SMITH/HAWKS

ATTORNEYS AT LAW

Barton W. Smith, Esq.
Telephone: (305) 296-7227
Email: Bart@SmithHawks.com

VIA HAND DELIVERY AND EMAIL

November _é , 2023

Keri O’Brien, City Clerk

City of Key West

1300 White Street

Key West, FL 33040

Email: kobrien@CityofKeyWest-FL.Gov

Re: Notice of Appeal of Substantial Improvement Determination for
2320 Patterson Ave., Key West, Florida (RE # 00050210-000000)

Dear Keri,

Pursuant to Section 34-129(2) of the City of Key West Code of Ordinances, please allow
this correspondence to serve as Notice of Appeal of the Substantial Improvement Determination
for 2320 Patterson Ave. that was rendered by FEMA/Floodplain Coordinator, Zoe Porter, on
October 26, 2023. A copy of the Substantial Improvement Determination appealed, is attached
hereto as composite Exhibit “A”. A check in the amount of $2,431.01 is enclosed for payment of
the fee for the appeal.

Please contact me regarding coordinating the appeal. Thank you for your consideration
and assistance, and please do not hesitate to contact me with any questions.

Sincerely,
Barton W. Smith
BS/bg
Enclosure

Cc:
Zoe Porter, FEMA/Floodplain Coordinator zoe.porter(c CityofKeyWest-FL.Gov

0028396412 ) 138 SIMONTON STREET, KEY WEST, FLORIDA 33040 U.S.A.
T. 305-296-7227 F. 305-296-8448 SMITHHAWKS.COM






_Post Ofticc Box 1409 Kevy West, FI, 3304]-1409 (305) 809-3810 o

October 26, 2023 VIA ELECTRONIC MAIL

To:  Anthony J. Davila, Associate Attorney
Smith Hawks Attorneys at Law
138 Simonton Street
Key West, FL 33040

RE: Notice of Substantial Improvement Determination — 2320 Patterson Ave, Key West, FL 33040

To Whom It May Concern,

This letter is in response to a series of building permits and ongoing site work associated with the single-family
home on the property addressed 2320 Patterson Avenue, Key West, FL 33040, RE #00050210-000000. By way of
background, the subject property consists of a single-family home that was constructed in 1969 per the Monroe
County Property Appraiser’s Office. The property was listed for sale in 2021; the listing described the property as
“pot in livable condition and will most likely need to be removed”. The City of Key West Building Department
has analyzed the property and determined that the structure is a Pre-FIRM building located within a mapped
Special Flood Hazard Area on the Flood Insurance Rate Map (FIRM), Panel 12087C1517 K, with an effective
date of February 15, 2005, within an AE-7 flood zone. As required by local, state, and federal regulations, the
completed work to the existing single-family residence has been evaluated for substantial improvement.

Substantial improvement is based on a comparison of the cost estimate of the completed cost of repairs to the pre-
renovation market value of the structure (excluding land value). When the completed cost of repaits equal or
exceed 50 percent of the pre-renovated market value of the structure, the improvements are considered to be a
substantial improvement under the requirements of the National Flood Insurance Program (NFIP) and the City’s
Floodplain Management Ordinance dated May 17, 2016. It should be noted that two private appraisals have been
submitted for this property to attempt to alleviate any potential substantial improvement concerns. These private
appraisals have been analyzed by the City of Key West, as well as the State NFIP Coordinator with Florida
Division of Emergency Management (FDEM); both agencies have determined that neither of the private
appraisals may be utilized for the City’s substantial improvement analysis. As such, the City must conduct its
substantial improvement calculation based upon the Monroe County Property Appraiser’s matket improvement
value of the structure assessed in 2021, the year the first renovation permit was submitted.

The City of Key West has determined that the completed cost of renovations on this structure compared to the
market improvement value assessed in 2021 has led to substantial improvement of the existing structure. This
determination is also supported by the use of more costly materials than those identified within the schedule of
values and products, as well as the completion of work not included in the original plans. The substantial
improvement analysis is attached to this letter, as well as a timeline of events and supporting documentation.

As a result of this determination, the existing building is required to come into compliance with the flood damage-
resistant provisions of the Florida Building Code, as well as the City of Key West Code of Ordinances. There are
several aspects that must be addressed to achieve compliance. The most significant requirement is that the lowest
floor, as defined in 44 CFR 59,1, must be elevated to or above the Design Flood Elevation (DFE).

Key to the Caribbean — average daily temperature 77 ° Fahrenfeit.
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Please submit a building permit app

Post Office Box 1409 Key West. FL 33041-1409 (305) 809-3810)

reduce the resale value of the property.

Please do not hesitate to contact this office with any questions. We would be pleased to meet with you and the
property owner to discuss how to bring this building into compliance. The property owner may also wish to
contact their insurance agent to understand how raising the lowest floor higher than the minimum required

elevation can reduce NFIP flood insurance premiums. . .

Best Regards,

N s

Zoe Porter
FEMA/Floodplain Coordinator

Attachments:
1. Monroe County Property Appraiser’s Office Property Record Card 2021
2. Zillow listing
3. Substantial Improvement Analysis
4. Elevation Certificate
5. Private appraisal dated March 17, 2021
6. Appraisal Checklist for SI/SD Determination per Florida NFIP Coordinator
7. Private appraisal dated February 11, 2022
8. Appraisal Checklist for SI/SD Determinations per Florida NFIP Coordinator
9. Timeline of Events
10. May 20, 2021 site photographs
11. Plans for BLD2021-0584
12. BLD2021-0584 schedule of values and products
13. Progress drawing via BLD2022-0725
14. Site visit photographs following renovation

Key to the Caribbean — average daily temperature 77 ° Fahrenfiei.

lication with plans and specifications for either demolition or elevation of the
substantially improved, noncompliant structure. Construction activities that are undertaken without a proper
permit are violations and may result in citations, fines, or other legal action. Failure to bring the substantially
improved structure into compliance with local and federal floodplain regulations may result in a Section 1316
Declaration, resulting in the denial of flood insurance and federal disaster assistance. It may also significantly



Monroe County Property Appraiser's Office
Property Record Card 2021
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Zillow Listing
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Substantial Improvement Analysis
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Elevation Certificate



ATTACHMENT #4

U.S. DEPARTMENT OF HOMELAND SECURITY
Federal Emergency Management Agency

|OMB No. 1660-0008

Expiration Date: November 30, 2022

National Flood Insurance Program
ELEVATION CERTIFICATE

Important: Follow the Instructions on pages 1-9.

Copy all pages of this Elevation Certificate and all attachments for (1) community official, (2) insurance agent/company, and (3) building owner.

SECTION A - PROPERTY INFORMATION FOR INSURANCE COMPANY USE
A1. Building Owner's Name Policy Number:
Mark Passero
A2, gg;(ld'l‘ng Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Company NAIC Number:
2320 Patterson Ave
~ City State ZIP Code
KEY WEST Florida 33040

A3. Property Description (Lot and Block Numbers, Tax Parcel Number, Legal Description, etc.)
PT LOT 11, SQR 41, TR 21, KW REALTY COS FIRST SUB, Piat Book 1, Page 43; RE# 00050210-000000

. Building Use (e.g., Residential, Non-Residential, Addition, Accessory, etc.)  Residential

Ad

AS. Latitude/Longitude: Lat. N24°33'40.7" Long.WO81° 46' 37.9"
AB. Attach at least 2 photographs of the building if the Certificate is being used to obtain flood insurance.

Building Diagram Number 8

For a building with a crawispace or enclosure(s):

a) Square footage of crawispace or enclosure(s) 1932.00 =q ft

b} Number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade 10

A7,
A8.

¢) Total net area of flood openings in A8.b 1439.00 sqin
d) Engineered flood openings? [JYes [X] No
AQ. For a building with an attached garage: B
401.00 sq ft

a) Square footage of attached garage
b) Number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade 0 -
¢) Total net area of flood openings in A9.b ) 0.00 sqin

d) Engineered flood openings? [] Yes [X] No

Horizontal Datum: [] NAD 1627 [X] NAD 1983

SECTION B - FLOOD INSURANCE RATE MAP (FIRM) INFORMATION

B1. NFIP Community Name & Community Number B2. County Name | B3. State
City Of Key West 120168 Monroe Florida
B4. Map/Panel BS. Suffix | B6. FIRM Index B7. FIRM Panel B8. Flood | BS. Base Flood Elevation(s)
Number Date Effective/ Zone(s) (Zone AO, use Base Flood Depth)
Revised Date
12087C-1517 K 02-18-2005 02-18-2005 AE | 7
] e eep—

B10. Indicate the source of the Base Flood Elevation (BFE) data or base flood depth entered in ltem B:
[ FIs Profile [X] FIRM [] Community Determined [] Other/Source:

B11. Indicate elevation datum used for BFE in ltem B9: [X] NGVD 1928 [] NAVD 1988 [J Other/Source:

B12. Isthe building located in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area (OPA)? [] Yes [X] No

Designation Date:

[]cers [JOPA

FEMA Form 086-0-33 (12/19)

Replaces all previous editions.

Form Page 1 of 6




OMB No. 1660-0008

ELEVATION CERTIFICATE Expiration Date: November 30, 2022
IMPORTANT: In these spaces, copy the corresponding Information from Section A. FOR INSURANCE COMPANY USE
Building Strest Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No. Policy Number:
2320 Patterson Ave
City - State ZIP Code Company NAIC Number ¥
KEY WEST Florida 33040

SECTION C — BUILDING ELEVATION INFORMATION (SURVEY REQUIRED)

C1. Building elevations are based on: [] Construction Drawings* [ ] Building Under Construction*

*A new Elevation Certificate will be required when construction of the building is complete.

C2. Elevations — Zones A1-A30, AE, AH, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AQ.
Complete ltems C2.a—h below according to the building diagram specified in ltem A7. In Puerto Rico only, enter meters.

Benchmark Utilized: PIDAA0023 Elévation 4.27" Vertical Datum: NGVD 1929

[X] Finished Construction

Indicate elevation datum used for the elevations in ilems a) through h) below.
NGVD 1929 ] NAVD 1988 [] Other/Source:

Datum used for building elevations must be the same as that used for the BFE.

a) Top of bottom floor (including basement, crawispace, or enclosure floor)

Check the measurement used.

3.0

b) Top of the next higher ficor

5.5

N/A

c) Bottom of the lowest horizontal structural member (V Zones only)
d) Attached garage (top of slab)

3.6

) Lowest elevation of machinery or equipment servicing the building
(Describe type of equipment and location in Comments)

4.1

f) Lowest adjacent (finished) grade next to building (LAG)

3.2

g) Highest adjacent (finished) grade next to building (HAG)

3.5

h) Lowest adjacent grade at lowest elevation of deck or stairs, including
structural support

3.2

feet [ meters
feet [] meters
feet [] meters
feet [] meters

feet [ meters
feet [] meters
feet [] meters

feet [] melers

SECTION D - SURVEYOR, ENGINEER, OR ARCHITECT CERTIFICATION

This certification is to be signed and sealed by a land surveyor, engineer, or architect authorizéd by law to certify elevation information.
1 certify that the information on this Certificate represents my best efforts to interpret the data available. | understand that any false

statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.
Were latitude and longitude in Section A provided by a licensed land surveyor? Yes LINo

] Check here if attachments.

Certifier's Name License Number
Robert E. Reece LS 5632
Title

Professional Surveyor and Mapper

Company Name
Reece & White Land Surveying, Inc.

Address

y 2o

127 Industrial Road, Suite B nere
City State ZiP Cede 03-30-2021
Big Pine Key Florida 33043 LS 5632
Signature Z 7 7 Date Telephone Ext.

ﬁ FHZcce 03-30-2021 (305) 872-1348

Copy all pages of this Elevation Certificate and all attachments for (1) community official, (2) insurance agent/company, and (3) building owner.

Comments (including type of equipment and location, per C2(e), if applicable)

AS5. Hand Held Device. C2.e) Bottom of A/C condenser at the left of the home. No access to electric meter box.

FEMA Form 086-0-33 (12/19) Replaces all previous editions.

Form Page 2 of 6




ELEVATION CERTIFICATE

OMB No. 1660-0008
Expiration Date: November 30, 2022

IMPORTANT: In these spaces, copy the corresponding information from Section A.

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.

Policy Number:

2320 Patterson Ave

City " State ZIP Code
KEY WEST Florida 33040

SECTION E - BUILDING ELEVATION INFORMATION (SURVEY NOT REQUIRED)
FOR ZONE AO AND ZONE A (WITHOUT BFE)

For Zones AQ and A (without BFE), complete Items E1-ES. If the Certificate is intended to support a LOMA or LOMR-F request,
complete Sections A, B,and C. For ltems E1-E4, use natural grade, if available. Check the measurement used. In Puerto Rico only,

enter meters.
E1. Provide elevation information for the following and check the appropriate boxes to show whether the elevation is above or below
the highest adjacent grade (HAG) and the lowest adjacent grade (LAG).
a) Top of bottom floor (including basement,
crawlspace, or enclosure) is

b) Top of bottom floor (including basement,
crawispace, or enclosure) is

Company NAIC Number

[C]feet [Imeters []aboveor ] below the HAG.

[Jfeet [Jmeters []above or [] below the LAG.
E2. For Building Diagrams 6-9 with permanent flood openings provided in Section A ltems 8 and/or 9 (see pages 1-2 of Instructions),
the next higher floor (elevation C2.b in
[Cfeet [Jmeters [] above or []below the HAG.

the diagrams} of the building is
E3. Attached garage (top of slab) is [Jfeet [Imeters []aboveor [Jbelow the HAG.

E4. Top of platform of machinery andfor equipment
servicing the building is [Ofeet [Jmeters []aboveor []below the HAG.

E5. Zone AQ only: If no fiood depth number is available, is the top of the bottom floor elevated in accordance with the community's
fioodplain management ordinance? [] Yes [ ] No [] Unknown. The lacal official must certify this information in Section G.

SECTION F - PROPERTY OWNER (OR OWNER'S REPRESENTATIVE) CERTIFICATION

The property owner or owner's authorized representative who completes Sections A, B, and E for Zone A (without a FEMA-issued or
community-issued BFE) or Zone AO must sign here. The statements in Sections A, B, and E are correct to the best of my knowledge.

Property Owner or Owner's Authorized Representative's Name

Address ' City State ZIP Code
| Signature Date Telephone
Comments -
[] Check here if attachments,

FEMA Form 086-0-33 (12/19) Replaces all previous editions. Form Page 3 of 6




OMB No. 1660-0008
ELEVATION CERTIFICATE Expiratign Date: November 30, 2022

IMPORTANT: In these spaces, copy the corresponding information from Section A. FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.} or P.O. Route and Box No. Policy Number:
2320 Patterson Ave

City ) State ~ ZIP Code Company NAIC Number
KEY WEST Florida 33040

SECTION G — COMMUNITY INFORMATION (OPTIONAL)

The local official who is authorized by law or ordinance to administer the community's floodplain management ordinance can complete

Sections A, B, C (or E), and G of this Elevation Certificate. Complete the applicable item(s) and sign below. Check the measurement
used in ltems G8-G10. In Puerto Rico only, enter meters.

Gi. [ The information in Section C was taken from other documentation that has been signed and sealed by a licensed surveyor,

engineer, or architect who is authorized by law to certify elevation information. (Indicate the source and date of the elevation
data in the Comments area below.)

G2 [0 A community official completed Section E for a building located in Zone A (without a FEMA-issued or community-issued BFE)
' or Zone AO.

3. [ The following information (items G4-G10) is provided for community floodplain management purposes.

G4. Permit Number [ G5. Date Permit issued [ G6. Date Certificate of
Compliance/Occupancy Issued

G7. This permit has been issued for: [ ] New Construction [ ] Substantial Improvement

G8. Elevation of as-built lowest floor (including basement)
of the building: - [ feet [ meters  patum

G9. BFE or (in Zone AO) depth of flooding at the building site: [ feet (] meters patum

G10. Community’s design flood elevation: ) [ feet [J meters patum -
Local Official’'s Name - T Tite o

Community Name o "~ Telephone

Signature Date

Comments (including type of equipment and location, per C2{e), if applicable)

[J Check here if attachments.

FEMA Form 086-0-33 (12/19) Replaces all previous editions. Form Page 4 of 6




BUILDING PHOTOGRAPHS
ELEVATION CERTIFICATE Ses Instructions for tem A6, DS hio. 1e6n duos

Expiration Date: November 30, 2022
IMPORTANT: In these spaces, copy the corresponding information from Section A.

FOR INSURANCE COMPANY USE
Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No. Policy Number:
2320 Patterson Ave

City State ZIP Code
KEY WEST Florida 33040

Company NAIC Number

If using the Elevation Certificate to obtain NFIP flood insurance, affix at least 2 b

instructions for Item A6. Identify all photographs with date taken; "Front View" and

uilding photographs below according to the
"Left Side View." When applicable, photog

"Rear View"; and, if required, "Right Side View" and
raphs must show the foundation with representative examples of the flood openings or
vents, as indicated in Section A8. If submitting more photographs than will fit on this page, use the Continuation Page.

Clear Photo One
Two .
Photo Two Caption  Rear View with crawlspace opening- Date Taken 03/30/2021 Clear Photo Two
FEMA Form 086-0-33 (12/19) Replaces all previous editions.

Form Page 5 of 6




BUILDING PHOTOGRAPHS
ELEVATION CERTIFICATE

Ll OMB No. 1660-0008

Continuation Page Expiration Date: November 30, 2022
IMPORTANT: In these spaces, copy the corresponding information from Section A. FOR INSURANCE COMPANY USE
Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No. Policy Number:

2320 Patterson Ave

City State ZIP Code Company NAIC Number

KEY WEST Florida 33040

If submitting more photographs than will fit on the preceding page, affix the a
with: date taken; "Front View" and "Rear View", and,

if required, "Right Side View" and
photographs must show the foundation with representative examples of the flood openings or vents, as ind

dditional photographs below. identify all photographs
" oft Side View." When applicable,
icated in Section AB.

Photo Three Caption Right View - Date Taken 03/30/2021

Photo Four Caption Flood openings - Date Taken 03/30/2021

Clear Photo Three

FEMA Form 086-0-33 (12/19)

Clear Photo Four

Replaces all previous editions.
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All Keys Appraisal Company, Inc.
PO Box 2391
Key West, FL 33045

March 19, 2021

Lima One Capital
201 McKee Ave
Greenvills, SC 29601

Re: Property: 2320 Patterson Ave
Key West, FL 33040
Borrower:  Passero Development, Inc
File No.: 112898

In accordance with your request, we have appraised the above referenced property. The report of that appraisal is
attached.

The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as
improved, in unencumbered fee simple title of ownership.

This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject. The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.

The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the
certification and limiting conditions attached.

It has besn a pleasure fo assist you. Please do not hesitate to contact me or any of my staff if we can be of additional
sarvice to you.

Sincerely,

QI

Mark MacLaughlin, Cert Gen RZ 3053




2320 Patterson Ave Fie No. 08427-21

Borwer Passero Development, Inc
Propedy Address 2320 Patterson Ave —
i Key West Cowly Monrae St FL TpCote 33040

Lima One Capital

COMPETENCY STATEMENT:

The appraiser has completed at least 20 - 25 appraisals within the subject's market area over the past year and of similar
properties in the last several months. The appraiser is familiar with the subject market area and has been appraising units
within this market for the past seven years. The last assignment performed in the subject project was performed less than
30 days from the effective date of this report. Extensive research has been performed in the preparation of the report for
this assignment.

Scope of Work/ Intended Use Statement:

THE INTENDED USER OF THIS APPRAISAL REPORT IS THE LENDER/CLIENT. THE INTENDED USE IS TO
EVALUATE THE PROPERTY THAT IS THE SUBJECT OF THIS APPRAISAL FOR A MORTGAGE FINANCE
TRANSACTION, SUBJECT TO THE SCOPE OF WORK, PURPOSE OF THE APPRAISAL, REPORTING
REQUIREMENTS OF THIS APPRAISAL REPORT FORM, AND DEFINITION OF MARKET VALUE. NO ADDITIONAL
INTENDED USERS ARE IDENTIFIED BY THE APPRAISER.

Dodd-Frank Compliance:

NO EMPLOYEE, DIRECTOR, OFFICER, OR AGENT OF THE LENDER, OR ANY OTHER THIRD PARTY ACTING AS A
JOINT VENTURE PARTNER, INDEPENDENT CONTRACTOR, APPRAISAL MANAGEMENT COMPANY, OR PARTNER
ON BEHALF OF THE LENDER HAS INFLUENCED OR ATTEMPTED TO INFLUENCE THE DEVELOPMENT,
REPORTING, RESULT, OR REVIEW OF THIS ASSIGNMENT THROUGH COERCION, EXTORTION, COLLUSION,
COMPENSATION, INSTRUCTION, INDUCEMENT, INTIMIDATION, BRIBERY OR IN ANY OTHER MANNER.

| HAVE NOT BEEN CONTACTED BY ANYONE OTHER THAN THE INTENDED USER (LENDER/CLIENT AS IDENTIFIED
ON THE FIRST PAGE OF THE REPORT), BORROWER, OR DESIGNATED CONTACT TO MAKE AN APPOINTMENT TO
ENTER THE PROPERTY. | AGREE TO IMMEDIATELY REPORT ANY UNAUTHORIZED CONTACTS EITHER
PERSONALLY BY PHONE OR ELECTRONICALLY TO the Client.

Local information sources include, but are not limited to, the Key West Association of Realtors, the Marathon and Lower
Keys Association of Realtors, Realtors involved within the transactions, and Monroe County Public Records, Monroe
County Government offices and websites.

Exposure and Marketing Time:

Exposure time is aiways presumed to precede the effective date of the appraisal and is the length of time that the property
interest being appraised would have been offered on the market prior to the hypothetical consummation of a sale at

fair market value on the effective date of the appraisal. Marketing time is an estimate of the amount of time it might take to
sell a property at the concluded fair market value level during the period immediately after the effective date of an
appraisal.

Based on our review of recent sales transactions for similar properties and our analysis of supply and demand in the local
retail market it is our opinion that the exposure time for the property is 3-6 months.

The appraiser has made a personal inspection of the subject property.

The subject property is located 1.0 miles from my office . This assignment requires geographic competency as part of the
scope of work. | have spent sufficient time in the subject's market and understand the nuances of the local market and the
supply and demand factors relating to the specific property type and the location involved. Such understanding will not be
imparted solely from a consideration of specific data such as demographics, costs, sales and rentals. The necessary
understanding of local market conditions provides the bridge between a sale and a comparable sale or a rental and a
comparable rental.

Short Lived Items: Short lived items include items such as appliances and equipment in the subject property which
typically have estimated useful life less than that of the structural improvements. They are included as an expense in the
Cost approach as this is a tool utilized by the appraiser in the report to support the opinion of value, if applicable, and is not
intended for any other use by the reader or client.

Site Improvements: Site improvements are considered exterior items such as fences, auxiliary structures, irrigation
systems and landscaping, which are included in the cost approach for analysis. There is no other intended use for this
approach to value.

FIRREA Certification:

The appraiser certifies and agrees that this appraisal report was prepared in accordance with the requirements of Title Xl of
the Financial Institutions, Reform, Recovery and Enforcement Act (FIRREA) of 1989, as amended (12 U.S.C. 331 et Seq),
and any applicable implementing regulations in effect at the time the appraiser signs the appraisal certification.

Uniform Data Set (UAD)

At the request of the client, this appraisal report has been prepared in compliance with the Uniform Appraisal Dataset
(UAD) from Fannie Mae and Freddie Mac. The UAD requires the appraiser to use standardized responses that include
specific formats, definitions, abbreviations and acronyms. A copy of the definitions is attached hereto.

Form SUP - "TOTAL" appraisal software by a la mode, inc. - 1-830-ALAMODE




2320 Patterson Ave Fie No. 08427-21

Bomower Passero Development, Inc e
Property Address 2320 Patterson Ave

Gy Key West Gy Monroe sas FL ZpGods 33040
Lender/Client Lima One Capital

Highest and Bast Use:

Highest and best use is defined as that reasonable and probable use that supports the highest present value, as defined,
as of the date of the appraisal report. Alternatively, that use, among reasonably and legal altemative uses, found to be
physically possible, appropriately supported, financially feasible and which results in the highest land value. Itis to be
recognized that in cases were a site has existing improvements, the highest and best use may well determined to be
different from the existing use.

In analyzing the highest and best use of the subject property, consideration has been given to the following:
1. The legal permissible use

2. The physical possible use

3. The financially feasible use

4. The maximally productive use or uses

The existing use will continue, however, unless and until land value in its highest and best use exceeds the total value of
the property in its existing use. Implied within this definition is that the determination of highest and best use results from
the appraiser's judgment and analytical skills. Highest and best uses in not a fact but rather determined an opinion
determined by an analysis.

The conclusion of the highest and best use was based on an analysis and observed evidence of the subject property and
market area. The subject property is legally permissible use based on it's current zoning. In addition, the site size, shape
and land to building ratio allow the present structure and indicate a good utilization of the improvements. The highest and
best use of the subject property as vacant would be at its current use.

The appraiser was not fumished with an updated survey, deed or with a certificate of occupancy. This report is based upon
the extraordinary assumption that there are no easements, encroachment, deed restrictions or covenants that affect the
marketability, desirability and the utility of the subject property. if this extraordinary assumption is found to be incorrect the
appraiser's opinion of value as indicated herein may be affected and may require correction.

Value Concluston and Market Selling Price:

The subject property's estimate of market value was determined by recent comparable sales within the subject property’s
market area. The subject property's agreed upon sales price was not a factor when determining the subject property's final
estimate of market value and may differ from the final estimate of market value for the subject property.

APPRAISER INDEPENDENCE: No employee, director, officer, or agent of the Seller, or any other third party acting as a
joint venture partner, independent contractor, appraisal company, appraisal management company, or partner on behalf of
the Seller or Owner, has influenced or attempted to influence the development, reporting, result, or review of this
assignment through coercion, extortion, collusion, compensation, instruction, inducement, intimidation, bribery, or in any
other manner.

External Influences:

The subject and comparables are proximate the the Key West International Airport and the Boca Chica Naval Air Station.
Due to the limited area and linear geography of Key West, and the Florida Keys in general, most, if not all, of the properties
in Key West could be considered proximate to the airport. This does not have a negative impact on the property values in
the area or the marketibility of the subject property or comparables.

Form SUP - “TOTAL" appraisa software by a la mode, inc. - 1-800-ALAMODE




2320 Patterson Ave Fie No. 08427-21

Bormower _Passero Development, Inc B -
Praparty Address 2320 Patterson Ave -
Gty  Key West _ Gasly Monroe Sl FL ZnCots 33040

Lander/Client Lima One Capital

The subject assignment and agreed scope of work included a determination of two values for the property, as-is and a
subject to value. The main body of the report includes the subject value based on the proposed renovations and
remodeling of the existing improvements to current standards. An additional value is included based on the as-is condition
as of the effective date.

Comparables considered for the as-is value are included as comps 7, 8, 9 in the supplemental addenda and additional grid
sheet. The analysis on that page is based on the existing conditions of the improvements. Not the proposed improved
condition. The adjustments that appear are calculated from the existing fayout, bed bath count, GLA and condition.

Based on that analysis, the opinion of valus, as-is is $511,000.

REV 03-21-2021:

At the request of the client, the report has been modified from its original form and a new signature date is contained
herein. The property did not require reinspection for this reconsideration and therefore the effective date has not
changed.

Borrower name corrected spelling.

Comp 5 photo added.

Purchase price corrected from $385,000 to $385,005

Comp 9 Adjustments - A note on the adjustments for comps 7,8 & 9 appears in the original report, on this same page,
above.

This indicates that the adjustments which appear in the grid for these comps only, are based on the EXISTING conditions
and CONFIGURATION of the improvements, as of the effective date. The limitations of the appraisal software prevent the
form from reflecting two sets of data for the subject and thus the data on the subject column reflects the PROPOSED
condition and configuration of the improvements, as this is the basis for the primary analysis in the report.

Form SUP - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE




Al Keys Appraisal Company (305) 296-9255

. : . . 373312

Uniform Residential Appraisal Report Fle# 0B427-21
The purpose of this summary appraisel repot s to provide the lenderclient with an accwate, and adequalely supporied, opinion of the market value of the subject propery.
Property Address 2320 Patterson Ave — Gty  Key West S Fr, ZpGode 33040
Boruwer  Passero Development, Inc Owner of Public Record Shelby Harden Couny  Monroe
Lagal Description KW KW REALTY COS FIRST SUB PB1-43 PT LT 11 SQR 41 TR 21

Assesior's Parcel # 00050210-000000 TaxYear 2020 REToes$ 4,636
Neighborfiood Name Key West Realty Cos First Sub ) Mep Adference 28580 Census et 9722.00
o Occwpant 5] Owner [ | Tenant [~ | Vacant Special Assessments § 0 [P HAS ¢ [ I peryear ] por month
] 4 Proparty Rights Agprased ) Feo Simpla [} Loasenoi T | Other (describe)

Azzigrment Type X Purchase Transaction | Refinance Transaction [ ] Other (describe)

Lander/Cllert Lima One Capital Adinss 201 McKee Ave, Ste 200, Greenville , SC 20601 o
hmnwjm:pmpeny cumently offerad for sale or has it been offered for sale In the tweiva months pnnrmmeaﬁmum ofﬂus appraisal? E Yes [ No

Report dati source(s) used, offering price(s), and date(s). DOM 83:The subject was listed for sale MLS #593594 for an asking price of _$385,000 and went

I [ did [ did not analyzs the contract for sa for the subject purchasa transaction. Explain the results of tha analysis of the contract for salg or why the analysis was not

performed. Arms length sale;The contract appears typical for the market area consisting of 12 pgs plus addenda. The buyers executed on
12/07/2020 and Sellers executed the agreement on 12/18/2020.

=y lontract Price$ 385 005 Dats of Cantract 12/18/0202 18 the property saller the awner of public record? [P Yos [ | No Deta Source(s) Public Records ]
1s there any financia! assistance {loan charges, sale concesslans Qfft or downpayment assistance, gtc.) to be paid by any party on behalf of the borrower? Yes |:| No

bl 1 Yes, raport the toa! dollar amount and describe the itams to be pald. $5,250;;Sellers confribution to the clean up and remaval of contents of the house.

Nata: Rece and the raclal composition of the nelghborhood are not appralsal factors.

Neighborhiood Cherscterisics One-Unkt Housing Trends One-Unit Housing Presant Land Use %
Locaon (5 Uben [ | Sututan | | Rumd Property Valies (5] Incrasig | | Stable (] Decining PRICE AE (oot 00 gg %
Bult-lp Owrisy [ | 2575% [ ] Undar 2% Demand/Supply  (3¢) Shorlage (| InBaianes [ Over Suprly $ (000) trs) |24 Unt 2%
=4 Gowth |1 Rapid [ Stable X slow Margtng Tme  [>¢) Under 3 miths []36mihs [} OverBmths 385 low 0 | Muli-Famiy 3%
eighborhood Boundaries The subjact is bound by the Gulf of Mexico to the south, First Street to the 2,400 HWeh  gp | Commenil 5%
i west, the North Roosevett Bivd to the north, and South Roosevelt Bivd to the East. 820 Pred. 1§ | Other 0%

i Nalghborhood Description Employment centers, recreational activities, schools, and shopping are nearby. Propsrties are maintained in good

gl condition. External obsolescence was not observed. The neighborhood consists of mainly older ground level style homes ranging from small
‘one bedroom cottages to lamer estate style homes.
Maket Caristons {incluting support for the abowe conclusons) The subject is located in a desirable New Town Key West Iocation. The current reduction
supply of homes combined with increasing demand and low interest rates has reduced the marketing times of si ingle family residences in the |
sublect market area. Financing has also affected the market.

Dimensions  jrregular Avd 5186 sf Sheps  Mostly rectangular View N:Res;
Spacific Zoning Classification SF-2 - Zoning Descrlpion _ Single Family Residential

Zaning Compliance [ Legsl [ ] Legal Nonconforming {Grandfathered Use) [ NoZoning | tegal {describe)

Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the prmmﬁ? g Yes _E] No  f No, describe

Publlc  Othor (describe) o Publc  Other (dsscribe) Off-sits Improvements - Type Public Private
. Water X [ Sttt Asphalt X [
_ [1 X LP Bottied Sty Sower B[] ey None ) [l |
FEMA Spacial Flood Hazard Area 5 Yes [ | No  FEMAFiood Zone AE FEMA Map # 12087C1517K FEMA Map Date 02/18/2005
s s utiites and of-8is improvemen typical for the markat arsa? Yes _] No I No, describe - |
Ara thare any adverse site conditions or exdemal factors (easements, encroachments, environmental conditions, fand uses, etc.)? [ Yes K Mo fYes, describe

No apparent adverse easements, encroachments, or special assessments were noted. No survey was provided.

Ganeral Deacription Foundstion Exarior Description eteciais/condition | intarior materials/condition
Uniis [ Ona || One with Accessory Unit Concrets Stab || Grawi Space Foundation Walls Concrete/Ave Fioors Tile Vinyl/Gd
# of Stories 1 [ ] Full Basement [] Partial Basement Exterior Walls CBS,Stucco/Good  |Walls DW/Good
Tye R) Dt [ At [ ] S-DetsEnd Unit | Basement Area 0 sttt |Roof Surface Metal/Good TrimFinish Wood/Good
(¢ Edstig [ ] Proposed D Under Const. | Basement Finish 0% |Gutiers & Downspouts OH/Gutter/Ave Bath Fioor Tile/Good
Dasign (Style) Cust,GL [ Dutsids Entry/Ext [ | SumpPump |Window Typo Alum,Impact/Gd Bath Weinscol Tilg/Gd
Vear Bullt 1969 Evidence of [ ] Infestation Storm SasHinsulated Impact/Gd Car Storage || None
Effective Age (¥rs) 20 T [] Dampness [ ] “Setement Screons Yes)Gd D Drivewsy  # ol Curs 1
At None Hoing D FWA || ] HWBB || | Radlant |Ameniiss [T Woolstoes] # ) [Drveway Surtace Conc
T:| Drop Stair | Stairs (] Other Huel Elect |[] Firepiaca(e) # 0 D{Fenca pycy |[] Garege # of Cars 0
[ Foor Q) Scutte Cooing [ Gentral Alr Condtioning X Patolack  Open [ ] Poth Nope Carport # of Cars 0o
[ ] Finished [ Hetod Indhidua) X otercigFans|[] Pl None [ Toter None [l [Jo [] Buithn
5 Applianges 5] Refrigerator 5] Range/Oven D Distrwasher Disposal [ Microwave [X] Washer/Dryer -|:| Other {describe)
2 Finished area above grada contains: B Rooms & Badrooms 3.0 Bah(s) 2,326 Square Feet af Gross Living Area Above Grade
g Adqtional featurss (spocial energy efficlant koms, efv.). The subject features central a/c and ceiling fans, stone counter tops, wood cabinets, SS
appliances, tile and vinyl plank floors, fence, covered patio and storage.
Describe the conditon of the property (including needed repalts, deterioration, renovations, remodeling, etc.). C2;Kitchen-updated-less than one year

ago;Bathrooms-updated-less than one year ago;The subject is of average quality construction but has been completely renovated and remodeled |
as of the inspection date. The overall condition is good. No signs of deferred maintenance were noted at the time of inspection.

A thers any physical dficiancies or adverss conitons tia afctthe vabiy, Soundaess, o sucturlItagrty of e progaty? [ Yes [ No res, doscrbe
Daes the property generafly conform to the {funconal uiiiy, style, condition, use, construction, etc.)? x Yes D No I No, describe
Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 10f6 Fannle Mae Form 1004 March 2005
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Uniform Residential Appraisal Report

373312

Fie#  08427-21
24  compambie propeies cumenty offered for sale i the subject neighborhood rngng in pice fom $ 385 000 0§  2400,000
37  comparabls sdes In the subject neighborhood within the past twove momths ranging I sde pice fom $ 385000 0§ 1,573,500
FEATURE | SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 2320 Patterson Ave 3800 Duck Ave 1223 Fagler Ave 2907 Staples Ave
| Key West, FL 33040 | Key West, FL 33040 Key West, FL 33040 Key West, FL 33040 _
Proximity 1o Subject | 1.55 miles E 0.90 miles SW 0.53 miles E
Sale Price § 385,005 1§ 910,000 $ 960,000 Bk 860,000
SdePicefGrossLivAma  |$ 16552 t|$  539.10 st $ 42478 Wt 40056 sit|
Uata Sourca(s) MLS #591810;DOM 133 MLS #592065,D0M 104 MLS #588824;D0OM 72
Verfication Sourcas) Public Records _ Public Records |Public Records _
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{) § Adjustment DESCRIPTION +{)'$ Adjustment DESCRIPTION +() § Adiustment
Sales or Financing ArmLth 0 ArmLth 0/ ArmlLth 0
i Conv;0 0/ Conv:0 0/Conv:0 : |
Datt of Sale/Tme ~ s01/21;c12/20 _0/s01/21;c11/20 | 0,s04/20;c02/20 +50,167
Localion N:Res; N:Res: N;Res; N;Res;
Leasehold/Fee Simple |Fee Simple Fee Simple _|Fee Simple Fee Simple )
St 5186 sf 5720 sf 04563 sf 06301 gf 0
View N;Res; N;Res; N:Res; N;Res;
Design (Style) DT1;CustGL  |DT1;CustGL DT2;Cust 25ty 0.DT1;Cust,GL
| Qualty of Constuction Q3 Q3 Q3 Q3 _ i
Actug Age 52 65 | 0,65 0,68 0
Condition c2 1Cc3 0C3 0/C3 0
Above Grade Totw | Boms. | Bais | Tot | Bdms. | Bals Tolal | Bdms. | Baths Totd | Béms. | Baths ]
fioom Gount 6| 6 30/ 5|3 20 +8,000 5| 4 | 30| 0 6| 4 |40 -8,000
Gross Living Area 2326 st 1,688 sift| +47,800 2260 %uft 0 2,147 ut +13,400
Basernend & Finished Osf Osf Osf Osf
Rooms Below Grade
Functional Utity Good Utility | Good Utility 'Good Utility | | Good Utility
Heating/Gooling ~ |Central AIC | Central AIC Central A/C Central A/IC
§ Enermy Effilent fioms Clg Fans Clg Fans Clg Fans |Clg Fans
(=1 Garage/Carport 1dw 1dw 1cpidw -2,500] 1dw g
4 PorciyPatiDeck Parch,Cov Patio | Porch,Patio 0 Porch,Patio 0/Open Deck 0
§ Fence,Pool Fence Fence,Pool -35,000 Fence,Pool -35,000 Fence,Pool -35,000
e None None None None
% |Storage _ |Storage Storage |Storage | |
£y et Adjustment (Tota) + - P 20000 [ |+ - |8 ars00 DA+ [1- |¢ 20,567
; Adjusted Sale Price | Not Adj. 23% Net Adj. 39% Net Adj. 24%
Ll of Comparables |Gross A 10.0% |§ 930,900 6rossAd.  3.9% |$ 922 500|6rossAd.  124% |$ 880,567
1 B di (] did not research the sale or transfer history of the subject property and comparable sales. if not, explain
Wy researh [ ] 04 [5g] okl ot aveal any prir el o ransters of the sublct property fo the e years prir o the effecte data of this appralsal.
‘Data Source(s) Public Records _
My resaarch [] did [ did not revea any prior sales or transfers of the comparable sajes for the year prior to the date of sale of the comparable sale.
Datz Source(s) Public Records
Repart the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (renart addtional prior sales on page 3).
ITEM [ SUBJECT COMPARABLE SALE #1 GOMPARABLE SALE #2 COMPARABLE SALE #3
‘Date of Prior Sale/Transfer |
Price of Prior Sale/Transfer
Data Souwrce{s) Public Records | Public Records | Public Records Public Records |
Effoctivo Dats of Data Source(s) |03r17/2021 03/19/2021 03/19/2021 103/19/2021

Analysis of prior sale or transfer history of the subject property and comparable sales The subject sales history was researched for 8 period of thirty-six
months prior to the effective date of the assignment and the comparables were searched for a period of twelve months. All recorded sales have
been noted herein.

‘Summary of Sales Gompartson Approach The comparables used are the best available sales from the new town and mid town areas and are good
indicators of market value for the subject property. These sales were the most similar available for analysis as of the effective date of the report.

This is not atypical for the market area. All sales were adjusted based upon paired sales analysis when sufficient data is available, information

from selling agents and historical data.

Indicatzd Value by Sales Comparison Approach § 900,000

B indicated Valus by: Sales Comparison Approach $ 900,000 Cost Approach (i developad) $ 762,295 Incoms Approach (if developed) § 0
The sale comparison approgch was given the most emphasis in the final estimate. The income approach was not utilized as similar homes inthe |
area are typically owner occupied.

This appraisal [s made O st DC subject o compistion per plans and spectfications on the basis of 2 hypothetical condiion that the improvements have hesn

compleied, [ subject to the folowing repairs or dharations on the basis of a hypotheical condlion that e repairs or aerafions have been complated, or ] sublectto the
following requred inspection based on the edraorinary assumplion that th condifon or deficiency does not require aeraion or  repat Baged on the repair schedule
herein and related costs.

Based on 8 compiete visusl inspection of the [nterior snd exterior rees of the sublect propery, dofined scope of work statement of sssumptions and [imiting
conditions, and appralsers cortification, my (our) opinion of the markmt valus, s dofined, of the real property that Is the subject of this report is

§ 900,000  ssof 03/17/2021 , which Is the dste of inspection ond the effactive dste of this appraisal.
Freddie Mac Form 70 March 2005 UAD Version 9/2011

RECONCILIATION

Page 2 of 6 Fannie Mae Form 1004 March 2005
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. . : R 373312
Uniform Residential Appraisal Report Fa# (08427-21
The sales utilized are similar to the subject in design, function and utility and are considered to be the most recent and proximate sales available
for anslysis. Adjustments are based on paired sales analysis from the subject market area and or information from selling agents, owners, and
prior appraisals. An active listing has been provided in order ta illustrate market trend.

The subject's variance from the predominant value does not have a negative impact onits marketability. The subject is sufficiently appealing to |

the typical buyer in this market area and price range. Statistical concepts like predominant value are rarely applicable in the Keys market due to
the lack of homogenous improvements within subdivisions and strests.

The comparables utilized have been updated to_vaggig dgg- reeé, which is: npi-cal for the m_arket area. The comgérat?les have been ;diusted for I
condition based on the extent of the improvements updating or remodeling when compared to the subject, if required. Market reaction to the
wvarious upgrades or updating have been reviewed and analyzed including the use of paired sales analysis and data from the local MLS and

realtors, to determine the value of adjustments incorporated herein. Primary areas include bathrooms and kitchens but also includes interior
finishes such as flooring, trim, plumbing and electric fixtures, and general updating, as the subject maintains original, dated fit and finish.

The subject is located approximately 5 miles from my office. This assignment requires geographic competency as a part of the scope of work. |
have spent sufficient time in the subjects market and understand the nuances of the local market and the supply and demand factors relating to
the specific property type and the location involved. Such understanding will not be imparted solely from a consideration of specific data such as
demographics. costs, sales and rentals. The necessary understanding of local market conditions provides the bridoe between a sale and ac

parable sale and a rental and a comparable rental.

8

.This report is based upon the extraord-inag assumption that tT'lere are no easements, encroachment dt;ed restric_lions or covenants that affectthe |
marketability, desirability and the utility of the subject property. If this extraordinary assumption is found to be incorrect the appraiser's opinion of

value as indicated herein may be affected and may require correction

ADDITIONAL COMMENTS

COST APPROACH TO VALUE (not requirad by Fennie Mas)
Provide adequate Information for the lender/client o replicate the below cost figures and calculatons. o o
Suppart for the opinion of Sits value (summary f comparabla land sales or othat methods for estimating ske valus) The cost approach has_nnljg l_)een developed by
the appraiser as an analysis to support their opinion of the property's market value. Use of this data, in whole or in part for other purposes is not
intended by the appraiser. The cost approach may not be a reliable indication of replacement or reproduction cost for any date other than the

effeclive date of this appraisal. The appraiser assumes no liability for and does not guarantee this as an insurable value estimate.
= ESTIMATED \:‘ REPRODUCTION OR g REPLACEMENT COST NEW OPINION OF STEVAWE . =$ 375,000
b Source o cost data Local Contractors, Developer & Nat'l Providers [PWELLING 2,326 SR @% 686,170
t-a Quaity rating from cost service Ave Effective date of cost data ~ 01/15/2021 0 SR @$
E Cm an GustWoach (ngm'Mwﬁ, W&ﬁon, et Short Lived ltems 15,000
<] The site valus is determined by market sales when available and/or Garaga/Carport Ssh@$ I
abstraction from improved sales. Large land to value ratios are typical |Total Estimate of Cost-New ) 701,170
to the Florida Keys due to the fimited availability of buildable land and Less Physical | Functional Extemal
restrictive land development regulations related to the Rate Of Growth Depreciation 338,875 =§ 338,875
Ordinance (ROGQ) currently in effect in Monroe County limiting new | Depreciated Gost of Improvements e =% 362295
development. *As-l5" Value of Ste Improvements =5 25,000
Esfimutad Remalning Economic Ltfe (HUD and VA only) 31 Yours |INDICATED VALUE BY COST APPROACH ____________________ =$ 762,295
I INCOME APPROACH TO VALUE (not required by Fannie Mea)
:E; _Eiﬂmded Monthly Market Rent $ B X Gross Rent Muttipier =% indicated Value by Income Appraach
‘g’ Semmeary of Income Approach (including support for market rant and GRM}
& PROJECT INFORMATION FOR PUDs (f appiicabie)
s tho deveioper/buiider In control of the Homeowners' Associaion (H0A)? [JYs [N Uttpely) [ | Drtached [ | Atached
Provida the following knformation for PUDs ONLY i the developer/bullder is in control of the HOA and the sublect property is an attached dwefing unit
Legal Name of Project B o o
Total numbe of phases "~ Total number of units C Towlnumberofunissold B ]
Fod| Total number of unks remted Total number of units for sale Data source(s)
'é Was e project creatad by the convarsion  of adsiing bulding(s) Info a PUD? D Yes ]:l No I Yes, dats of convarsion. -
] Does he pojectcontai any mul-dwellng wihs? [JYes [N DaaSource
§ Are o units, comman elements, and recreation facilties compists? []Yes [ | No HNo, dsscribe the status of complation.
2 - __|
Are the common elemerts leased to or bymaﬁmeownars' Association? [ Yes [} No HYes, dascribe the rental terms and options.
Dauscribe cammon elements and racreational faciltes. o - - =
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This report form is designed to repot an appraisal of a one-unit propety or a one-unit propety with an accessory unif;
including a unit In a planned unit development (PUD). This repot form |Is not daesigned to repot an apprisal of a
manufactured home or a wunit in a condominium of cooperative project.

This appraisal report is subject to the following scope of work, intended use, imtended user, defintion of market value,
statement of assumptions and limitng condifons, and certifications. Modifications, additions, or deletions to the intended
use, |Intended user, definition of market value, or assumptions and Wmiting condiions are not permitted. The appralser may
expand the scops of work to include any addilonal research or analysis necessary based on the complexity of this appraisal
assignment. Modiications or delstions to the cerificaions are also not permitted. However, addifonal cerificaions that do
not constivte material alterations to this appraisal report, such as those required by law or those related to the appralsers
continuing  education or membership in an appraisal  organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting  requirements of this appralsal report form, Including the following definition of market wvalue, statemert of
assumptions and limiing conditions, and cedifications. The appraiser must, a a minimum: (1) pedorm a complele visual
inspection of the Interior and exteror areas of the subject property, (2) Inspect the nelghborhood, (3) Inspect each of the
comparable sales from at least the strest, (4) research, verfy, and analyze data from rellable public and/or privats  sources,
and (5) repot his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The Imended wuse of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appralsal for a morigage finance transaction.

INTENDED USER: The Intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competiive and open
market under all condifons requisite to a far sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implick In this definition Is the consummation of a sale as of a specified date and
the passing of te from seller to buyer under condiions whereby: (1) buyer and seller are typically motivated; (2) both
partiess are wall informed or well advised, and each acting In what he or sha considers his or her own best interest; (3) a
reasonable tme is allowed for exposure In the open market, (4) payment is made in ferms of cash in L. S. dollars or in ferms
of financlal amangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone assoclated with the sale.

*Adjustments to the comparables must be made for specia or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readlly Identifiable since the seller pays these costs in witually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offerad by a third paty instiutional
lender that Is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the finanelng or concesslon but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in  this  report s
subject to the following assumptions and limiting  conditions:

1. The appraiser will not be responsible for matters of a legal nature that affact efther the propetty being appralsed or the ftitle
to i except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the file is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appralsal repot fo show the approximate dimensions of the improvements.
The- sketch is included only to assist the reader in visualizing the propety and understanding the appraiser's determination
of Its size.

3. The appraiser has examined the avallable flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appralsal report whether any porion of the sublect site Is located In an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implled, regarding this determination.

4, The appralser will not give testmony or appear In court because he or she made an appraisal of the property In question,
unless specific amangements to do so have been made beforshand, or as otherwise required by law.

5. The appraiser has noted In this appraisal repot any adverse condiions (such as needed repalrs, deterforation, the
presence of hazardous wastes, toxic substances, etc) observed during the Inspection of the subject property or that he or
she became aware of durlng the research |Involved In performing the appraisal. Unless otherwise stated In this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse condiions of the
property (such as, but not lmited to, needed repairs, deterioration, the presence of hazardous wastes, toxic  substances,
adverse environmental  conditions, etc.) that would make the property less valuable, and has assumed that there are no such
condiions and makes no guarantees or waranties, express or Implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testng that might be required to discover whether such conditions exist.
Because the appralser s not an expet In tha field of environmental hazards, this appraisal repot must not be considered as
an  environmental assessment of the  property.

6. The appraiser has based his or her appraisal repot and valuation conclusion for an appralsal that is sublect to satisfactory
completion, repairs, or aferations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER'S CERTIFICATION: The Appralser certifies and agrees that
1. 1 have, at a minimum, developed and reported this appralsal in  accordance with the scope of work requirements stated in
this  appraisal  report.
2. | vperformed a complete visual Inspsction of the Interor and exteror areas of the sublect property. 1 reported the condition

of the improvements In factual, specific terms. | identified and reported the physical deficlencles that could affect the
livablity,  soundness, or structural Integrity of the property.

3. | performed this appralsal In accordance with the requirements of the Uniform  Standards of Professional Appralsal
Practice that were adopted and promulgated by the Appralsal Standards Board of The Appraisal Foundation and that were in
place at the tme this appraisal report was prepared.

4. | developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison  approach to value. | have adequate comparable market data to develop a rellable sales comparison  approach
for this appraisal assignment. | further certify that | considered the cost and income approaches 1o value but did not develop
them, unless otherwise Indicated in this  report.

5. | researched, verified, analyzed, and reported on any cument agreement for sale for the subject property, any offering for
sale of the sublact property in the twelve months prior to the effective date of this appraisal, and the pror sales of the subject
propety for a minimum of three years prior to the effectve date of this appraisal, unless otherwise Indicated in this report.

6. | researched, verified, analyzed, and repoted on the prior sales of the comparable sales for a2 minimum of ons year prior
to the date of sale of the comparable sale, unless otherwise Indicated in this report.

7. | selected and used comparable salss that are locatonally, physically, and functionally the most similar to the subject property.

B. | have not used comparabls sales that were the result of combining a land sale with the contract purchase price of a home that
has been bult or will be buit on the land.

9. | have reported adjustments to the comparable sales that reflact the market's reacton to the differsnces between the subject
propeity and the comparable sales.

10. I verified, from a disinterested source, all Information In this report that was provided by paries who have a financial Interest in
the sale or financing of the subject property.

11. [ have knowledgg and experience in appraising  this type of property in this market area.

12. | am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area In which the property is located.

13. | obtained the information, estimates, and opinions fumished by other parties and expressed in this appraisal report from
reliable sources that | belleve to be true and comect.

14. 1 have taken into consideration the factors that have an Iimpact on value with respect to the subject neighborhood, subject
properly, and tha prodmity of the sublect property to adverse influences in the development of my opinion of market value. |
have noted in this appraisal report any adverse condions (such as, but not limited to, needed repairs,  deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) abserved during the inspection of the
subjact property or that | became aware of during the research invalved in performing this appraisal. | have consldered these
adverse conditions in my analysis of the properly valus, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. | have not knowingly withheld any significant Information from this appraisal report and, to the best of my knowledge, all
statements and  Information in this appraisal report are tue and comect

16. | stated In fhis appraisal report my own personal, unbiased, and professional  analysis, oplnions, and conelusions, which
are sublect only fo the assumptions and limiting conditons in this appraisal report.

17. | have no present or prospective interest in the property that Is the subject of this report, and | have no present or

prospective personal Interest or bias with respect to the participamts in the fransaction. | did not base, efther partially or
completely, my analysis and/or opinlon of market value In this appralsal report on the race, color, religion, sex, age, marital
status, handicap, familal status, or natlonal origin of elther the prospective owners or occupants of the subject property or of the
present owners or occupants of the propertles In the vicinity of the sublect propety or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report {or present analysis supporting) a
predetermined  specific valus, a predetermined minimum wvalue, a range or direction In valus, a value that favors the cause of
any paty, or the attainment of a specific resutt or occurence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. | personally prepared all conclusions and opinfons about the real estate that were set forth in this appraisal report. i |

relied on significant real property appralsal assistance from any Individual or Individuals In the performance of this appraisal

or the preparation of this appraisal repot, | have named such individual(s) and disclosed the spscific tasks performed in this
appraisal report | certify that any indvidual so named is qualified to perform the tasks. | have not auwtharized anyone to make
a change to any item In this appraisal report; therefore, any change made to thls appraisal Is unauthorized and | wil take no
responsibility  for it

20. | identified the lender/cient in this appraisal report who Is the Individual, organization, or agent for the organlzation that
ordered and wilt receive thls appraisal report
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21. The lender/client may disclose or distibute this appraisal report to: the borrower; another lender at the request of the
borrower; the morngagee or s  successors and  assigns;  mortgage insurers; govemment  sponsored  enterprises;  other
secondary  market  participants; data  collecton  or  reporting  services; professional  appralsal  organizations;  any  department,
agency, or Instumentality of the United States; and any stats, the District of Columbla, or other Jurisdictions; without having to
obtain the appraisers or supsrvisory apprlser's (it  applicable) consent.  Such consent must be obtaned before this appraisal
repot may be disclosed or distributed to any other party (including, but not fimited to, the public through advertising, public
relations, news, sales, or other media).

22. | am aware that any disclosure or distribution of this appraisal
to the provisions

laws and regulations.
that pertain to disclosure or

Further, | am also sublect
distribution by me.

23. The Dborrower,
insurers,  govermment

another lender at the
sponsored  enterprises,

request

and other

of the bomower,
sacondary market particlpamts may rely on

repot by me or the
of the Uniform Standards of

the morigagee oOr
this

of any morgage finance ftransaction that Involves any one or mare of these parties.

Its successors and assigns,

lender/client may be subject to cerain
Professlonal Appralsal Practice

mortgage

appraisal report as part

24, If this appraisal report was fUansmited as an ‘“electronic record" contalning my ‘“electonic signature” as those terms are
defined i  applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appralsal repot comtaining a copy or representation of my signature, the appraisal repot shal be as effective, enforceabls and
valld as if a paper version of this appraisal report were defivered containing my original hand  written  signature.

25. Any Intentional or negligent misrepresentation(s) contained in this appraisal repot may resut In civil [labiity and/or
criminal  penalties including, but not lmited to, fine or Imprisonment or both under the provisions of Tile 18, United States
Code, Section 1001, et seq, or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appralser certifies and agrees that

1. | directy supervised the appraiser for this appralsal assignment, have read the appraisal report, and agree with the appralser's

analysis,  opinlons,  statemenis,  conclusions, and  the

appralser's

certification.

2. | accept full responsibiity for the contents of this appraisal report Including, but not flimited to, the appralser's analysls, opinlons,

statements, conclusions, and the appraiser's certification.

3. The appraiser Identified In this appraisal report is either

a sub-conractor or an employee of the supervisory appraiser

(or the

appraisal fim), is qualfied to perform this appraisal, and Is acceptable to perform  this appraisal under the applicable state law.
4, This appralsal report complles with the Uniform Standards Professional  Appraisal Practice that were adopted  and
promulgated by the Appraisal Standards Board of The Appraisal© Foundation and that were in place at the tme this appraisal
report was prepared.
5. i this appraisal report was ftransmitted as an ‘“elactronic record” containing my “electonic  signature* as those terms ara
defined in applicable federal andjor state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy oOr fepresentation of my signature, the appralsal report shall be as effective, enforceable and
vald as i a paper version of thls appralsal report were delivered containing my orginal hand written  signature.
APPRAISER Mark MacLaughlin, Cert en RZ 3053 SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature m,\lﬁt{\ Signature
Name  Mark MacLaughlin, Cert Gen RZ 3053 Name
Company Name All Keys Appraisal Company, Inc Company Name
Company Address PO Box 2391 Company Address

Key West, FL 33045-2391 -
Telephane Number (305) 296-9255 ~ Telephone Number
Email Address allkeysappraisal@aol.com Email Address
Date of Signature and Report 03/21/2021 Data of Signature
Effective Dats of Appraisal 03/17/2021 State Certification # -
State Certification # RZ 3053 - or State License #
or State License # Stats
or Other (describe) State # Explration Date of Certification ar License
Stats  FL
BExiration Date of Certification or License 11/30/2022 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED (] Did notinspect subject property
2320 Pattarson Ave O [D):;:Lsfplectaxc:dnrofsublamnropenyfrom street
Key West, FL 33040 repeeion
APPRAISED VALUE OF SUBJEGT PROPERTY $ 900,000 [ Did inspoct interlor and extarior of subect property

Dats of inspaction

LENDER/CLIENT
fmo ACT Apiaigal inc. COMPARABLE SALES
Company Name Lima One Capital
Company Address 201 McKee Ave, Ste 200, Greenville, SC [] Did notinspect exterlor of comparable sales from street
29601 O DId Inspect exterlor of comparahle sales from street
Emall Address Date of Inspection
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FEATURE [ SUBJECT COMPARABLE SALE# 4 COMPARABLESALE#  § COMPARABLESALE #
Addess 2320 Patterson Ave |1506 18th St 1500 17th St
Key West, FL 33040 Key West, FL 33040 Key West, FL 33040 e me—
Preximiy to Subject | 1.31 milas E ) 1.17 miles E 0.46 miles E
SaoPice ) 385,005 $ 850,000 $ 909,089 o $
Sala Price/Gross Liv. Area H 16552 saft|$ 43590 @it §  401.19 st s sof |
Data Source(s) MLS #593119;DOM 83 o MLS #593035;:D0M 152
Verfication Source(s) Public Records |Public Records
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +( § Adjustment DESCRIPTION +(-) § Adjustment DESCRIPTION +() § Adjustment
Sales or Financing ArmLth 0|Listing 0
Concessions Conv:0 0|Negot:2 I -18,182
Date of Sale/Time  sD1/21;c01/21 0|Active N | o
Losation N:Res; N:Res; ] N:Res;
i Leasshold/Fea Simple Fee Simple Fee Simple FeeSimple |
£ Site 5186 sf 8250 sf 010312 sf 0
4 View N:Res; N:Res; |N:Res;
< D) DT1;CustGL | DT1;Cust.GL |DT1:Cust.GL
8 (uatity of Construction Q3 _'Q3 Q3 L —
o Achal Age 52 66 oz B 0
pJ Condion __c2 c3 | 0 c3 0
b=y Atove Grade Totd | Boms. | Bats | Tow | Bdms. | Baths | Total | Bgms. | Baths Total | Bdms. | Baths
b=} Room Count 6| 530 5 3 [30 o 6/ 5 [30]
bl Gross Living Area | 2328 st 1,950 saft| +28,200 2,266 seft ) 0 seft
Basement & Finished Osf Osf Osf
Rooms Below Grade
Functanal Uity Good Utility  |Good Utility Good Utility |
Heating/Goolng Central AC  |Central AIC | Combo A/C +3500 B -
Energy Efficient Eams Clg Fans ClgFans | ___|CigFans
Garage/Carport 1dw 2cpldw -2,5002dw 0
Forch/Patia/Deck Porch,Cov Patio |Porch,Cov Patio | Porch,Cov Patio -
Fence Fence,Pool il -35,000/Fence |
Gt Qtrs None None ~_|None
Storaga. Storage Storage Storage b —
ot Adjustment (Tota) 1+ - |s 9300, [ 1+ Q- |8 14682 [+ []- ¢
Adjusted Sale Price Net Ad). 11% Net Adj. 16% | Net Adl. %
of Comparables Gross Ad]. 77% % 840,700,685 Adi._ 24% (3 894 417/ 6r0ss Ad. % |$
Fspart the results of the resaarch and analysis of the prior sale or transter history of the subject property and comparable sales (report addfional prior sales on page 3).
TTEM SUBJECT COMPARMBLESALE# 4 COMPARMBLESALE# 5 | COMPARABLESALE#
Diste of Prior Saly/Transfer |
Price of Prior Sale/Transfer [ B I
& Data Sourcs(s) Public Records Public Records _|Public Records |
74 Efective Date of Daia Souree(s) 03/17/2021 03/17/2021 03/17/2021 |
bl Analyss of prior sala or transier history of the sublect property and comparabls sales _____ The subject sales were researched for the past thirty-six months and i

1 the comparables for the past twelve months. All recent transactions have been included as required.

Analysis/Comments Listings: Tha Listings are adjusted for concessions at a stabilized rate of 2% of the list price. This is in order to
reflect market concessions and contract negotiations after analysis of sales activity in the subject's market area over the [ast six
months. This rate is based upon data from the local Board of Realtors SP/LP ratio data in the MLS. The ratio is based upon recent
sales in the subject market area.

ANALYSIS { COMMENTS
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FEATURE SUBJECT T COMPARRBLE SALE# 7 GOMPARABLESALE# g COMPARABLESALE# g
Addess 2320 Patterson Ave 2827 Harris Ave 2614 Patterson Ave 2309 Patterson Ave
Key West, FL 33040 Key West, FL 33040 Key West, FL 33040 Key West, FL 33040
Prosimity to Subject 0.23 miles E — 0.06 miles W 0.09 miles SE
$ 385,005 $ 475,000 $ 480,000 $ 600,000
§ 16552 st|$ 20977 st $  289.52 sft| § 34091 8t
MLS #592702;DOM 87 MLS #588773;DOM 174 MLS #591724;D0M 56
» | Public Records Public Records Public Records ]
DESCRIPTION DESCRIPTION +(] § Adjustment DESCRIPTION +()$ Adjustment | DESCRIPTION +{) § Adjustment
Sales or Fnancing AmLth 0 ArmLth 0 AmLth 0
Goncessians Conv;0 Conv;0 Conv0 -
Dat= of Sale/Time - $12/20:¢12/20 s06/20;c06/20 _810/20;c09/20
Location N;Res; N;Res; ~_NRes; N:Res;
| easohoidFes Simple Fee Simple | Fee Simple I Fee Simple Fee Simple |
e 5186 sf 5041 sf 0,5000 sf ) 0/5000 sf 0
4 View N;Res; N;Res; INiRes; | N;Res;
3 Disign (Style) _DT1;Cust,GL DT1;Cust,GL DT1;CustGL | - DT1;CustGL |
(o] Qulty of Construction Q3 a3 a3 | Q3 .
Aot Age 52 68 0|58 0,68 0
b Candion Cc2 ) c4 -85,000, C3 -150,000,C4 -135,000]
fodf Above Grade Totd | Boms. | Baths | Tots | Bdms. | Baths Tow | Bdms. | Bahs ) Tl | Bdms. | Baths
g Room Gount 6 5.30[ 5|3 |20 0 5!/ 3 20 0 5|3 30 -6,000
Gruss Living Area 2326 st 1628 wft +14,130 1,689 st +11,385 1,760 st +8,190
Basament & Fnished 0sf Osf Osf 0sf
Rooms Below Grade
Functonal Uty Good Utllity  |AveUtiity | 0| Fair Utility 0 Ave Utility 0
HaangCoaiing Central AIC Central AIC | Central AIC - Central A/C
Enorgy Efficiont fams Clg Fans Clg Fans | Clg Fans = Cig Fans
1dw 1dw 1dw 1dw
_|Porch,Cov Patio Open Deck 0/Open Deck 0,Open Deck 1 0
Fence Fence Fence | |Fence
None None | _|None | ! None
; Storage __ Storage Storage | Storage |
Net Adjustment (Tota) O+ - s 70870 1+ - |8 138615 [ 1+ [X- |$ -132,810
Adjusted Sale Price Net Ad]. 149% Net Adj. 283 % Net Ad). 221%
of Comparables JGmssMJ- 209% |$ 404,130 GossAd. 330% $ 350,385(00ssAd.  249% § 467,190
Fapont the results of tha research and analysis of the prior sale o transter history of the subject property and comparable salas {report additional prior sales on page 3).
TEM SUBJECT COMPARABLESALE # 7 COMPARABLESALE# g | COMPARABLE SALE # g
Date of Prior Saly/Transfar - |
Price of Prior Sala/Transer -
E Tiata Source(s) | Public Records Public Records | Public Records Public Records
5 Efectivs Dt of D Sourcele) 103/17/2021 03/19/2021 |03/19/2021 B |03/19/2021 ]
) Arelysis ofprio sl ortransor history of the subjoct propety and comparab sles The purpose of the comparables on this page, (Comps 7,8 & 9), was to
EJ prepare an opinion of the existing, as-is value for the subject. The analysis herein is based on the existing conditions of the improvements and

not the subject to or renovated conditions, as depicted in the "subject” column above. Additional notes in the supplemental addenda. This
appears this way due to limitations in the appraisal software when the assignment requires two values with two separate sets of comps, as in the

current scope of work.

Analysis/Comments See addenda.

ANALYSIS | COMMENTS

Freddie Mac Form 70 March 2005 UAD Verston 9/2011 Fannie Mag Form 1004 March 2005

Form 1004UAD.(AC) - "TOTAL" appraisal software by a la mode, ing. - 1-800-ALAMODE




373312

Market Conditions Addendum to the AJpEralsal Report PRt 0B427.21
‘The purpos of this is 10 pravide the with a clear and accurats undrstanding of the market frends and conditions prevalent In the subject
neighborhoad. This Is a required addendum for all appraisal reports with an effective date on or after Apil 1, 2009,
Fronerly Address 2320 Patterson Ave Cly Key West L 2P Code 33040
Bowwe'  Passero Development, Inc =
Instructions: The appraiser must use the information required on this fom as the basis for his/her conclusions, and must provide support for those concluslons, regarding
housing trends and averall market conditions as reported in the Neighborhood section of the appralsal raport farm. The appraiser must fillin all the information to the extent
Rls avallable and rellable and must provide analysis as indicated below. If any required data is unavailable o Is considered unrefiabie, tha sppralser must provide an
sxplanation. & i§ recognized that not all data sources wil be able to provide data for the shaded areas below; I it Is avaliable, however, the appraiser must include the data
inthe analysls. Hd:awumesprovidemmqulredhmmnmmelmmmmmwmmwmsmuldmmmmmmmmdlmﬁiylman
average. Sales and Hstings must be properties that compete with the subject property, determined by applying the criterta that would be used by a prospactive buyer of the
subject property. The appraiser must expiain any anomalies in the data, such 5 seasonal markets, new construction, foreciosures, tc.
Tventory Anafya Prior 7-12 Months Prior 4-6 Months Current - 3 Months Orveral Trend
Tokal # of Comparable Stls {Setfod) 23 6 8 Incasing | (] Stable Dciinig
Absorpton Rats (Tota Sakes/Morths) 3.83 2.00 267 [ | tomasing D) Stable [ ] Declnkg
Totnl @ of Comparable Active Listings 11 17 24 [ "] Dechning Stable 54 Incraasing
Manths of Housing Supply (Total Listings/Ab.Rate) 2.9 85 2.0 Dechning | ] Stable l_ Increasing
Madian Sele & List Price, DOM, Sale/List % Prior 7-12 Months Prior 4-6 Months Gurrent - 3 Months Iverall Trand
Madan Gomparable Sals Prics 830,000 632,500 850,000 [X] Iereasig [ Stable Decliing
Median Comparable Saes Days on Market 72 74 go [ | Becking | ] Stable Increasing
Macian Compasable List Price 819,000 880,000 832,000 ] tooreasing Sabe  |[] Decinig
B Wedian Comparaée Listings Days an Market 149 147 84 Declning " | Stable [ Increasing
brdl Modian Sala Prica s % of List Price 95 06 96 [] ncreasing [ /5¢] Stable [ Declining
8 Sk G, blder, ) paidTnancilasstancd rovalet? Ve KW [ Deckning__ | [5¢) St Incraasing
‘I’ Expiain in detafl the ssller concessions rends for the past 12 manths (e.g., seller contribufions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
§ fees, options, dt). Seller concessions are not typically prevatent in the current market conditions and recent sales.
8 =
- y — - -
X
T -
£
Are foreclosure sales (RED sales) a factor in the market? [ ] Yes EN‘) 1 yes, explain (ncluding the trends In listings and salas of forechosad properties).

There are some Short Sale and REO in the subject's market area. They reprasent a smaller percentage of sales and there are not enough to

be a factor in the subject's market segment. These sales are not considered a driving force in the subject's market area.

Ghe data saurces for above Information. MLS from both Keys associations of realtors, Agents, and Public Records

Sunmvmmmmomﬂon|smpponfnrmmlwlonsmmmmmMMmdmwmmmm.ﬁmmwmmmm,MB
manalyslsnfpmﬂingsalesmﬂorwmmmmIisﬂnns,hfnmulahywcoruudons,pmvldebdﬂ:nuplmalonandwponformcombum.

Market trends as evidenced by the data above, indicate a slowing of the rate of decline and movement toward stabilization, as sale price to
listing price ratios are increasing.

Wthe subject la s unllin a condominfum of cooperstiva project , compiate the foliowing: Project Neme:

Subject Project Data Prior 7-12 Months Prior 4-G Nonths Current - 3 Monts Overll Trond

Tokal # of Gomparabie Sales (Satied) 7 Increasing Stabke "1 Decinig
Absarpiion Rate (Total Sales/Morths) | ncreasing || | Sabe | Deciinng

Total & of Actve Comparabie Ustings [] Decking || | Sube | crmsing

Worths of Uni Supply (Tote Listings/Ab Ras) [ Decking || | Stabe [ Woreesing

e Tureciosare stes (RED s2s) 2 factor n e project? [1Yes [ JWHo fiyes, idice the number of RED flings and expiin e ands i Estings and saes of
P foreclosed properties.
gl |
S ]
o
o
S
8 _ =
o
=]
g
bl Summrize the above trends and address the Impact on the subject unik and project

N -
A Oy
JUANL T/ Sipatre _

! Mark MacLaufhlin, Cert Gen RZ 3053 Supenvisory Aporlser ama
g All Keys Appraisal Company, Inc Company Name
g PO Box 2391, Key West, FL. 33045-2391 Gompany Address - B
£ Staty Licanse/Centification # RZ 3053 St L State Licensa/Certification # State

EmiMdiess  glikeysappraisal@aol.com Emal Address

Fredsie Mac Fomm 71_March 2009 Paga10of1 Fannis Mac Form 1004MC_March 2008
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Subject Photo Page

Borrower Passero Development, Inc

Proparty Address 2320 Patterson Ave

City Key West Couty  Monroe Sut L ZpCoe 33040
Lender/Client Lima One Capital

Subject Front

2320 Patterson Ave

Sales Price 385,005
Gross Living Area 2,326
Total Rooms 6

Total Bedrooms 5
Total Bathrooms 30

Location N;Res;
View N;Res;
Site 5186 sf
Quality Q3
Age 52

Subject Street

Form PICPIX.SR - “TOTAL" appraisal software by a la mod, inc. - 1-800-ALAMODE




Photograph Addendum

Borrowsr Passero Development, Inc
Property Address 2320 Patterson Ave
Gy Key West Courty  Monroe Sme FL  Zploe 33040 N

Lender/Client Lima One Capital

Bedroom Bath

Bedroom
Form PIC15 - *TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE




Photograph Addendum

Borrower Passero Development, Inc
Property Address 2320 Patterson Ave B
oy Key West ~ Cony  Monroe Sate  FL Zpleds 33040

Lender/Client Lima One Capital

Laundry Bath
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Comparable Photo Page

Borrower Passero Development, Inc

Property Address 2320 Patterson Ave

Chy Key West Coumty  Monroe Sue  FL ZpGode 33040
Lender/Client Lima One Capital

Comparable 1

3800 Duck Ave

Prox. to Subject 1.55 miles E
Sale Price 910,000
Gross Living Area 1,688
Total Rooms 5

Tota! Bedrooms 3

Total Bathrooms 20
Location N;Res;
View N;Res;
Site 5720 sf
Quality Q3

Age 65

1223 Flagler Ave

Prox. to Subject 0.90 miles SW
Sale Price 460,000

Gross Living Area 2,260

Total Rooms 5

Total Bedrooms 4
Total Bathrooms 3.0

Location N;Res;
View N;Res;
Site 4563 sf
Quality Q3
Age B85

Comparable 3

2907 Staples Ave
Prox. to Subject 0.53 miles E
Sale Price 860,000
Gross Living Area 2,147
Total Rooms 6
Total Bedrooms 4
Total Bathrooms 40
} | ' " 3y Location N:Res;
b A = View N;Res;
- Site 6301 sf
} Quality Q3
4 Age 68

Form PCPIX.GR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE




Barrower Passero Development, Inc — ]
Property Address 2320 Patterson Ave

City Key West County  Monroe sae FL ZpGode 33040

Lender/Client Lima One Capital

Comparable 4

1506 18th St

Prox. o Subject 1.31milesE
Sale Price 850,000
Gross Living Area 1,950
Total Rooms 5

Total Bedrooms 3

Total Bathrooms 3.0
Location N;Res;
View N;Res;
Site 8250 sf
Quality Q3

Age 66

1500 17th St

Prox. to Subject 1.17 miles E
Sale Price 909,099
Gross Living Area 2,266
Total Rooms 6

Total Bedrooms 5

Total Bathrooms 3.0
Location N;Res;
View N;Res;
Site 10312 sf
Qualty Q3

Age 7

GComparable 6

Prox. to Subject 0.46 miles E
Sale Price

Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Form PICPX.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE




Comparable Photo Page

Borrower Passero Development, Inc
Property Address 2320 Patterson Ave

Chy Key West County  Monroe Sute  FL ZpCote 33040

Lendar/Client Lima One Capital

Comparable 7

2827 Harris Ave

Prox. to Subject 0.23 miles E
Sale Price 475,000
Gross Living Area 1,628
Total Rooms 5

Total Bedrooms 3

Total Bathrooms 2.0
Location N:Res;
View N;Res;
Site 5041 sf
Quality Q3

Age 68

Comparable 8

2814 Patterson Ave

Prox. to Subject 0.06 miles W

Sale Price 489,000

Gross Living Area 1,689

Total Rooms 5

Total Bedrooms 3

Tota! Bathrooms 20

¥ Location N;Res;

—_— r — View N;Res;

| el B Site 5000 sf
- 20 _ Qually Q3
[Iml Age 58

s

B e

2309 Patterson Ave

Prox. to Subject 0.09 miles SE
Sale Price 600,000
Gross Living Area 1,760
Total Rooms 5

Total Bedrooms 3

Total Bathrooms 30
Location N;Res;
View N;Res;
Site 5000 sf
Qualtty Q3

Age 68

Form PICPIX.CR - "TOTAL" appraisal saftware by a la mode, inc. - 1-800-ALAMODE



Location Map

| Borrower Passero Development, Inc

Property Address 2320 Patterson Ave

Cry Key West Couny  Monroe Sule FL ZpCods 33040
Lender/Client Lima One Capital

a la mode, inc.

T wurder m reat el LoOMADILY

L

. COMPARABLE No. 5 |
[ 1500 17th 5t
COMPARABLE No. 8 | 1.17 miles E
2614 Patterson Ave =
D.ZB'm E

COMPARABLE No. 1
3800 Duck Ave

ners Bl -
il COMPARABLE No. 9
2309 patterson Ave
'0.06 mites W

o<

\ iy iy m COMPARABLE No. 4
WHITE STREET e 1505 15th St
2 1.31 miles E

COMPARABLE No. 3

2907 Staples Ave
COMPARABLE No. 7 0.53 mites E
2827 Harvis. Ave

0.46 miles B

COMPARABLE No. 2

1223 Flagler Ave
0.90 miles SW
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Borrower Passero Development, Inc
Properly Addess 9390 Patterson Ave

Oy Key West
Lender/Client Lima Ons Capital

County  Monroe St FL ZpGote 33040

Prepared for- All Keys Appraisal Company

InterFlood. ... 220 Patarson e

MAP DATA MAP LEGEND FO eIty JRIgrs
FEMA Special Flond Hazard Area Yes I:I Areas inundated by 500)-vear flooding {E.‘? Protected Areas
Map Number; 12087C1517K o v,

i 0
Zone: AE Areas inundated by 100-year flooding Floodway
Map Date: February 18, 2005 Velogity Hazard (_) Subject Area
FIPS 12087

Form MAP.FLOQD - *TOTAL" appraisal software by a la mods, inc. - 1-800-ALAMODE




Construction Budget Submission Form

Varsion 4.4

Step 4: Flouta iption of the entire
project.

Naw Stucco

New Roof

Interior Remode! including:

New Insulalion’ Drywad

New Flooring

Convert Gargae to Masisr eBdrom / Bath

New Kitchen Cabinets / Countertops / Appiiances
New Bath Cabinets

iy T anall

S_w%’ﬂwm .
A tmpact Winodws and

Property
Address: 2320 Palterson Ave Key Wesi FL 33040 A

Earm OFA  ETATAID annrainnl nnthearn hica la mada inn

Status: Initia Budget ;_g_.

4 onn Al ALANRE
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1o One Capital

Item Number Category / Draw ltem - ‘I'

Final - Misc
Final Clean
Staging

Coarm BAA  KTATAI B nnneinnl anthemmn i s ln sensda isa 4 G0N A1 ARINRE
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STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

FLORIDA REAL ESTATE APPRAISAL BD

THE CERTIFIED GENERAL APPRAISER HEREIN IS CERTIFIED UNDER THE l
PROVISIONS OF CHAPTER 475, FLORIDA STATUTES

MAC LAUGHLIN, MARK JAMES

1010 KENNEDY DR SUITE 305
KEY WEST FL 33040

LICENSE NUMBER: RZ3053 |
EXPIRATION DATE: NOVEMBER 30, 2022

Always verify licenses online at MyfFloridalicense.com

Do not alter this document in any form.

This is your license. It is untawful for anyone other than the licensee to use this document.
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373312
FleNo.  08427-21

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions
o1

The improvements have been recently constructed and have not been p pied. The entire and all are new
and the dwelling faatures no physical depreciation.

Note: Newly constructed improvements that featura recy d or previously used ials and/or comp can be idered new il
provided that the dwelling is placed on a 100 percent new foundation and the recycled ials and the recycled have been
rehabilitated/remamufactured into like-new candition. Improvements that have not been p y pied are not Idered “new" if thay

have any significant physical depreciation (that s, newly constructed dwellings that have been vacant for an extanded period of time without
adequate malntenance or upkaep).

G2

The imp feature no deferrad maintenance, litde or no physical depreciation, and require no repairs. Virtually all building components
are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced
with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and
are similar in condtion to new construction.

Note: Ths Imp! p a new property that is well maintained with no defarred maintenance and littie or no physical
depreciation, or an older property that has been recently completety renovated.

c3

The imp are well Ined and feature limited physical depraciation due to normal wear and tear. Some components, but nat every
major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The Improvement s in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is
being well maintained. lis estimated efisctive age is less than tts actual age. It also may reflect a property In which the majority of
short-lived bullding components have been replaced but not to the leve! of a complete renovation.

c4

The improvements feature soma minor deferred maintenance and physical deterioration due to normal wear and tgar. The dwelling has been

adequately maintained and requires only minimal repalrs to building ical systems and gtic repairs. All major buitding
p have been | d and are 1]

Note: The estimated effective aga may be close to or equal to lis actual age. tt reflects a property in which some of the short-lived bullding
components have been replaced, and some short-lived building compenents are at or near the end of their physical life expectancy; however,
they still function adequately. Most minor repairs have been addressed on an ongoing basls resulting in an adequately maintained property.

Cc5

The Improvements feature obviaus deferred malntenance and are in need of some significant repairs. Some buitding components need repairs,
rehabiltation, or updating. The functicnal utility end overall livability is samewhat diminished due to condition, but the dwalling remains
useable and functional as a residence.

Note: Some significant repairs are needed to the Improvements due to the lack of adequate maintenance. It reflects a property in which many

of Its short-fived bullding components are at the end of or have d their physical lifa exp but remain ional

cé

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,
soundness, or structural integrity of the imp The imp are In need of ial repairs and rehabilitation, including many
or most major compongnts.

Note: Substantial repairs are needed to tha improvements due to the tack of adequate maintenance or property damage. Rt reflects a property
with conditions severe enough to affect the satety, soundness, or structural Integrity of the Improvements.

Quality Ratings and Definttions

[*h}

Dwellings with this quailty rating are usually unique structures that are 1l gned by an for a specified user. Such
residences typically are constructed from detailed architectural plans and specifications and feature an Iy high leve! of hi

and excaptionally high-grade materials throughout the interior and exterior of the structure. The dasign features exceptionally high-quality
exterior refinements and omamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptionally high quality.

a2

Dwellings with this quality rating are often custom designed for construction an an individual properly owner's sfie. However, dwellings In
this quality grade are algo found in high-quality tract p d from individual ptans or from highly
modified or upgraded plans. The desipn features detalied, high quality exterior omamentation, high-quality (nterior refinements, and detail. The
workmanship, materials, and finishes g the dwaelling are gi Ity of high ar vary high quality.

UAD Verslon 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Sourca: Fannie Mas UAD Appsndix D: UAD Field-Spacific Standardization Requirements)

Quality Ratings and Definitions (cantinued)

a3

Dwellings with this quality rating are residences of higher quality buitt from or readily igner plans in above-standard
residential tract developmants or on an individual property owner’s site. The design includes sgnificant exterior omamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been
upgraded from "stock™ standards.

04

Dwellings with this quality rating mest or exceed the requirements of applicable building cades. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior omamentation and imierior refinements. Materials, warkmanship,
finish, and equipment are of stock or builder grade and may teature some upgrades.

05

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain dasign using raadily avaliable or baslc fioor plans featuring minimal fenestration and basic finishes with minimal exterior omamentation
and limited interior detail. These dwellings meet minimum building codes and are withi ive, stock

with Iimited refinements and upgrades.

as
Dwellings with this quality rating are of basic quality and lower cost; some may not be sultable for year-round occupancy. Such dwellings
are often bullt with simpte plans or without plans, often wfilizing the lowest quality building materials. Such dweliings are often built or

p d by p who are p i orp only minimal ion skills. p g, and other mechanical
systems and equipment may be minimal or non-existant. Older dwellings may featurs one or more substandard or non-conforming additions
to the original struciure

Detinitions of Not Updated, Updated, and Remadeled

Not Updated
Little or no updating or modemization. This description [ncludes, but is not lim!ted 1o, new homes.
Restdential properties of fiftesn years of age or less often reflect an original condition with no updating, if no major
have bean or updated. Those over fifteen yaars of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated' may still be well maintained
and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated
The area of the home has baen madified to mest current market expectations. These medlfications
are limited in terms of both scope and cost.
An updated area of the home should have an impi look and fesl, or | utility. Changes that constitute
updates include and/or replaci to meet existing market expectations. Updates do not
Include significant alterations to the existing structure.

Remodeled
Significant finish and/or structural changas have been made that increase utility and appeal through
I I nt and/or

A grea refiects that Include multiple afterations. These alterations may include
some or all of the following: replacement of a major compenent (cablnet(s}, bathtub, or tile), r

of plumbling/gas fbdures/appli significant alterations ( walls, and/or the addition of)
square footage). This would includs a complets gutting and rebuild.

Explanation of Bathroom Count

Thres-quarter baths are counted as a full bath In all cases. Quarterbaths (baths that feature only a toilet) ars not
included In the bathroom count. The number of full and half baths s reported by separating the two values using a
perlod, where the full bath count is representad to the Ieft of the period and the half bath count s reprasented to the
right of the period.

Bxample:
3.2 Indicates three full baths and two half baths.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Whare This Abbreviation May Appear
A Adverse Location & View
ac Acres Area, Site
AdiPrk Adjacent to Park Location
Ad|Pwr Adjacent to Power Lines Location
ArmLih Arms Length Sale Sale or Financing Concessions
AT Attached Structure Design (Style)
B Beneficial Location & View
ba Bathroom(s) Basement & Finlshed Rooms Below Grade
br Badroom Basement & Finished Rooms Below Grade
BsyRd Busy Road Location
4 Contracted Date Date of Sale/Time
Cash Cash Sale or Financing Goncessions
Comm Commercial Influence Location
Conv Conventional Sale or Financing Concessions
cp Garport Garage/Garport
CrtOrd Court Ordered Sale Sale or Financing Concessions
CiySky Glty View Skyline View View
GtyStr City Street View View
v Covered Garage/Carport
DOM Days On Market Data Sources
oT Detached Structure Design (Style)
dw Driveway Garage/Carport
8 Expiration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
FHA Federal Housing Autharity Sale or Financing Concesslons
g Garage Garage/Carport
ga Attached Garage Garage/Carport
obi Built-in Garage Barage/Carport
od Detached Garage Garage/Carport
GifCse Goif Course Location
Gifvw Golf Gourse View View
GR Garden Deglgn {Styla)
HR High Rise Design {Style)
in Interior Only Stafrs Basement & Finished Rooms Below Grade
Ind Industrial Location & View
Listing Listing Sale or Financing Goncessions
Lndfl Landfill Location
LtdSght Limited Sight View
MR Mid-rise Design (Style)
Min Mountaln View View
N Neutral Location & View
NonAm Non-Arms Length Sale Sale or Financing Concessions
o Other Basement & Finished Rooms Below Grade
0 Other Dasign (Style)
op Open Garape/Carport
Prk Park View View
Pstrl Pastoral View View
Pwiln Power Lines View
PubTm Public Transportation Location
Relo Relocation Sale Sale or Financing Concessions
RED RED Sale Sale or Financing Goncessions
Res Residentlal Location & View
RH USDA - Rural Housing Sale or Financing Concessions
m Recreational (Rec) Room Basement & Finished Rooms Below Grade
RT Row or Townhouse Design (Style)
s Settiement Date Date of Sale/Time
sD Semi-detached Structure Design (Style)
Short Short Sale Sale or Financing Concessions
sf Squars Fest Area, Sits, Basemant
sqm Square Msters Area, Site
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Qut Basement Basement & Finished Rooms Below Grade
Woods Woods View View
Wir Water View Visw
WirFr Water Frontage Location
wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Verslon 9/2011 (Updated 1/2014)
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ATTACHMENT #6

L
/ )

Appraisal Checklist for SI/SD Determinations (USPAP 2020-21)

This checklist focuses on common appraisal deficiencies and provides reasons that a report might
be rejected or returned for correction. See supporting citations & explanations on the back page.

There should be only one “No” (for item 10). It is OK to leave an item blank if it doesn’t apply.

Assignment Conditions/Certification
YN Pg

1 X| 3| Is the local floodplain administrator id_e;tified as an intended user? o : |
2 ~ | Is the intended use identified as something like, “to support a building permit application
[ X 5 subject to significant improvement/significant damage determination under NFIP regulations”? |
|3 )| - | Does your local ordinance permit an appraisal of this type? - - ]
4 o Is the value definition stated, and the definition source cited? - ]
5 |A| 2| Is the appraiser state certified/licensed? - -
6 Is the appraisal effective date (date of value) correct for the assignment conditions?
7 |1 | /o] Is there a certification statement of compliance with USPAP?
Pertinent Facts
Y N Pg B o - I
Is the building described as it existed prior to damage or the start of work?
X Is the building description/quality rating consistent with the images provided? B N
|10 | | Are there misrepresentations, untrue statements, or incorrect building descriptions?
Methodology
~__YNPg 00 S : .
11 Is the valuation methodology appropriate/correct?

12 } (8 If there is a replacement cost estimate, is it from a recognized cost estimating service, by
| ¥ | analysis of examples of similar construction, or by another acceptable method?
13| |A| | Is the depreciation estimate supported by logical analysis and discussion?
14| X _ 8 Is the value of land, site improvements, and accessory structures excludgl?
Report Documentation
Y N Pg - -
15 [ K Are the images in the report sufficient to assess building quality/condition?
16 | |\| | Arereplacement cost & depreciation estimates supported by adequate documentation?
17| |®] | If deductions were made, is the value of land & other improvements well documented?

Appraisal Report Accepted or Rejected 4} .
Reasons for rejection:

Dip ol wst LUFE oF MuRKEET VALt FE
— TOD prrny HOS" on> ChfEca KIS
— ol APPRASED [ SULSD ) srEr st
- StoPt OF ook JpRS $ ASR, OOF
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USPAP = Uniform Standards of Professional Appraisal Practice; governs all certified appraisers; “SR” stands

for “Standards Rule”; see: htip://www.uspap.org/
SI/SD Desk Reference = Guidance for local officials, appraisers, and the public.

Assignment Conditions/Certification

1. USPAP SR 2-2(a)(ii) requires appraisers to state the identity of intended users other than the client.
Because they rely on the appraisal, the client and floodplain administrator are always intended users.

2. USPAP SR 2-2(a)(iii) requires appraisers to report the appraisal’s intended use, Knowing the intended
usc helps determine the applicable definition of value, and apptopriate valuation methodology.

3. What valuation methods does your local ordinance permit?

4. USPAP SR 2-2(a){vi) requires appraisets to “stute the bype and definition of value and cite the source of the
definition;” If the NFIP “market value” is appraised, then the local ordinance Market Value definition
should be cited. If ACV is estimated, then the NFIP Actual Cash Value definition should be cited.

5. See SI/SD, Section 4.5.1, 1% paragraph - Professional appraisals by licensed appraisers subject to USPAP
are identified io be the most accurate and reliable.

6. See SI/SD, Sec 4.5, 1# paragraph — When permitting for an improvement, the appraisal effective date
should be before the start of construction of the improvement. If permitting for the repair of damage, then
the appraisal effective date should be immediately before the damage occurred.

7. See SI/SD Sec, 4.5.1, 1# paragraph, A statement of compliance with USPAP is required.

Pertinent Facts

8. USPAP SR 2-1{a) requires appraisers to, “clearly and accurately set forth the appraisal in a manner that is not
misleading;” Is the building description consistent with the facts on the appraisal effective date?

9. USPAP SR 2-1(a) requires appraisers to, “clearly and accurately set forth the appraisal in a manner that is not
mislending;” Arve building images consistent with the description and quality on which value was based?

10. USPAP SR 2-1(a) requires appraisers to, “clearly and accurately set forth the appraisal in o manner that is not
misleading;” Is the appraisal report a truthful report of the facts on which value was based?

Methodology

11. USPAP SR 1-1(a) requircs appraiscrs to, “be aware of, understand, and corrvectly employ those recognized
techuiques that are necessary to produce a credible appraisal;” ACV is the only appropriate method for
individual condo units, because condo unit sales include the value of land and other improvements.

12. USPAP SR 2-2(a)(x){i} requires appraisers to, “provide sufficient information to indicate that the appraiser
complied with the requirements of STANDARD 1 by: summarizing the appraisal methode and technigues
employed;” Replacement cost should be the conclusion of an analytical process.

13. USPAP SR 2-2(a}{x)(i) requires appraisers to, “provide sufficient information to indicate that the appraiser
cotnplied with the vequirements of STANDARD 1 by: summarizing the appraisal methods and techniques
employed;” Depreciation should be the conclusion of an analytical process.

14. See USPAP SR 1-1(a) & SI/SD Sec 4.5, 3¢ paragraph, second bullet point. Failure on this point calls into
question the appraiser’s competency.

Report Documentation

15. USPAP SR 2-1(b) requires appraisal reports to, “contain sufficient information to enable the intended user(s) of
the appraisal to understand the report properly;” See also SI/SD 4.5.1, last paragraph.

16. USPAP SR 2-2(a){x)(5) requires appraiscrs, when they prepare reports, to, “sumimarize the information
analyzed and the reasoning that supports the analyses, opinions, and conclusions,..” Unsupported conclusions
are not permitted.

17. USPAP SR 2-2(2)(x}(5) requires appraisers, when they prepare reports, to, “summarize the information
analyzed and the reasoning that supports the analyses, opinions, and conclusions,..” Unsupported conclusions
are not permitted.
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2320 Patterson Ave
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FOR
Mark Passero
22972 Overseas Hwy
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OPINION OF VALUE
725,000

AS OF
02/11/2022

BY
Craig Martin
Barefoot Appraisal
3138 Northside Drive, Sulte 103
Key West, FL 33040
(305) 293-6657
craig@barefootappraisal.com
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Lender Case No. 26823K |

28823X
USPAP ADDENDUM & Baoneon:
Borrower None =
Property Address 2320 Patterson Ave 1
City Key West - Counly Monroe State FL Zip Code 33040
Lender Mark Passero
This report was prepared under the following USPAP reporting option:
Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).
[] Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).
Reasonable Expasure Time
My opinion of a reasonable exposure time for the subject property at the market value stated In this report Is: 2-4 months
Additional Certifications

| certify that, to the best of my knowledge and befiel:

D4 1 have NOT performed services, as an appralser of In any other capacity, regarding the property that Is the subject of this report within the
three-year period immediately preceding acceptance of this assignment.

] 1HAVE performed services, as an appraiser or in angther capacity, regarding the property that Is the subject of this report within the three-year

perlod immediately preceding acceptance of this assignment. Those services are described in the comments below.
— The statements of fact contained In this report are true and comect,
— The reported analyses, opinions, and conclusions are limied only by the reporied assumptions and limiting conditions and are my personal, impartig], and unblased
professional analyses, opinlons, and conclusions,
~— Unless otherwise indicated, | have no present or prospective Interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.
— [ have no bias with respect to the propesty that is the subject of this report or the parties Invoived with this assignment.
— My engagement in this assignment was nof contingent upon developing or reporting predelermined results.
— My compensatlon for completing this assignment Is not contingent upon the development or reporting of a predetermined value o direction in value that favors the cause of
the cllent, the amount of the value opinion, the attainmen of a stipulated result, or the occumence of a subsequent event directly related to the intended use of this appraisal.
— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this repor was prepared.
— Unless otherwlse indicated, | have made a personal inspection of the property that is the subject of this report.
— Unless alherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this ceriification (if there are exceptions, the name of each
individual providing slgnificant real property appralsal assistance is stated elsewhere in this reporf).

Additional Comments

The Intended User of this appraisal report is the Client & the city of Key West Floodptain Administrator . The Intended Use is to evaluate
the property that is the subject of this appraisal to suppaort a buikding permit application subject to significant improvement/significant
damage determination under NFIP regulations, subject to the stated Scopa of Work, purpose of the appraisal, reporting requirements of
this appralsal report form, and Definition of Market Value. No additional intended Users are identified by the appmaiser.

FDIC regulations state that institutions may not use "readdressed appralsals"—appraisal reports that are altered by the appraiser to
replace any referencas to the original client with the institution's name. Altering an appraisal report in a manner that conceals the original
client or intended users of the appraisal is misleading ard violates the agencies' appraisal regulations and the Uniform Standards of
Professional Appraisal Practice (USPAP).

This appraisal assignment was not made, nor was the appraisal rendered, on the basis of a requested minimum valuation, specific
valuation, or an amount which would result in approval of a loan.

At the request of the Client, the condition of the property was assumed to be poor, prior to the recent renovations completed.

APPRAISER: v SUPERVISORY APPRAISER: (only If required)
Al

Signature: Signature: -

Name: Craig Martin = Name:

Date Signed:  08/16/2023 Date Signed:

State Certification #:  Cart Res RD7356 State Certification #:

or State License #: o or State License #:

State: FL State:

Expiratlon Date of Certification or License: ~ 11/30/2024 Expiratlon Date of Certification or License:

Effective Date of Appralsal:  02/11/2022 Supervisory Appralser Inspection of Subject Property:

[] oidNot  [] Exterior-only fromStreet [ | Interior and Exterior

Form ID14AP - "TOTAL" appraisal software by a la mode, inc, - 1-800-ALAMODE
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| County. Monroe Legal Description: KW KW REALTY COS FIRST SUB PB1-43 PTLT 11 SQR 41 TR 21

Berefoot Appraisal Co. [ Lender Case No. 28823
28823X

ESIDENTIAL APPRAISAL REPORT FlNo: 28823X

[ Property Address: 2320 Patterson Ave Ciy: Key West State: FL 1ip Code: 33040

Assessor's Parcel #: 00050210-000000
Tax Year: 2022 RE. Taxes: $ 4,445 Special Assessments: $ 0 Bomower (Il applicable):  None

Curment Owner of Record: __ Passero Development LLC Occupant: (3 Owner | | Temant [ | Vacal |[ | Manufactured Houshy |

Project Type: (] Pup (] Condominm (7] Cooperative [ ] Other (describe) HOA:$ O (] peryear [ permonth
Market AreaName: KW Mid Town Map Reference: 28580 Census Tract:  9722.00

| The purpase of this appralsal Is to develop an opinion of: B¢ Market Value (as defined), or [ ] other type of value (describe)
This report reflects the following value (If not Current, see comments): [] Curent the Inspection Date is the Effective Date) D Relrospective || Prospective

Approaches developed for this appraisal. (3¢ Sales Comparison Approach D) Cust Approach [ Income Approach _ (See Reconciliation Comments and Scope of Work)

Property Rights Apratsed: ¢ FeeSimple [ | Leasehod [ | LeasedFee [ | Other(describe)

ASSIGNMENT

Intended Use: The Intended Use is to evaluate the property that is the subject of this amisal to support a building permit agglicaﬁon sublectto
| significant improvement/significant damage determination under NFIP lations =
Intended User(s) (by name or type):  Client: Mark Passero and the city of Key West Floodplain Administrator

Clent:  Mark Passero Address: 22072 Overseas Hwy, Summeriand Key , FL 33042

Appraiser:  Cralg Martin Address: 3138 Northside Drive, Suita 103, Key West, FL 33040
Locatlon: § Urban [ | Suburban ] Rural Predominant One-Unit Housing Present Land Use Changein Land Use

Built up: B Over75% [ 25-75%  [_] Under25% Occupancy PRICE AGE | One-Unit 80%| (% Not Likely

Growthrate: [ Rapid B4 Stabe [ Slow 34 Owner $(000) rs) |2-4unt 10%| ] Lkely* [ InProcess*
Propertyvalues: () Increasing [ Stable [ Declining [] Tenant 400 Ltow © |Muli-Unt 10%| * To:

Demand/supply: D Shortage [] mBatance [ ] OverSupply | <] Vacant(0-5%) | 3,000 High 150 |Comm’l 19%
Marketing time:  [3¢] Under 3 Mos. [ 3-6 Mos.  [] Over 6 Mos. 7] Vacant (>5%) 700 Pred 75 |Vacant 01%

MARKET AREA DESCRIPTION

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends): The sublect is bounded to the north by
the North Roosevelt Bivd, to the south by South Roosevelt Bivd, to the west by Bertha Street, and to the east by South Roosevelt Bivd. The
sublect property is located within the *Mid Town" market of Key West. an area of homes. most of which have been renovated, This is a mixed
use neighborhood that offers accass to sho| services, beaches, etc. Area appeals to families, & the homes are mostly owner-occupled.
Developer's concessions not typical due to scarcity of vacant, buildable land. The financing available in the Florida Keys is primarily
cconventional; atthough FHA and VA financing are available. Mortgage rates have been steady and in line with national averages. Markat

conditions have been stable with steady demand. Developers' concesslons are not tvpical due to the scarcity of vacant buiidable fand.
Dimensions:  53.92 x 100 x 49.83 x 1100 Shie Area: 5,186 sf
Zoning Classification: ~ SF — Description: ~ Single Family
Zoning Comphiance: D€ Legal  [7] Legal nonconforming (grandfathered) [ thegal [ Nozoning
Are CC&Rsapplicable? [ | Yes [ No [ | Unknown  Have the documentsbeen rediewed? [ | Yes [ | No  Ground Rent (fapplicable) $ /
Highest & Best Use as improved: 3] Presentuse,or [ Other use {explain)
Actual Use as of Effective Date: Single Family Residential ~ Useasappralsed Inthisreporl:  Single Family Residential
s Summary of Highest & Best Use: The highest and best use of the subject property is the current use, Sinale Family Residential Dwelling.
Utilitles Publc Other  Provider/Descripton | Off-site Improvements  Type Public Private | Topography  Mostly Leve!
ﬁﬂemﬂy E [J KeysEnemy |Strest Asphalt X O |se Typical for the neighborhood
Q| Gas [0 Nome Curb/Gutter Concrete & [O |shape Imsgular
E | water >I< [ Fxaa Sidewak  Concrete B [ |anage  Appears Adequate
9| aritarySewer D[] City of Key West | SreetLights Elgctric O | View Residential
SomSewer B4 [ City Of KeyWest | Alley None 1 [
Otherseelements:  { ] InsideLot (5 Comerlot [ ] CuldeSac [ ] Underground Utities [ ] Other (describe)
FEMA Spec'| Rood Hazard Area [l Yes [ | No FEMAFlood Zone AE FEMA Map # 12087C1517K FEMA Map Date 02/18/2005

Sile Comments:  No adverse easements or encroachments wers noted, however a survey was not provided for review.

General Description Exterior Description Foundation Basement < None Hesting  None
#oflnts 1 [T Acc.Unk | Foundation Concrete Footer| Siab Yes |Arasq i 0 e |
#ofStorles 1 Exterior Walls Frame |CrawiSpace None ~ |%Finished 0 Fuel —
Type € Det. [ At [] Roof Surface CompShingle  |Basement  Not Typical | Celling =
Design (Style) Ranch Gutters & Dwnspts. Overhang SumpPump [] — Walls = Cooling  Ygs
Exsting (] Proposed [_] Und.Cons. | Window Type Aluminum Dampness [ ] — Fioor — Centrd  Wall Unit
o | Actual Age (Yrs) 63 | Storm/Screens None Setlemenl  None Noted | OutsideEntry — Other  None
b | Effective Age (¥rs) 36 Infestation _ NoneNoted
& interfor Description Appliances Attic [ | None| Amentties Car Slorage None
2 | Floors Wood/Tile | Refrigerator 1| Firepiace(s) # O Woodstove(s) # 0 |Garage #ofcars ( 2 Tot)
O | walls Drywall ~ |Rangefoven ()| DropStair [[Pato  Patio Atach. 1 Car
| Timmnsh  Wood Dispossl  [X[Scutle  [X)|Deck  None | Detach. _p
| Bath Fioar Tie Dishwasher ()| Doorway [ ]|Poch Covered Entry Bi-n 0
= | Bath Wainscot Tile Fan/Hood [J|Fence  None - _|capot 0 o
i | Doors Wood Microwave  [|Hested [{Pool MNone |Driveway 1 Car
= Washer/Dryer | Surface Cancrete
g Finished area above grade contains: 6 Rooms 4 Bedrooms 2.0 Bath(s) 1,862 Square Feet of Gross Living Area Above Grade
% Addttional features: No additional features were made known to the appraiser.
(] —
g Describe the condition of the propesty (including physical, functional and external obsolescence): The guality of construction and condition are poor with

deferred maintenance. The defarmed maintenance noted was considered in the development of the overall condition rating of the subject
property. The floor plan was open and functional with no functional or external obsolescence noted.

Copyright© 2007 try a ka mods, inc. This form may be rep unmodified without however, 2 fa mode, Inc. must be acknowledged and credRed.
RESIDENT'AL Form GPRES2 - “TOTAL" appralsal software l:y ala mode, inc. - 1-800-ALAMODE 32007



[ Lender Case Mo. 26323x._|
28823X

ESIDENTIAL APPRAISAL REPORT FleNo: 28823X

Myresearch | | did (3 did not reveal any prior sales or transfers of he subject property for the three years prior o the effective date of this appraisal.
Data Source(s): _ Tax Records

1st Prior Subject Sale/Transfer | Analysls of saleftransfer history and/or any current agreement of salefisting: According to Public Records, the transfer

Date: 05/14/2021 for the sublect property was a wamranty deed to the current owners. The increase in value was atirlbuted to the

Price  $379,800 posttive marketing conditions over the prior few vears.

Source(s): Tax Record
2nd Prior Subject Sale/Transfer

Date:

TRANSFER HIBTORY |4

Price:
Source(s):

SALES COMPARISON APPROACH 10 VALUE (i developed) T The Sales Comparison Approach was tot developed for this appra

_ FEATURE | SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 2320 Patterson Ave 2312 Linda Ave 1423 Rose St 1417 Bth St
Koy West, FL 33040 Ksy West, FL 33040 Key West, FL 33040 Key West, FL 33040

Proximity fo Subject 0.30 milas SE 0.79 mies SW 0.28 miles SE

Sae Price [$ 477,500 [s 750,000 s 640,000,

@]

Sale Price/GLA sunls  a73.71 /st $ 32203/ $ 505,53 /.|
Data Source(s) | Inspection flexMLS#597228/Extins;DOM 140flexMLS#595622/Extin;DOM 39 | flexMLS#597228/Exting:DOM126

| Verfication Source(s) | Tax Records | Tax Records/Realist/Agent | Tax Records/Realist/Agent Tax Records/Realist/Agent [
VALUE ADJUSTMENTS | DESCRIPTION DESCRIPTION | +0$ M]USL DESCRIPTION +(-) § Adjust. DESCRIPTION | +() $ Adjust.

Sales or Financing Cash Cash | Conventional '
Concesslons |None Noted None Noted None Noted

| Date of Sale/Time _ 01/10/2022 +4,775|05/20/2021 +57,500101/03/2022 +6,400
| Right Mabed Fee Simple Fee Simple Fee Simple | Fee Simple |
|Locaton Key West Key West . Key West - Key West |
She 5,186 sf 6,472 sf -32,000]6,000 sf -20,000/5.000 sf ' +5,000!
View Residential Residential Residential Residential

Deslgn (Style) Ranch Ranch Ranch Ranch

Qually of Consiruction | GBS cBS CBS 'cBS

o |

Age 53 65 64 60 | 0

Condition Poor Poor Poor l ___|Average/Superior -50,000
Above Grade Tos | Bdms| PBaths | ot | dms|  Balhs Tols [ Bdms | Baths Tota | Bdms | Baths

Room Count s[4|20 5] 3] 20 "o/ 6! 3! 20 o5 )3 20 0
Gross Living Area 1,962 sqA. 1,008 stR.|  +190,800 2320540 73,400 126650  +139,200]
Basement & Finished Osf Osf Osf Guast Coftape
Rooms Below Grade | Included in above

Functional Utlity Average Average Average Average

Heating/Cooling Wall Unit AIC Wall Unit AIC Wall Unit A/C _{Central AIC

Energy Efficlent ltems Celling Fi Celling Fans _|Ceiling Fans Calling Fans
Garage/Carpot | Garage( 1) Off Street +25,000|Carport +10,000| Carport +10,000

Porch/Patio/Deck Porch/Patio Similar 0| Similar 0, Similar 0
Poal None None |None None

Net Adjustment (Tota) B+ [1-1s 188575 [+ DA- |8 150000 DO+ [1- |$  110.600
Adjusted Sale Price

SALES COMPARISON APPROACH

of Comparables $ 666,075 $ 734,100} 3 750,600
Summary of Ssles Comparison Approach The subject property s an older, custom buitt home in condition. The home is located ona
residential iot in "New Town" Key West. There was a very (imited inventory of recent sales of older, custom buiit homes similar in gross living
area and condition located on similar sized residential lots available for comparison. These are considered to be the best comparables
available and good indicators of market value. Adjustments applied to comparables reflect the markef's reaction to disparities in the

properties not the cost of the differences. Site adjustments were based on size and extraction. Within the prior year, the s! of inve

has declined and the demand has increased causing an increase in valus in the subject's market. Based on the increase, a 1% Increase per
month was applied to all sold col rables. Com) bles 1 & 2 wers utilized as they were sales of older, custom built homes in poor

condition located on a residential lot in the subject's market. Based on a conversation with the agent and inspection, Comparable 3 was

updated and adeguately maintained. It was in suparior condition and based on paired sales and market reaction, an adjustment was applied.

Adjustments applied to comparables refiact the markets' reaction to disparitles in the properties not the cost of the dmerent;s.

ltems of personal property have not been included in the indicated Market Value, other than bultt-in appliances and fixtures which are
attached and are typically included in the valuation of real property per the appraisal industry's standards.

The comparable sales were adjusted for disparities basad on ongoing market research. Quality and condition adjustments are based on
conversations with agents and the appraiser's knowledge of, and inspection of the subject and comparable structures. Without actual
contractors' estimates, these ad|ustments are subjective: however, we have made every attempt to verify conditions and costs of
repairs/renovation in order to estimate reliable ad|ustment.

Indicated Value by Sales Comparison Approach $ 725,000

RESlDEN.nAL Capyright© 2007 by a b mods, Inc. This Form may be feproducad unmodied withoul wrllen parméssion, howeer, a & mode, nc. must be acknowiedged and oedied.
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Lender Case No. 2B823X

28823X
RESIDENTIAL APPRAISAL REPORT FleNo: 28823X
COST APPROACH TO VALUE [if developed) [_] The Cost Approach was not developed for this appralsal.
| Provide adequate informatlon for replication of the following cost figures and calculations. o
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value): Dua to the lack of vacant land sales and the difficulty
in obtaining permits for new construction the site value is best estimated by extracting the land value from Improved ot sales. When land sales are available, they are ufilized.
Buildahle land is scarce in Monroe and tightly controlled by the land usa plan as to zoning, density and environmental factors. Bulldi its are difficult fo obtain
and may cost more than $50,000 when all necessary items are met. For these reagons the ratio of land valus to total property value often exceeds 30% . This is common and
typicel in the subject's market. o _
Land Sales: 3450 Duck Ave, sold on 1172212021 for $365,000, 6,000 sf residential (of ($60.83 per sf);
ESTIMATED | | REPRODUCTIONOR [ REPLACEMENT COST NEW OPINIONOFSTEVALUE _ _ _ _ _ _ _ _ _ _ _ __ __ __ =$ 320,000
& | Source of cost data:  Marshall & Swift, local Bullders | DWELLING 1,962 Sght. @ $ 650.00 - _ =$ 1,079,100
g Quality rating from cost service: 04 Effective date of cost data:  08/02/2023 0 Sqft.@$ __ =%
£ | Comments on Cost Approach (gross living area calculations, depreciation, etc.): Sq.ft. @ § __ =
% | These "cast" estimates are for the exclusive use of the Client and the SiR@% == :
= | city of Key West Floodplain Administrator for personal purposes only Spr.@% __ = ]
§ and are based on Marshall & Swift estimators and information obtained R R
from local builders of actual costs to construct in the area. No third Garage/Carport 401 Sqft @$ 105.00 __ =% 42,105
parties are authorized to use this report. The client in this reportis Tols! Estimate of Cost-New - =% 1121205
cautioned that reliance upon these cost estimated for insurance _|Less Physical [Functional | External
purposes and NOT the intent and the appraiser doss NOT guarantes Depreciation 653,999 | =%  653,999)|
the subject improvements could be rebuit based on these cost Depreclated Costof Improvements ~ _ _ _ _ _ _ _ _ _ _ _ _ =$ 487,206
estimates. o “As-is" Value of Shte Improvements  _ _ _ _ _ _ _ _ _ _ _ _ =$ 0]
 Estimated Remaining Econormic Life (f required): 265 Years |INDICATED VALUEBYCOSTAPPROACH  _ _ _ _ _ _ _ _ _ _ =$ 787,206
- | INCOME APPROACH TO VALUE (If developed) [ The Income Approach was not developed for this appealsal. =
2| Estimated Monthly Market Rent $ X Gross Rent Muliplier =% Indlcated vgu_e_ty Income Approach |
E Summery of Income Approach (including support for market rent and GRM): The Income roach was not developed as single famil are not
; ically purchased as incoma uci ro| - N o
w = S
: — —
PROJECT INFORMATION FOR PUDs (If applicable) || The Sublect Is part of a Planned Unki Development.
Legal Name of Project: -

Describe common elements and recreational facliities:

Indicated Value by: Sales Comparison Approach$ 725 000 Cost Approach {if developed)$ 787 206 Income Approach (if developed) $

Final Reconclilation  The Sales Comparigon Approach was given all the consideration as it best reflects the actions of buyers and sellers in the
market. The Cost Approach was developed at the request of the Client, however, not weighted in the final analysis due to the lack of land
sales with which to estimate site value and the difficulty in accurately estimating depreciation. The Income Approach was not developed as
single family homes are not typically purchased as income producing properties. _

This appralsal Is made DX “asks”, [ | subject to compietion per plans and specifications on the basis of a Hypothelical Condition that the Improvemenis have been
completed, [ ] subject to the following repairs or aterations on the basis of a Hypothelical Condition that the repalrs or alteratlons have been completed, [ ] subject 1o
the following required inspection based on the Extraordinary Assumption that the condtlon o deficiency does not require steration or repalr

RECONCILIATION

[[] This report Is also subject to other Hypotheticl Conditions andfor Extraordinary Assumplions as specified In the atiached addenda.

Based on the degree of Inspection of the subject property, &s indicated below, defined Scope of Work, Statement of Assumptions and Limiling Conditions,
and Appralser's Cenlﬂcaﬁons my (our) Opinlon of the Market Value (or other speclﬂed value type), as defined hereln, of the real property that is the subject
of this report $ 725,000 asof: 2/11/2022 , which is the effective date of this appraisal.
If Indicated above this Oplnion of Value Is subject to Hypuihetlml Conditions and/or Extraordinary Assumptions included In this reporl. See attached addenda.
|A true and complete copy of this report contalns 21 pages, including exhibits which are considered an Integral part of the reporl. This appraisal report may not be
properly understood without reference to the information confained in the compiete report.

| Attached Exhibits:
Scape of Work & Limiing Cond./Certifications Narative Addendum X Photograph Addenda & Sketch Addendum
Map Addenda [ Additonal Sales Cost Addendum & Flood Addendum ] Manuf. House Addendum
etical Condtions B Extrsondinary Assumptions [ [l [
Client Contact: _ Client Name: Mark Passero
E-Mak: Address: 22972 Overseas Hwy, Summeriand Key . FL 33042
APPRAISER SUPERVISORY APPRAISER (if requirad)
or CO-APPRAISER (if applicable)
P
Al A e —
2 Supervisory o
Appraiser Name:  Craig Martin | Co-Appraiser Name:
Company:  Barafoot Appraisal Company: -
Phone: (305) 2936657 Fax Phone: Fax:
EMal: craig@barefootappraisal.com E-Ma: ——
Date of Reporl (Signature):  08/16/2023 Date of Repori (Signature):
Ucense or Certification #:  Cart Res RD7356 State: FL License or Cerlficatlon #: State:
Designation:  Certified Residential Appraiser Designation:
Explration Date of License or Cerlification: 11/30/2024 e Explration Date of License or Certfication:
Inspection of Subject: B¢ Interior & Exterior [J ExteriorOnly ~ [_] None | Inspection of Subject: ] Interlor & Exterior [] ExteslorOnty ~ ["] Nare
Date of Inspecilon: 08/03/2023 Date of inspection: _

Copyright© 2007 by a la mode, inc. This form may be rep unmodified [* however, a ta mode, Inc. mezst be acknowledged and credied.
RESIDENTIAL Form GPRES? - “TOTAL" appralsal software by & la mode, inc. - 1-$I;LAMDDE 312007



| Lender Case No. 28823x |

. . cer 28823X
Assumptions, Limiting Conditions & Scope of Work FllsNo:_28823X
 Property Address: 2320 Patterson Ave Clty: Key West State: FL Zip Code: 33040
Client  Mark Pagssaro Address: 22972 Overseas Hwy, Summarland Key , FL 33042
Appratser:  Craig Martin Address: 3138 Northside Drive, Suite 103, Key West, FL 33040

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the fitle to it. The appraiser
assumes that the title is good and marketable and, therefore, will not render any opinions about the title, The property is appraised on the basis
of it being under responsible ownership.

- The appraiser may have provided a skeich in the appraisal report to show approximate dimensions of the Improvements, and any such
sketch is Included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.
Unless otherwise indicated, a Land Survey was not performed.

- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area,
Because the appraiser is not a surveyor, he or she makes no quarantees, express or implied, reqarding this determination.

- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property In question, unless specific
arrangements to do so have been made beforehand.

- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and
best use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in
conjunction with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not
an insurance value, and should not be used as such.

- The appraiser has noted in the appralsal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the
presence of hazardous wastes, toxic substances, efc.) observed during the inspection of the subject property, or that he or she became aware
of during the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no
knowledge of any hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the
presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no
such conditions and makes no quarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be
responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions
exist. Because the appraiser is not an expert in the field of environmenlal hazards, the appraisal report must not be considered as an
environmental assessment of the property.

- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items
that were fumished by other parties.

- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appralsal
Practice, and any applicable federal, state or local laws.

- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal repori
and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.

- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the
client does not become a party to the appraiser-client relationship. Any persans receiving this appraisal report because of disclosure
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the
time of the assignment.

- The appraiser's written consent and approval must be oblained before this appraisal report can be conveyed by anyone to the public, through
advertising, public relations, news, sales, or by means of any other medla, or by its inclusion in a private or public database.

- An appraisal of real property Is not a "home inspection’ and should not be construed as such. As part of the valuation process, the appraiser
performs a non-invasive visual inventory that is not intended fo reveal defects or detrimental conditions that are not readily apparent. The
presence of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concemns about such potential
neqative factors are encouraged to engage the appropriate type of expert lo investigate.

The Scape of Work is the type and extent of research and analyses performed in an appralsal assignment that is required to produce credibl
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report
by the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of
Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, ihe stated Assumptions and Limiting Conditions, any
Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisa! firm, and
relateid |Tarlies assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its
conclusions.

Additional Comments:
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. . 28823X
Certifications FlleNo: _28823X
PropertyAddress: 2320 Patterson Ave Clty: Key West State: FL Tp Code: 33040
Cllent: __Mark Passero — Address: 22972 Overseas Hwy, Summerland Key , FL 33042
Appralser: _Craig Martin Address: 3138 Northside Drive, Suite 103, Key West, FL 33040

APPRAISER'S CERTIFICATION

| certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by
the reported assumptions and limiting conditions, and are my psrsonal, impartial, and unbiased professional analyses, opinions, and
conclusions.

- | have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.

- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject
of this report within the three-year period immediately preceding acceptance of this assignment.

- | have no blas with respect to the property that is the subject of this report or to the partias Involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined resufts.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were devaloped, and this report has been prepared, in conformity with the Uniform Standards of
Profassional Appraisal Practice that were in effect at the time this report was prepared.

- | did not bass, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, sex,
handicap, famifial status, or national origin of either the prospective owners or occupants of the sublect property, or of the present owners or
occupants of the properties in the vicinity of the subject property.

- Unless otherwise indicated, | have made a personal inspaction of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

DEFINITION OF MARKET VALUE *:

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

whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised and acting in what they consider their own best interests;

3. A reasonable time is aliowed for exposure in the open market;

4. Payment is made In terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and 5. The price represents the
normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone assoclated with
the sale.

* This definition is from regulations published by federal regulatory agencies pursuant to Title X! of the Financial Institutions Reform,
Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System (FRS),
National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation {FDIC), the Office of Thrift Supervision (OTS), and the
Office of Comptrofier of the Currency (OCC). This definition is also referenced in regulations Jointly published by the OCC, OTS,

FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1984.

Client Conlact: Client Name: Mark Passaro
E-Mat: Address: 22972 Overseas Hwy, Summeriand Key , FL 33042
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-AFPRAISER (if applicable)
g . eiz-'f.f.f%‘z*
lé E 4 ] Supervisory of
% | Appraiser Name:  Craig Martin | Co-Appralser Name: -
& |Company:  Barefoot Appraisal Company:
& | Phone:  {305) 203-6657 Fax i _ Phone: B = Fax: -
E-Mal: craig@barefootappraisal.com - | E-Ma
Date Report Skgned: 08/16/2023 ___ | Date Report Signed: _
License or Certification #:  Cert Res RD7356 Staie: FL License or Certification #: State:
Deslgnation: Certified Rasidential Appraiser Deslgnation:
Expiration Date of License or Certification: 11/30/2024 Explration Date of License or Certtfication:
Inspection of Subject: Interior & Exterior ] Exterfor Onty ~ [_] None | Inspection of Subject: [ Interlor & Exterior [] ExteriorOnly ~ [_] None
Date of Inspection:  08/03/2023 Date of Inspection:
Copyright® 2007 by a &a mode, inc. This form may be reproduced unmodified without written permission, however, a fa made, Inc. must be acknowledged and credited.
Eﬂ RES| DEN-HAL Form GPRES2AD - *TOTAL" apyraisal software by a la mode, inc. - 1-800-ALAMODE 372007



Lender Case No. 28823X |
Subject Photo Page

[ Clent Mark Passero

Property Address 2320 Patterson Ave

Chy Key West County Monros State FL ZipCode 33040
| Owner Passero Development LLC

Subject Front

2320 Patterson Ave
Sales Price

Gross Living Area 1,962
Total Rooms 6

Total Bedrooms 4
Total Bathrooms 20

Location Key West
View Residential
Site 5,186 sf
Quality CBS

Age 53

Subject Rear

Subject Street
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Photograph Addendum

Client

Mark Passero

Property Address 2320 Patterson Ave

City Key West

Passero Development LLC

' Owner

Counly Monroe State FL IlpCode 33040

Bathroom

Dining

Bedroom Bedroom

oYY

Bathroom Utility

Form PIC12_LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Location Map

Client Mark Passero
Property Address 2320 Patterson Ave

Clty Key West

Owner Passero Davelopment LLC

Stsle FL ZpCode 33040 ml

County Monroe

a la mode, inc.

COMPARABLE No. 3

1417 gth St
0.28 miles SE

COMPARABLE No. 1
2312 Linda Ave
0.30 miles SE
COMPARABLE No. 2

1423 Rose St
0.79 miles SW

Western Sambo Reet
o

BT £cboy, CHES | Avbes Landtat ) foprrmiaa, Wass Torrnologies, US Gacingical Survey | 2000 & Lot | Toma ot Uty

Mag doee £2023 I mapeny

Fom MAP.LOC - “TOTAL" appraisal software by a la mode, Inc. - 1-B00-ALAMODE
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Comparable Photo Page

Client Mark Passero
| Property Address 2320 Patterson Ave

City Key West Courty _Monroe State FL ZipCode 33040
Owner Passero Development LLC

Comparable 1

2312 Linda Ave

Prox. to Subject 0.30 miles SE
Sales Price 477,500

Gross Living Area 1,008

Total Rooms 5

Total Bedrooms 3
Total Bathrooms 20

Location Key West
View Residential
Site 6,472 sf
Quality CBS

Age 65

Comparable 2

1423 Rose St

Prox. 10 Sublect 0.79 miles SW
Sales Price 750,000

Gross Living Area 2,328

Total Rooms 6

Total Bedrooms 3
Total Bathrooms 20

Location Key West
View Residential
Site 6,000 sf
CQuality CBS

Age 64

Comparable 3

1417 8th St

Prox. 1o Subject 0.28 miles SE
Sales Price 640,000

Gross Living Area 1,266

Total Rooms 5

Total Bedrooms 3
Total Bathrooms 20

Locatlon Key West
View Residential
Site 5,000 sf
Quality CBS

Age 60

Form PICPIX.CR - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Building Sketch

Client Mark Passero - _
Property Address 2320 Patterson Ave -
City Key West County Monroe State FL Zip Code 33040
Owner Passero Development LLC
28'
N
Bedroom Bedroom 2¢'
7V
o IS 'y % | Bedroom Bedroom
H Bath
. ]
M~ [l
— 2 Closet 12
g o
g . g g
L Kitchen @ 3
7' +
19' Dining i,
[ Living Room
b Garage 9!
~ Utility
35' 38
First Floor
TOTAL Sketch by & la mode Area Calcufations Summary
LUving Area Calculation Details
First Floor 1962 5q ft 28x 19 = 532
34x9 =306
20 x 12 = 240
34 x 26 = 884
Total Living Avea (Rounded): 1962 Sq ft
Non-living Area
Garage 401 5q ft 7x9 = 63
13x 26 = 338
Covered Porch 1195qft 7x17 =119

Form SKT.BLDSKI - *TOTAL" appraisat software by a la mode, Inc. - 1-B00-ALAMODE
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Flood Map
lien| Mark Passero
Property Address 2320 Patterson Ave
|Clty Key West County Monroe State FL ZipCode 33040
Qwner Passero Development LLC

Prepared for: Barefoot Appraisal Co

I nte rFIOOd by 3 la mode 2320 Patterson Ave

Key West, FL 33040

MAP DATA MAP LEGEND PambmltyContod
FEMA Special Flood Hazard Area: Yes [] Areas inundated by 500-vear flooding 2] Protected Avess
Map Number: 12087C1517K

P y Areas inundated by 100-year flooding 7 Floodway
Zone: AE e
Map Date: February 18, 2005 Velocity Hazard () subject Area
FIPS: 12087

Form MAP.FLOOD - “TOTAL" appraisal software by a la mode, Inc. - 1-800-ALAMODE
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Aerlal Map
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Plat Map
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Appraisal Checklist for SI/SD Determinations

Appraisal Checklist for SI/SD Determinations (USPAP 2020-21)

This checklist focuses on common appraisal deficiencies and provides reasons that a report might
be rejected or returned for correction. See supporting citations & explanations on the back page.

There should be only one “No” (for item 10). It is OK to leave an item blank if it doesn't apply.

Assignment Conditions/Certification

Y N Pg
11| |3]1sthelocal floodplain administrator identified as an intended user?
[2 \/ 3 Is the intended use identified as something like, “to support a building permit application
| .subject to significant improvement/significant damage determination under NEIP regulations™?
3 |v] |- | Does yourlocal ordinance permit an appraisal of this type?
|4 v'| | § | Is the value definition stated, and the definition source cited?
'l 5 L.| Is the appraiser state certified/licensed?
[6 v |2 iIsthe appraisal effective date (date of value) correct for the assignment conditions?
l 7 |41 | 2| Is there a certification statement of compliance with USPAP?
Pertinent Facts
Y NP, -
{ 8 |1 | 3| Is the building described as it existed prior to damage or the start of work?
19 |y ‘H? Is the building description/quality rating consistent with the images provided?
: 10 | -/] Are there misrepresentations, untrue statements, or incorrect building descriptions?
Methodology
YNP o — o
I 11 |+ | £ Is the valuation methodology appropriate/correct?
i 12 If there is a replacement cost estimate, is it from a recognized cost estimating service, by
! 5 analysis of examples of similar construction, or by another acceptable method?
[13 | 4] K5 | Is the depreciation estimate supported by logical analysis and discussion?
14 || | S| Is the value of land, site improvements, and accessory structures excluded?
Report Documentation
Y N Pg
115 [] ','5 Are the images in the report sufficient to assess building quality/condition?
116 |7 s | Are replacement cost & depredation estimates supported by adequate documentation?
17 |V | |¥ | If deductions were made, is the value of land & other improvements well documented?

Appraisal Report Accepted or Rejected
Reasons for rejection:

© 2020 Ray Carroll

Form SCNLGL - “TOTAL" appraisal software by a la mode, Inc. - 1-800-ALAMODE
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Tax Record - Page 1

Monroe County, FL

Disclaimer

The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of
fulfilling its responsibility to secure ajust valuation for ad valorem tax purposes of all property within the County. The
Monroe County Property Appraiser's office cannot guarantee its accuracy for any other purpose. Likewlse, data
rovided regardins one tax year mzta% not be applicable in prior or subsequent years. By requesting such data, you
erel § understand and agree that the data is intended for ad valorem tax purposes only and should not be relied on for
any other purpose.

By continuing into this site you assert that you have read and agree to the above statement.

Summary
Parcel 1D 00050210-000000
Account# 1050814
Froperty ID 1050814
Millage Group 20KW
Location 2320 PATTERSON Ave, KEY WEST
Address
Lega! KW KW REALTY COS FIRST SUB PB1-43 PT LT 11 5QR 41 TR 21 OR45-118/19

Description OR448-328/29 OR1747-5B85/87 OR1781-2460/61 OR2513-417 QR2527-1271
OR2653-18 OR2871-1145 30268-1547 OR3099-1499
{Note: Mot to be used on begel docaments)

Nelght 6183
PropertyClass  SINGLE FAMILY RESID (0100)
Subdivisian Key West Realty Cols First Sub

Sec/Twp/Ring 33067425
Affordable No
Haousing
Owner
PASSERO DEVELOPMENT LLC
22972 Overseas Hwy
Summerland Key FL 33042
Valuation
2023 Prefiminary
Values  2022Certified Values 2021 Certified Values 2020 Certified Values
+ Market Improvement Value $366578 $83331 $71,147 4177869
+ Market Misc Value $4,773 $4,773 $4,773 $4773
+  Market Land Value $462.487 3396418 $302,295 $299.855
= Just Market Value $333838 $484,522 $376,316 $482497
= TotalAssessed Value $532,974 $484522 $378.318 3482497
- School Exempt Value $0 $0 $0 $0
= Schoof Taxable Value $833,838 $484522 $378,316 $482497
Historical Assessments
Yesr LandValue BulldingValue  Vard em Value Just (Market) Value Assessed Vajue  ExemptValve  Taxable Value Maximum Portabflity
2021 $302.396 371,147 $4,773 $378316 5378316 30 $378,316 $0
2020 $299.855 $177.869 $4773 $452,497 $482,497 30 $482.497 $0
2019 $294.772 $180,785 $4773 $480,330 $480,330 50 $480.330 50
2018 $254.114 $183,700 $4.745 $442559 $442.559 30 $442,559 $0
The Maxi tability is an esti by and should not be relied epon 29 the aoual portability amounz, Contact dur office towerify the actual portatility amount
Land
LandUse Number of Units Unit Type Frontage Depth
RESIDENTIALDRY (010D} 5184600 Square Foat o Q

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Buildings
Building ID
&

styl
Building Type
Bullding Name
Gross Sq Ft
Finished SqFt
Stories
Condition
Perimeter
Functional Obs
Economic Obs
Depreciation %
Interior Walls

Code

FLA

GBF

QPF

TOTAL

Yard ltems
Description
FENCES
LC UTILBLOG
CONC PATIO
CONC PATIO
FENCES
FENCES
CONC PATIO

Sales

4048
GROUND LEVEL
S5FR-R1/R1

2650

1962

1Floor

GOOD

242

0

a

1

WALL BD/WD WAL

Description
FLOORLIV AREA
GARFIN BLOCK
OPPRCHFINLL

Sale

SaleDate  Price

Instrument

Sketch Area
1962

287

Yaar Built

1979
1979
1979
1979
1984
1984
1984

5/14/2021 $379800 Waeranty Deed

7/2/2017  $0

104412013 $0
772772011
2/1/1970

Permits
Number
22725
22722

22-3053
22-616
2021-584

2021-
2179

View Tax Info

$100
$6,170

Date Issued

Order {tobe used for Order Det. Heirs,

Probale in

Quit Claim Deed

Date

4r27/2022
4/2612022
471312022
373/2022

2/11/2022

B/10/2021

Vlew Tanes for this Parce]
Sketches (click to enlarge}

Warranty Deed
Conversion Code

Completed &

k-1 E S»E

$18,000

$2.000

Tax Record - Page 2

Finished Area
1962

1962

Roli Yaar
1980
1980
1980
1980
1985
1985
1985

Number
2321217
2270800

Permit Type
H

Residential

Residential

Residentiat
Residential
Residential

Residential

Exterior Walls
Year Built
EffectiveYearBuilt
Foundation
Roaf Type

Roof Coverage
Flooring Type
Heating Type
Bedrooms

Full Bathrooms
Half Bathrooms.

Grade
Number of Fire P
Perimeter

o oo o

Size

5x50
7x10
7x11

3x63
5x79
3x16

Page
1699
1547

3099
3028

2653 L]
2527 12n
328

WDFRAME
1969
2020
CONCRFTR
IRR/CUSTOM
ASPHALT SHINGL
CONC 5/BGRND
NONE with 0% NONE
4
3
0
500
o
1 250SF
1 705F
1 775F
1 BASF
1 1895F
1 3955F
1 48SF
Sale Vacantor
Qualification Improved
03-Qualified Improved
19-Unqualified  Improved
11-Ungualified  Improved
11-Unqualified  Improved
Q-Qualified Impraved

[ Lender Case No. 28823 _

umuNNNu§

Notes &

CHANGE OUT FIXTURES PLUGS AND SWITCHES [N RENOVATION MAIN PERMIT NUMBER

BLD 20210584

REMOVE AND REPLACE 3.5 TON WITH NEW 14 SEER AMERISTAR UNIT WITH BKW HEATER.

DUCT SYSTEM TO BE REPAIRED OR REPLACED
CHANGE OUT PLUMBING FIXTURES WITH NEW ONES IN BATH AND KITCHEN
TEAR OFF EXISTING ROOF. REPLACE WITH 5V CRIMP METAL ROOF

Form SCNLGL - "TOTAL" appraisal software by a ta mode, Inc. - 1-800-ALAMODE

REPLACE WINDOWS, FLOORING, EXT STUCCO REPAIRS AND PAINT, INSTALL NEW KITCHEN
N

CABINETS

EXPLORATORY DEMQ



[ tender Case ho. 28823_|
Tax Record - Page 3

'
]
{ )
| s
| [<E=]
1
{
!
he
he
L
opF
(188) 2
T 14 7
o
<] [§ 2]
8
=]
he
he
1M 17
opF 7
a19)
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Tax Record - Page 4

TRIM Notice

LProp i A efft e d g vty withe te Courte R VY L Jooed n

¥ capstaadanTnfe sdvalaren s "Sd‘,‘eider
£iny Proet iy Approser s o, GEOSPATIAL
szt perweled Tz oding oy
L4 itk pomi Pt

B -
{ User ::‘flvag Policy | GDPR Privacy Notice
Last Data Unlos: B(3/2023 52,25 AM
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License

Ron DeSantis, Govemnar Melanie 5. Griffin, Secretary

STATE OF FLORIDA d Sa@r

DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

FLORIDA REAL ESTATE APPRAISAL BD

THE CERTIFIED RESIDENTIAL APPRAISER HEREIN JS CERTIFIED UNDER THE
PROVISIONS OF CHAPTER 475, FLORIDA'STATUTES

[ LICENSENUMBER: RD7356 ]
EXPIRATION DATE: NOVEMBER 30, 2024
Abways verify licenses ondine at MyFloridalicense.com

Do not alter this document in any form.

This is your license. It is unlawful for anyone other than the licensee to use this document.

Form SCNLGL - "TOTAL" appraisal software by a la mode, Inc. - 1-800-ALAMODE



FDEM Private Appraisal Review



ATTACHMENT #8 Y

Appraisal Checklist for SI/SD Determinations (USPAP 2020-21)

This checklist focuses on common appraisal deficiencies and provides reasons that a report might
be rejected or returned for correction. See supporting citations & explanations on the back page.

There should be only one “No” (for item 10). It is OK to leave an item blank if it doesn’t apply.

Assignment Conditions/Certification
Y N Pg

T [X| |A [Isthelocal Hoodplain administrator identified as an intended user? )
2 R/ | Is the intended use identified as something like, “to support a building permit application
¥ /3| subject to significant improventent/significant damage determination under NFIP requilations”?
3 | || - | Does your local ordinance permit an appraisal of this type? -
4 |« '/ | Is the value definition stated, and the definition source cited? (oo Ol A
5 |X| [2/| Is the appraiser state certified/licensed?
6 X ! | Is the appraisal effective date (date of value) correct for the assignment conditions? _
7 |X ' oL | Is there a certification statement of compliance with USPAP?
Pertinent Facts

Y N Pg
¥V | |3 Is the building described as it existed prior to damage or the start of work? */dse © |

9 ¥ Is the building description/quality rating consistent with the images provided?
10| |X Are there misrepresentations, untrue statements, or incorrect building descriptions?
Methodology
YNP o o
11| [A|5 | Is the valuation methodology appropriate/correct?
12 —~| If there is a replacement cost estimate, is it from a recognized cost estimating service, by
Ao analysis of examples of similar construction, or by another acceptable method? A° Prsarcq<?
13| |X[57] Is the depreciation estimate supported by logical analysis and discussion?
14 )} | |57 Is the value of land, site improvements, and accessory structures excluded?
Report Documentation
YNP
15| [A| | Are the images in the report sufficient to assess building quality/condition?
16 | |X Are replacement cost & depreciation estimates supported by adequate documentation?
117 | [X| | If deductions were made, is the value of land & other improvements well documented?

.
Appraisal Report Accepted or Rejected
Reasons for rejection:

Spme PHorrs S FOR! PR KS HFE
MisT wse Dol O JHRRELT UAtLs Flo— (¢

/

3 ’ : AN - g
EEEATIOE DATE OF /PP AarS, 72 ( ,,?, ViR Y fFETER S7AT COF
P seconrons
© 2020 Ray Carroll
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USPAP = Uniform Standards of Professional Appraisal Practice; governs all certified appraisers; “SR” stands
for “Standards Rule”; see: http:/fwww.uspap.org/
SI/SD Desk Reference = Guidance for local officials, appraisers, and the public.

Assignment Conditions/Certification

1. USPAP SR 2-2(a)(ii) requires appraisers to state the identity of intended users other than the client.
Because they rely on the appraisal, the client and floodplain administrator are always intended users.

2. USPAP SR 2-2(a)(iii) requires appraisers to report the appraisal’s intended use. Knowing the intended

use helps determine the applicable definition of value, and appropriate valuation methodology.
What valuation methods does your local ordinance permit?

4. USPAP SR 2-2(a)(vi) requires appraisers to “state the type and definition of value and cite the source of the
definition;” If the NFIP “market value” is appraised, then the local ordinance Market Value definition
should be cited. If ACV is estimated, then the NFIP Actual Cash Value definition should be cited.

5. See SI/SD, Section 4.5.1, I¢t paragraph - Professional appraisals by licensed appraisers subject to USPAP
are identified to be the most accurate and reliable.

6. See SI/SD, Sec 4.5, 1# paragraph — When permitting for an improvement, the appraisal effective date
should be before the start of construction of the improvement. If permitting for the repair of damage, then
the appraisal effective date should be immediately before the damage occurred.

7. See SUSD Sec, 4.5.1, 1 paragtaph. A statement of compliance with USPAP is required.

Pertinent Facts

8. USPAP SR 2-1(a) requires appraisers to, “clearly and accurately set forth the appraisal in a manner that is not
misleading;” Is the building description consistent with the facts on the appraisal effective date?

9, USPAP SR 2-1(a) requires appraisers to, “clearly and accurately set forth the appraisal in a manner that is not
misleading;” Are building images consistent with the description and quality on which value was based?

10. USPAP SR 2-1(a) requires appraisers to, “clearly and accurately set forth the appraisal in a manner that is not
misleading;” Is the appraisal teport a truthful report of the facts on which value was based?

Methodology

11, USPAP SR 1-1(a) requires appraisers to, “be aware of, understand, and correctly employ those recognized
techniques that are necessary to produce a credible appraisal;” ACV is the only appropriate method for
individual condo units, because condo unit sales include the value of land and other improvements.

12. USPAP SR 2-2(a)(x)(i) requires appraisers to, “provide sufficient information to indicate that the appraiser
complied with the requirements of STANDARD 1 by: summarizing the appraisal methods and technigues
employed;” Replacement cost should be the conclusion of an analytical process.

13. USPAP SR 2-2(a)(x)(i) requires appraisers to, “provide sufficient information to indicate that the appraiser
complied with the requirements of STANDARD 1 by: summarizing the appraisal methods and techniques
employed;” Depreciation should be the conclusion of an analytical process.

14. See USPAP SR 1-1(a) & SI/SD Sec 4.5, 3~ paragraph, second bullet point. Failure on this point calls into
question the appraiser’s competency.

Report Documentation

15. USPAP SR 2-1(b) requires appraisal reports to, “contain sufficient information to enable the intended user(s) of
the appraisal to understand the report properly;” See also SI/SD 4.5.1, last paragraph.

16. USPAP SR 2-2(a)(x)(5) requires appraisers, when they prepare reports, to, “summarize the information
analyzed and the veasoning that supports the analyses, opinions, and conclusions,..” Unsupported conclusions
are not permitted.

17. USPAP SR 2-2(a)(x)(5) requires appraisers, when they prepare reports, to, “summarize the information
analyzed and the reasoning that supports the analyses, opinions, and conclusions,..” Unsupported conclusions
are not permitted.

»



Timeline of Events



ATTACHMENT #9

Timeline of Events — 2320 Patterson Avenue

March 4, 2021 An exterior renovation permit application for BLD2021-0584 was submitted to the Building
Department for 2320 Patterson Avenue by Gulfstream Construction.

May 5, 2021 A code violation, Code Case CC2021-00760, was opened for unpermitted site work.

May 20, 2021 A site visit was conducted by the Floodplain Manager. The site visit revealed the permit
application for BLD2021-0584 was undervalued. Applicant was advised a cost breakdown, as-is
private appraisal, and updated plans must be submitted.

June 2, 2021 Mark Passero contacted the Code Compliance Department about the status of the building
permit application.

June 11, 2021 A private appraisal, schedule of values, and updated plans were submitted for building permit
BLD2021-0584.

June 14, 2021 The private appraisal and schedule of values were not accepted by the Floodplain Manager.

July 16, 2021

BLD2021-0584 is still in corrections with the Floodplain Manager due to concerns with the
submitted private appraisal and schedule of values; property owner Mark Passero met with the
CBO, Raj Ramsingh and Code Officer Troy Montero.

July 26, 2021 Gulfstream Construction applied for a building permit for after-the-fact exploratory demolition.
The permit, BLD2021-2179, was intended to satisfy the unpermitted work cited in CC2021-
00760.

August 10, 2021 BLD2021-2179 was approved for the after-the-fact exploratory demolition associated with
CC2021-00760 under the condition that no further work is conducted, and the permit is closed
once paid for and issued.

February 11,2022 | BLD2021-0584 approved with the following conditions:
1. The City conducts all inspections on the property.
2. All work adheres to the submitted schedule of value using the specified type of
finishes.
3. The garage is not converted into habitable space.
4. The footprint of the existing house remains the same.
5. No additions or expansions to any walls shall occur.
March 3, 2022 Subsequent roofing permit, BLD2022-0616, is applied for and approved.

April 13, 2022

Subsequent plumbing permit, BLD2022-1053 approved.

April 26, 2022

Subsequent mechanical HVAC permit, BLD2022-0722, approved on the condition that the A/C
units are mounted above BFE=1’ and outside of the required setbacks.

April 27, 2022

Subsequent electrical permit, BLD2022-0725, approved.

November 30, 2022

Building inspections for permits BLD2022-1053 (plumbing by inspector Wright) and BLD2022-
0725 (electrical/mechanical inspection by Inspector Richardson) were disapproved. Both
inspectors expressed concerns with the provided job valuation.

January 10, 2023 | Building inspection for permit BLD2022-0722 is disapproved by Inspector Richardson and CFM
Bridget Flores due to the condenser unit not being elevated at or above BFE+1".
September 13, 2023 | Site visit with Mark Passero, Bart Smith (Passero’s representative), Raj Ramsingh, and Zoe

Porter (CFM for the City). The site visit exhibited additional work that was not approved via
BLD2021-0584, as well as the use of unapproved materials.




May 20, 2021 Site Photos
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Plans for BLD2021-0584
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BLD2021-0584 Schedule of Values and Products
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STEAD, FL 33

Tel:: 78.6-7/52-0647

Fax:877-520-9884

¥ .5 x
03:3:

Date: OCT 21, 2021

INVOICE

To:
Gulfstream Construction INC
22972 Overseas Highway
Cudjoe Key, FL 33042
Qty Description 2320 Paticrson Unit Price Sub Total
1. drywall Drywall work includes labor and materials | $8500.00 $8500.00
2. insulation Insulation work includes labor and $2500.00 $2500.00
materials
TOTAL $11,00.000

NOTE: PAYMENT SHOULD BE RECEIVED BY OCTOBER 31, 2021




11/16/21, 2:17 PM Shopping Cart - Lowes.com
' HURRY AND SHOP THE FINAL DAYS OF OUR SEASON OF SAVINGS EVENT>

_ (yindosd Dol

LWhat are you looking for today? Q ‘
© N.W. Miami-dade Lowe's Open until 10 PM >

Prices, Promotions, styles, and avaflabflity may vary. Our lacal stores do not honor online pricing. Prices and avallabillty of products and
ssrviossarssubjecﬂodmngawrhoutnoﬂoe.Errorswmbemmadedwmeredlscovemd,andLowa‘sreamshﬁghlmmvokaanymted

offer and o correct any errors, inaccuracles or omissions including after an order has baen subrmitted,

(@ Minor dstays may occur due to high order volume.

N.W. Miami-dade Lowe's
17460 Northwest 57th Ave, Hialeah, FL 33015
Changs Store

(@ Atleast one of your ltems Is currently unavailable
Sorry, one or more of your selected products has an lssue with its current availability. Please see below for specific details on each of your products.

42 Some of your items are low in stock! View All

Shopping Cart
13 ltems ; Remove All

:

{D Atleast one of your items has an availabllity issue

sprApas]

@ This fulfillment aption is not available for the tem(s) below. Please select an available option, or remove the itera(s) to continue.

item # 1358860 | Mode! # JW237200002

JELD-WEN Promium Atlantic
Vinyl 72.78-In x 49.375-In x 34...

@ Quick View

$3,190-00

5

$638.00/ Ea.

| . Store Pickup
2t N W NMiame-dade L. s

Ship ta Home
tirenadable

Truck Delivery

Start Secure Checkout

https//iwww.lowes.com/cart 1/4



1116/21, 217 PM

»

@ Store Pickup at N.W. Miami-dade Lowe's

7 ltems

HURRYILOW N STOCK
ttem # 1418846 | Mode! # JW233400019

JELD-WEN Premium Atlantic
Vinyl 36.75-in x 37,125-in x 3...

@ Quick View

$1,23200

4

$308.00/ Ea.

Shopping Cart - Lowes.com

& store Pickup
Avallable

Ship to Home
Unavallable

£ Truck Delivery
Avallable
Delivery date schaduling is avaitabie in checkout

HURRY! LOW IN STOCK
liem # 1418845 | Model # JW233400031

JELD-WEN Premium Atlantic
Vinyl 35.75-in x 24.75-in x 3-in...

© Quick View

$556:20

2

$278.00/ Ea.

Remove

® 8tore Pickup
Avallable

« Ship to Home
Uravaiiable

G% Truck Delivery
Avallable
Delivery date schedtling is avaflable in checkout

HURRYILOW IN STOCK
ltem # 691271 | Model # BMTT625978

s Therma-Tru Benchmark Doors

— 36-In x 80-in Fiberglass Half Li...

@ Quick View

hitps:/Awww.lowes.com/cart

Start Secure Checkout

Moeqpaay

2/4



11116/21, 2:17 PM Shopping Cart - Lowes.com

You Saved $62.00

1
$687.00/ Ea.

Discounts

® tem Discount

® Store Pickup i
Avellable

Ship to Home
tUnavailanie

Ch Truck Defivery
Available
Delivery date scheduling is avaliable in checkout

[ Scheduled Delivery

1 ltem

HURRYI LOW IN STOCK
ttem # 953848 | Model # JW205901908

JELD-WEN 72-n x 80-In Impact
Grilles Betwsen The Glass...

@ Quick View

iy iel o]

1,191
Was-§4-366:00
You Saved $165.00

1
$1,191.00/ Ea.
Discounts

® item Discount

£% Store Pickup
tUnavaitable

Ship to Homwe
Unavadabte

T Truck Delivery
Avallable
Delivary date scheduling is available in checkout

Start Secure Checkout

https:/Aww.lowes.com/cart 3/4



11116/21, 2:17 PM Shopping Cart - Lowes.com

ftem Subtotal (13)

Estimated Delivery ®

Taxes calcuiated at checkout

Add Promotional Code @)

Estimated Total
v You Saved
©@ Backto Top
Deals, Inspiration and Trends [ ]
) ) | Email Address ' SignUp
We've got ideas te share. . |
B MNeed Help? &  Order Status
B Lows's Credit Cards @ CGHtCards
£ Installation Services 0  Lows'sApp
About Lowe's
Stores & Services
Customer Service
Privacy & Use
CONNECT WITH US
3 v ?

© 2021 Lowe's. Al rights reserved. Lowe's and the Gable Mansard Deslgn are registered trademarks of LF, LLC.

Start Secure Theckou!

https/iwww.lowes.com/cart

$6,856.00

$99.00

*6,955"

$227.60
T
[+
g
&
a
*

\'4

v

v

v

o

AlA



12/2/21, 3:21 PM Shopping Cart - Lowes.com

GET YOUR HOLIDAY SHOPPING DONE AT THE LOWE'S GIFT ZONE. ORDER BY 12/14/21 AND GET IT DELIVERED BY
CHRISTMAS. SHOP NOW >

Tnm_Case.  Doors , S Hadlwaue.,

What are you looking for today?

© N.W. Miami-dade Lowe's Open unti 10PM >

Prices, Promotions, slyles, and avallability may vary. Our local stores do not honor online pricing. Prices and availabllity of products and

services are subject to change without notice. Errors will be correcled where discovered, and Lowe's reserves the right to revoke any stated
offer and to comact any errors, ies or {uding after an order has been submitted,

() Minor delays may occur due to high arder volume.

N.W. Miami-dade Lowe’s
17460 Northwest 57th Ave, Hialeah, FL 33015

Change Store

(0 Atleast one of your ltems is currently unavailable
Sorry, one or more of your selected products has an issus with its current availability. Please see below for specific details on each of your products.

1 Some of your items are low in stock! View Al

Shopping Cart

134 items Remove All Emall C

SRgpaRy

(@ Atleast one of your items has an availability issue

@ This futfillment option is not available for the item(s) below. Please select an availabls option, or remove the item({s) to continue.

tem # 29946 | Model # 623 aFBDPM

EverTrue 1/2-in x 3-1/4-in x 8-ft
Primed MDF Baseboard...

@ Quick View

$572.00
Start Secure Checkout @

$8.80/ Ea.

Store Pickup
4 Jnavadl ble

Ship to Home

hitps://www.lowes.com/cart 1/8



12/221, 3:21 PM Shopping Cart - Lowes.com

@ This fulfillment option is not available for the item(s) below, Please select an available option. or remove the item(s) to continue.

Item # 29946 | Modet # 623 SFBDPM

EverTrue 1/2-in x 3-1/4-in x 8-t
Primed MDF Baseboard...

© Quick View

10540

12

$8.80/ Ea.

Store Pickup
at HW Mame dade Lowe s Wasaitsble

Ship to Homa
Unavaiable

Truck Delivery
Unauailabe:

Store Pickup at N.W. Miami-dade Lowe's
57 items

3 Htem # 939866 | Model # JW225400260

JELD-WEN Colonist 30-in x 80-in
Primed 6-Pane! Hollow Core...

@ Quick View

$1,416%

12

$118.00/ Ea.

@ 8tore Pickup
Available
Start Secure Checkout

[EYTT PRV TR

Upavaishie

b Truck Delivery
Avallable
Delivery date scheduling is avaitable in checkout

HURRY! LOW IN 8TOCK
¥ Item # 760751 | Mode! # JW191800001

]
4 JELDWEN 24-in x 80-in Wood

https://iwww.lowes.com/cart

HOVED

2/8



12/2{21, 3:21 PM

1150

1

$116.00/ Ea.

Shopping Cart - Lowes.com

© Sswre Pickup
Avallable

$hip to Home
Unavartable

&b Truck Delivery
Avallable
Delivery date scheduling is available m checkout

HURRY! LOW IN 8TQCK
ftem # 760670 | Modsl # JW136500074

JELD-WEN Colonist 24-in x 80-in
Primed 6-pane!
® Quick View

348.00

$48.00/ Ea.

© store Pickup
Avallable

Ship to Home
Unavailable

3 Truck Delivery
Avallable
Delivery date scheduling Is avaiahle in checkout

Item # 34660 | Mode! # 35670FJPMD

EverTrue 11/16-in x 2-1/4-in x 7-ft
Primad Pine Wand Cacinn

$1 83.75

25

$7.35/ Ea.

Start Secure Checkout

& Store Pickup
Avallable

hitps:/fwww.lowes.com/cart

NORCIPIDS

3/6



12/2/21, 3:21 PM

b Truck Delivery
Avallable
Delivery date scheduling is availabte in checkout

HURRY! LOW IN STOCK
ftam # 597125 | Mode! # 93580-020

Shopping Cart - Lowes.com

®a ReliaBtit Olivia Satin Nicke!
Reversible Keyed Entry Door...
@ Quick View
5251 .76
12
$20.98/ Ea.
@ Store Pickup

Getitby Thu, Dec9, 2021 (est)

&) Ship to Home
Getltby Tue, Dac7, 2021

b Truck Delivery
Available
Delivery date scheduling is availabla in chackout

Need it today?
Check gihar storeg for availablity.

HURRY] LOW IN STOCK

w o ltem # 1262890 | Madet # BR0CY 15 CP
=" Ké
' 4 s

& N Kwikset Security Cove Satin
® Quick View Nickel Single Deadbolt Keyed...

569.98

2

$34.98/ Ea.

Start 3ecure Checkout

& ShiptoHome
Getitby Tus, Dec 7, 2021

G Truck Delivery
Avallable
Dehvery date scheduling is available in checkout

HURRY] LOW N STOCK

hitps:/Aww.lowes.com/cart

yupan

4/6



1212121, 3:21 PM Shopping Cart - Lowes.com

JELD-WEN Colonist 30-in x 30-in
Primed 6-panel Hollow Core...

336

4

$84.00/ Ea.

& StorePlckup
Available

$Ship to Home
Unavaitable

Ch Truck Delivery
Available
Delivery date scheduling is avaiiable in checkotit

ORDER SUMMARY

ftem Subtotal (134)

Estimated Delivery ®

Taxes calculated at checkout

Add Promotional Code ®

Estimated Total
© Backto Top
Deals, Inspiration and Trends [
. Email Address
We've got ideas t6 share. -
Start Secure Checkout

[0 Nead Help? @  Order Status

™  Lowe's Credit Cards B GiftCards

= Installation Services 0 Lowe'sApp

https:/Amww.lowes.com/cart

Sign Up

$3,088.07

$79.00

§IRNes

3,477

5/6



_305-852-5730 _

| “Y ROOFING & SHEETMETAL  FAX: 30s:852.3305
RQQ F‘“G 88005 Overseas Hwy., #10-157

L I N D H O L M UPPER KEYS: 305-852-5730

MARATHON: 305-289-9991
CONSTRUCTION, INC. KEY WEST: 305-292-2224

Islamorada, FL 33036 LIC. CCC 1328542
LIC. CBC 1256399
[;Name /_f\ddress# Ao =] Date: 11.17.21
Gulfstream Construction
2320 Patterson Ave.

Key West, FL 33040

We hereby submit an estimate for

l RE: Roof

N -

CENDO B W

—

We will tear off existing roof to a smooth workable surface and haul away debris.

We will install a self-adhered rubberized asphalt membrane designed as a high-temperature
metal roofing underlayment (secondary water barrier,)

We will install new eave drip.

We will install new flashings to soil pipes.

We will install a New asphault- roof color to be determined.

We will fasten above roof system with stainless head screws.

We will install a granulated modified bitumen membrane to flat roof(s).

Above roof carries a five-year warranty on workmanship.

We propose to furnish material and labor for the sum of $18,000.00.

*Above price is valid for 30 days due to possible increases in metal pricing.

*Lindholm Construction Inc will obtain a building permit and provide engineering for the above
work. Permit fees are not included in this estimate and will be an additional cost.

*Carpentry if needed will be $55/hour/man plus material cost.

*Terms of payment:

30% deposit

Balance due upon completion

credit card fees apply

All material is auaramaed tobeas specﬁed A|l workto be campleted ina pmfeselonal Authorized

manner according to standard Any aft or d from ahove . 8
specifications involving extra costs will be executed only upon written orders. and wil Signature: Date:
become an extra charge over & above the esti All ag

upon strikes, accldents or delays beyond our control, Omerlo cany fire, hmadc Lindholm

and other necessary insurance o B
Our workers are fully covered by Worker’s Compensation Insurance. Construction, Inc. Date:

ACCEPTANCE of PROPOSAL - The above prices, specifications
and conditions are satisfactory and are hereby accepted. You are D Dat
authorized to do the work as specified. Payment will be mada as ue Date

outlined above.



Albert Green Plastering, Inc I nvoice
1450 N Krome Ave, Suite 101G -
. . > Date Invoice #
Florida City, FL 33034 z
(786) 404- 3062 10/23/2021 1540
albertgreenplastering@gmail....
Bill To Project
Gulfstream Construction LLC. 2320 Patterson
22972 Overseas Highway
Cudjoe Key, FL 33042
Quantity ltem Code Description Price Each Amount
Stucco Stucco 17,500.0( 17,500.00
Stucco with Marblecrete
Wi iate A t.
¢ appreciate your prompt paymen Total $17,500.00
Payments/Credits $0.00




Vero Beach fine cabinetry
4308 Us highway 1

Vero Beach FL 32967
772-480-8700

www.vbfinecabinetry.com

Name / Address

Passero
2320 Patterson Ave
Key West

Proposal

Date Proposal #

10/18/20201 262

Project

Payne cabinetry

Description

Total

Build, finish and install Cabinetry per drawings provided:

3/4 solid plywood Frameless box construction.
Clear finished Maple cabinet interiors.
One shelf per base cabinet, (except sink base cabinets no shelves.)

Two shelves Per upper cabinets with heights 30"-36". Three shelves per cabinets with height 42"-48"

Shaker style door and drawer construction thought out.
Softclose door hinges

Delivery fee

6185.00

250.00

Signature

Page 1

Total

6435.00




2201 N. Andrews Ave, Suite 103
Pompano Beach, FL 33069 US
{854)854-0726

Estimate #: 1148

Date: 10/22/2021
Exp. Date:

$2,835.00
Address:

Coastal Stone Works Inc.
1711 N Powerline Road suite b
Pompano Beach, FL 33069

P.O.: Key West 2320 patterson
Serial Description Qty Amount

Calacatta:Calacatta Girgi 2cm 127x64_56.444 56.444 1,400.00T

Calacatta:Calacatta Girgi 2cm 127x64 56.444 56.444 1,400.00T

Fabrication 1.0 1,600.00
SubTotal: $4400.00
Tax: $0.00
Shipping: $35.00
Total $4,435.00



2121, 1:32 PM Calistoga Gray Matte Laminate | Floor and Decor

Znable Accessibility Shop By Room Inspiration Free Design Services Financing Pro Services Customer Service

“LOOR .a Kendall M j
y Acco... Projects —
)Econ !*‘ Search... Q Viewstore.. ¥ Checkord. Y View saved items \0—0

TILE STONE woOD LAMINATE VINYL DECORATIVES INSTALLATION MATERIALS

Home > Laminate > Shop By Type > Laminate

HAMPSTEAD
r&mefiz!d

CALISTOGA GRAY
MATTE LAMINATE

=4

3]
Kendall's everyday low price! =

(=]
$0.99 / sqft LLE
SKU: 100402551 View Specifications
Size: 8mm

@ Visualize it!  See this product in a room

E CALCULATE MY
SQUARE FOOTAGE

Size of your project

Cookies and tracking tools on this site are used by Floor & Decor and third party partners for different purposes,
including personalizing content, tailoring advertising to your intereslts, and measuring site usage. To manage or disable
these cookies click on "Settings* or for more information please visit our Cookie Policy. By continuing to use this site,
you agree to all Terms & Conditions.

Cookies Settings

Accept All Cookies

https:/iwww.flooranddecor.com/ftaminate-flooring/calistoga-gray-matte-laminate-100402551 htmi 176



>

P

12/2/21, 1:32 PM Calistoga Gray Matte Laminate | Floor and Decor
Return Policy @

SUBTOTAL $2688.00

© IN-STORE PICKUP

Potomac Mills - 142 boxes

Check Other Stores

Pickup for FREE today if ordered
by 2pm local time.

(O HOME DELIVERY

FREE In-Store Returns Learn More

FEEDBACK

ADD TO CART

ORDER SAMPLE - $3.00

) Add to My Projects[5] Print¢? Copy Link

MATERIALS YOU NEED FROM START TO FINISH

Cookies and tracking tools on this site are used by Floor & Decor and third party partners for different purposes,
including personalizing content, tailoring advertising to your interests. and measuring site usage. To manage or disable
these cookies click on "Settings" or for more information please visit our Cookie Policy By continuing to use this site,
you agree to all Terms & Conditions

Cookies Settings

Accept All Cookies

hitps:/fwww.flooranddecar.com/laminate-ficoring/calistoga-gray-matte-laminate-100402551 .html 2168



Traditional Services LLC
Carlos Monreal

Monreall7 @yahoo.com

Exterior painting and interior painting

s Prime/paint new concrete walls on exterior
e Prime/paint new drywall on interior
[ ]

Total:$ 15,000.00
Deposit request $7500.00



1"

" PROPOSAL
REVOLUTIONS ELECTRIC, INC.

EC13006764
loxahatchee, FL
Estimate Submitted To: Phone: Date:
Mark Passero 585-315-8900 11/15/2021
Street: Job Name:
2320 Patterson, Key West : Patterson
City, State, and Zip Code Job Location:
JOB DESCRIPTION:
Electrical work - Rewire electrical ) $,6500.00
Material and Labor
| ed i : $32 Deposit at

acceptance of job. $3250.00 after job is complete, after we pass
inspection.

| HEREBY, estimate to furnish labor and materials in complete accordance with the above

specifications

Estimate Cost;$ 6500 00

ACCEPTANCE OF ESTIMATE: The above prices and specifications are satisfactory and
are hereby accepted.

Date

Signature




12/2/21, 2:56 PM

Shopping Cart - Lowes.com

GET YOUR HOLIDAY SHOPPING DONE AT THE LOWE'S GIFT ZONE. ORDER BY 12/14/24 AND GET IT DELIVERED BY

CHRISTMAS. SHOP NOW >

Shower Enclogore.

l What are you looking for today? Q|
© N.W. Miami-dade Lowe's Openuntii 10PM >
Prices, Promotions, styles, and avaliabiiity may vary. Our local stores do not honor enline pricing. Prices and availability of products and
services are subject to changs without notice. Errors will bs corrected whare discovered, and Lowe's reserves the right ta revoks any stated
offer and to comrect any errors, inaccuracies or emissions Including after an order has been submitted.

N.W, Miami-dade Lowe's
17460 Northwest 57th Ave, Hlaleah, FL 33015

Change Store

£ Some of your items are low in stock! View All

(D Minor delays may aceur due to high order valume.

Shopping Cart
3iteams Remove All

8tore Pickup at N.W. Miami-dade Lowe's
3ltems

HURRYI LOW IN STOCK

: ftem # 544968 | Model # DL-6192L-04%
' DreamLine QWALL-S White 77-n
X 60-in x 36n Alcove Shower...
© Quick View

53,1 1997
Was-54-223-52
You Saved $850.52

3
$1,039.99/ Ea.

Discounts

@ item Discount

Start Secure Checkout

Emall Cart

MOR(DODS

@ store Pickup
Getitby Thu, Decd, 2021 (est)

Ship to Home
Jravadeb!

hitps/iwww.lowes.com/cart

173



12/2121, 1:14 PM

Stainless Steal Package with 3-Door French Refrigerator - The Home Depot

Explore Features | Need Help? | Call 1-866-333-3551 or Text 78465 APP , ,a,h e

S You're shopping -
f\“? Marathon Search

2

O OPEN until 9 pm

Hello,
Dona

17

Cart

You're shopping Marathon v
© OPEN until 9 pm

Home / Appliances / Kitchen Packages / Samsung Stainless Steel Package with 3-Door French Refrigerator

4

$3,353%
SILITE U stainless Stesl Package with 3-Door French Refrigerator
Add Bundle to Cart
(1356) | Model# RF28T5001SR
Samsung 28.2 cu. ft. French Door Refrigerator in Stainless Steel
$1900:09
$1 598°° Save $401.00 (20%)

View Product Swap
Details W Remove F‘.!' Model

https:/Mmww.homedepot.com/p/sets/appliances/package/package_N280054044

[ Feedback |[ &) Live chat | ~

115



1212121, 1:14 PM

(1736) | Model# DW8OR20

Samsung 24 in. Top Control Tall Tub Dishwasher in Stainless Steel with Stainless Steel Interior Door, 55
dBA
$579-00
$558°° Save $21,00 (4%)
View Product Swap
Details W Remove h Model

(209) | Model# NE63A6311SS

Stainless Steel Package with 3-Door French Refrigerator - The Home Depot

) Live Chat

Samsung 6.3 cu. ft. Smart Freestanding Electric Range with Rapid Boil and Self Clean in Stainless Steel

$898:00
$80800 Save $91.00 (10%)

Choose Your Option )
https‘J/www.homedepot.oomlplsetslapplianceslpackagelpaclege_N290054044

|} Feedback

28



12/2/21, 1:14 PM Stainless Steel Package with 3-Door French Refrigerator - The Home Depot

Electric
O Gas (+$141.00)

Details

(1726) | Model# ME19R7041FS

View Product \If Remove E«a

Swap
Model

Samsung 30 in. 1.9 cu. ft. Over-the-Range Microwave in Fingerprint Resistant Stainless Steel

$389°° /box

View Product
Details
s Your Package
1 Samsung 28.2 cu. ft. French
'ﬁ Door Refrigerator in Stainless
Stesl
Qty: 1

Samsuna 24 in. Ton Control Tall
hitps:/fwww.homedepot.com/p/sets/appliances/backaaefpackana N2aNNKAN4A

Feedbac f Fal)

W Remove h‘;

Swap

Model

$1,598.00

¢RRQ NN

|



12/221, 1:14 Pm Stainless Stesl Package with 3-Door French Refrigerator - The Home Depot

TSN e v it tepe wmien "

Tub Dishwasher in Stainless Steel Rt

with Stainless Steel Interior Door,
55 dBA
Qty: 1

e
= Samsung 6.3 cu. ft. Smart $808.00
i Freestanding Electric Rangs with

Rapid Boil and Self Clean in

Stainless Steel

Qty: 1

- Samsung 30 in. 1.9 cu. ft. Over- $389.00
-' the-Range Microwave in

Fingerprint Resistant Stainless

Steel

Qty: 1

Subtotal *3,353%

Appliance Delivery FREE

Taxes —
(Calculated in checkout)

Total *3,353%

You'll Save $513.00 (13%)

Add Bundle to Cart

How can we help?
Call 1-866-333-3551 | Text 78465

PC Site | ©2000-2021 Homer TLC, Inc | Privacy & Security Statement | Terms | Do Not Sell My Personal Information | California

Privacy Rights & Report
How doers get more done Need Heip? Please call us at: v b or Text
us at; 7
Customer Service Resources About Us ~Z Special
Financing
Check Order Status Specials & Offers Careers

https:/fwww.homedepot.com/p/sets/annliancas/inankanalinackana MOGAARANA A




12/2/21: 1‘:14EPM Stainless Steel Package with 3-Door French Refrigerator - The Home Depot

Order Cancellation Truck & Tool Rental Corporate Information Available everyday*
Returns Protection Plans Digital Newsroom Pay & Manage
Your Card
Shipping & Delivery Manufacturer and Home Depot Foundation )
Product Recalis MLiniclpaipyRebatss Investor Relations Credit Offers
Help Center g::g:geagg Gcizseg:rds Government Customers
Privacy & Security Suppliers & Providers
Center Eco Options
Our Other Sites

The Home Depot Canada  The Home Depot México  Blinds.com  Pro Referral

©2000-2021 Home Depot Product Authority, LLC. All Rights Reserved. Use of this site is subject to certain Terms Of Use.
Local store prices may vary from those displayed. Products shown as available are normally stocked but inventory levels cannot be guarantet
For screen reader problems with this website, please call 1-866-333-3551.

Privacy & Security Statement Cookie Usage Manage My Marketing Preferences California Privacy Rights & Report

Do Not Sall My Personal Information  California Supply Chain Act  Site Map Store Directory Mobile Site

Feedback || & Live Chat

If\q

https:/iwww.homedepot.com/p/sets/appliancesipackaae/backace N29008ANAA




Cool Aid Alr Conditioning of sw fl inc Invoice 25523482

73 boundry In Invoice Date 11/18/2021
key west fl Completed Date
33040 Customer PO
Billing Address Job Address
Mark Passero Mark Passero
22972 Qverseas 2320 Patterson
Cudjoe, FL 33042 USA Key West, FL 33040 USA
Description of Work
Task # Description Quantity Your Price Your Total
1.5 TON SPLIT 4 TON SPLIT 16 seer 1.00 $6,500.00 $6,500.00

new construction equipment ameri-star
condenser stand and air handler stand

new duct system with grills

line set and drain

bath fans venting no fixtures

1yrwarranty labor

10 parts manufacture defect

65% down ball due at equiptment set
Potential Savings $0.00
Sub-Total $6,500.00
Tax $0.00
Total Due $6,500.00

Balance Due $6,500.00

Thank you for your business and the opportunity of a new friend,
office # 305-791-5020

This invoice is agreed and acknowledged. Payment is due upon receipt. A service fee will be charged for any returned checks, and a financing
charge of 10% per month shall be applied for overdue amounts.

I find and agree that all work performed by Cool aid air conditioning has been completed in 3 satisfactory and workmanlike manner. | have been
given the opportunity te address concerns and/or discrepancies in the work provided, and | efther have no such concerns or have found no

discrepancies or they have been addressed to my satisfaction. My signature here signifies my full and fina} acceptance of all work performed by
the contractor.



12/2/21, 3:.03 PM Shopping Cart - Lowes.com

GET YOUR HOLIDAY SHOPPING DONE AT THE LOWE'S GIFT ZONE. ORDER BY 12/14/21 AND GET IT DELIVERED BY
CHRISTMAS. SHOP NOW >

. _ Dlumbing Fixhees

‘ What are you looking for today?
z e : = |

15

@ N.W. Miami-dade Lowe's Open until 10 PM >

Prices, Promotions, styles, and avallabifity may vary, Our local stores do not honer enline pricing. Prices and avallabllity of products and

sewieesamwbjedmehangewmuumﬁw.Emmwmbemdadwhemdlmvm,andLowe'aresewesheﬁgmlorevnkeanysmwd
offer and to carrect any errors, Inacouracies or omisslons Inciuding after an order has boen submitted,

(® Minor deiays may occur due to high order volurme.

N.W. Miaml-dade Lowe's
17480 Northwest 57th Ave, Hialeah, FL 33015

Change Store

2 Some of your items are low in stock! View All p

Shopping Cart
15 ems | Remove All

Emafl Cart
Store Pickup at N.W, Miami-dade Lowa's
7 ftems

== Hem # 820520 | Moda! # LF-D48-MCKK
" Bm\’ Pfister Masey Brushed Nickel 2
J i
@ Quick View

MOREPOTS-

Handle 4-in centerget...

$1 7780
Was$65-08
You Saved $30.00

3
Save For Later
$59.00/ Ea.
Discounts
9 item Discount
LOWE'S PROFESSIONAL SERVICES
Lowe's Professional installation

Starting at $109.00 / Ea.

Add Service

& Store Pickup

Start Secure Checkout

https://www.lowes.com/cart



Progress Drawing from BLD2022-0725



ATTACHMENT #13
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A ' EXIST.
AN COVERED PORCH
/ \
| $ -1
/ \
b / / g \\ : WBDOW 5 s
WINOOW BARMGEDOOR 7 | & e m ] [ e
_________ N ] — . |
®
REPLAGE W/
EXIST. IMPACT DOOR
GARAGE
-1e
EXIST. % gg
EXIST. FAMILY RM. BEDROOM No4 Ly
®
REPLACE $’-"°i
B0STING
WINDOW
34" T4 PLYWOOD SUBFLOOR ON
P.T.WOOD 2'»i’ FLOOR JOISTS @ 17 OC.
(OVER EXISTING 4° CONG. BLAB
{SEESECTION A" - SHEETAS)
g
>
REPLAGE I!///////f/_//gy g -$———W ;A :
EXISTNG 2
% / {1
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FRONT OF ELECTRIGAL s \
PANEL TO 8 MIN. ¥ ML)
AWAND.
CLEARAREA i
LEGEND
EXIST. — EXISTING WALL
k=8 COVERED PATIO
B 5 | e | EXISTING WALL TO BE
©hs DEMOLISH
EZZElZE NEW NON-BEARING WALL
L
NP
EXIST. ® EXIST,
LIVING/DINING ROOM ® BEDROOM No.2 !
gl T Q )
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S h °

R AR

[

ESSSSSETLLEE A FESEETLETEs

G EXIST.
BEDROOM No.1

REVISION DATE: 3.11.2022

INTERIOR ALTERATIONS
§§ TO EXISTING HOUSE

e

4"

AR

'.' =
|
@ () wxaee & s
WINDOW WNDOW WooW

ALTERNATIVE 1- BATHROOMS LAYOUT
PROPOSED GROUND FLOOR PLAN

5
3
© 2220 PATTERSON AVE, KEY WEST, FL

PASSERO CONSTRUCTION LLC
GULFSTREAM CONSTRUCTION
CGC # 1523089, 1528114, 1528501

MARK D. PASSERO, P.E.
P.E. 53786

22972 OVERSEAS HIGHWAY
CUDJOE KEY, FL 33042

1 TEL: (586) 345 8900 (305) 699 9022

SCALE: 3/16" = 10"

\Ay £ MAIL: mdppessena.net




Site Visit Photographs



ATTACHMENT #14
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