduction to Expert Witness Testimony, November 2008.
Mortgage Fraud-Protect Yourself, November, 2008.
Florida Appraisal Supervisor-Trainee Roles and Relationships, November, 2008.
Florida Laws and Regulations, November, 2008.
National USPAP Update Equivalent (2010-2011), August, 2010.
Risky Business: Ways to Minimize Liability, August, 2010.
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Professional Qualifications of James E. Wilson, III (Continued)
Florida Laws and Regulations, August 2010.
Florida Apprisal Supervisor-Trainee Roles and Relationships, August, 2010.
The Changing World of FHA Appraising, August, 2010.
Systems Built Housing: Advances in Housing for the New Millennium, October, 2012
Deriving and Supporting Adjustments, October, 2012
Introduction to Regression Analysis for Appraisers, October, 2012
Introduction to Residential Green Building for Appraisers, October, 2012
Florida Appraisal Laws and Regulations Update
National USPAP Update Equivalent (2012-2013), October, 2012
Appraisal of Fast Food Facilities, November, 2016
2016-201 7-Hour National USPAP Update Course, November, 2016
Managing Appraiser Liability, November, 2016
Florida Appraisal Laws and Regulations, November, 2016
Advanced Hotel Appraising-Full Service Hotels, November, 2016

VALUE INFORMATION TECHNOLOGY, INC.
"Perspectives on Appraisals" FREAB Course ACE#1591, June, 1995.

NORTH BROWARD BOARD OF REALTORS
ACE 591 - Basics of Construction - How a Florida Home is Built II, January, 1994.

Certification: State certified general real estate appraiser, as designated by the Department of Professional Regulation,
State of Florida; Registration No. RZ 2164.

Licensed Real Estate Salesperson, as designated by the Department of Professional Regulation, State of
Florida; License No. SL 0589552 (currently inactive).

Professional
Associations: Key West Board of Realtors

General Associate Member of the Appraisal Institute
Member of RICS (Royal Institute of Chartered Surveyors), October, 2010 Member#1299389

Affiliations: Past President of the Key West Gator Club (Alumni Organization of the University of Florida
Member of Class VIII, Leadership Monroe County
Board Member of the Rotary Club of Sunset Key West, 2013/2014 President, 2009 Treasurer, 2010 Vice
President, 2011 President-Elect,2012 President Board of Directors of the Key West Chamber of Commerce,
Current Board Member

Experience: WILCO VALUATIONS, P.A. d/b/a APPRAISAL COMPANY OF KEY WEST, James Wilson, President
and his wife, Maria Virginia Wilson, also a State Certified General Real Estate Appraiser purchased the
Appraisal Company of Key West from Mr. Richard Padron in April, 2004. Mr. Padron has continued to
be a Fee Commercial Real Estate Appraiser with the Appraisal Company of Key West, which has ensured
continuity and quality control.

APPRAISAL COMPANY OF KEY WEST, INC., Fee Commercial Real Estate Appraiser, April, 1994 to
April, 2004.

F.C.P. APPRAISAL SERVICES, INC., Senior Real Estate Appraiser and Trainer, May, 1992 to April, 1994.

Appraisal Company of Key West Page 59



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

Appraised various types of properties in the Florida Keys, including:

Retail Stores Commercial/Residential Condominiums
Restaurants Full-Service Marinas/Boat Yards
Strip Centers Environmentally Sensitive Acreage
Office Buildings Industrial Uses
Mixed-Use Properties Guest Houses /Hotels/Motels
Service Stations Mobile Home and RV Parks
Multi-family Projects Warehouse (including mini-storage)
Proposed Developments Special-Use Properties including Schools
Single-family Estates Seafood Processing Plants

APPRAISER CERTIFICATION

Appraisal Company of Key West Page 60



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

Appraisal Company of Key West Page 61



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

Appraisal Company of Key West Page 62



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

Appraisal Company of Key West Page 63



An Appraisal Report Portion of Atlantic Blvd. & White St., Plus Indigenous Park, Key West, FL

APPRAISER’S CERTIFICATION
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ENGAGEMENT LETTER
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ENDNOTES

1. The Appraisal of Real Estate, 10th Edition, Appraisal Institute, 1992, Page 80.
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