To:
Through:

From:

Meeting Date:

THE CITY OF KEY WEST
PLANNING BOARD
Staff Report
Chairman and Planning Board Members
Thaddeus Cohen, Planning Director

Patrick Wright, Planner Il

September 17, 2015

Agenda Item: Variance — 700 Eaton Street (RE # 00006120-000000; AK # 1006343) -
A request for variance to maximum impervious surface and minimum
open space in order to construct a new mixed use building on property
located within Historic Neighborhood Commercial (HNC-2) zoning
district pursuant to Section 90-395, 108-346(b) and -122-840(4)(b) of the
Land Development Regulations of the Code of Ordinances of the City of
Key West, Florida.

Request: Variance to maximum impervious surface and minimum open space
requirements.

Applicant: Anthony Sarno K2M design Inc.

Owner: Poinciana Partners LLC.

Location: 700 Eaton Street (RE # 00006120-000000; AK # 1006343)

Zoning: Historic Neighborhood Commercial (HNC-2)

Subject Property

.
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Background and Request:

The subject property is located at the eastern corner of Eaton and Elizabeth Streets within the
HNC-2 Zoning District. The property currently consists of a 4,557 square foot vacant lot of
record. The owner obtained a BPAS allocation in Year 1 for 1 market rate unit granted through
Planning Board Resolution 2015-06.

The proposed development would result in a two story mixed use building with 1,029 square feet
of commercial retail area on the first floor and 1,410 square feet of residential floor area on the
second floor. The plans call are calling for a 1,725 gallon cistern underneath a paved parking
area in the rear of the property containing 5 off street spaces.

The applicant is requesting a variance to maximum impervious surface requirements and
minimum open space requirements as part of the proposed development.

Relevant HNC-2 Zoning District Dimensional Requirements: Code Section 122-840

Dimensional Required/ . Change / Variance
E P
Requirement Allowed xisting roposed Required?
N f ity/N
Minimum lot size 5,000 SF 4,557 SF 4,557 SF onconformity/No
Change
1 Ili i i 1 uni
Maximum density 6 dwelling units 0 units : units Complies
per acre (9 units per acre)
Minimum front
setback 10 feet Vacant 10 feet Complies
Minimum east side
setback 5 feet Vacant 5 feet Complies
Minimum street
side setback 7.5 feet Vacant 7.5 feet Complies
Minimum Rear
setback 15 feet 6.52 feet 41.1 feet Complies
(Accessory setback)
Manxi buildi
AMUM BUTAING | 409 (1,822 SF) Vacant 42.5% (1,481 SF) Complies
coverage
Maxi Vari
aximum 60% (2,734 SF) Vacant 76.3% (3,477 SF) arlance
impervious surface Requested
Mini Vari
inimum open 28.5% (1,302 SF) Vacant 23.6% (1,079 SF) ariance
space Requested

Process:

Planning Board Meeting:
Local Appeal Period:
DEO Review Period:
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Analysis — Evaluation for Compliance with The Land Development Regulations:

The criteria for evaluating a variance are listed in Section 90-395 of the City Code. The Planning
Board before granting a variance must find all of the following:

1.

Existence of special conditions or circumstances. That special conditions and
circumstances exist which are peculiar to the land, structure or building involved
and which are not applicable to other land, structures or buildings in the same
zoning district.

The lot is slightly substandard in terms of minimum lot size requirements. However,
given that this is a vacant lot, it is difficult for staff to find good and sufficient cause that
the proposed development cannot be designed in compliance with the minimum
dimensional requirements. Therefore special conditions or circumstances do not exist.

NOT IN COMPLIANCE.

Conditions not created by applicant. That the special conditions and circumstances
do not result from the action or negligence of the applicant.

The existing conditions are created by the applicant. The applicant is proposing a mixed
use building on a vacant lot that could be developed without exceeding maximum
impervious surface and minimum required open space.

NOT IN COMPLIANCE.

Special privileges not conferred. That granting the variance requested will not confer
upon the applicant any special privileges denied by the land development
regulations to other lands, buildings or structures in the same zoning district.

Sections 108-346(b) and 122-840(4)(b) of the Land Development Regulations state the
required maximum impervious surface and minimum open space requirements.
Therefore, granting a variance to these dimensional regulations would confer special
privileges upon the applicant.

NOT IN COMPLIANCE.

Hardship conditions exist. That literal interpretation of the provisions of the land
development regulations would deprive the applicant of rights commonly enjoyed
by other properties in this same zoning district under the terms of this ordinance
and would work unnecessary and undue hardship on the applicant.

The applicant is developing a lot that is entirely vacant, it is staff’s opinion that
compliance with the land development regulations is not a hardship. It should be
considered that due to the proposed mixed use commercial/residential aspect of the
development the applicant is required to meet a higher parking requirement. The
proposed rear parking lot increases impervious surface and decreases open space,
however the applicant is meeting the required parking per Section 108-572. The decision
of the homeowner to develop the lot in this manner does not create a hardship. The denial
of the requested variance would not deprive the applicant of rights commonly enjoyed by
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other properties in the HNC-2 Zoning District. Therefore, hardship conditions do not
exist.

NOT IN COMPLIANCE.

Only minimum variance granted. That the variance granted is the minimum variance
that will make possible the reasonable use of the land, building, or structure.

The variance requested is not the minimum required that will make possible the
reasonable use of the land, building, or structure. However, they are the minimum
necessary to accommodate the request.

NOT IN COMPLIANCE.

Not injurious to the public welfare. That the granting of the variance will be in
harmony with the general intent and purpose of the land development regulations
and that such variance will not be injurious to the area involved or otherwise
detrimental to the public interest or welfare.

Due to not being in compliance with all of the standards for considering variances, the
granting of the requested variances would be injurious to the area involved and otherwise
detrimental to the public interest.

NOT IN COMPLIANCE.

Existing nonconforming uses of other property not the basis for approval. No
nonconforming use of neighboring lands, structures, or buildings in the same
district, and no permitted use of lands, structures or buildings in other districts shall
be considered grounds for the issuance of a variance.

Existing non-conforming uses of other properties, use of neighboring lands, structures, or
buildings in the same district, or other zoning districts, are not the basis for this request.

IN COMPLIANCE.

Concurrency Facilities and Other Utilities or Service (Section 108-233):

Based on comments received at the DRC, it does not appear that the requested variance will
trigger any public facility capacity issues.

The Planning Board shall make factual findings regarding the following:

That the standards established by Section 90-395 of the City Code have been met by the
applicant for a variance.

The standards established by Section 90-395 of the City Code have not been fully met by the
applicant for the variance requested.

That the applicant has demonstrated a ""good neighbor policy' by contacting or attempting
to contact all noticed property owners who have objected to the variance application, and
by addressing the objections expressed by these neighbors.
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The Planning Department has received public comment both for and against the requested
variance. Public comments are included in the variance package.

RECOMMENDATION:

Based on the criteria established by the Comprehensive Plan and the Land Development
Regulations, the Planning Department recommends the request for variances be denied.

Page 5 of 5



Application



Application For Variance

City of Key West, Florida ¢ Planning Department
3140 Flagler Avenue ¢ Key West, Florida 33040-4602 ¢ 305-809-3720 ¢ www.keywestcity.com

Application Fee: $1,150.00 / After-the-Fact: $2,150.00
(includes $100.00 advertising/noticing fee and $50.00 fire review fee)

Please complete this application and attach all required documents. This will help staff process your request
quickly and obtain necessary information without delay. If you have any questions, please call 305-809-3720.

PROPERTY DESCRIPTION:
Site Address: 700 Eaton Street

Zoning District: _HNC-2 Real Estate (RE) #: _00006120-000000
Property located within the Historic District? X Yes 01 No
APPLICANT: U Owner X] Authorized Representative

Name: Anthony D. Sarno, Director, K2M Design, Inc.

Mailing Address: 1001 Whitehead Street, Suite 101
City: _Key West State: __FL Zip: _33040
Home/Mobile Phone: _305.395.2846 Office: _305.292.7722 Fax: 305.292.2162

Email: asarno@k2mdesign.com

PROPERTY OWNER: (if different than above)
Name: Michael J. Downer, Poinciana Partners LLC

Mailing Address: 601 Amalfi Drive
City: _Pacific Palisades State: _ CA Zip: _90272
Home/Mobile Phone: Office: 213.486.8425 Fax:

Email: md@capgroup.com

Description of Proposed Construction, Development, and Use: The proposed project is a mixed use development, consisting of a

first floor commercial space and a second floor residential space with attic equipment and storage. The project has received a single market rate BPAS allocation for

the residential use, with the mixed use development supported by the Code for this HNC-2 district. The building design meets setback and height requirements, however

variances are requested in order to provide the minimally required on site parking.

List and describe the specific variance(s) being requested:
The minimal variances being requested are for impervious surface and open space to accommodate a paver parking lot with driveway access

to Elizabeth Street. The building design is compliant and in harmony with the Code.

Are there any easements, deed restrictions or other encumbrances attached to the property? L] Yes No

If yes, please describe and attach relevant documents:
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City of Key West ¢ Application for Variance

Will any work be within the dripline (canopy) of any tree on or off the property? Yes [INo
If yes, provide date of landscape approval, and attach a copy of such approval.

Application and approval currently underway.
Is this variance request for habitable space pursuant to Section 122-1078? LlYes X No

Please fill out the relevant Site Data in the table below. For Building Coverage, Impervious Surface, Open
Space and F.A.R. provide square footages and percentages.

Site Data Table

Code Existing Proposed Variance Request
Requirement

Zoning

Flood Zone

Size of Site

Height

Front Setback

Side Setback

Side Setback
Street Side Setback
Rear Setback

F.AR

Building Coverage ~r-r—_ na
Impervious Surface - DEE A
Parking

Handicap Parking
Bicycle Parking

Open Space/ Landscaping
Number and type of units

Consumption Area or
Number of seats

rm
O
1

This application is reviewed pursuant to Section 90-391 through 90-397 of the City of Key West Land
Development Regulations (LDRs). The City’s LDRs can be found in the Code of Ordinances online at
http://www.municode.com/Library/FL/Key West under Subpart B.

*Please note, variances are reviewed as quasi-judicial hearings, and it is improper for the owner or
applicant to speak to a Planning Board member or City Commissioner about the hearing.
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City of Key West ¢ Application for Variance

Standards for Considering Variances

Before any variance may be granted, the Planning Board and/or Board of Adjustment must find all of the
following requirements are met:

1.

Existence of special conditions or circumstances. That special conditions and circumstances exist which are
peculiar to the land, structure or building involved and which are not applicable to other land, structures
or buildings in the same zoning district.

The two variances being requested are for impervious surface and open space requirements. Both variances are

unique to allow the mixed use project as encouraged by the Code while meeting the parking needs.

Conditions not created by applicant. That the special conditions and circumstances do not result from the
action or negligence of the applicant.

The conditions for this variance are a result of the need to provide on-site vehicle parking for the residential unit and

visitors of the commercial operations. Bicycle and pedestrian access is encouraged, however, Code dictates that parking must

be provided on site.

Special privileges not conferred. That granting the variance(s) requested will not confer upon the applicant
any special privileges denied by the land development regulations to other lands, buildings or structures in
the same zoning district.

The proposed mixed use project is a new construction single standalone structure unique to this vacant parcel in Old Town.

Hardship conditions exist. That literal interpretation of the provisions of the land development regulations
would deprive the applicant of rights commonly enjoyed by other properties in this same zoning district
under the terms of this ordinance and would work unnecessary and undue hardship on the applicant.

A hardship exists to meet the Code requirements while providing an appropriate mixed use building design in this Old Town

location. All building heights and setbacks meet the Code.

5. Only minimum variance(s) granted. That the variance(s) granted is/are the minimum variance(s) that will

make possible the reasonable use of the land, building or structure.

The variances being requested are the minimum possible to meet the Code requirements. The building is designed within the

Code requirements and the variances are only related to parking.
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City of Key West ¢ Application for Variance

6. Not injurious to the public welfare. That granting of the variance(s) will be in harmony with the general
intent and purpose of the land development regulations and that such variances will not be injurious to the
area involved or otherwise detrimental to the public interest or welfare.

The approval of these variances will allow on-site parking to be minimally provided and support a mixed use, historically

appropriate building on this unique vacant corner lot.

7. Existing nonconforming uses of other property shall not be considered as the basis for approval. That no
other nonconforming use of neighboring lands, structures, or buildings in the same district, and that no
other permitted use of lands, structures or buildings in other districts shall be considered grounds for the
issuance of a variance.

The application does not rely on existing nonconformities on or off the site.

The Planning Board and/or Board of Adjustment shall make factual findings regarding the following:

e That the standards established in Section 90-395 have been met by the applicant for a variance.

e That the applicant has demonstrated a "good neighbor policy" by contacting or attempting to contact all
noticed property owners who have objected to the variance application, and by addressing the objections
expressed by these neighbors. Please describe how you have addressed the “good neighbor policy.”

REQUIRED SUBMITTALS: All of the following must be submitted in order to have a complete
application. Please submit one paper copy and one electronic copy of all materials.

0] Correct application fee. Check may be payable to “City of Key West.”

U] Notarized verification form signed by property owner or the authorized representative.
U] Notarized authorization form signed by property owner, if applicant is not the owner.
01 Copy of recorded warranty deed

U Property record card

[ Signed and sealed survey

U Site plan (plans MUST be signed and sealed by an Engineer or Architect)

U] Floor plans

L] Stormwater management plan
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SITE DATA TABLE

700 Eaton Street

CODE REQUIREMENT EXISITING PROPOSED VARIANCE REQUESTED
VACANT LOT
ZONING Historic Neighborhood Commercial District (HNC-2)
FLOOD ZONE ZONE X
SIZE OF SITE 4,000 SF MIN 4,557.0 SF (0.105 Acre) 4,557.0 SF (0.105 Acre) NONE
MINIMUM LOT WIDTH 40'-0" 50'-0" 50'-0" NONE
MINIMUM LOT DEPTH 100'-0" 90'-7" 90'-7" NONE
HEIGHT 30'-0" N/A 30'-0" NONE
SETBACK 1: FRONT 10'-0" N/A 10'-0" NONE
SETBACK 2: SIDE 5'-0" N/A 5'-0" NONE
SETBACK 3: STREET SIDE 7'-6" N/A 7'-6" NONE
SETBACK 4: REAR 15'-0" N/A 41-11/2" NONE
FLOOR AREA RATIO 1.0 MAX N/A 0.51 NONE
COMMERCIAL N/A 0.22 (1,016 sq. ft.)
RESIDENTIAL N/A 0.30 (1,359 sq. ft.)
BUILDING COVERAGE 40% MAX 0% (0.0) 32.5% (1,482 SQ FT) NONE
IMPERVIOUS SURFACE 60% MAX 0% (0.0) 79% (3,597 SQ FT) YES
OPEN SPACE LANDSCAPING 28.5% (*A) 100% (4,557.0) 21% (960 SQ. FT.) YES
DENSITY 1.38 DU per ACRE (*B) N/A 1 R MARKET NONE
PARKING
CAR (STANDARD) 0 0 0
CAR (COMPACT) 4 0 4
CAR (ADA) 1 0 1
CAR (ELECTRIC) 0 0 0
CAR TOTAL 1R+4C=5 0 1R+4C=5 NONE
BICYCLE 2 0 6 4 ADDITIONAL BIKES PROVIDED
SCOOTER 0 0 0
FLOOR AREA
FIRST FLOOR N/A 1,016 SQ FT
SECOND FLOOR N/A 1,063 SQ FT
THIRD FLOOR N/A 296 SQ FT
FLOOR AREA TOTAL N/A 2,375 SQ FT

(*A) Open Space: 35% Residential; 20% Commercial

Residential is 58.46% of Total Floor Area; Commercial is 41.54% of Total Floor Area

Total Lot sq. ft. x % Residential

4557 sq. ft x .5722 (.35) = 912.6 sq. ft.

Total Lot sq. ft. x % Commercial

4557 sq. ft. x .4278 (.20) = 389.9 sq. ft.

Total Open Space Requirement
1,302.5 sq. ft. or 28.5%

(*B) Density: Calculated per 122.1142 (i)
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City of Key West
Planning Department

Verification Form
(Where Authorized Representative is an entity)

I, Anthony D. Samo , in my capacity as Director
{print name) {print position; president, munaging member)

of K2M Design. Inc.
: {(print name of entity serving as Authorized Representative)

being duly swom, depose and say that I am the Authorized Representative of the QOwner (as appears on
the deed), for the following property identified as the subject matter of this application:

700 Eaton Street, Key West, Florida 33040
Street Address of subject property

All of the answers to the above questions, drawings, plans and any other attached data which make up the
application, are true and correct to the best of my knowledge and belief. In the event the City or the
Plaoning Department relies on any representation herein which proves to be untrue or incorrect, any
action or,approval based on said representation shall be subject o revocation.

Signature of Authorized Representative

Subscribed and sworn to {or affirmed) before me on this f"’? 4 9/ by

date
Aﬂhm-l D. Sﬁﬁno :

Name of Authorized Ropresentative

He/She is-personally known to me or has presented /“/'; }Z:g ,u,,f.«, &mq ﬁsidentification.
i

" Notbrl'¥ Signartve and Seal

/%M if / A=
Name of Ackiiotvledger typed, printed or stamped

}5"‘«5

‘OM\-

No*ar Public State of Florina
¥

T
#Mbww LERpBI923
Expires 0437201

KAFORMSMApplications\Verification and Autherization\Verification Form - Authorized Rep Ent.doc
Page 1 of 1



Authorization




City of Key West

Planning Department

Authorization Form
(Where Owner is a Business Entity)

Please complete this form if someone other than the owner is representing the property owner in this
matter.

L /Michael 7. Downer

as
Please Print Namc of person with authority lo execute documenis on behalf of entity
rMem ber of Poinciana Pattacrs, Ct o
Name of office (President, Managing Member) Name of owner from deed
authorize Anthony D). Samo of KZM Design, Inc

Please Print Name of Representative
to be the representative for this application and act on my/our behalf before the City of Key West.

Signature of person with authority fo execute documents on behalf on entify ovner

Subscribzd and sworn to (or affirmed) before me on this ot %0, »pid
Diate

by Midhael Downer .

Name of person with authority ta execuie documenis on behalf on entity owner

Helefe is personally known to me or has presented a Clifornia dyivers ficemse as identification.

. Y MARIA E. HURTAD(O

Motary's Signature and Seal Commission # 1968122
Notary Public - California

Los Angeles Gounty
My Comm. Expires Feb 27, 2016 E

WNNF!"?E

a2 E.
Name aof Acknowledger typed, printed or stamped

19LR122

Commission Number, if any

$ O EGRM S Aprlicztiona Vo e tion and A dorzationiAtoniceon_Ferme nkty dez
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Prepared by and return to:
Susan Mary Cardenas
Attoraey at Law

Stones & Cardenas

221 Simonton Street

Key West, FL 33040
305-294-0252

File Number: 13-327-Premium

[Space Above This Line For Recording Data}

Warranty Deed

This Warranty Deed made this 3rd day of January, 2014 between Premium Mortgage, ine., a Florida corporation
whose post office address is 716 W. Fletcher Avenue, Tampa, FL 33612, grantor, and Poinciana Pariners, LLC, a
Delaware Iimited liability company whose post office address is 601 Amalfl Drive, Pacific Palisades, CA 90272, grantee:

(Whenever used herein the terms “grantor® and "prantec” include all the partles lo this instument and the heirs, Jegal representatives, and assigns of
individuals, and the successors and assigns of corporations, trusts and trustees)

Witnesseth, that said grantor, for and in consideration of the sum of TEN AND NO/100 DOLLARS ($10.00) and other
good and valuable considerations to said grantor in hand paid by said grantee, the receipt whereof is hereby acknowledged,
has granted, bargained, and sold to the saild graniee, and grantee's heirs and assigns forever, the following described land,
siteate, lying and being in Moaroe County, Florida to-wit;

On the Island of Key West, 2nd known on William A. Whitehead's map of said Island, delineated in
February A.D. 1829, as a part of Lot Three (3) of Square Thirty-five (35), having a frontage on
Eaton Street Fifty (50) feet, and a frontage on Elfzabeth Street of Eighty-cight (88) feet; being the
same land that was conveyed by Laura Johnson to Samue] B. Lowe, under date of January 24, A.D.
1866.

Parcel Identification Number: 60006120-000000

Subject to taxes for 2014 and subsequent years; covenants, conditions, restrictions, easements,
reservations and limitatlons of record, if any.

Together with all the tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining.

To Have and to Hold, the same in fee simple forever.

And the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in fee simpie; that the
grantor has good right and lawful authority to sell and convey said land; that the grantor hereby fully warrants the title to said
land and will defend the same agninst the Jawful claims of all persons whomsoever; and that said land is free of all
encumbrances, except taxes accruing subsequent to December 31, 2013.

In Witness Wheireof, grantor has hereunto set grantor's hand and seal the day and year first above written,

DoublaTimee



Signed, sealed and delivered in our presence:

f:,.--"’ Premium Mortgage, Inc., & Florida corporation
e & - it
i il ¢ ﬁéf"/ : By: et

Witness Name: s, s 1o igf WJ Couch, Jr., ¥ice President
(" : JI ﬁf:cp c‘if d’?ﬁ‘( f':'./'t s

— Name: /o f v Liet Coft—
{Corporate Seal)
State of Florida . .
County of Ay 11 d g, A~

The foregoing instrument wes acknowledged before me this l;lday of January, 2014 by Theodore J Couch, Jr., Vice
President of Premium Mortgage, Inc., a Florida corporation, on behalf of the corporation. He/she [u—irﬁﬂonally known to

me or [X] has produced a driver's license as identification. _ .—
| X vy J.-[- o ‘:.’L‘-‘-’

[Notary Seal] otary PUbtic 7

Printed Name: j{’ b, [I -?oe__,w N j—:--

J
My Commission Expires: z/‘i Jﬁ/_ Ll

P

nﬂl:_{tﬂN‘
% DEBRA A. REGISTER
MY LOMMISSION # EE193373

EXPIRES: Apeil 26, 2016
Neocnt” PRV
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Return to: {Enclose self addressed stamped envelope)

Name: STONES & CARDENAS
Address: 221 Simonton Street
Key West, FL 33040

This Instrument Prepared By:
STONES & CARDENAS
221 Simonton Street
Key West, FL 33040
(305) 294-0252

QUIT CLAIM DEED

THIS QUIT CLAIM DEED, cxecuted this 5{3 day of January, 2014 by and
between Premium Mortgage, Inc., a Florida corporation, whose address is 716 W. Fletcher
Avenue, Tampa, FL 33612, party of the first part, and Poinciana Partners, LLC, a Delaware
limited liability company, whose address is 601 Amalfi Drive, Pacific Palisades, CA 90272,

party of the second part.

WITNESSETH, That the said party of the first part, for and in consideration of the sum
of Ten and 00/100 ($10.00) Dollars, in hand paid by the said party of the second part, the receipt
of which is hereby acknowledged, has remised, released and quit-claimed, and by these presents
does remise, release and quit-claim unto the said party of the second part all the right, title,
interest, claim and demand which the said party of the first part has in and to the following
described lot, piece or parcel of land, situate lying and being in the County of Monroe, State of
Florida, to wit:

A parcel of land in a part of Lot 3, Square 35 in the City of Key West, Florida,
according to William A. Whitchead’s map of the Island of the City of Key West,
Florida, and being more particularly described by metes and bounds as follows:
Commencing at the intersection of the Southeasterly property line of Eaton Street
and the Northeasterly property line of Elizabeth Street, bear Southeasterly along
the Northeasterly property line of Elizebeth Street for a distance of 88.0 feet to the
Point of Beginning of the parcel of land hereinafter described; from said Point of
Beginning, continue bearing Southeasterly along the Northeasterly property line
of Elizabeth Street for a distance of 2.60 feet to a point; thence with a deflected
angle to the left of 88°50'55" and Northeasterly for a distance of 50.26 feetto a
point; thence with a deflected angle to the left of 91°09'05" and in a
Northwesterly direction for a distance of 3.60 feet to a point; thence at right
angles and in a Southwesterly direction for a distance of 50.25 feet, back to the

Point of Beginning.
SUBJECT TO: Taxes for the year 2014 and subsequent years.
SUBJECT TO: Conditions, restrictions, limitations, reservations and easements of record, if any.

THIS DOCUMENT WAS PREPARED WITHOUT BENEFIT OF TITLE SEARCH OR
ABSTRACT EXAMINATION AND IS BASED SOLELY ON THE FACTS PROVIDED BY
EITHER OF THE PARTIES OR THEIR AGENTS.

TO HAVE AND TO HOLD the same, together with all and singular the appurtenances



thereunto belonging or in anywise appertaining, and all the estate, right, title, interest and claim
whatsoever of the said party of the first part, either in law or equity, to the only proper use,
benefit and behoof of the said party of the second part forever.

IN WITNESS WHEREOF, the said party of the first part has signed and sealed these
presents the day and year first above written.

Signed, Sealed and Delivered
in the Presence of: PREMIUM MORTGAGE, INC., a
Florida corporation
& - )
2 ey’ ‘L ../fi}‘é’. L/l By‘ /1 {_}\..--—I
Signature of Witness @~ Theod_reJ Couch(.l’f' Vice-President
eSS e e R {ee
Printed Name of Wltness
bve. {1 i0a s ke
gnature of Witness J

- !I.\i ez [l f\ﬂ(‘.&‘l“v
Prinféd Name of Wifness )

STATE OF FLORIDA: :
COUNTY OF _ iyl sturyd I‘\

IHEREBY CERTIFY that on this day personally appeared beforc me, an officer duly
authorized to administer oaths and take acknowledgments, PREMIUM MORTGAGE, INC.,, a
Florida corporation, by and through its Vice-President, THEODORE J. COUCH, JR., who is
personally known to me to be the person described in and who executed the foregoing Quit

Claim Deed or who produced as identification, and he has
acknowledged before me that he executed the same freely and voluntarily for the purposes
therein expressed.

Tl Y] "'—f‘(l'-t.v{_é‘r A ToroEn Fo

WITNESS my hand and official seal at _-/1}[{5)007- County of
HE g2 o NP , State of Florida, this = - day of January, 2014.

\/,—---
e
o~

‘ o e jl)“ﬁ /I ?‘?.E_Q.gsle‘y

- ‘}l—inted Name of Notar¥

DEBRA A. REGISTER
MY COMMISSION # EE193373
EXPIRES: Apri 26, 2016

i
My Commission Expires: *, / /
y P! 7//2\_, / Iy




Closing Affidavit
(Seller)

Before me, the undersigned authority, personally appeared the undersigned ("Affiant"), who being by me first duly sworn,
on oath, depose(s) and say(s) that:

|

File Number: 13-327-Preniium

Premium Mortgage, Inc., a Florida corporation ("Seller”), is the owner of and is selling the following described
property to Polnciana Partner, LLC, a Delaware limited Liability company (“Buyer"), to wit;

Parcel A
On the Island of Key West, and known on William A. Whitehead’s map of sald Island, delineated in

February A.D. 1829, as a part of Lot Three (3) of Square Thirty-five (35), having a frontage on
Eaton Street Fifty (50) feet, and a frontage on Elizabeth Street of Eighty-eight (88) feet; belng the
same land that was conveyed by Laura Johnson to Samuel B. Lowe, under date of January 24, AD.
1366.

Parcel B
A parcel of land in a part of Lot 3, Square 35 in the City Key West, Flotl Cording to William A.
Whitehead's map of the Island of the City of Key West, Floridsand being e particularly
described by metes and bounds as follows: Commenc the intersection of the Southeagterly
property line of Eaton Street and the Nor trly property line of Elizabeth Street, bear
Southeasterly along the Northeasterly p line of Elizabeth Street for a distance of 88.0 feet to
the Point of Beginning of the pa of land hereinafter described; from said Point of Beginning,
along the Northeasterly property line of Elizabeth Street for a
distance of 2.60 feet point: thence with a deflected angle to the left of 88° 50' 85" and
Northeasterly for a-dfstance of 50.26 feet to a point; thence with a deflected angle fo the left of 91°09'

Srthwesterly divection for a distance of 3.60 feet to a point; thence at right angles and
westerly direction for a distance of 50.25 feet, back to the Point of Beginning,

The above described property is free and clear of all liens, taxes, encumbrances and claims of every kind, nature and
description of record whatsoever, except for mortgage or morigages, if any, described in the Deed and except for real
estate and personal property taxes for the year 2014, which are not yet due and payable.

There have been no improvements, alterations, or repairs since acquisition by the Seller to the above described property
for which the costs thereof remain unpaid, that thers are no claims for labor or material furnished for repairing or
improving the same, which remain unpaid since the acquisition by Seller, and that there are no mechenic's, materialmen's,

or lzborer's liens since acquisition by Seller against the above described property.

J— L. A . -

Tﬁe?e‘ﬁ';\‘}a%éé}:‘ ng éogﬂellgf }é%e%f‘ I %w Records of Monroe County, Florida subsequent to November 5,
2013, which affect title to the Property ang Seliér has not entered into any contracts for the sale, disposition or leasing of
the Property since said date excepl as may have been disclosed to Stones & Cardenas in writing, and Seller has no

knowledge of any matter affecting title to the Property.

The personal propeety contained in the building on said property, or on the said premises, and which, if any, is being sold
free and clear of all liens, encumbrances, claims and demands whatsoever. The Seller knows of no violations of

Municipal or County Ordinances pertairiing to the above described property. No judgment or decres has been entered in
any court in this State or the United States against said Seller which remains unsatisfied. There are no persons other then

Seller in possession of the above described property.

Seller agrees that in the event the current real estate or personal property taxes vary in amount from the figures used in
making the prorations used in closing the transfer and conveyance of the above described property to said buyers, then a
new proration and a correct and proper adjustment will be made upon demand.

There are no matters or claims pending against the Seller that could give rise to a lien that would attach to the property
batwesn the effective date of commitment and the recording of the interest to be insured. Seller has not and will not
execute any instruments that would adversely affect the interest to be insured. Other than disclosed by this commitment

DoubleTimee



10

11.

12,

13,

14.

there are no matters which would constitute defects in affiant(s) title to the insured land. There are no matters existing at
this date which would adversely affect the ability to the affiani(s) to convey the insured land.

Seller’s title to, and possession and enjoyment of, the property have been apen, notorious, peaceable and undisturbed, and
have never been disputed nor questioned.

There are no disputes concerning the boundary lines of the property, and the operation of any buildings on said property
has been in compliance with the applicable building codes, ordinances and statutes.

Affiant has received no notice of any public hearing regarding assessment for improvements or changes in applicabie
zoning laws conceming said property within the past ninety (80) days.

There are no actions or proceedings now pending in any State or Federal Court to which the Seller is a party, including
but not limited to, proceedings in bankruptcy, receivership or insolvency, nor are there any judgments, bankruptcies, liens
or executions of amy nature which constitute or conld constitute a charge or lien upon said property.

To 1. : : -~
Thestas et of g Eoube o N aent or rights-of-wey affecting all or any portion of the property.

Scller understands that Section 1445 of the Internal Revenue Code provides that a Buyer of a United States real property
interest must withhold tax if the Seller is a foreign person. To inform the Buyer that withholding of tax is not required
upon purchase of the above described property, Seller certifies the following: '

a. Seller is not a nonresident alien individual, Foreign corporation, foreign parinership, foreign trust or foreign cstate for
purposes of United States federal income taxation.

b. Seller's U.S. Taxpayer Identification Number is 59-0874432,
¢. Seller's address is: 716 W. Fletcher Avenue, Tampa, FL 33612.
d. No other persons or entities have an ownership interest in the above described property.

Seller understands the Buyer of the described property intends to rely on the foregoing representations in connection with
the United States Foreign Investment in Real Property Tax Act, (FIRPTA). Seller understands this certification may be
disclosed to the Internal Revenue Service by the Buyer and that any false statements contained in this certification may be
punished by fine, imprisonment or both, Seller has the authority to sign this affidavit as either individual Seller or on
behalf of an entity Seller. Under penalties of perjury, Seller states that this declaration was carefully read and is true and
correct,

This affidavit is given for the purpose of clearing any possible question or objection to the title to the above referenced
property and, for the purpose of inducing Stones & Cardenas and Chicago Title Insurance Company to issue Litle
insurance on the subject property, with the knowiedge that said title companics are relying upon the statements set forth
herein. Seller hereby holds Stones & Cardenas and Chicago Title Insurance Company harmless and fully indemmnifies
same (including but not limited to attorneys' fees, whether suit be brought or not, and at trial and all appellate levels, and
court costs and other litigation expenses) with respect to the matters set forth herein. "Affiant”, “Seller” and "Buyer"
inchude singular or plural as context so requires or admits. Seller further states that he/she is familiar with the naturs of an
oath and with the penalties as provided by the laws of the United States and the State of Florida for faisely swearing to
statements made in an instrument of this nature. Seller further certifies that he/she has read, or heard read, the full facts of

this Affidavit and understands its context.

Closing Affidavit (Selfer) - Page2
File Number: 13-327-Premlum DoubleTIimee



Under penalties of perjury, I declarc that I have read the foregoing Affidavit and that the facts stated in it are true.

State of Florida
County of U1//S/‘)arecrg/"

Premium Mortgage, Inc., a Florida corporation

- ( }

j.

{Corporate Scal)

)
The foregoing instrument was sworn to and subscribed before me this 3 day of January, 2014 by Theodore J Couch, Jr.,
Vice President of Premium Morigage, Inc., 2 Florida corporation, on behalf of the corporation. He/she f}-is-petsonally

known to me or [X] has produced a driver's license as identification.

[Notary Seal]

Closing Affidavit (Seller} - Pago 3
File Number; 13-327-Premium

I :
Iy, (?"‘/(5- —Pg?-) . ate

~~~--Notiry Public

Printed Name: . /- hreo }ﬂ e ﬂ.-':.‘ € 2

My Commission Expires: Z-2o-1 b

#™™% DEBRA A, REGISTER
m MY COMMISSION # EE193373
Prores® EXPIRES: April 26, 2016

DoubleTimee



D. NAME OF BORROWER:

Address of Borrower.

E. NAME OF SELLER:

Pginclanz Pa,
504 Armall Drive, Facific Palisades, California 80272
Premiurn Mongage, Inc . a Florida corporation

/16 W Fletchar Avenue. Tampa, Florida 33612

.5, LLG, a Delaware limited liabiity company

Address of Seller:

F. MAME OF LENDER:
Address of Lender:

G. PROPERTY LOCATION:

H. SETTLERENT AGENT:
Place of Ssitlement:

. SETTLEMENT DATE: 1434114

101 Con!racl salae price

Stones & Cardencs
221 Simonton Sueat, Key Wasl, Florida 33040

335 000.00

700 Ealon Siraet. Key West, Florida 33040

DISBURSEMENT DATE: 1/3/14

401 Contfact sales prige .

102. Personal property

402, Personal proparty

Flooe

305294005,

103, Setflement charges to borrawses (Line 1400) 556,501 403, p S e
104. Gredil to Seller for fees above $2.000.00 2.745.28) 404, Credil to Seller for fess above SLOMOCD 2,745 20
405 I :

A o Y A T A i T R TS
106, Cityftown taxes 406. City/town 1axes __ | I
107. County taxes 407, Counly taxes I (e R -___‘-.__..!

120 AGross amount due frum horrower:

20 Deposﬂ e eamesl moneg

108. Assessments 408. Assessmients et ———

108. 409, .

114. 410, 1 —
111, 411, ;

e, 412, i

338,303.78

420 Grass amnuﬂt due tu seller
I L S £ oL DRy T o

A1, Excess posil (.»ea ingl lructionsp

202. Principal amgunt of new foanis)

502, Settlement charges to seller (ling 1400)

4,731.45

203, Exisling joan{s) taken subject to

503, Existing loan(s) taken subjent to

204. Principal amount of secend mertgage

504. Payoff of first morigage oan

205,

505. Payof of second morgage loan

208.

506. Deposits held by seller

207. Princ.pal amt of mortgags held by seller

507. Principal amt of morgage held by seller

208.

508.

209,

S0 ““‘ﬁ;';‘;;‘

210. Cliyitown taxes trom 01I01J14 to 0 !0311#

- i
R R b

13.83

,1 _Il.’g_;ﬁlifﬂ[.]..qd $af!
510, Cilwlnwn laxas from 01/01/14 to 0103/

211. County taxes

511. County taxes

212. Assessments

512. Assessments

n-—--.;.-‘ f""'*’ T

St e oS L3

213. 513, [
214, 514.

215, 518. -
218, I 518. .
207 517, _ -

21, 518 o

219 518 v i e

220, Total pald by!for horrower;

B AR T S AR Ry

“‘V"“"‘"\:f"i‘. ke

LR

1.013,83| 520, Tatal raductmnsi
/Eﬁﬁ ﬁk-“d ol l.n” 11}1 !
B

e

amuunt e w-lw .

Stibstitute Form 10589 Saller Statement:

307. Gross amount due from burower 338,303.78| 601. Gross amount due to siler 357 TSR T
tline 120} {ling 4201

302, Less amount paid by/for tha horrower (1,013.83)| 602. Less lotal reductions in ameunt due seller (4.745.28}
(ling 220) (iine 520)

305 Qashy ¥} From [ Te ) Borower 337.269.95| Gu3 Cash(:v* To | T From ) Seler 323,003 00

The information contained in blocks E, G, H. and | and on line 401 3 important tax nformislion and is beiae

furnished to the IRS. If you are requited io file a retum, z negligence penalty or olher sanclion will be irposed on you ii this tesn s eennred to ke mpened and

lhe IRS determines that it has nol been reporfed.

Seller Instructions:

If this real estale was your principal residznce, file Form 2119, Sale or Exchange of Prinepal Residancs, v 3

return; for ather fransactions, consplete the applicable parts of Form 4787, Form 6262 and/or Schedule D {Form 10400,

Ay gin, vkl yeur o



b JD-1 U 5 Depanent o:' Heuslrg and Wikar st*lcps 1ent Page 2
i ER RN Toied X e SRR S st R Paid from Paid fren
70 Total Sales/Brokers Cum based or poue $335,0000C D % Borwowr's Seller's
=n FL.ids al Faads at
i, o Setlernenl | Sehiement

732 AT
03, Commissten paid at settlement

1]
: 1 i A AT " N Y - SR R A R
801 Loannﬂgmt‘nonlne %o
{£02 Loan discoun) ¥ Ip
803, Appralzal [se 1]
204 Credil m . 1]
805 Lander's Ingpeclion fee io =t
236 _Mortcoge insurance application foe o _,__L.____l
£77. Assumplon Fee ic

| 901, Interas) from_ ' ) &a Koy

[z hie Mongage insuiange premur for sonths to
$:403. Heze-d insurance promium or yeas in
S04, Mood Insurance pramium for years lo

295,
I : T S5 T A TR TR
AC01. Harard insurance monlhs @ por ranth
1002, Mu.iyage incrance manlhs oi 3 wonll)
1003 _Cily properiy taxen —monlhs @ pefmanth
1 r0d. County pragerly tares monihs & pot month
1005, Apnual assnssmonts monihs @ parimgnth
1003, Fiood Insurance monhs 3 per mell)
1007, monlhs & per manth
1008, months @ N perrenin
i009- Agargals accnunlhq ad]umm =
N R e S T L DR T A S R A AN AR e AEHE NS 3T
1101. Setitamant or closm_g fee to S.ones & Cardenas 250.00)
1102, Absiracl of litle search 1o Stoner & Czrdencs 200.00)
103 Tite examiration to
1104, Tikg inzurrncu bides Lo
1104, Dooument prerarauon B
11U6. Notary fees to
107, Allorney's Fees to
{incl. ‘'es above it sunibers: PR ey M i
1163 _Tile nearance io Chitago Tle Ingure: ¢y Co:pany/Slones & Cardenas 1,750.00
{=zludes above llem numbars: 3 b T
1§09, Larcer's coverrge (Pramium); R s
1110, Owner's coverage (Pramur): $335,000.00 (§1,730.0) S
1111, Eidlorge:
1112, to
1113, {d .
i 5 T ET e LS e o A ity e S AT N T SO AT R Bt T
1201. Recording foes Decd $18 50 _Morigage(s) c'eases 18.50¢
1202, Cyleounly tay'stamps Cand Madgagp(s)
1203. Slate lax;stamps Desd $2,345.00 Merigoaifs)
1°04. Record Cartificate of Gocd Standlng 1n_Clork of Courts
1205. Reard Quit Clall'l Woed Liletk of Coi-s
ST e L e e T S NG T
130!. Sunf:y te_ls'und Surveying. ke
1302 Reecrd Corparale Resolution 1o Clerk of Cours
1303, Otlain Cartilieate of Good Slanding t2 Slcics & Cardenas
1304, Incaiing Wire Transfer Fgr ta_Stores & Cerdenas
1305. Qutyioing Yire Transfer Fee Io £lerus & Cardenas
13 Federal Bxprecs (relum Soflar prckoue) Lo Stoves & Cdonas
1407, -l 1] .
1308, . ‘0 -
i t 7 e P L a T Ml pC i T R e R SN et Do T e T
Enter on liras 13, Sertion J zad 597, Seclign K ) 838 .50 4.7:.1;551

I have carefully reviewes the HOD-1 Sellemenl Shaleweal and oW1z beslof —y ke v e e Lt il is a lrue <17 ac Crale statemars of all termip's ar b disburs~m: is m2 an
my pzeo nkor by e « ¢ (e ransacien | foiher ceiy that 1V 4 recewved a copy of the KL'D-1 Jei’enienl Sic<nien|

Q Pmmumrmw f
A  Boirower i Sell:r
owm Theodgie § glch Jr., Ve Pudhident

Eosre v - Selizr
Jessie, Jo asor, bember

(BRI L scarall Laeete! e s gi b s P, P s [ be

Tio K310 P TP H ) Vg

FLAfflrnes% 2 t/ %«/W L l’ 1! \ Y

As i3 Aullzizec Represe-oie =
1 AW MERE [3l52 slal lr\ﬂn.‘ 5 Lafhe Ueied 57 00:
ruglal's see Tee 10 U S Crre Tzebior, 1007 omd aes

G ooiIel mar e P ates 0 00 6o St AR e s e e

CaubleTimer




HUD-1 U & Bapadment af Housing

A. Sattlement Statement and Urban Developmenl QMB No. 2502-0765
B. Type of Loan
P vk e - 6. Fila Numbor 7. Loan Number 8. Nortg, Ins, Case Num.
1,544 it 2 FmHA 73 Coav Unhis.
BG - 13-327-Prersusn
4 VA 715 Comw. e o

C. HOTE:This form Is fumished to glve you a stalement of aclual settlement costs. Amounis paid 1o and by the seillemenl agent are shown, llems
marked “(p.o.c.)" were pzki outside the closing; thev are shown here for informatienal purposes and are not included in the totals.

D, NAME OF BORROWER: Poinciana Partners, LLC, a Delaware Hmiled ftabllily sompary

Address of Borrower: &0 Amalfl Drive, Pacific Palisades, Califernia 80272
E. NAME OF SELLER: Premium Mortgags, Ing , 2 Flarida corporation
Address of Seller: 716 W Fielsher Avenug, Tampa, Florida 33612 TIN: 58-0874432
F. NAME OF LENDER:
Address of Lendar:
&, PROPERTY LOCATION: 700 Ealon Street, Key Wesl, Florida 33040
H. SETTLEMENT AGENT; Stones & Cardenas TiN: 65-0751958
Placs of Settlement: 221 Simonton Streel, Key Wesl, Florida 33040 Pheona: 305-294-0252
. SETTLEMENT DATE:; 17314 DISBURSEMENT DATE: 11314
2] 4] [a cacita Moty W A = . KA JyEHEN o el o s
kil v PREESEE v S il i R it b 3 3 e ]] e b q s R
101. Conlract sales pifce 335.000.00] 401. Conlracl sales price 335.000,60,
102. Personal praperty 102, Personal prepery
103, Seillement charges to borrewer (L'ne 14003 55B.50] 103,
104. C-edil to Seller for fees above $2,000 0D 2.745 28| 404. Credit {o Seller for fees above $2,000,00 2.745.28
105, 405,
BA Jiis ity 18 N B MR BTG I PR R R T o | S T A B T A B e A A7 e
108, Chyltowr: laxes 406, ClivAlown faxes
107_Counly taxes 407, Counly laxes
108. Assessinants Au8. Assessmienls
109, 408.
110. 410,
111, a1
2. 412,

120. Gross amount dug from borrowet:
200 AmiGUTES il ar T BaliaPeE b o ol WA
201, D,

420, Grosa amount due to saller:
5 S 00/ TR B AR VTG L B

501, Excess deposil ‘see instructions)

338,303.70

e

posit or eatnes| money ) 1.000.00

202. Principal amaunt of new loan{s) 502. Sefitement chargas to seller fiine 14003 473145
203. Existing loan(s) tefen subject to 503, Existing toans) taken subject to

204, Pringip2l smount of second motgage 504. Payoll-of firel moraaye loan

205. 505. Payofl of second morigags ioan

206. 506, Daposits held by seller

207. Principal arnd of morigage held by selier 507. Principal ami of mortgage held by seller

208

209.

LA ETIR18 Y (L1157 EET B 0] G PR AT A 29 : o ¥ i :
121D. Cliyftown taxes fram 01/01/14 te 01/03/14 13.83]5°0. Cily/town laxes from 01/01/14 lo 0103/14 13.83

211. Counly taxes 51, County laxes

212. Assgssments §12. Agsessmants

213, 543,

214, 514,

215, 515,

216, 516.

217, 517.

218. e 518, !
s, 519, i

ffor borrower: §20. Totzl reductions In amount due seller:

Bt B AL ol [ B R 3t ; iR | BTG Rea T

501 Gross amount due from borrower 338.303.78| 601. Gross amount due 1o ssller 337,745.28
{ling 120} {llng 420)

302, Less amount paid byffor the borrower (1,013,831 &02. Less (olal reduclions in amaunt dua seier (4.745.28)
{line 220) {line 520

303, Cash ( (¥ Fram [] To ) Berrower: 337.288.95| 803. Cash{ v T¢ [ Fram )Seler 333,000 00

Substitute Form 1099 Sellsr Slatement: The information corialned In binchs =, G, H, and | and on line 404 is imparlsnt [ % ir formatien and is belry
furnished to he IRS . If you are icquired to e a retwin, a negl zence pan:ity of other sanction will be imosed cn you if tiis iten is required o be sepcried and
the 1738 determ’nes that it has not bezn rapurted

Seller Instructions: I thiz real estale wes yeur principal residance, fle Forn 2117, $5°3 or Zxerange of Principal Res:desce. fo- any gain, with y:ur tax
ratura: for ethe ransesi*sns, cemplete the applicabla parts of Form 4737, Faren €262 sadior Schedule 0 (Form. 1740).

Borrower's Juljals;:

! MO |

Beter's nilalts)

Dauble Tima?



Closing Statement Addendum

Seller: Premium Mortgage, Inc., a Florida corporation
Buyer: Poinciana Partners, LL.C, a Delaware limited llability company
Property: 700 Eaton Street, Key West, FL 33040

Closing Agent: Stones & Cardenas
Closing Date:  January 3, 2014
File Number:  13-327-Premium

TAX RE-PRORATION AGREEMENT: If the most recent property tax bill issued does not cover through the closing date,
then the tax prorations set forth on the settlement statement are based upon an estimate. The basis of ptoration as set forth on
the settlement statement is hereby accepted by the parties to this transaction. It is hereby understood and agreed that the
actual taxes, if different, will be adjusted between the parties upon demand. Closing Agent is not liable or responsible for
adjustment or re-proration of taxes. Closing Agent is not responsible or liable for additional taxes, other charges or tax
refunds, if any, and shall not be liable should any of the parties to this transaction fail or refuse to re-prorate the taxes.

AGREEMENT TO COOPERATE: If requested by Lender (if any), Closing Agent, Title Agent or Title Underwriter, the
parties agree to fully cooperate and adjust for clerical errors, including the execution or re-execution of any reasonabie
documentation and/or the remittance of any additional sums,

HOMEQOWNER'S/CONDOMINIUM ASSOCIATIONS: Intentionally deleted.

MISCELLANEOUS: Closing Agent does not make any representations or warranties nor assumes any liability with respect
te the physical condition of the property, or any repairs to the property. Buyer has been advised and encoanraged to secure
hazard insurance coverage prior to completion of clesing. If a survey was prepared for the subject transaction, then the Buyer
hereby acknowtedges receipt of a copy thereof. The buyer has reviewed said survey and accepts title subject to the matters set
forth thereon. Buyer has received and reviewed the proposed deed and is satisfied with and approves the manner which title
is being held, Seller and Buyer hereby acknowledges that Stones and Cardenas does not represent either party in the
fransaction.

DISBURSEMENT AUTHORIZATION, ETC.: Closing Agent does not adjust or assume liability for charges for sewer,
waler, rents, gas, electricity, taxes on personal property, parbage taxes or fees, license fees or taxes, service/maintenance
contracts (pest control, appliance maintenance, pool care, lawn care, alarm systems, etc.), association assessments or dues, or
estoppel information fumished by mortgagees or others. The settlement statement has been reviewed and approved and
Closing Agent is irrevocably authorized and directed to complete the closing of the transaction and make disbursement in
accordance therewith. In the event of mortgage assumption, if Seller has received a credit for the escrow account balance,
then Seller hereby assigns all right, title and interest jn said account to Buyer, Seller, Buyer, and Bormrower are used for
singular or plural, as the context so requires or admits. This Agreement is being provided as an inducement for Closing Agent
to serve as the closing agent and for Title Agent and Title Underwriter to issue title insurance on the subject transaction.

PERMITS: The undersigned parties hereby acknowledge that there may be open permits on the above-referenced property.

DoubleTimee



The parties release Stones & Cardenas and Chicago Title Insurance Company from any and all liability related to the open

permits, if any.

Buyver:

Seller:

Clasing Statement Addendim - Page 2

Poinciana Partners, LLC, a Delaware limited liability
company

By: W&W

Michael J. Downer, Member

By: 6M

Jessica B, Johnson, Member

(Corporate Seal)

Premium Morigage, Inc.. 2 Florida corporation

* Vice President

{Corporate Seal)

DoubleTimee



The parties release Stones & Cardenas and Chicago Title Insurance Company from any and all liability related to the open

pemnits, if any.

Buyer:

Seller:

Clasing Statement Addendum: - Page 2

Poinciana Partners, LLC, a Delaware fimiied Hability
company

By: W Dovirnen

Michael J. Downer, Member

ay (A~

Jessica B. Johnson, Member o

(Corporate Seal)

Premium Mortgage, Inc., a Florida corporaiion

By:
Theodore ] Couch, Jr., Vice President

{Corporate Seal)

ReublaTimes



CHICAGO TITLE
INSURANCE COMPANY

13-327-Premium
COMMITMENT FOR TITLE INSURANCE
Issued by
Chicago Title Insurance Company

Chicago Title Insurance Company, a Nebraska corporation (the “Company”), for a valuable congideration,
commlts to issue its policy or policies of title Insurance, as identifisd in Scheduie A, in favor of the
proposed Insured named in Schedule A, as owner or mortgagee of the estate or Interest in the Land
described or referred to In Schedule A, upon payment of the premiums and charges and compliance
with the Requirements; all subject to the provisions of Schedules A and B and to the Conditions of this

Commitment.

This Commitment shall be effective only when the identity of the proposed Insured and the amount of
the policy or policies committed for have been inserted in Schedule A by the Company.

All liability and obligation under this Commitment shall cease and terminate six () months after the
Effective Date or when the policy or policies committed for shall issue, whichever first occurs,
provided that the failure to issue the policy or poticies is not the fault of the Company.

The Company wiil provide a sample of the policy form upon request.

This Commitment shall not be valid or binding until countersigned by an authorized officer of the
Company or an agent of the Company.

IN WITNESS WHEREOQF, Chicago Title Insurance Company has caused its corporate name and seal to be
affixed by its duly authorized officers an the Effective Date shown in Schedule A.

117932FL  13-327-Premium - TTTLE INS (CH COMPANY
Stones & Cardenas, Attorneys at Law PHICAGO Wi (Bt
221 Simonton Street

Key West, FL. 33040 ﬂgﬁ‘f 10,

Tel: (305) 294-0252 g 4 M- L_ -
Fax: (305) 292-5442 o

Countersigned:.ﬁ;ﬁf%éf&ﬁ#%

Authorized Signatory

ALTA Commitment (6/17/05)
72C10109 1of2 {with Fiorida Mcdi.cations)

Copyright American Land Title Association, Al rights reserved, The use of this Form is 1esaicted to ALTA licensees and b
ALTA membeis in gead standing as of the date of use. All other s are prohibited. Repinted under license fiom the Jmerican
”

Land Title Assosiation o

PR



CONDITIONS

1. The term mortgage, when used herein, shall include deed of trust, trust deed, or other security
instrument.

2. If the proposed Insured has or acquired actual knowledge of any defect, lisn, encumbrance,
adverse claim or other matter affecting the estate or interest or mortgage thereon covered by this
Commitment other than those shown in Schedule B hereof, and shall fall to disclose such knowl-
edge to the Company in writing, the Company shall be relieved from liability for any loss or
damage resulting from any act of reliance hereon to the extent the Company is prejudiced by
failure to so disclose such knowledge. If the proposed Insured shall disclose such knowledge to
the Company, or if the Company otherwise acquires actual knowledge of any such defect, lien,
encumbrance, adverse claim or other matter, the Company at its option may amend Schedule B of
this Commitment accordingly, but such amendment shall not relieve the Company from liability
previously incurred pursuant to paragraph 3 of these Conditions.

3. Liability of the Company under this Commitment shall be only to the named proposed Insured and
such parties included under the definition of Insured in the form of policy or policies commifted
for and only for actual loss incurred in reliance hereon in undertaking in good faith {a) to
comply with the requirements hereof, or (b) to eliminate exceptions shown in Schedule B, or (c) to
acquire or create the estate or interest or mortgage thereon covered by this Commitment. In no
eveni shail such fliability exceed the amount stated in Schedule A for the policy or policies
committed for and such liability is subject to the insuring provisions and Conditions and the
Exclusions from Coverage of the form of policy or policies committed for in favor of the proposed
Insured which are hereby incorporated by reference and are made a part of this Commitment
except as expressly modified herein.

4. This Commitment is a contract to issue one or more title insurance policies and is nat an abstract of
title or a report of the condition of title. Any action or actions or rights of action that the proposed
Insured may have or may bring against the Company whether or not based on negligence arising
out of the status of the title to the estate or interest or the status of the mortgage thereon covered
by this Commitment must be based on and are subject to the provisions of this Commitment,

5. The policy to be issued will contain the following arbifration clause: Unless prohibited by
applicable law, arbitration pursuant to the Title Insurance Arbitration Rules of the American
Arbitration Association may be demanded If agreed to by both the Company and the Insured at the
time of the controversy or claim. Arbitrable matters may include, but are not limited to, any
controversy or claim between the Company and the Insured arising out of or relating to this policy,
and service of the Company in connection with its issuance or the breach of a policy provision ot
other obligation. Arbitration pursuant to this policy and under the Rules in effact on the date the
demand for arbitration is made or, at the option of the Insured, the Rules in effect at Date of Policy
shall be binding upon the parties. The award may include attorneys’ fees only if the laws of the
state In which the land is located permit a court to award attorneys' fees to a prevailing party.
Judgment upon the award rendered by the Arbitrator(s) may be entered in any court having

jurisdiction thereof.

The law of the situs of the land shall apply to an arbitration under the Title Insurance Arbitration
Rules.

A copy of the Rules may be obtained from the Company upon request.

ALTA Commiiment (6/17/08)
720104C3 2aof 2 {with Florida Modifications)

Copyright American Land Title Associntion. All rights reserved. Thz use 1 this Form is restricted to ALTA licensees and ERaE

ALA membets in good standing s of the date of use. All other uscs are prohibited. Reprinted yader license from the American BRI |
Land Title Arsociation -



Form CFG SCH.-A frev. 12/10)(With Florida Mcdificalions)

Chicago Title Insurance Company

COMMITMENT
Schedule A
Effective Date: Agent's File Reference: Premmum
Novernber 5, 2013 @ 11:00 PM 13-327-Pretnium $ TBD
Policy or Policies to be issued: Proposed Amount of Insurance:
OWNER'S: ALTA Owner's Policy (6/17/06). (With Florida Modifications} $335,000.00

Proposed Insured:  Poinciana Partner, LLC, a Delaware limited liability company
MORTGAGEE: ALTA Loan Policy (6/17/06). (With Florida Medifications) 3

Proposed Insured:

The estate or interest in the land described or referred 1o in this Commitment is Fee Simple,
Title to the Fee Simple estate or interest in the land is at the Effective Datc vested in:

Premium Morigage, Inc., a Florida corporation

The land referred to in this Commitment is described as follows:

On the Island of Key West, and known on William A. Whitehead's map of said Island, delineated in Febmary A.D.
1829, as a part of Lot Three (3) of Squarz Thirty-five (35), having a frontage on Eaton Street Fifty (50) {eet, and a
frontage on Elizabeth Street of Eighty-eight (88) feet; being the same land that was convuyed by Laura Jolmson to

Samuel B. Lowe, under date of Japuary 24, A.D. 1866.

15951 ST 415t Sereet, Weston, Flovida 33331

Agent No.:

Issuing Agunt:

Stones & Cardenas
221 Simonton Street

Key West, FL 33040
ey vres -__"_"'_::j:tz,zégéc#?'Z( QZ(@QVU__,_.

o Agent's Signaturs
Susan Mary Cardenas
Attorney at Law

Page 1of4
DoubleTime® 6.0.2



Chicago Title Insurance Company

COMMITMENT
Schedule B-I

Agent's File Reference:
13-327-Premium

1. The following are the requirements to be complied with:

1. Payment of the full consideration to, or for the account of, the grantors or mortgagors.
2. Instruments creating the estate or intcrest to be insured which must be executed, delivered and filed for record:

A. Duly authorized Warranty Deed {rom Premium Morlgage [nc., to Poinciana Partners, LLC a Delaware limited
liability company together with evidence satisfactory to the Company of the corperation's good standing under
the laws of its domicile state and a salisfactory resolution from its Board of Directors specifying the officer who
are authorized to exccule said dced. As to Parcel A.

3. Proof of payment, satisfactory to the Company, of taxes for the year(s) 2013 in the gross amount of $2629.80 under
Tax Folio Number; 00006120-000000.

4. Record in the Public Records the Supplement to Final Judgment of Foreclosure filed under Case No. 10-CA-1593-K,
Premium Mortgage Inc. -vs- Janice L. Isherwood as Trustee of the Theodore Ness Living Trust, et al. (Note: this
can be found in the court cass).

5. Proof of payment of service charges for water, sewer, waste and gas, if any, through the date of closing. NOTE: If
this requirement is not met the following exception will appear on Schedule B:

Any lien provided for by Florida Staiutes in favor of any city, town, village or port authority for unpaid service
charges for service by any water, sewer, waste or gas sysiem supplying the insurcd land or scrvice facilities.

6. An Affidavit in form acceptable to Chicago Title Insurance Company {"Company") and exccuted by or on behalf of
the current record owner(s) of the subject property stating that. (A) there are no parties 15 possession of the subject
property olher (han said current record owner(s); (B) there are no encumbrances upon the subject property other than
as may be set forth in this Commitment; (C} there are no unrecorded assessments which are due and payable and; (D)
there have been no improvements made to or upon the subject property within the last ninety (90) day period for
which there remain any outstanding and unpaid bills for labor, materials or supplies for which a lien or liens may be
elaimed must be furnished to the Company, or, in lieu thereof, an exception to those matters set forth in said
Affidavit which arc inconsistent with or deviate from the foregoing requirements will appear in the policy or policies
to be issued pursuant to this Commitment.

7. Issuing agent must request from the Company (ot perform themselves) an update and review of the foreclosure
docket for the proceeding filed under Case No. 10-CA-1593-K, in the Cireuit Court of the 16th Judicial Circuit,
Monroe County, I'lorida, betwoen the effective date of this report and the day of closing, to verify that no appeal or
motion to vacals or set aside the proceedings has been filed.

The company reserves the right to make changes or revisions il any new documents are found.
8. Expiration of the appcal period for Case No: 10-CA-1593-K, Prymium Morlgage, Inc. vs. Janice L, Isherwood et al.

9. Note: Because the contemplated transaction involves an all-cash closing, the Company has not performed searches
on the names of the purchasers/proposed insured. If the Company is asked to insure & Morigage from said
purchascrs, we will require notification of same and we reserve the right to make additional requirements and/or
exceptions which we may deem necessary aftcr conducting name searches on the purchasers.

Page2of4
Forr CF6 SCH.-3-f frov. 12/10)(With Florida Modificctions) DoubleTime® 6.0.2



Chicago Title Insurance Company

COMMITMENT
Schedule B-11

Agent's File Reference:
13-327-Premium

II. Schedule B of the policy or policies to be issued will contain exceptions to the following matters unless the same are
disposed of to the satisfzction of Chicago Title Insurance Company:

1.

10.
L1

Defecls, liens, encumbrances, adverse claims or other matlers, if any, created, first appearing in the Public Records
or attaching subsequent to the Effective Date hereof but prior to the date the Proposed Insured acquires for value of
record the estate or interest or Mortgage thereon covored by this Commitment.

a. General or special taxes and assessments required to be paid in the year 2014 and subscquent years.

b. Rights or claims of parties in possession not recorded in the Public Records.

c. Any encroachment, encumbrance, violation, variation, or adverse circumstance that would be disclosed by an
inspection or an accurate and complete land survey of the Land and inspection of the Land.

d. Easements, or claims of easements, not recorded in the Public Records.

e. Any licn, or right to a lien, for services, labor, or material furnished, imposed by law and not recorded in the
Public Records.
Any Owner's Policy issued pursuant hereto will contain under Scheduls B the following cxception: Any adverse

ownership claim by the State of Florida by right of sovereignty to any portion of the Land insurcd hereunder,
including submerged, fillcd and artificially exposed lands, and lands accreted to such lands.

Any lien provided by County Ordinance or by Chapter 159, Florida Statutes, in favor of any city, lown, village or
port authority for unpaid service charges for scrvice by any water, sewer or gas system supplying the insured land.

City of Key West Arca of Critical State Concern, Rule 27F-15 of the Florida Administrative Code, adopted by the
Administration Commission pursuant to Section 380.05, F.S., on February 7, 1984, effective February 28, 1984,
recorded in Official Records Book 906, Page 200,

Subject to Restrictions imposed on property lying within the Historical Preservation Area of the City of Key West,
Subject premises are within this area.

Subject to Code of Ordinances of the City of Key West, Section 74, which provides for the assessment and collection
of sewur charges.

The effect of municipal zoning ordinances and the results of the exercises of governmental police powers of the City
of Key West.

The Theodore Ness Living Trust dated March 1, 1996, filed Feb. 8, 2001, and recorded in Official Records Book
1675, Page 507 of the Public Records.

Title {0 or interest in personal property is neither guaranteed nor insured.

NOTE: The Company rescrves the right to make further requirements and/or exceptions upon its review of the
proposed documents creating the estate or interest {o be insured or otherwise ascertaining details of the transaction.

NOTE: If the procceds of the loan to be secured by the insured mortgage are deposited with the Company or its
authorized agent, ftern 1 above shall be deemed deleted s of the time such funds are disbursed o or for the account
of the borrower. Neither the Company nor its agent shelf, however, be under any duty to disburse any sum except
upon a determination (hat no such adverse intervening matters have appeared of record or oceusred,

NOTE: All recording references in this commitment/policy shall refer {o the public records of Monroe County,
Florida, ualess otherwise noted.

NOTE; In accordance with Florida Statutcs section 627.4131, please be advised that the insured hercunder may
present inquiries, obtain information about coverage, or recuive assistance in resolviig complaints, by contacling

Page 3 of 4

Forin CF5 SCH B-11 frov., 12/10)(F ith Flerida Me difications) DoubleTime® 6,0.2



Chicago Title Insurance Company
COMMITMENT

Schedule B-1I (Continued)

Agent's File Reference:
13-327-Premium

Chicago Title Insurance Company, 15951 SW 4ist Street, Suvite 800, Weston, FL 33331; Telephone 954-217-1744,

Form CF6 SCH.-B-1 {Conltinued) Page 4 of 4
{rev. 12/10)(With Flerida Mudlfizations) DoubleTime® 6.0.2



TITLE INFORMATION BRINGDOWN

File No.: 4457405
Customer Reference:

December 4, 2013

Stones & Cardenas, Attorneys at Law
221 Simonton Street,
Key West, FL 33040

Re: Monroe County, Florida

Buyer: Michael J. Downer and Jessica B. Johnson

Seller: Premium Mortgage Inc., by virtue of Certificate of Sale recorded in Official
Records Book 2632, Page 343 of the Publle Records - As to Parcel A
Heirs at Law of decedant Theodore Ness - As to Parcei B

Pursuant to your request, the Company has caused a search to be made of the Public
Records of Monroe County, Florida, solely as revealed by its title plant Indices, from
09/30/2013 at 11:00 PM through 11/05/2013 at 11:00 PM and said search reveals that the
following documents have been recorded during sald period:

Certificate of Title recorded November 1, 2013 in Official Records Book 2657, Page 269.

CAUTION: A determination of the validity and effect of any Instrument listed above must be
made before any commitment, policy, or endorsement is issued In rellance thereon.

Chicago Title Insurance Company

Bringdown Page 1 of 1
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Eaton Street

SURVEYOR'S NOTES:
North arrow based on assumed median
& Reference Bearing: R/W Eaton Street
m = X 3.4 denotes existing elevation
N 3 2 = Elevations based on N.G.V.D. 1929 Datum
S g Bench Mark No.:Busic Elevation: 14.324
T 3 Title search has not been performed for
= ' said or surrounding properties
& MONUMENTATION:
2 & ® = set 1/2" Iron Bar, P.L.S. No. 2749
@ 4 1 - A= set P.K. Nail, P.L.S. No. 2749
o A= found PXK, nail
® = found 1/2" I.B.
Fleming Street
CERTIFICATION MADE TO:
LOCATION MAP Michael J. Downer and Jessica B. Johnson;
—_— Stones & Cal’denas;
Square 31, City of Key West Chicago Title Insurance Company
PARCEL A

On the Island of Key West, and known on William A. Whitehead's map of sald Island, delineated in February A.D.
1829, as part of Lot Three (3) of Square Thirty—five (35), having a frontage on Eaton Street Fifty (50) feet, and
a frontage on Elizabeth Street of Eighty—eight (88) feet: being the same land that was conveyed by Laura Johnson
to Samuel B. Lowe, under date of January 24, A.D. 1866.

PARCEL B

A parcel of land in a part of Lot 3, Square 35 in the City of Key West, Florida, according to Wiltiam A,
Whitehead’s map of the Island of the City of Key West, Florida, and being more particularly described by metes and
bounds as follows: Commencing ot the intersection of the Southeasterly property line of Eaton Street and the
Northeasterly property line of Elizabeth Street, bear Southeasterly along the Northeasterly property fine of Elizabeth
Street for a distance of 88.0 feet to the Point of Beginning of the parcel of land hereinafter described; from said
Point of Beginning, continue bearing Southeasterly along the Northeasterly property line of Elizabeth Street for a
distance of 2.60 feet to a point; thence with a deflected angle to -the left of 88'50'55" and Northeasterly for a
distance of 50.26 feet to a point; thence with a deflected angle to the left of 91°09°05" and in o Northwesterly
direction for a distance of 3.60 feet to a point; thence at a right angle end in a Southwesterly direction for a
distance of 50.25 feet, back the the Point of Beginning.

Abbreviations:
Sty. = Story B.M. = Bench Mark LP. = lron Pipe
R/W = Right—of—Way  P.0.C.= Point of Commence I.B. = Iron Bar
fd. = Found £.0.B.= Point of Beginning C.B, = Concrete Block
p. = Plot P.B. = Plat Book C.B.S.= Concrete Block Stucco
m. = Bl:gdsured pg. = page cov'd.= Covered
P o/h = Overhead w.m.= Water Meter

OR. = Official Records  ¢'ry _ Finish Floor Elevation Bal. = Balcony
N.T.S.= Not to Scale B = Concrete Utility Pole  Pl. = Planter

= Centerline = Wood utility’ Pole A/C = Air Conditioner
Elev. = Elevgtion conc.= concrete

Field Work performed on: 12/10/13

CERTIFICATION:

| HEREBY CERTIFY that the attached Boundary Survey
is true and correct to the best of my knowledge and belief; that it meets the minimum

technical standards adopted/by the Florida Board of Land Surveyors, Chapter 5J—17
Florida Statute Section 477027, and the American Land Title Association, and that
there are no visi encrgachments unless shown hereon.

FREDERICK H. HILDEBRANDT
Professional Land Surveyor & Mapper No. 2749

Professional Engineer No. 36810
State of Florida NOT VALID UNLESS EMBOSSED WITH RAISED SEAL & SIGNATUF




Eaton Street

SURVEYOR'S NOTES:

North arrow based on assumed medion
Reference Bearing: R/W Eaton Street
3.4 denotes existing elevation

Elevations bosed on N.G.V.D. 1929 Datum
Bench Mark No.:Basic Elevation: 14.324
Title search has not been performed for
said or surrounding properties -

Weqozi3

MONUMENTATION:

® = set 1/2" iron Bar, P.L.S. No. 2749

A= set P.K. Nail, P.L.5. No. 2749
A = found P.K. nail
® = found 1/2" i.B.

ang

Fleming Street

LOCATION _ MAP

Square 31, City of Key West

CERTIFICATION MADE TO:

Michael J. Downer and Jessica B. Johnson;
Stones & Cardenas;

Chicago Title Insurance Company

PARCEL A
On the Island of Key West, and known on William A. Whitehead's map of said Island, delineated in February A.D.
1829, as part of Lot Three (3) of Square Thirty-five (35), having a frontage on Eaton Street Fifty (50) feet, and

a frontage on Elizabeth Street of Eighty—eight (88) feet: being the same land that was conveyed by Laura Johnson
to Samuel B. Lowe, under date of January 24, A.D. 1866.

PARCEL B

A parcel of land in a part of Lot 3, Square 35 in the City of Key West, Fiorida, according to William A.
Whitehead’s map of the Island of the City of Key West, Florida, and being more particularly described by metes and
bounds as follows: Commencing at the intersection of the Southeasterly property line of Eaton Street and the
Northeasterly property line of Elizabeth Street, bear Southeasterly along the Northeasterly property line of Elizabeth
Street for a distance of 88.0 feet to the Point of Beginning of the parcel of land hereinafter described; from said
Point of Beginning, continue bearing Southeasterly along the Northeasterly property line of Elizabeth Street for a
distance of 2.60 feet to a point; thence with a deflected angle to the left of 88'50'55" and Northeasterly for a
distance of 50.26 feet to a point; thence with a deflectad angle to the left of 91°09'05” and in a Northwesterly
direction for a distance of 3.60 feet to a point; thence at a right angle and in o Southwesterly direction for a
distance of 50.25 feet, back the the Point of Beginning.

Abbreviations:

Sty. = Story B.M. = Bench Mark [.P. = lron Pipe

R/W = Right—of-Way  p.0.C.= Point of Commence [.B. = Iron Bar

fd. = Found P.0.B.= Point of Beginning C.B. = Concrete Block

p. = Plat P.B. = Plat Book C.B.S.= Concrete Block Stucco
ré’l. = Measured pg. = page cov'd.= Covered

OR. = 8&?‘! | Record o/h = Overhead w.m.= Water Meter

T D Jhelal hecords gy — Finish Floor Elevation  Bal. = Balcony
NT.S.= Not to Scale B = Concrete Utility Pole  Pl. = Pianter

€ = Centerline = Wood utility Pole A/C = Air Conditioner

Etev.= Elevation conc.= concrete

Field Work performed on: 12/10/13

CERTIFICATION:

{ HEREBY CERTIFY that the attoched Boundary Survey

is true and correct to the best of my knowlédge and belief; that it meets the minimum
technical stondards adoptedf by the Florida Board of Land Surveyors, Chapter 5J—17
Floride Statute Seciijon 472/027, and the American Land Title Association, and that
there are no visibl hments unless shown hereon.

FREDERICK H. HILDEBRANDT
Professional Land Surveyor & Mapper
Professional Engineer No. 36810
State of Florida

No. 2749
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COMMERCIA & RESIDENTIAL
MIXED USE | 'JEVELOPMEN

700 EATON STREET, K Y WEST, FLORIDA 33040

MINOR DEV :LOPMENT AND
VARIANCI APPLICATION

AUGU T 21, 2015
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OWNER / EVELOPER: ENGINEER: S ErAE R SHEET

Poinciana ertners, LLC
601 Amalf Drive

Pacific Pa sades, California 90272
Michael J. Jowner

k2m Design, Inc.
1001 Whitehead Street, Suite 101 ARCHITECTURE
AE1.1.1 SURVEY

Key West, Florida 33040 ALS2.1.0 LIFE SAFETY NOTES

305.292.7722 ALS2.1.1 FIRST AND SECOND FLOOR

Steven Grasley, P.E. LIFE SAFETY PLAN
ALS2.1.2 THIRD FLOOR LIFE SAFETY
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Fleming Street
LOCATION  MAP
Square 31, City of Key West
PARCEL A

to Samuel B. Lowe, under date of January 24, A.D. 1866.

PARCEL B

A parcel of land in a part of Lot 3, Square 35 in the City of Key
Whitehead’s map of the Island of the City of Key

Point of
distance
distance
direction

distance of 50.25 feet, back the the Point of Beginning.

Abbreviations:
Sty. = Story B.M. = Bench Mark L.P. =
R/W = Right—of—Way P.O.C.= Point of Commence .B. =
fd. = Found P.0.B.= Point of Beginning C.B. =
p. = E/IIOt ; P.B. = Plat Book C.B.S.=
m. = Measure . = page cov'd.=
d. = Deed PY

= = o/h = Overhead w.m. =
O-R. = Official Records  'o) _ Finish Floor Elevation  Bal. =
N.T.5.= Not to Scale W = Concrete Utility Pole Pl =
¢ = Centerline = Wood utility Pole A/C =
Elev.= Elevation conc.= concrete
CERTIFICATION:

| HEREBY CERTIFY that the attached Boundary Survey

there are no visible encroachments unless shown hereon.

FREDERICK H. HILDEBRANDT
Professional Land Surveyor & Mapper

Professional Engineer No. 36810
State of Florida

No. 2749

SURVEY COPY - EXISTING SITE PLAN

SURVEYOR'S NOTES:

North arrow based on assumed median
Reference Bearing: R/W Eaton Street
3.4 denotes existing elevation

Elevations based on N.G.V.D. 1929 Datum
Bench Mark No.:Basic Elevation: 14.324
Title search has not been performed for
said or surrounding properties

MONUMENTATION:

& = set 1/2” Iron Bar, P.L.S. No. 2749
A = set P.K. Nail, P.L.S. No. 2749

A = found P.K. nail

® = found 1/2” I.B.

CERTIFICATION MADE TO:

Michael J. Downer and Jessica B. Johnson;
Stones & Cardenas;

Chicago Title Insurance Company

On the Island of Key West, and known on William A. Whitehead’s map of said Island, delineated in February A.D.
1829, as part of Lot Three (3) of Square Thirty—five (35), having a frontage on Eaton Street Fifty (50) feet, and
a frontage on Elizabeth Street of Eighty—eight (88) feet: being the same land that was conveyed by Laura Johnson

West, Florida, according to William A.

West, Florida, and being more particularly described by metes and
bounds as follows: Commencing at the intersection of the Southeasterly property line of Eaton Street and the
Northeasterly property line of Elizabeth Street, bear Southeasterly along the Northeasterly property line of Elizabeth
Street for a distance of 88.0 feet to the Point of Beginning of the parcel of land hereinafter described; from said
Beginning, continue bearing Southeasterly along the Northeasterly property line of Elizabeth Street for a

of 2.60 feet to a point; thence with a deflected angle to the left of 88°50'55" and Northeasterly for a

of 50.26 feet to a point; thence with a deflected angle to the left of 91°09°'05” and in a Northwesterly
for a distance of 3.60 feet to a point; thence at a right angle and in a Southwesterly direction for a

lron Pipe

lron Bar

Concrete Block
Concrete Block Stucco
Covered

Water Meter

Balcony

Planter

Air Conditioner

Field Work performed on: 12/10/13

is true and correct to the best of my knowledge and belief; that it meets the minimum
technical standards adopted by the Florida Board of Land Surveyors, Chapter 5J—17

Florida Statute Section 472.027, and the American Land Title Association, and that

NOT VALID UNLESS EMBOSSED WITH RAISED SEAL & SIGNATURE
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Michael J. Downer and Jessica B Johnson
700 Eaton Street, Key West, Fl. 33040

BOUNDARY SURVEY

Wi

ISLAND SURVEYING

Scale 1"= 20’ Ref. Flood Panel No. 1516 K |Dwn. By F.H.H.
213-31
File Flood Zone X Flood Elev. —

Date: 12/11/13
REVISIONS AND/OR ADDITIONS

INC.

3/27/15: Additional grades ENGINEERS PLANNERS

3152 Northside Drive
Suite 201
Key West, Fl.

SURVEYORS

(305) 293-0466

Fax. (305) 293-0237
fhildeb1@bellsouth.net

33040

fred\drawnings\keywest\block30\700eaton L.B. No. 7700
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LIFE SAFETY - GENERAL NOTES: LIFE SAFETY - FINISH RATINGS:

1. FINAL LOCATION OF FIRE EXTINGUISHERS TO BE COORDINATED WITH FIRE MARSHAL. Chapter 8: Interior Finishes
2. CONTRACTOR TO PROVIDE FIRE ALARM SHOP DRAWINGS FOR COMPLIANT SYSTEM.
3. CONTRACTOR TO PROVIDE FIRE PROTECTION SHOP DRAWINGS FOR COMPLIANT SYSTEM. Section 803: Wall and Ceiling Finishes

e Class A: Flame spread 0-25; smoke developed 0-450.
e Class B: Flame spread 26-75; smoke developed 0-450.
e Class C: Flame spread 76-200; smoke developed 0-450.

LIFE SAFETY - CODE REFERENCES:

FBC - Building Chapter 10: Means of Egress

Section 804: Interior Floor Finish
e Class | materials: 0.45 watts/cm?2 or greater
e Class Il materials: 0.22 watts/cm2 or greater

Section 1004: Occupant Load e Where sprinkled per 903.3.1.1, Class Il materials are permitted anywhere Class | materials
e Max floor area per occupant: are required.
o Refer to Occupancy Zone Legend
e The outdoor area occupant load shall be assigned by the building official Signage for Light Framed Structures:

Section 1005: Egress Width

« 2 inches per occupant Notice signage for light-frame roof type construction "r". Install signage

within 24" to the right of the door and permanently attach to the face of
the structure. Install signage no less than 48" above finish grade and
72" max to the top of the signage.

Section 1009: Stairways
e There is no stair component in the commercial space.

Section 1011: Exit Signs
e Exits shall be marked with readily visible sign from any direction of egress travel. Sign

placement shall be such that no point in an exit corridor or passageway is more than 100
feet from the nearest visible sign. LI FE SAF ETY PLAN LEG EN D:

o Signs are not required in rooms or areas that only require one exit.

WALL MOUNTED FIRE ALARM COMBINATION

section 1014: Exit Access . . A\ HORN / STROBE AUDIBLE/ VISUAL SIGNALING NIT. HORN/FLASHING
e Common path of egress travel shall not exceed 75 feet for M occupancy without sprinkler - "FIRE" LIGHT MIN. 75CD. MOUNTED AT 80" AF.F

system per 1014.3.

_@_ SMOKE CEILING MOUNTED SMOKE DETECTOR. WIRED AND
DETECTOR CIRCUITED.
INTERIOR RECESSED EDGE LIT LED EXIT SIGN WITH
4&‘_ EMERGENCY LIGHTING. DIRECTION AS SHOWN ON

Section 1015: Exit and Exit Access Doorways
e Two exits shall be provided where:
o Occupant load exceeds 49 for M occupancy
o Common path of egress travel exceeds 1014.3.
o Where required by 1015.3, 1015.4, 1015.5, 1015.6, or 1015.6.1.

EXIT SIGN PLAN. WIRED & CIRCUITED TO UPS SYSTEM. BASIS
OF DESIGN: CURVA-CRV-HT-LR-1/2-M-AL

Section 1016: Exit Access Travel Distance
e Travel distances shall not exceed values in Table 1016.2:
o Occupancy M = 200 feet without sprinklers
o Occupancy R = 200 feet without sprinklers

INTERIOR MULTI-PURPOSE CLASS A, B, AND C
B FE-1 FIRE CHEMICAL FIRE EXTINGUISHER, INSTALLED ION WALL
EXTINGUISHER BRACKET. LOCATE 48" AFF TO TOP OF
EXTINGUISHER. REFER TO SPECIFICATIONS.

Section 1026: Exterior Exit Ramps and Stairways

e Exterior stairs shall be separated from the interior of the building as required by 1022.1. * — * EXIT ACCESS TRAVEL DISTANCES (FBC 1016)
OCCUPANCY
Section 1027: Exit Discharge SEPARATION 2 HOUR FIRE BARRIER.
o Exits shall discharge directly to the exterior of the building.
FBC - Residential Chapter 3: Means of Egress OCC U PAN CY ZON E LEG E N D .

e Residential component of this project shall comply with FBC R311.

Section 311.7: Stairways ZONE A MERCANTILE - 60 GROSS

e Stairway width shall be per FBC R311.7 not less than 36 inches for residential.
o A flight of stairs shall not have a vertical rise greater than 12 feet between floors or

landings. ZONE B RESIDENTIAL - 200 GROSS
FIRE PROTECTION SYSTEM REQUIREMENTS LIFE SAFETY - OCCUPANCY CALCULATIONS
ZONE SF OCCUPANCY
Section 903: Automatic Sprinkler Systems GROUND FLOOR
e 903.2.1 Group M - An automatic sprinkler system shall be provided throughout buildings and portions ZONE A 1,029.39 SF= 17 PERSONS
thereof used as Group A occupancies. ZONE B 0.00 SF = 0 PERSONS

e 903.3.1.1 NFPA 13 Sprinkler System - Where the provisions of this code require that a building or GROUND FLOOR TOTAL OCCUPANCY:  1,029.39 SF= 17 PERSONS

portion thereof be equipped throughout with an automatic sprinkler system in accordance with this

section, sprinklers shall be installed throughout in accordance with NFPA 13 except as provided in FIRST FLOOR
: ZONE B 1,125.89 SF=5 PERSONS
Section 903.3.1.1.1. u
ection FIRST FLOOR TOTAL OCCUPANCY: 1,125.89SF =5 PERSONS
e 903.4 Sprinkler System Monitoring and Alarms - All valves controlling the water supply for automatic
sprinkler systems, pumps, tanks, water levels and temperatures, critical air pressures and waterflow
SECOND FLOOR
switches on all sprinkler systems shall be electrically supervised by a listed fire alarm control unit.
ZONE B 284.13SF=1 PERSONS
FIRST FLOOR TOTAL OCCUPANCY: 284.13SF=1 PERSONS
Shop Drawings
e Contractor shall submit sprinkler shop drawings compliant with all local, state, and federal regulations. TOTAL BUILDING OCCUPANCY
GROUND FLOOR 1,029.39 SF = 17 PERSONS
FIRST FLOOR 1,125.89 SF = 5 PERSONS
SECOND FLOOR 284.13 SF= 1 PERSONS
BUILDING TOTAL OCCUPANCY: 2,439.41 SF = 23 PERSONS

LIFE SAFETY LEGENDS AND NOTES

SCALE:

MIXED USE DEVELOPMENT ALS2.1.0 K_ M
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PROVIDE ONE (1) MINIMUM
EGRESS WINDOW IN EACH
BEDROOM PER FBC R310.1.

REFER TO A3.1.1.
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2 SCALE: 1/4"=1'-0"

MIXED USE DEVELOPMENT

700 EATON STREET, KEY WEST, FL 33040

PROVIDE ONE (1) MINIMUM
EGRESS WINDOW IN EACH
BEDROOM PER FBC R310.1.
REFER TO A3.1.1.

T —l

BATHROOM

&—— PROVIDE ONE (1) MINIMUM
EGRESS WINDOW IN EACH
BEDROOM PER FBC R310.1.
REFER TO A3.1.1.

! 2 HR FIRE RATED FLOOR
ASSEMBLY TO PROVIDE
SEPARATION BETWEEN

COMMERCIAL AND
RESIDENTIAL SPACES.
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GRAPHIC SCALE: 1/4”7 = 1'=0"

DOOR NUMBER 3

OCCUPANT FLOW

9 PERSONS

NOTICE SIGNAGE FOR LIGHT-FRAME ROOF TYPE—
CONSTRUCTION "R". INSTALL SIGNAGE WITHIN 24" TO
THE LEFT OF THE DOOR AND PERMANENTLY ATTACH TO
THE FACE OF THE STRUCTURE. INSTALL SIGNAGE NO
LESS THAN 48" ABOVE FINISH GRADE AND 72" MAX TO
THE TOP OF THE SIGNAGE.

CLEAR WIDTH

39 INCHES

EGRESS CAPACITY

260 PERSONS
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T STAIR \
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NOTICE SIGNAGE FOR LIGHT-FRAME ROOF
CONSTRUCTION "R". INSTALL SIGNAGE WITHIN 24" T
LEFT OF THE DOOR AND PERMANENTLY ATTACH TO THE
OF THE STRUCTURE. INSTALL SIGNAGE NO LESS TH
ABOVE FINISH GRADE AND 72" M

THE TOP OF THE SIG

DOOR NUMBER 2

OCCUPANT FLOW 14 PERSONS

CLEAR WIDTH 32 INCHES

EGRESS CAPACITY 160 PERSONS

FIRST FLOOR LIFE SAFETY PLAN-C
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BETWEEN COMMERCIAL AND
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NOTICE SIGNAGE FOR LIGHT-FRAME
ROOF TYPE CONSTRUCTION "R".
INSTALL SIGNAGE WITHIN 24" TO THE
RIGHT OF THE DOOR AND
PERMANENTLY ATTACH TO THE FACE
OF THE STRUCTURE. INSTALL
SIGNAGE NO LESS THAN 48" ABOVE
FINISH GRADE AND 72" MAX TO

THE TOP OF THE SIGNAGE.

DOOR NUMBER 1

OCCUPANT FLOW 8 PERSONS

CLEAR WIDTH 39 INCHES

EGRESS CAPACITY 260 PERSONS
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MECHANICAL

© al

BOLD LINE DENOTES—+
LIVABLE AND CONDITIONED
SPACE ON THE THIRD
FLOOR.

TRAVEL DISTANCE———— 77
INCLUDES 32'-7" FROM MECHANICAL

MIDLEVEL STAIR LANDING
TO EXTERIOR EGRESS

DOOR.

EGRESS STAIR FOR ]
RESIDENTIAL UNIT.

F———— e
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THIRD FLOOR LIFE SAFETY PL, AL o 4 : 12

SCALE: 1/4"=1'-0" GRAPHIC SCALE: 1/4" = 1'=0"

|70

—

DESIGN

IMIXED USE DEVELOPMENT ~ ALS2.1.2 A\ -~

700 EATON STREET, KEY WEST, FL 33040 COMMERCIAL & RESIDENTIAL {EV ON DATE: AUGUST 21, 2015




700 Eaton Street
CODE REQUIREMENT EXISITING PROPOSED VARIANCE REQUESTED
VACANT LOT
ZONING Historic Neighborhood Commercial District (HNC-2)
FLOOD ZONE ZONE X
SIZE OF SITE 4,000 SF MIN 4,557.0 SF (0.105 Acre) 4,557.0 SF (0.105 Acre) NONE
MINIMUM LOT WIDTH 40'-0" 50'-0" 50'-0" NONE
MINIMUM LOT DEPTH 100'-0" 90'-7" 90'-7" NONE
HEIGHT 300" N/A 30'-0" NONE
SETBACK 1: FRONT 10'-0" N/A 10'-0" NONE
SETBACK 2: SIDE 50" N/A 50" NONE EATON STREET
SETBACK 3: STREET SIDE 7'-6" N/A 7'-6" NONE
SETBACK 4: REAR 15'-0" N/A 41'-11/2" NONE +12.33 '
FLOOR AREA RATIO 1.0 MAX N/A 0.53 NONE ( 50 R/VV)
COMMERCIAL N/A 0.22 (1,029.5 sq. ft.)
RESIDENTIAL N/A 0.31 (1,410 sq. ft.) 500"
BUILDING COVERAGE 40% MAX 0% (0.0) 32.5% (1,481 SQ FT) NONE CROWN OF ROAD ELEVATION. e e o
IMPERVIOUS SURFACE 60% MAX 0% (0.0) 76.3% (3,477.5 SQ FT) YES
OPEN SPACE LANDSCAPING 28.5% (*A) 100% (4,557.0) 23.6% (1079.5 SQ. FT.) YES 8-0" 8-11/2" 22'-0"
DENSITY 1.38 DU per ACRE i[ * B]I N/A 1 R MARKET NONE OVER HEAD UTILITY WIRES SHOWN
FOR REFERENCE.
NEW BRICK PAVED AREA.
PARKING
CAR (STANDARD) 0 0 0 BIKE RACK WITH 6 BIKE PARKING
CAR Ecow;mcn 4 0 4 SPACES. +12.16 +11.7 PROPERTY LINE 50'-0" | +11.0
CAR (ADA 1 0 1 ,
CAR (ELECTRIC) 0 0 0 _ FRONT SETBACK:
e — FENCE AND SIGN TO BE ® REQUIRED: 100"
CAR TOTAL 1R+4C=5 0 1R+4C=5 NONE INSTALLED TO MAINTAIN B . AP
BICYCLE 2 0 6 4 ADDITIONAL BIKES PROVIDED TRAFFIC VISBILITY PER | 2 2 PROPOSED: 109
SCOOTER U 5 5 SECTION 122-1406. = E =
, . NEW LANDSCAPING.
NEW LANDSCAPING. REFER TO L1 = EEK,\EIR TOLTLANDSCAPE
LANDSCAPE PLAN. '
FLOOR AREA : I :
©
FIRST FLOOR N/A 1,029.5SQ FT o 1 : | SIDE SETBACK:
- REQUIRED: 5'-0"
SECOND FLOOR N/A 1,126 SQ F1 | | PROPOSED: 50"
THIRD FLOOR N/A 284 SQFT I |
FLOOR AREA TOTAL N/A 2,439 SQ FT NEW 4'-0" HIGH WHITE I |
PICKET FENCE. l |
| |
m | |
(*A) Open Space: 35% Residential; 20% Commercial — I 18 o )
Residential is 58.46% of Total Floor Area; Commercial is 41.54% of Total Floor Area N | | ;%AW e g
Total Lot sq. ft. x % Residential AC)‘I % g : : /< (”8 © ﬁ
4557 sq. ft x .5722 (.35) = 912.6 sq. ft. S m © R | 700 EATO N | QS B 3
- = C m’\/\
Total Lot sq. ft. x % Commercial — Q S I | W'
O T = 1 | +13.2 - BUILDING OUTLINE.
4557 sq. ft. x .4278 (.20) = 389.9 sq. ft. — > : 1 SRS
Total Open Space Requirement g @p) —l I I I QW%% ~ BUILDING COVERAGE.
1,302.5 sq. ft. or 28.5% — e | S | %; N
(*B) Density: Calculated per 122.1142 (i) I';PI i | / I E E
o I ' | 1l
M : 8 I 1 = A/C EQUIPMENT.
— i o , SR e g oo || R
\ !
NEW LANDSCAPING. REFER TO L1—= | XKooy F 5 >
LANDSCAPE PLAN. jiczenente oo +134 I % %
OVER HEAD UTILITY WIRES SHOWN - ‘ . o
FOR REFERENCE. © é j ) rﬁ}‘if] o
I P Igispupuyy n ha
UNIVERSAL ELECTRICAL CAR s’ NAS NN >4 L alaL o o aar
CHARGING STATION FOR TWO (2) m | | » ‘ 120" X 18-0" ADA PARKING
VEHICLES. L | iII:’SAL?EE WITH 5-0" ACCESS
STREET SIDE SETBACK: W ol | | ©
REQUIRED: 7'-6" 0 | ) ©) @ §rs | =
PROPOSED: 7'-6" . A5 o | o o o ~ 1 | (4) COMPACT PARKING
g - | | SPACES. 7'-6" x 15'-0"
~ ///// ‘
| [ *
“ 7 | ‘ L -
TRENCH DRAIN. TIE INTO & i\ ! | | | sl | infulLs == 7‘7 N A PARKING LOT DRIVEWAY
EXFILTRATION TRENCH. | = N a | 4128 RNl Riilgl | = FINISHED WITH PAVERS.
) = THT | | | SN I ) DRIVEWAY DIMENSIONS
~ | | | il T g TO COMPLY WITH SECTION
DRAINAGE PATTERN TO TRENCH DRAIN. I Y 1 | | | T L I 108-641 IN THE KEY WEST
MAINTAIN A 2% MAX SLOPE IN ALL NI BN y . y L R | MUNICODE.
DIRECTION TO MAINTAIN ADA iR L il L \
COMPLIANCE. DESIGN WILL CONTAIN - I A\ T UNDERGROUND CISTERN
ALL PROPERTY WATER. g STTTTT *} HE-A A R A R AR R N N RERE R 5 | WITH MANHOLE ACCESS.
N pae | | | | g o ALL DOWNSPOUTS TO BE
STREET SIDE SETBACK: 7 N | \ \ | r q = CONNECTED WITH UNDER
AR J Eihhile 1| | g s
. a0 e e, Yy = — = T T b
PROPOSED: 41-12 gl #/ Enininl)SaSat e A e et o el = e e S S 2o s IEgs IRRIGATION SYSTEM.
EXISTING SIDEWALK. o RENIRHESESES 3[ e | oo non e n AN j\F -0
™~
45'-0" OF 6' X 6' EXFILTRATION TRENCH A e e o ] e e A e e AR P et AR e
WITH 24" DIAMETER PIPE. CONNECT TO Ve e e A ST e S T T T
TRENCH DRAIN. B . by > g2 TC 0. W0 M0 AL o B 5 s 0 B o W o Nl o B o % R
. Db’ e e T e e O T T e S . '.‘ : — - D |
N D =
= PROPERTY LINE 50'-3" q
) 50'-4" -
+11.83 N
7777777777777 GENERAL NOTE:
PARKING PEDESTRIAN LIGHTING TO BE BY
COMBINED ON BUILDING FIXTURES AND
LANDSCAPE FIXTURES (COMMERCIAL TYPE

N 4 FIXTURES ARE INAPPROPRIATE FOR
50~ RESIDENTIAL AREA).

~ SITE PLAN 0 : 16 24

1 SCALE: 1/8"=1'-0" GRAPHIC SCALE: 1/8" = 1"=0"
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PLANTING SCHEDULE AND DETAILS

Plant List

+12.33

EATON STREET
(50' RIW)

— 1- Bucaneer Palm 6'
3- T. Gardenia
35- Dwf. Buttercup

+11.39

QTY. COMMON NAME BOTANICAL NAME SIZE NOTE NATIVE
3 SABAL PALM Sabal palmetto 18' clr. trnk. Rengerated with Slight curve NATIVE
1 BUCCANEER PALM Pseudophoenix sargentii 30 gal. 6'-8' 0.h. FL #1 NATIVE
6 MYRTLE OF THE RIVER Calyptranthes zuzygium 1.5" cal. 6'-8' 0.h. FL #1 NATIVE- ENDANGERED
24 CRABWOOD Gymnathes lucida 75" cal. 4' 7 GAL.. FL #1 NATIVE
5 SIMPSON STOPPER Myrianthes fragrans 4" cal. Mult stem 10-12" o.h. FL#1  NATIVE- ENDANGERED
22 IXORA RED Ixora 'Super King' 7 gal., 30" hgt./sprd. FL #1
18 BAHAMA COFFEE Psychotria latifolia 3 gal., 12-16" hgt./sprd. FL#1  NATIVE
3 TAITIHAN GARDENIA Taitihan Gardenia 'DBL" 7 gal. 36" sprd/hgt. FL #1
35 DWARF CUBANA BUTTERCUP Turnera subulata 1 gal., full FL #1 NATIVE

GENERAL NOTES:

AT LEAST 70% OF THE SPECIFIED SPECIES FOR REQUIRED
MATERIAL WILL BE NATIVE AS STIPULATED IN THE MINIMUM
NATIVE PLANT REQUIREMENT.

100% OF THE REQUIRED REPLACEMENT TREES SHALL BE
NATIVE.

REPLACEMENT TREES SHALL BE FIELD LOCATED AND STAFF
SHALL BE PROVIDED WITH AN AS-BUILT PLAN LOCATING
THEIR POSITIONS ON SITE.

100% IRRIGATION COVERAGE SHALL BE PROVIDED TO ALL
PROPOSED PLANTING AREAS. SAID SYSTEM SHALL BE
DESIGN TO MAXIMIZE WATER CONSERVATION AND SHALL
CONFORM TO SECTION 3-13.12: 'C' OF THE CITY OF KEY
WEST CODE. AS BUILT DRAWING REQUIRED.

ALL LARGE CANOPY AND RELOCATED TREES SHALL UTILIZE
IRRIGATION BUBBLERS AT BASE OF TREE.
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ARBORGUY PRO 40 (UP TO 4" CAL.)
AND ARBORGUY PRO 60 (UP TO 6" CAL.)
INSTALLED PER MANUFACTURER'S SPECS.
(OR EQUAL)

3" DISH AROUND TREE

‘A“VA‘L

EXST'G GRADE

Proposed replacement caliper inch = 76"

L, 0.C. SPACING |, 1eoc

SPACING
(MIN.6")

3" MULCH

PREPARED TOPSOIL
AND/OR SUITABLE EXISTING SOIL
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SHRUB PLANTING DETAIL

ALL SHRUBS ARE TO BE POSITIONED VERTICALLY REGARDLESS
OF THE SLOPE OF THE GROUND IN WHICH THEY ARE PLANTED.
WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO
THE TREE OR SHRUB OR IN A MANNER IN WHICH THEY WILL MOST
EFFECTIVELY SERVE THE PURPOSE OF RETAINING WATER AT THE
BASE OF THE PLANT.

3" MULCH (pine straw)

SET TREE SO THE TOP OF ROOTBALL
IS 2" ABOVE SURROUNDING GRADE

PREPARED TOPSOIL
LOOSEN SOIL AT BOTTOM OF PIT

FOR LEANING PALMS, SET TRUNK
12" DEEP, STAKE AS SHOWN
FOR SUPPORT UNTIL ESTABLISHED

3" HIGH DISH AROUND TRUNK
WOOD BATTENS W/LOCKING BANDS

3" THICKNESS OF MULCH

=l R =1
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T e T T T T T
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TREE PLANTING DETAIL

ALL TREES ARE TO BE POSITIONED VERTICALLY REGARDLESS OF THE SLOPE OF THE GROUND IN WHICH
THEY ARE PLANTED. WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO THE TREE OR
SHRUB OR IN A MANNER IN WHICH THEY WILL MOST EFFECTIVELY SERVE THE PURPOSE OF RETAINING
WATER AT THE BASE OF THE PLANT.

THE ROOTBALL OF THE TREE SHOULD BE POSITIONED IN THE HOLE SO
THAT THE FINISH GRADE OF THE BACKFILL SOIL AND LANDSCAPE SOIL
IS 2" LOWER THAN THE TOP OF THE ROOTBALL. MULCH SHOULD COVER
THE EDGE OF THE ROOTBALL, DO NOT MULCH ON TOP OF ROOTBALL.

4"X4" SUPPORT BRACES
NAILED TO BATTENS

SAND

" HIGH DISH AROUND TRUNK

‘

=== === =] ==
===
2 X ROOTBALL
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LEANING PALM PLANTING DETAIL

DO NOT LEAN MORE THAN 35 DEGREES.

3 SABAL Palms 18’ ct. Slight curve ﬂ
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I, JEFFREY W. BULLOCK, SECRETARY OF STATE OF THE STATE GF
DELAWARE, DO HEREBY CERTIFY THE ATTACHED IS A TRUE AND CORRECT

COPY OF THE CERTIFICATE OF FORMATION OF "POINCIANA PARTNERS,
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STATE of DELAWARE
LIMITED LIABILITY COMPANY
CERTIFICATE of FORMATION

First: The name of the limited lizbility company s . o

Poinciana Partoers, LLC e

Second: The address of its registered office in the Stats of Delaware is

2711 Centerville Road, Suitc 400 in the Lity of Wilmingtor,
Zip code 19808 . "T'he pane of its Repistered agsn.al such address is

Corporation Service Company B I )

Third: (Use this paragraph only if the compauy 15 to have a specilic sllccove date of
dissolution: “The latest date on which the Itnaited liability company is ko dissolve is

?l}
Fourth: ([nseet any other matters the members dsteroune o ine: il herein

In Witness Whereof, the undersigued have exueited this Certificats of Formation this

..'i:'.é..., . . . .dayof July : 2'91,, ',—",'7/.»_ ‘_—.’—)
Ay ‘“// C‘f'z:>_

Aaiharized Yerson {3

Name: Craig (}, Wirker



Stata of Delaware
Sacre of State

Dimimtg?coiﬁoratims
Dalivered 11:25 06/26/2013
FIIED 11:19 AM 06/26/2013
SRV 130817699 - 5189901 FILE

STATE OF DELAWARE
CERTIFICATE OF AMENDMENT CHANGING ONLY THE
REGISTERED OFFICE OR REGISTERED AGENT OF A
LIMITED LIABILITY COMPANY

The limited liability company organized and existing under the Limited Liability
Company Act of the State of Delaware, hereby certifies as follows:

1. The name of the limited liability company is Poinciana Partners, LLC

2, The Registered Office of the limited liability company in the State of Delaware is
changed to 1679 8. Dupont Hwy. Suite 100

(street), in the City of Dover -,
Zip Code 19901 . The name of the Registered Agent at such address upon
whom process against this limited liability company may be served is

y <\‘
B [ ‘!‘ ;

Authorized Person

Name: Jesaica Johnson
Print or Type




LIMITED LIABILITY COMPANY AGREEMENT
FOR
POINCIANA PARTNERS, LLC,
A DELAWARE LIMITED LIABILITY COMPANY

This Limited Liability Company Agreement (the "Agreement”) is made as of July
2012 by and between Michael |. Downer (“Downer”) and Jessica B, Johnson (“lohnson”).

WITNESSETH:

A Downer and Johnson (collectively referred to as the “Members” and
individually referred to as a “Member”) have caused to be filed with the Delaware Secretary
of State a Certificate of Formation (the “Certificate of Formation”) for Poinciana Partners,
LLC (the “Company”), a limited liability company under the laws of the State of Delaware.

B. The Members desire to adopt and approve an operating agreement for the
Company under the Delaware Limited Liability Company Act (6 Del. C. §§ 18-101, et seq.),
as hereafter amended from time to time (the “Act”).

NOW, THEREFORE, the Members hereby declare as follows:

ARTICLE]
ORGANIZATIONAL MATTERS

1.1  Name. The name of the Company shall be “Poinciana Partners, LLC". The
Company may conduct business under the aforesaid name or any other name approved by
the Members.

1.2 Certificates/Filings. The Members have filed with the Delaware Secretary of
State, the Certificate of Formation for the Company. Any Member may execute and file with
the Delaware Secretary of State any amendments to the Certificate of Formation approved
by all of the Members. If there exists a conflict between this Agreement and the Certificate
of Formation, the Certificate of Formation shall control. The Members from time to time
shall execute or cause to be executed all such certificates and other documents, and do or
cause to be done all such filings, recordings, publishings and other acts as are necessary to
comply with the Act for the formation and operation of the Company (if required) in
Delaware or the registration of the Company all other jurisdictions in which the Company
is authorized to conduct business.



1.3  Term. The existence of the Company as a separate legal entity shall continue
until cancellation of the Certificate of Formation as provided in the Act.

1.4  Office and Agent The Company shall continuously maintain an office and
registered agent in the State of Delaware as required by the Act. The principal office of the
Company shall be at 601 Amalfi Drive, Pacific Palisades, California 90272, or such other
location as the Members may determine. The registered office and the registered agent for
the Company shall be as stated in the Certificate of Formation or as otherwise determined
by the Members.

1.5  Business and Purpose of the Company. The business and purpose of the
Company shall be to: (i) purchase, own, develop, rent and sell certain real property located
at 411 Elizabeth Street, Key West, Florida (the “Real Property”), and (ii} engage in any
lawful act or activity for which a limited liability company may be organized under the Act.

ARTICLEII
CAPITAL CONTRIBUTIONS

21 Capita] Contributions. Each Member shall contribute to the capital of the
Company the amounts shown on Exhibit “A” attached hereto and made a part hereof.
Except as provided in this Agreement, no Member shall be required to make any additional
contributions to the capital of the Company without the unanimous consent of the
Members.

2,2  Additional Funds. In the event the Manager requires additional funds for the
operation of the business of the Company, the Manager shall deliver written notice of such
requirement to the Members in accordance with this Agreement and shall specify whether
the additional capital shall be provided in the form of loans or additional capital
contributions. Within ten (10) days following receipt of such notice, each Member shall
make such loan or contribute to the capital of the Company its respective share of the
amount requested by the Manager (based upon the respective Percentage Interests defined
below). If a Member fails to make such loan or additional capital contribution required
under this Section 2.2 (the “Defaulting Member”), any remaining Member {the
“Nondefaulting Member*) shall have the right, but not the obligation, to make a loan or
advance an additional capital contribution for the Defaulting Member. In the event the
Nondefaulting Member makes such loan or contribution {each referred to herein as an
"Advance”}, the following shall apply: (a) the Defaulting Member shall pay interest on the
amount of such Advance at an annual rate, from the date of the Advance until paid, equal to
the floating rate of five percent (5%) above the prime rate charged by the bank with which



the Company normally conducts its business to its preferred customers; (b) the
Nondefaulting Member shall receive all distributions that the Defaulting Member would
otherwise be entitled to receive under the provisions of this Agreement as though the
Advances by the Nondefaulting Member were capital contributions made by such
Nondefaulting Member, which distributions shall be applied first to accrued and unpaid
interest, and then to the reduction of the principal amount of such Advance; and (c) the
Defaulting Member hereby grants to the Nondefaulting Member a security interest in the
Defaulting Member's Membership Interest to secure the Defaulting Member's obligation to
repay the Advance in accordance with this Section 2.2. The Defaulting Member shall,
within five (5) days of written notice, execute any documents or instruments reasonably
necessary to enable the Nondefaulting Member who makes an Advance hereunder to
perfect the foregoing security interest. Notwithstanding anything to the contrary herein
contained, so long as a Member is a Defaulting Member, such person shall not be permitted
to exercise any of the voting rights or managerial prerogatives permitted of a Member.

2.3  Capital Accounts. The Company shall establish an individual capital account
(“Capital Account”) for each Member. The Company shall determine and maintain each
Capital Account in accordance with Treasury Regulations Section 1.704-1(b}(2)(iv). Upon a
valid transfer of a Member's entire right, title and interest in and to the Company (such
interest of any Member is sometimes referred to herein as the “Membership Interest”) in
accordance with Article VI hereof, such Member’s Capital Account shall carry over to the
NEW OWner.

2.4  NoInterest: Withdrawal. The Company shall not pay any interest on capital
contributions. Except as provided in this Agreement, no Member may withdraw its capital

contributions.

2.5  Percentage Interests. Each Member’s “Percentage Interest” for purposes of
this Agreement is shown on Exhibit “A”. Except as otherwise provided herein, a Member’s
Percentage Interest shall determine, among other things, the percentage of the Members'
share of the Company Profits, Company Losses and distributions to be received by each
Member and voting rights pursuant to this Agreement.

ARTICLE III
MEMBERS
3.1  Admission of Additional Members. Except as otherwise provided in herein,

additional Members may be admitted to the Company only with the approval of all
Members. Additional Members will participate in the management, “Company Profits",
“Company Losses” (as such terms are defined in Section 5.1 below), and distributions of the
Company on such terms as are determined by the Members.



3.2 Payments to Members. Except as specifically provided herein, no Member or
person or entity controlled by, controlling or under common control with a Member (each
such person or entity is defined as an “Affiliate”) shall be entitled to compensation for
services rendered or goods provided to the Company. However, the Company shall
reimburse the Members and their Affiliates for any organizational expenses (including,
without limitation, legal and accounting fees and costs) incurred to form the Company,
prepare the Certificate of Formation and this Agreement and for the actual cost of goods,
services and materials used by the Company.

ARTICLE IV
MANAGEMENT AND CONTROL OF THE COMPANY

41 Management The business of the Company shall be managed by Michael J.
Downer (the “Manager”) or his successor who is selected as provided in Section 4.3 below.
Except as otherwise provided in this Agreement, all decisions concerning the management
of the Company’s business shall be made by the Manager. Without limiting the generality
of the foregoing, the Manager shall have full power and authority to execute any and all
documents and take any and all actions necessary or apprapriate to acquire and hold for
investment the Real Property on behalf of the Company. Notwithstanding the foregoing,
the Manager shall not, without the approval of the Members (in the manner described in
Section 4.2 below), do or permit or cause to be done on behalf of the Company any of the
following:

(a)  Assign the Company property in trust for creditors or on the
assignee’s promise to pay the debts of the Company;

(b)  Use the Company’s capital or funds in any way other than for the
Company’s business or incur any liability except (1} in the ordinary course of the
Company’s business or (2} as otherwise permitted by this Agreement;

(c) Borrow money in the name of the Company secured by any Company
real property;

(d} Confess a judgment against the Company in excess of $25,000;

{e) Do any act which would make it impossible to carry on the ordinary
business of the Company;

§3] Sell or convey all or substantially all of the Company property;



(8)  Exceptas otherwise provided in Section 3.1 or Article VI hereof, admit
a person or any other entity as a Member of the Company;

(h)  Cause the Company to enter into a partnership or limited liability
company with any third party for any purpose;

(i) Amend this Agreement; or

1)) Undertake or complete any act for which the Members" approval is
required under any other provision of this Agreement.

4.2 Member Approval. No annual or regular meetings of the Members are
required to be held. However, if such meetings are heid, such meetings shall be noriced,
held and conducted pursuant to the Act. In any instance in which the approval of the
Members is required under this Agreement, such approval may be obtained in any manner
permitted by the Act or as provided in Section 11.6 below. When the phrases “approved by
the Members” or “on the approval of the Members” are used in this Agreement, such
phrases shall mean approval by Members holding more than fifty percent {(50%) of the
Percentage Interests as of the date of such approval. When the phrase “all of the Members”
is used in this Agreement, such phrase shall mean Members holding one hundred percent
(100%) of the Percentage Interests.

43  Appointment and Removal of Manager. The Manager of the Company shall
be Michael ]. Downer. Any successor Manager shall be appointed by all of the Members for

() a term expiring with the appeintment of a successor, or (b) a term expiring at a definite
time specified by such Members in connection with such an appointment. A Manager may
be removed only on the unanimous vote of all Members.

4.4  Loans to the Company. Upon approval of the Members, a Member may make
a loan to the Company on a promissory note or similar evidence of indebtedness for a
reasonable rate of interest (each of which is referred to herein as a “Member Loan®). Any
Member loaning money to the Company shall have the same rights and risks regarding the
loan as would any person or entity making the loan who is not a Member of the Company.

45  Officers. There shall be no officers of the Company unless appointed by the
Members. The officers of the Company, if deemed necessary by the Members, may include
a president, vice president, secretary, and chief financial officer. Such officers shall have
rights and responsibilities as determined by the Members. The officers shall serve at the
pleasure of the Members. Subject to the rights, if any, of an officer under a contract of
employment, (i) any officer may be removed, either with or without cause, by the Members
at any time; and (ii) any officer may resign at any time by giving written notice to the
Members.



46  Purchase of Real Property. The Manager shall, and is hereby authorized to,
execute on behalf of the Company any and all agreements necessary or appropriate for the

Company’s acquisition, ownership and development of the Real Property upon such terms
and conditions as may be approved by the Manager in his sole discretion, including but not
limited to purchase and sale agreements and trust agreements. The Company shall
reimburse the Manager for any deposits or other costs expended in connection with the
purchase of the Real Property.

4,7 Title to Company Assets. Title to the Real Property and any other property
acquired by the Members related to the Company shall be taken in the name of the

Company, and, if any such property should for any reason be temporarily in the name of a
Member, such Member shall hold same as agent and trustee for the use and benefit of the
Company and in accordance with the terms hereof.

48  Competing Activities. The Members and their Affiliates may engage or invest
in any activity, including without limitation those that might be in direct or indirect
competition with the Company. Neither the Company nor any Member shall have any right
in or to such other activities ar to the income or proceeds derived therefrom. No Member
shall be obligated to present any investment opportunity to the Company, even if the
opportunity is of the character that, if presented to the Company, could be taken by the
Company.

49 Devotion of Time. Each Member shall devote whatever time or effort as it
deems appropriate for the furtherance of the Company’s business.

4,10 Limited Liability. The Members shall not be bound by, or be personally liable
for, the expenses, liabilities or obligations of the Company except as otherwise provided in
the Act or in this Agreement.

ARTICLEV
ALLOCATIONS OF PROFITS AND LOSSES AND DISTRIBUTIONS

5.1  Allocations of Profits and Losses.

Definitions. “Company Profits” and “Company Losses” shall mean the
income, gain, loss, deductions, and credits of the Company in the aggregate or separately
stated, as appropriate, determined in accordance with the method of accounting at the
close of each fiscal year employed on the Company’s information tax return filed for federal
income tax purposes and in accordance with the Internal Revenue Code {the “Code”).



5.2  Allocation of Company Losses. Company Losses wi.a respect to any fiscal
year shall be allocated among the Members as follows:

{a)  First, Company Losses shall be allocated among the Members in
proportion to the relative amounts of net cumulative Company Profits (net of Company
Losses) theretofore allocated to each Member’s Capital Account pursuant to this Article V,
until the aggregate amount of Company Losses so allocated equals the total amount of net
cumulative Company Profits theretofore allocated to the Members’ Capital Accounts.

(b)  Second, Company Losses shall be allocated among the Members in
accordance with their respective Percentage Interests as of the last day of such year;
provided, however, that no Member shall be allocated any Company Losses if such
allocation would cause or increase a deficit balance in such Member’s Capital Account while
any other Member has a positive balance in its Capital Account.

5.3  Allocation of Company Profits. Company Profits with respect to any fiscal

year shall be allocated among the Members as follows:

(a}  First, Company Profits shall be allocated among the Members in
proportion to, and to the extent of, the relative amounts of net cumulative Company Losses
(net of Company Profits) theretofore allocated to their respective Capital Accounts
pursuant to Section 5.2 above until the aggregate amount of Company Profits so allocated
equals the total amount of net cumulative Company Losses theretofore allocated to the
Members’ Capital Accounts.

(b)  Second, the remainder of Company Profits, if any, shall be allocated to
the Members in accordance with their respective Percentage Interests.

54 Distribytions. Distributions shall be made from time to time as working
capital permits, but no less often than quarterly, in the following order of priority:

(a)  First, to the payment of all debts and liabilities of the Company
(other than any Member Loans) as the same become due;

(b)  Second, to the creation of any reserves that the Manager
considers reasonably necessary for any contingent or unforeseen liabilities or obligations
of the Company; provided, however, that if and when a contingency ceases to exist, the
monies, if any, then in reserve attributable to such contingency shall be distributed in the
manner herein provided;

()  Third, to the repayment of principal and interest on any
Member Loans, or pro rata between any such Members, if the amount available for
repayment is insufficient to repay such loans in their entirety; and



(d) Fourth, to the Members, in proportion to their respective
Percentage Interests as of the end of the year.

5.5  Accounting for Distributions. The amount of any distributions made to the
Members shall be charged against the Member’s Capital Account.

56  TaxAllocations. Profits, income, gains and losses shall be allocated among
the Members on the Company’s state and federal informational income tax returns in the
same manner as they are allocated pursuant to this Article V. Except as otherwise required
by law, any tax credits shall be allocated among the Members on the Company’s state
and/or federal informational income tax returns in propartion to their respective Capital
Accounts. In accordance with Code Section 704(c) and the Regulations thereunder, income,
gain, loss and deduction with respect to any property contributed to the capital of the
Company shall, solely for tax purposes, be allocated between the Members so as to take
account of any variation between the adjusted basis of such property to the Company for
federal income tax purposes and its initial agreed-upon value. In the event additional
Members are admitted to the Company during any fiscal year, Company Profits and Losses
allocated to the Members for such fiscal year shall be allocated among the Members in
proportion to their interests in the Company from time to time during such fiscal year in
accordance with Section 706 of the Code, using any convention permitted by law and
selected by the Members.

5.7 Consent by Members. The methods set forth in this Agreement by which
Company Profits, Losses and distributions are allocated and apportioned are hereby
expressly consented to by each Member as a specific condition to becoming a Member.
Each Member covenants that it will make no claim or representation concerning the
income tax effect of the provisions contained in this Agreement which is inconsistent with
the provisions of this Agreement.

ARTICLE VI
TRANSFER AND ASSIGNMENT OF MEMBERSHIP INTEREST

6.1  Transfer and Assignment of Interests. Except as otherwise specifically

provided in this Article VI, no Member may transfer, assign, convey, sell, encumber or in
any way alienate all or any part of its Membership Interest (a “Transfer”) without the prior
approval of all Members, which approval may be given or withheld in the sole discretion of
the Members. Any transfer or attempted transfer in violation of the restrictions against
transfer set forth in this Article VI shall be deemed null and void ab jnitio. In addition to the
other limitations and restrictions set forth in this Article VI, except as otherwise permitted
herein, no Member shall Transfer all or any portion of its Membership Interest to an



independent third party (the “Offered Interest”) unless such Member first offers to sell the
Offered Interest pursuant to the terms of this Article V1. All other Members shall have a
right of first refusal, as described further below, on any Offered Interest.

6.2  Permitted Transfers. Notwithstanding the provisions of Section 6.1 hereof, a
Member may make a Transfer without the consent of other Members to (a) any other
Member, (b) any Affiliate of the transferar, (c) the transferor’s executor, administrator,
trustee or personal representative to whom such Interest is transferred at death or
involuntarily by operation of law (provided, however, that no such fiduciary shall become a
substitute Member unless approved by the unanimous consent of the Members), or (d) any
inter vivos trust established for estate planning purposes for such Member, one (1) or more
members of such Member’s family that are related to such Member by blood (which
members shall include, without limitation, the spouse, children, adopted children, and step-
children of such Member and/or any other lineal descendents of such Member) and in
which such Member is a trustee thereof, For the purposes of subparagraph (d) above, a
“Member” includes the trustors of any trust that is a Member of the Company.

6.3  Right of First Refusal. In addition to the other limitations and restrictions set
forth in this Article VI, except as otherwise permitted herein, no Member shall Transfer all
or any portion of its Membership Interest (the “Offered Interest”) unless such Member (the
“Seller”) first offers to sell the Offered Interest pursuant to the terms of this Section 6.3.

(@) Limitation on Transfers. No Transfer may be made under this Section
6.3 unless the Seller has received a bona fide written offer (the “Purchase Offer”) from a

person (the “Purchaser”) to purchase the Offered Interest for a purchase price (the “Offer
Price”) denominated and payable in United States dollars at closing or according to
specified terms, with or without interest, which offer shall be in writing signed by the
Purchaser and shall be irrevocable for a period ending no sooner than the day following the
end of the Offer Period, as hereinafter defined.

{(b)  Offer Notice. Prior to making any Transfer that is subject to the terms
of this Section 6.3, the Seller shall give to the Company and each other Member written
notice (the “Offer Notice”} which shall include a copy of the Purchase Offer and an offer {the
“First Offer”) to sell the Offered Interest to the other Members (the "Offerees”) for the Offer
Price, payable according to the same terms as (or more favorable terms than) those
contained in the Purchase Offer, provided that the First Offer shall be made without regard
to the requirement of any earnest money or similar deposit required of the Purchaser prior
to closing, and without regard to any security (other than the Offered Interest) to be
provided by the Purchaser for any deferred portion of the Offer Price.

(c)  Offer Period. The First Offer shall be irrevocable for a period (the
“Offer Period”) ending at 11:59 P.M,, local time at the Company’s principal office, on the
ninetieth (90th) day following the day of the Offer Notice.



(d)  Acceptance of First Offer. Atany time during the first sixty [60) days
of the Offer Period, any Offeree may (i) prohibit such proposed transfer pursuant to the
provisions of Section 6.1 or (ii) accept the First Offer as to that portion of the Offered
Interest that corresponds to the ratio of its Percentage Interest to the total Percentage
Interests of all Offerees, by giving written notice of such acceptance to the Seller and the
Manager. If the entire Offered Interest referred to in the Seller’s Offer Notice is not
disposed of under the apportionment described above, each Offeree desiring to purchase a
share of the Offered Interest in excess of his proportionate share, as set forth in his offer to
purchase as provided above, shall be entitled to purchase such proportion of the Offered
Interest which remains thus undisposed of, as his Percentage Interest bears to the total
Percentage Interests held by all of the Offerees desiring to purchase a portion of the Offered
Interest in excess of that to which they are entitled under such apportionment. In the event
that Offerees [“Accepting Offerees”), in the aggregate, accept the First Offer with respect to
all of the Offered Interest (and notwithstanding the fact that any Offeree has elected to
prohibit such transfer), the First Offer shall be deemed to be accepted. If Offerees do not
accept the First Offer as to all of the Offered Interest during the Offer Period, the First Offer
shall be deemed to be rejected in its entirety.

(e) Closing. In the event that the First Offer is accepted (and
notwithsianding the fact that any Offeree has elected to prohibit such transfer), the closing
of the sale of the Offered Interest shall take place within thirty (30) days after the First
Offer is accepted or, if later, the date of closing set forth in the Purchase Offer. The Seller
and all Accepting Offerees shall execute such documents and instruments as may be
necessary or appropriate to effect the sale of the Offered Interest pursuant to the terms of
the First Offer and this Section 6.3.

(f)  Sale Pursuant to Purchase Offer if First Offer Rejected. If the First

Offer is not accepted in the manner hereinabove provided (and provided that no Offeree
has elected to prohibit such transfer in accordance with Section 6.3(d) above in which
event the Seller shall be prohibited from transferring the Offered Interest to the
Purchaser), the Seller may sell the Offered Interest to the Purchaser at any time within sixty
(60) days after the last day of the Offer Period, provided that such sale shall be made on
terms no less favorable to the Purchaser than the terms contained in the Purchase Offer
and provided further that such sale complies with other terms, conditions and restrictions
of this Agreement that are applicable to sales of Membership Interests and are not
expressly made inapplicable to sales occurring under this Section 6.3. In the event that the
Offered Interest is not sold in accordance with the terms of the preceding sentence, the
Offered Interest shall again become subject to all of the conditions and restrictions of this
Section 6.3.

6.4  Substitution of Members. A transferee of a Membership Interest shall have

the right to become a substitute Member only if (i) consent of the Members is given in
accordance with Section 6.1 or the Transfer is permitted by Section 6.2, or 6.3, (ii) such
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person executes an instrument satisfactory to the Members accepting and adopting the
terms and provisions of this Agreement, and (iii) such person pays any reasonable
expenses in connection with his admission as a new Member. The admission of a
substitute Member shall not release the Member who assigned the Membership Interest
from any liability that such Member may have to the Company.

6.5  Assumption of Liabilities. In the event of any purchase of a Membership
Interest pursuant to this Article VI, the purchaser shall assume any and all Company
liabilities and obligations to which the transferring Member is subject; in such event, the
transferring Member shall be relieved of such liabilities and obligations.

buti ] ] nect to Transferred Interests. If any
Membership Interest is sold, assigned or transferred during any accounting period in
compliance with the provisions of this Article V1, Company Profits, Losses, each item
thereof and all other items attributable to the transferred interest for such period shall be
divided and allocated between the transferor and the transferee by taking into account
their varying interests during the period in accordance with Code Section 706(d), using any
conventions permitted by law and selected by the Manager. All distributions on or before
the date of such transfer shall be made to the transferor, and all distributions thereafter
shall be made to the transferee. Solely for purposes of making such allocations and
distributions, the Company shall recognize such transfer not later than the end of the
calendar month during which it is given notice of such transfer, provided that if the
Company does not receive a notice stating the date such Membership Interest was
transferred and such other information as the Manager may reasonably require within
thirty (30) days after the end of the accounting period during which the transfer occurs,
then all of such items shall be allocated, and all distributions shall be made, to the person
who, according to the books and records of the Company, on the last day of the accounting
period during which the transfer occurs, was the owner of the Membership Interest.
Neither the Company nor the Manager shall incur any liability for making allocations and
distributions in accordance with the provisions of this Section 6.6, whether or not the
Manager or the Company has knowledge of any transfer of ownership of any Membership
Interest.
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2812015 Property Search -- Monroe County Praperty Appr

Scott P. Russell, CFA
H Key West (305) 292-3420
Property Appraiser Marathon fsosg 289-2550

Monroe County, Florida Plantation Key (305) 852

Property Record Card -
Maps are now launching the new map application version.

Alternate Key: 1006343 Parcef ID: 00006120-000000

1
 Ownership Details

Mailing Address:
i POINCIANA PARTNERS LLC
! 601 AMALFIDR
f PACIFIC PALISADES, CA 90272-4507

; u -
Property Details

PC Code: 00 - VACANT RESIDENTIAL
Millage
Group: 10KW
Affordable
Housing: No
Section-
Township- 06-68-25
Range:
Property
Location: 700 EATON ST KEY WEST
Legal KW PT LOT 3 SQR 35 H2-564 OR101-47/48 OR1245-1310D/C OR1393-20093/5 OR1613-18898/91C OR1675-507/513
Description: OR1684-205%9/60PET/ADM OR1684-2061EST OR1684-2062EST OR1684-2063LET/ADM OR2657-269/70C/T
OR2666-1559/60 OR2666-1561/62

Click Map image to open interactive viewer

I
| Loz Lo
e o e — -
'Land Details
Land Use Code Frontage Depth Land Area
i 010D - RESIDENTIAL DRY 0 0 4,578.00 8F

Appraisar Notes

2010-11-12 MLS $1,598,000 VERY UNUSUAL OPPORTUNITY IN OLD TOWN! RESIDENTIAL AND COMMERCIAL! HISTCRIC
HOME BUILT IN 1875 AND READY TO MAKE INTO YOUR LUXURY ESTATE. DADE COUNTY PINE FLOORS, CEILINGS AND
WALLS. CROWN MOLDINGS, HIGH CEILINGS, SPACIOUS ROCMS LARGE BALCONIES AND PLENTY OF ROOM FOR A POOL
MAKE FOR THE PERFECT KEY WEST HOME. NEW ROOF, REPLACED DECKS AND NEW ELECTRICAL SERVICE HAVE
STARTED. ADJACENT LOT PROVIDES ROOM TO ENLARGE HOME OR BUILD COMMERCIAL AND/OR RESIDENTIAL SO YOU
HAVE THE BEST OF BOTH WORLDS, WOULD NEED TO PURCHASE FULL TRANSIENT ROGO FOR RESIDENTIAL BUT
TRANSIENT WOULD GO AWAY. SEE ATTACHED HNC-2 REGULATIONS. POSSIBLE OWNER FINANCING WITH TERMS TO BE
NEGOTIATED. MINIMUM DOWN IS $800K.

hitp:#hwww.mcpafl.org/PropSearch.aspx 113
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Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.

Properly Search -- Monroe County Property Appr

Roll Total Bidg Total Misc Total Land Total Just Total Assessed School Exempt School Taxable
Yeoar Value Improvemsant Value Value {Market) Value Value Value Value
2014 0 0 446,119 446,119 446,118 0 446,119
2013 0 0 249,638 249,638 249,838 0 249,638
2012 0 0 235,570 235,570 235,570 0 235,570
2011 0 ] 249,118 249,118 249,118 0 249,118
2010 0 0 317,150 317,150 317,150 0 317,150
2009 0 0 403,345 493,345 493,345 0 493,345
2008 0 0 522,459 522,459 522,459 0 522,459
2007 0 0 773,850 773,850 773,850 0 773,850
2006 V] o 420,090 420,090 420,090 0 420,090
2005 0 0 331,650 331,650 331,650 0 331,650
2004 0 0 309,540 309,540 309,540 Q 309,540
2003 0 0 154,770 154,770 164,770 0 154,770
2002 0 0 150,348 150,348 150,348 4] 150,348
2001 0 0 150,348 150,348 150,348 0 150,348
2000 0 0 84,018 84,018 84,018 0 84,018
1998 0 ] 84,018 84,018 84,018 0 84,018
1998 0 o 84,018 84.018 84,018 0 84,018
1997 0 0 75,174 75,174 75,174 0 75,174
1996 0 0 75,174 75,174 75,174 0 75174
1995 0 0 75,174 75,174 75,174 0 75,174
1994 0 0 75,174 75,174 75,174 0 75,174
1993 0 0 75,174 75,174 75,174 0 75,174
1992 0 0 75,174 75,174 75174 0 75,174
1991 0 0 75174 75174 75,174 0 75,174
1990 0 0 61,908 681,808 61,908 0 61,908
1989 0 0 60,803- 60,803 60,803 0 60,803
1988 ] 0 55,275 55,275 55,275 0 55,275
1987 0 g 38,215 38,215 38,215 ] 38,215
1986 0 0 36,933 36,933 36,833 0 . 36,933
1985 0 0 19,712 19,712 19,712 0 19,712
1984 o 0 19,712 19,712 19,712 0 19,712
1983 ) 0 19,712 19,712 19,712 0 18,712
1982 0 0 19,712 19,712 19,712 0 19,712

Parcel Sales History

hitp:ffwww. mcpafl.orgPropSearch.aspx




282015 Property Search -- Monroe County Property Appi

NOTE: Sales do not generally show up in our computer system until about two to three months after the date
of sale. If a recent sale does not show up in this list, please allow more time for the sale record to be

processed. Thank you for your patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification
1/3/2014 2666 /1561 335,000 Wb 12
11312014 2666 / 1559 100 ac 11
11/1/2013 2657 / 269 100 cT 12

This page has been visited 600,970 times.

Monroe County Property Appraiser
Scott P. Russell, CFA
P.0O. Box 1176 Key West, FL 33041-1176

hatp:iiveww.mcpafl.org/PropSearch.aspx
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