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April 9 2019

Mr. Eric T. Carpenter, P.E.
Assistant City Manager

City of Miami Beach

1700 Convention Center Drive
Miami Beach, Florida 33139

Re:  Proposed Vacated Portions of
Ocean Terrace, 74" Street and
75" Street, as described herein
Miami Beach, Florida

Dear Mr. Carpenter:

Pursuant to your request for an appraisal of the above referenced property, I submit the following
appraisal report.

Legal Description: The proposed to be vacated portion of Ocean Terrace, 74™ Street and 75" Street
surround the developer’s site which is legally described as Lots 1 through 13, Block 1, Harding
Townsite, as recorded in Plat Book 34, Page 4 of the Public Records of Miami-Dade County, Florida

The developer’s site is a 96,300 SF city-block which is bounded by Ocean Terrace, Collins Avenue,
74™ Street and 75" Street, with the exception of the 7,300 SF site located at the northeast corner of
74" Street and Collins Avenue, Miami Beach, Florida. The developer’s site has 350 feet of frontage
along the west side of Ocean Terrace, 150 feet of frontage along the north side of 74™ Street, 300
feet of frontage along the east side of Collins Avenue and 296.1 feet of frontage along the south side
of 75" Street.

The developer’s site is currently improved with several boarded-up and occupied buildings,
including a 2-story boarded-up 16-unit rental apartment building built in 1961 at 7400 Ocean
Terrace; a 2-story boarded-up 39-room hotel building builtin 1951 at 7410 Ocean Terrace; a 2-story
boarded-up 20-room hotel building built in 1947 at 7420 Ocean Terrace; a 2-story 39-room hotel
building builtin 1951 at 7430 Ocean Terrace; a 3-story 49-room hotel building built in 1940 at 7436
Ocean Terrace; a 7-story 93-room hotel building built in 1940 at 7450 Ocean Terrace; a 2-story
commercial building with 13,034 SF of adjusted building area, built in 1948 at 7449 Collins Avenue;
a 1-story commercial building with 6,073 SF of adjusted building area, builtin 1952 at 7441 Collins
Avenue; a 1-story commercial building with 4,913 SF of adjusted building area, built in 1940 at
7439 Collins Avenue ; a 1-story commercial building with 5,717 SF of adjusted building area, built
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in 1958 at 7433 Collins Avenue; a 1-story commercial building with 4,753 SF of adjusted building
area, built in 1941 at 7421 Collins Avenue; and a 1-story commercial building with 3,375 SF of
adjusted building area, built in 1950 at 7409 Collins Avenue.

The existing mostly low-rise improvements which are all older than 60 years, contain a total
adjusted building area of 142,012 SF, while the overall site can be improved with up to 192,600 SF.
In addition, the City of Miami Beach and the developer are negotiating the “vacation” of the 40-foot
wide southern portion of 75" Street by 356.1-foot long along the north side of the developer’s site,
the 30-foot wide northern portion of 74™ Street by 210-foot long along the south side of the
developer’s site, and the 60-foot wide western portion of Ocean Terrace by 350-foot long along the
south side of the developer’s site. The vacated area which would be at the north end of the Ocean
Terrace, contains a total land area of 41,544 SF which would contribute an additional 83,088 SF of
buildable area to the development of the developer’s overall site, based on the maximum permitted
Floor Area Ratio (FAR) of 2.0, thereby increasing the developer’s total buildable area from 192,600
SF to 275,688 SF (indicating a 43.1% increase).

It is my estimate that the contributory value of the Fee Simple Interest in the “vacated” property
(described as the 40-foot wide southern portion of 75" Street by 356.1-foot long along the north side
of the developer’s site, the 30-foot wide northern portion of 74™ Street by 210-foot long along the
south side of the developer’s site, and the 60-foot wide western portion of Ocean Terrace by 350-
foot long along the south side of the developer’s site, which contains a total land area of 41,544 SF
to contribute 83,088 SF of additional buildable area, based on the maximum permitted Floor Area
Ratio of 2.0), as of April 2, 2019, was:

CONTRIBUTORY MARKET VALUE OF THE FEE SIMPLE INTEREST
IN THE PROPOSED “VACATED” RIGHT-OF-WAY AREAS
TO BE UTILIZED IN CONJUNCTION WITH THE DEVELOPER’S SITE,
AS DESCRIBED HEREIN
ELEVEN MILLION DOLLARS
($11,000,000)

Sincerely,

Jozef Alhale, MAI, CCIM
State Certified General Appraiser
License No. RZ 0001557

\19-03-04




TABLE OF CONTENTS

PAGE NO.
SUMMARY OF SALIENT FACTSAND CONCLUSIONS. . .............. 1-3
PHOTOGRAPHS OF THE SUBJECT PROPERTY. .......... ...t 4-5
PURPOSE/FUNCTION OF THEAPPRAISAL. . ... ... 6
SCOPEOF THE APPRAISAL ... s 6
PROPERTY RIGHTSAPPRAISED.. . .......... .. 6
DATE OF VALUATION AND REPORT. ...... ..o 7
STATEMENT OF OWNERSHIPAND HISTORY . .. ...... ...t 7-8
ESTIMATED MARKETING AND EXPOSURE PERIOD. . ............... 8
DEFINITION OF MARKET VALUE.. .. ... 8-9
NEIGHBORHOOD ANALYSIS. . . .. e 9
ACCESSTOTHESITE. .. . e 10
DESCRIPTION OF THESITE. . .. ... e 10-11
UTILITIES. . . o e e 11
FLOOD ZONE.. . . .o e 11
ZONING. .. 11
ASSESSMENT AND REAL ESTATETAXES.. ... ... oo 12
MULTI-FAMILY RESIDENTIAL MARKET OVERVIEW. ............... 13-15
HIGHEST AND BEST USEDEFINITION. ....... ... 16
HIGHEST AND BEST USE, ASVACANT.. . ... 17-18
THEVALUATION PROCESS.. . ... ... s 19
THE SALES COMPARISON APPROACH TOVALUE. ................. 20-25
RECONCILIATION AND FINAL VALUE ESTIMATE.. ................. 26
CONTINGENT AND LIMITING CONDITIONS. . ..., 27-28
CERTIFICATION. . . e 29-30
ADDENDA. . 31
QUALIFICATIONS (Jozef Alhale, MAL, CCIM).. . ... 32

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants




STREET ..

A
S
5 v

Zo0

pe 4
ZzZ

=3
D 7 W%N.ER

Nif.
w

200

2

-

Yos

3 S
7432

s (7a420)

T|A|l|.4
73 74

<

j 808
Y .

Wy 7 ﬁNﬁgw.ﬂ/
gnn | ua 8
Ao0

I S OLT R Frgay
W /50’ N 8
o / L?
\-WA. .

2(7332)

’ ¥
el

3

_ P ﬁ\mNQu
732

12
Y320

A\V.x 0)
([ 7308):

A6y 305
m W/A.@ JM.MN ,
MY A

50" (73007

\ 20/

7300

30’

Fo’

g

73230 e 7522 ﬂm\u.u&
N BRI i 745
WS L
57l zog| 2oz A o
_.u... ,” ﬂ Shfie * P
A, | %
w\ﬂw 53 | & -
7505, :
9 L NN 3
s N 240"
O 7500 o/ o
% “
o
] K54
M \\aﬁ.\ N 735 i M
\V\b\\& 8 o D P \Vﬁuﬁx Q
=H
(7es:) 2 J
AddO
S — l
JbEEY 4 3 (7936)4 |
N o g m
m < |(7027) " 4 (7#30) 0
0' A LAY 0 i
N e g %9) , _
\MN\ 5 (7920)! _m
.4@ u‘lnL
4
s / é \.\ﬁ\O\ @L
s g
5#\&3\\ m 5 (400
ﬁ‘. LIE L e /WA e =] n//u
Fa/ p2) S
&
2 N
LA FF 2 Zrsd
Ny 353 /46./ 750 " i
e ¥ 7 sf |V
7389, w2l 3
(73€3]
7343) g 5 . 5
734 340 U
\
Q) 10 3 (7336) A/
N -L ZXX.
~. 733/
~ 3 4 (D30
w_ 732/) :
z/)
O /9] Hﬂu 5 (73120) |,
1z (7317 s
PRt 7o e
6 s
60’
=1 -
“ 7 _\\m&‘ i
o 50 3
' NRE
L2}
/A A

At

bef 1974,

ies with tiie Lav.s

B2

LK

NoRrRTH SHors

‘-.-ﬂr‘-

pulitan Dade

OCLAN
. T M_/‘\—/—'\.\_
': ) AT+ A~y 1274
day ofl? €.2720m
Book /A5 1 of Plats at Page_a’;&of the Pubtic Recerds ci Dade County

AT LANTIC

— -y
Filed for record this
Florda. This plat comp!

e .
 Meiru

CINE

IBUL K 1y

20’ , h
2 oo’ 9 )
™ g
% » h Y
- &G e S A by —
_ZEiL RS
Gre b
z B . .
!h .4 —— a $ ...‘- ‘
J s (4 t uﬂ _
" - —
AL —
255" | )
|
)
245 % | \M _
e I
277 .0 ‘Ij~ K
A " w_
~44
QQL (o)
' _
e

Risoes) & % 0|




194835 PM, PDF Complete

7/24/2017

\DWGINT61547 dwg

K

1
| ]
| |
| |
| | | | !
| | I i i
| i I | !
| | | Pl \
| | | '~ APPROVED COASTAL CONSTRUCTION
| TRAFFIC LIGHT- | | | 1 1~ CONTROL LINE PLAT BOOK 74. PAGE 25
IIIII = o ] L . N ‘4 AECORDED 21082
3 FLOOD ZOKE: AE (EL®) Q.BH FLOOD ZONE: x‘ﬁ Hl
v L g
o T | #
< 4 & & 2 - \ o b X A7\ pemessn
; e
[ _ _ s B D N—— U S 175th STREET w AT nl—— _ CEAN
SERALT s G FLOOD ZOHE PER N NETSTEE 3900 [PUBLIC RIGHT OF WAY) ASPHALT SET RAIL & DISK By
e e~ i AT ./_ e ASEENTN - S s TERRACE
SHRRLREETN & s SR Ll A METER STATIH Lol T\ P R | I =
| B F . 7 : - R | |
¥ iy 7 v g L | :
5 : s " - > # ]
O 10 » |
A ‘o oRAN f : oo ) 75t STRE]
p: 1486°5328" A
SEPATR 7 )
e S BB e 77 ~ 3
PPN st a o g
M #7451 / O o = \ ) i I 2
o (nPea) | | i z z
= oz ST 2STORY 7 I 3 B 2
fd iz, BUILDING LoT8 g . F YR iR g >
B VI #7455 ? A 2 ! \ A y
K| e e Uitoon mevanon 128 7 ; : 512 - -
\ A 7 #7450 as “ = | o
1 MULTI-STORY ER !
“ BUILDING Sz i 1 e ———— STREET
} 4 i A gl ]
| [ | Hi iz | i
| a2 b 5 oo s 123 g ! f =
| S, = 5 o P #7445 : w! d .
i RN B : 2! 1 ]
| 2 7 81 0« | t
! ps 1 STORY ruoon mevanon 748~ 7 2 w
i \ 3 4 BUILDING  LOT® A aaio v m 5l % m | i 720d STREET
\ o | g - i
£ § @
__ | 1 el 210 _ LOCATION SKETCH ;
| [ § 1! S EN : NOT TO SCALE 2
| - | 2 [ 3 H
i O 5 i i
| H ig /) P
o
| r H sl ﬁm | m
| ! 4 swl gz A p
Z EZ
_ 8 “ wigs gl g2/
\ 1 STORY LOT 10 7 Z LOT3 MULTI-STORY =1 28 |
| B § e S A - BULDING S ug 3
| g < S “ e __ I
! | #7435 Q) g
| 3 Floon BEVATON 707 (o) 2
! H £ I 2 \ =
| = | | 9,
__ c H f] 2 T _. SN ]
| 5 1 STORY — { e i =
| = 2 BUILDING -~ ) Ry = : i .
| i WULTISTORY 107 1 5[TOWNSITE OF HARDING , . Al | e
| 82 #7433 BUILDING S 8 #7430 b e 7 2
| i= o a2 ; MULTLSTORY  LOT4 4 L i m & m 8
\ silis ; ¢ . | BUILDING : M g
| N m 1 STDRY APPROVED COASTAL CONSTRUGTION a ! nb., m m
| S >l BUILDING CONTROL LINE PLAT BOOK 74, PAGE 25 | | KBE
1 8|° & RECORDED 21082 5l \ m w
| A i P : 2 gl & = LEGEND m .m
! = N,E $ B - o Sy
1 w | | g o Lo T g
5 o B} z | - uaeOE s iRt S
| 2Z3 3 > o ) - oz are S
@ @ g E=O- uaHT PaE —_ a8
| Bl s 3 - 200 CUR8 & QUTTER ~ 9
_ sTE % - 1 B - T e 3%
| e = M ¥ B T Ea = GRADE ELEVATIN ) m _m 2
| 19 #7419 g #7420 8% i - avo RS
\ e 2 STORY il LoTs MULTI-STORY : b 3 g ! 0 = o pas s <Hs38
i 20 aswio 73 BUILDING Al BUILDING s Ao 0. 883 hES & 5 B -ihon 2 st SEREE
i 2 : ; __ 13 e - el — —gEas
__ En_..q..h_sﬂ ) B - Hosas .”ﬂ“ﬂ!g ’mum%
o -
| | . T E EER i
e o ® - %00 POYER FOLE SEGESE: = Bie
| | — — HERh i P - i
__ w LOT 13 e AL " HIGH WAL ELECTRIC ROOM __ __ o W m M m
| 2 s, RESD FLO B 1018 | | Fme
. 4
| _ g e . | TN : MuCT-&TORY H __ i
H 3 BUILDING - 5 g
| 8 BULDING ~ OT® H __ o) : >
| > 858 Pl B A & L
| . 2E § g H >
! Ee . ; # ! 8 LEGAL DESCRIPTION: T
| oRe i & Lots <
\ 1 B | | Lota 1 through 13, Block 1, of TOMNSITE OF HARD : a
_ / ' \ ed n Plot Book 34, Page 4, of the Public o, =) w T
| Jow, CORER OF i | ! i SURVEYOR'S NOTES: + Flerida, [7p] 9
| ] Z ; - Thi L
Z 1 is es in Section 2, Townshi
__ _ \ AT s, srano __ “ ] i sha les n Section 2. Tawneip 53 Saut, Ronga 42 Ecat, Cly of e Beach, @] C w“.
i - Al . " O
1 3 o g18 BUILDING LOT 14 MULTI-STORY 125 Al documents o recordsd in the Publc Records of Wit < z
1 = 2 7 BUILDING  LOTT 12 - R Ir 3
: ) ; 2y ~ Lands shown h
__ A : m __ OI.—I I—l N X o ELEVATON 1038 & __u. Gardaihomnchonson yarsAhefracted forsresficlonsy:eassmeibisand/ée gitizst oS
e i b g = ot
| ¥ Ta | mum_wnﬂ INACCESSIELE 7 . i FLooR ELEVATION 1038 \#\ | = munh_hsu_. S - ) ay A R W
oo o i) ! Ao, e N L e Y- S | o ._v. i0a of Yot Strast, ko evdanen by (2} twa ok ISt x <
| , I | Lty e i A S s | ! st o e o 0 e St seum ot 13 @z
s ——X . ) - at fhe intersection of 72nd Street and Highwa evation +8.26 and | of 1929, s
llllllll 1 o i LA LS L o b ¥ ¥ 3 3 % 3 | | " and Highway A-1-A. located in Jonuary, 2017 O T
L Z - = f S \ » i = Londs shown haron e lecoted it ) £
A 3 ﬁ ‘ - | SR e Sy oot gt (), o s o =
- ikl B ] oty o 120881, . insurance .
e | S 1 ; . i w. O e et S of Tagar |1 2008 end s e e e e 200 Ozsz
z ol B T VALLEY GUTTER | 2 vust — Dimensions indicated hereon are fi T <
= 1 ! A e it re field measured by slectronic measurement, unles i g u
e 4 SENALEDSKT e weras @_ | ~ Lands shown hereon contiri HERESRCRE ] m
e = _ _ ] e  ome_ 74th STREET | e ki s i " Bnedreisen okt TSRS RSDREESE B8 oS w s
12 — PUSTIC RIGHT 5F WAYY A s _\\/ e = oy \ IR measurements are within @ precision of ,000. Y <
FLOOD ZONE: AE (EL8) I 3 ASTAANTTN g 1 ek cace i ! RN, G NA R A @cos
s \ — Roof overhang not loc g o Sl
> 2 o s greA) o & 'y ocoted unless otherwise sh A w
R S e shown
S 2 F VALY QTR 4 - i
" | » - i s 0 3 : CH cthoriss indicaled. i —— )] 0 m
| A o\ | ~ The approximate locati .
J— E
l’ L | ;P‘ o _ 3 e __ pans. andor on-site o gL ol (s e Wi Mo S o R w o
lllllllllllllllllllllllllllllllllllllll = e o e S [ Ly ~ Lagol descripti re construction.
4 - L 2 l__| - v%%wcmmc.moww)rwnozmicn:o.z .__ 5 __ & __ Lagal duerigion shown hurvn fumished by client ond no cloims oz ta ownership O
ONTROL LINE PLAT BOOK 74, PAGE 25 ad are
o d o ~ Falio No.'s: 02~
o 00 B, B i 5 m
v G530z 003 -ooka G- Ja01-063-00%, O1-3HLE-COI-CbAE o2-3202-003-0120,
g = -0030,
,mﬂg KNOW WHATS BELOW .. -
WAYS | hereby certify that thi
ﬁ o BEFORE m%uh 811 chorge”on Janue o s, "Boundery & Topogrophic Survey” was mae nde
° DIG e oative Code, pursuant ta. Sec e Gpplicable Codes os set f ¢ my responsible
S~ BT S P Sty 201 S P i it e
& ) its st I free. Its the law. ) on April Bth, 2017, . 2017, offsite profiles and beach topography
et P oot Sureyo s por
www.callsunshine.com e SR
FORTIN, LEAVY, SKILES. ING, LEQ6S3
LS, e
(L S R
b A~
Toe o = 544/4-11 & F.5. TMC
B o o e TSoES Tob. Yo,
State of Florido. 161547
Dwg. No.
| zote17oncvD |
Sheet
Ao L EEA




HeBI'STE

ELEVATIONS SHOWN HEREON ARE BASED ON

w2

OVES COASTAL CONSTRCTON
v 1 PAGES
o

1D DNR MONUMENT
oy enan)
¥3RERG penoen)

NORTH AMERICAN VERTICAL DATUM OF 1988

— —_———
llllll 4 V/IIIleI,.lllllll
\wlm:.ﬁa ZONE: AE (EL8) \.7 FLOOD ZONE: |

¥ 75th STREET

e "(PUSLIC RIGHT OF WAY)

N \
e

L_OCEAN
TERRACE

HHE

T " - e
# 2E &
. ¥ A
3 FROFLE A N\ -
4// L
; v 75 STRE
B e _—
&
Le | | |
™ =
s, - 1or1 g | | i3
: L o b 40 B E
#7455 #7450 < <]
- MULTISTORY m ! = | B SN £4
W icn o a1 BUILDING . | \ <y sTREET 2 8
b — e 2 l Bl
= - & B
e “.v sl . nt = ° et B
o - Wt the of
) 4 B ' paoread) Farlin, Loy, e
o e R e sk 2 e o e
e e G U ) e
sulDNG  0T? o L ! m i TREET the Express WRITIEN
e e i 81 x — —— 7ss P S
” 3 — ]
ST — . sl = ! ( g
S——— sec! ] i =
e wl 32
||||||| ¢ B B2 | BEACH
4 i
o name °eZ 2 { g
s , " oy Al A% B i , g
! HTAT s e | wof3 BUILDNG z rr:v_ A i | 2 m.
\ o ygomy LT P 3| % prpgm—— | =
o : BuL - - ,, L |F 28
H 3 o 2z 2 1 \ ] 88
, vl s o B\ —— LOCATION SKETCH g
g e P e | i e : NOT TO SCALE HH
g i ag e pune £ < BLO! F HARDING 3 il |
ﬂ gl Soone A |1 e STOWNSITE OF, ol i
o B X T4 E)
ot : s - Al T A | | I , .
b ‘w743 BUILDH L i sTRyCTION cumd
P i ApPRCNED CONSTU CORTRUCTON, =t g
iz ' ,\nxé e e o 8
in'g z L 2
N o
20 N e 5 : :
2 d 3 = 2=
g v Zle
MS € fic . . g
mN 2 L
£S5z s MULTHSTOR T s
Fng 7419 wrs Tguione -
| 2STORY.
mw T pmnswss  BULDING T TREE LEGEND
" i —_— S , gl TREEH SE__| HEIGHT [SPREAD] TP QO Logcs
w2 B = 2417 3 3 Cabbage Faim mExs
bt 5 1 i Coconut Paim m =20y
IIIIIIIII e 15120 Coconut Paim Mm.mw
i 21124 Coconut Paim oS35
e ot 47410 125127 Coconut Paim 75} = 852
fr_foameautt g apeana MUTISTORY gre 128130 Cocont Paim meEEF
P 1 STORY aEACH Coconut Paim Lsde
Flansauin gyLDING Coconut Paim =828z
Coconut Paim ESER Y
T Piaens 4 Coconut Palm Bgga
i 35 Coconut Paim > ZES
.wf 136 Cocondt Paim n m N Mm o
3 — e 737138 Coconut Paim 222
€ 5
B ng et i ) 135144 Coconut Pam HAgED
3 _— MULTI-STORY W = Coconut Palm ©“E2g
ooz prE 47 BUILDING NAREL 22y
SRSy stoRy ot E: J 3 Coconut Paim EE)
BUILDING L I, 747148 2 Buttonwood A M g&
145151 2 Coconut Paim M Zo sy
Zol_l > 1 o 5 Cocondt Paim u SEFL
i i 153154 Cocondt Paim Z<s5
e mre A 155 ‘Coconut Palm bged
..... g psnteczet AP () e T - 55158 Cocont Paim coESY
pesmp——r—— . I\ g = 155165 Cabbage Paim m ZEug
R R AT J 3 = = 166-168 ‘Coconut Palm = =) 5¢
= 0 ] 3
T i.,,.,.,ﬁmqmmm._. ¥ B i) Secon Pam oSzt
malie \ o 4th = — 252
— .ﬂﬁ,\\ii,%ﬂ.ﬂ\#é?é;; OZi%}
= o | 2 g2 EF
FLOOD ZONE: AE (ELS) ! Q=
B /A RS R | >
= e e
|||||||||| =T PP | | | LU
|||||| | B T i 1 |
i 3 | i 1 = «
: | 2 | |
| : ! I 1 o 3
| ) | _ _ =~
= |
_ | i __ ._ LEGAL DESUHIF HION: S ﬂ
| | | \ Lots 1 through 13, Block 1, of TOWNSITE OF HARCING, acecrding to the Plot theresf, as | -
recorded in Flat Sock 34, Page 4, of the Public Recards of Miami-Cade County, Flanda (@] - =
seoaae Pt
. ear SURVEYOR'S NOTES: T ol ]
: — This site lies in Section 2, Township 53 South, Range 42 East, City of Viam Beach, ]
== m—— _ _ oo v T Bt Yool 3PS, g it 8 oo
< o - N3ss2t882 — Al documents are reccrded in the Public Records of Miomi—Dade County, Flerida A w
5 1 €845,71.70 (PER DEF) Unless’ otherise noted o 2 =]
& I - = Lends shown hereon were NCT abstrocled for restictons, sasements and/or ghta=of-xay 0] £a
£ - = KNOW WHAT'S BELOW of records. I =
j = 5B = E = - ALWAYS CALL 811 — Beanngs hereon are referred to an assumed volue of N56'59'28"E for the South right O ~Z
= i wor e o i or & = = = % = 5 o " : <t
s BEFORE YOU DIG of way line of 75th Street, and evidenced by (2) tw- set nails & disks oy S
Nz ~ Elevationa shown herecn are relative to the North Amenican Vertical Catum of 193, 0. N
rorom e 2 s tast Its free. Its the | bosed on Miomi-Dode Benchmark No. G—313, Elevation +672 (Elevation 5.26 NGVD 1928) O &5 T
- S I's fast. It's free. It's the law. Located in January, 2017 ot the intersection of 72nd Street and Highway A—1-A 2 o
I s e
b sl i . — Lands shown hereon are located within an orea having @ Zone Designotion X ond == H
w T W= ‘ www.callsunshine.com AE (EL 5) by the Federol Emergency Management Agency Mwmiy on Flood Insuronce — B
4 T = e Rote Wop No 1208800326L, for Communty No 120651, doted September 11, 2008, o =
i T e and index map revised Seplember 11, 2009, ond is relotive tc the Notional O =
g 1 e Geadetic Vertical Datum of 1928, s
B T VERTICAL DATUM CONVERSION DETAIL — Oimensions indicated hereon ore field measured by slectronic. meosurement, unleas otherwise | | >0z
o = o " = w = o = i o = = . i = o ar = i noted | oC =
BowchuR 500 MAVO. = 635 NGVO
%«. T — Londs shown hereon containing 96,300 square feet, or 2.211 ocres, more or less. 7 A L
i THSEURVEY SN ol ~ Al herizontal eontrol measurements are within o precision of 1:10,000 (=) o
" ! N s o NAVD 1988 (VERTICALDATUM) 13| 2| @ — This map is intended to be disployed at the graphic scale shown hersan or smaller = &
= I I . 0y - Re o i | o
¥ 1 1 I e oo L e Gy m Reof overhang nal locoted unless otherwise shown U o
i | T I = EnTEIE 0.00_NATIONAL GECOETIC VERTICAL DATUM (N.G.V.0. CF 129) T - i and/or not shown unless
g I I S amain T otherwise indicoted. (@]
i 1 |
3 T = =45 5 == o - I 5| GEQDETIC SURVEY ~ The opproximate location of all utiities shown hereon were determined from As—Built o
= - - - plans and/or on—site lccations and should be veritied before construction.
— Legal description shown hereon furnished by client and no claims os to ownership are i
Porom e mode or implies. P
. 5 _ R R = e = = |
1 T | O 2 s = Carch A = Follo_ No.'s: 02-3202-003-0010, 02-3202—003-0070, 02-3202-003-0080, Scale
1 S e e e e e —] il i © = uwbite 02-3202-003-0090, 02-3202-003-0100, 02-3202-003-3110, 02-3202-003-0120, 2
5 e ——— = 02-3202-003-0060, 02-3202-003-0050, 02-3202-003-0040, 02-3202-003-0030, =30
4 TAAE D =0 uoHT poLe 02-3202-003-0020" Trawn By
i B A WL WATER METER
g = T ot WER e SURVEYOR'S CERTIFICATION: DL LB MAP
. T -
- i L = Lo L Tl - = - T — - e M . . - - L 8 - caren s sy | hereby certify that this “Boundary & Topographic Survey” was made under my responsible 161547
[ = umury s charge "cn Januory 26, 3017, and meets the applicable coges s set forth in the Flrida Plotted
Administrotive Code, purauant ‘o Section 472037, Flonda Statutes.
L i The tieldwork on site completed on January 26, 2017, cffsite profiles ond beach tpography 9/22/17 9:01a
N = FRE HIORANT wos completed on April Bth, 2017 Ref Dwr.
o " T == T ] = = Wworole “Not valld witiout the slgnature and the original ralsed NA
y L 11Hr» S5 S I i seal of a Florlda Licensed Surveyor and Mapper™ Field Book
& s ey
T 644/4-11 & F.S. -TMC
] : : o B - concne poweR pois FORTIN, LEAVY, SKILES, INC., LB3653 ob o,
6 NGBS ® = 4000 FOWER POLE 170310
£ I ! ] e ® - amor e
1 - - R s s s - T s B e s e L i w 2018:170:4-NAVD
Taniel C_Fortin, For The_Firm Sheet
BEACH PROFILES (AS OF 2/1/18) mﬁu«”“ ﬂ“ﬂn:nnnwo: 152553

1 of 1




OKEECHOBEE
ﬁSherman
“Bluefield

d o
= Stuart

;.]ensen Beach

Fruita

Parker |sland

. HIGHLANDS 70
Bear >
Hollow Up the Grove Beach
¥ Margy o
B“C‘;Qggg ) MARTI
[ 7 Indiantown
{ o 76
Bessemer 710

Zana

Mayéiml

GLADES
o  Sarasota
Lakeport Calony — e :
/ Sand Cut,

27 Liberty
1 Poirlt
Ciew;stcn
Runyon
441

Moore Haven |
= I
. ﬁ.@hawaee_
lewiston &
South Cl m\ﬂstcmc'&a“:‘.”e Glade

Canal Point_

“Goodno
Harlem

South Bayl “Dahiberg

'Okeelanta

FLORIDA '-';\PALM 8 E

HENDRY z \-
S S o, 7
‘%3' Terrytown

Big Cypress |.R.

DI Ay
Wagon

Pahokee_ ' “gryant
700
Royal Milita

WQIlington
Springs

7
- K Hillsboro
Canal  ighlan
University PHrk l:poc‘a Raton

X Hobe Sound

oJupiter
Island

-Tequesta
o

Jupiter
alm Beach Gardens

809 |:|Ri\.lfiera Beach
ou _West Palm Beach

Haverhill

balm | -ake Worth
c'Su:mth Palm Beach

Boynton Beach

c»h"J
Gulf Stream

Peiray mes “Delray Beach

Pa

Palm

ACH

d|Bead L,

Hillsboro Beach

_Parkidpd-|-
=i
@ drgate
gs | T
Pompano Beach
- -]
rise | Lauderdale-by-the-Sea
Coral Estates
@ _ | DevelopersSite
9 7400 Ocean Terr

Cocon

all..

= Florida State
: Miccosukee LR,
S TR BROWI]RD
' Andytown-l'. -‘?\.(,; i
' ¢oop City,,
Holly Miami Beach, L 33141
of

Swamp Wheel
Turkey Foot’
COLLIER

Big Cypress |
National Preserve
o
Mart Law
Seminole Village

Dchopee

&, Trail Center

—————

Huston -
Pinecrest

Chatham
The Everglades

MONROE

Squawk Creek
Hamey

Shark North
Roberts

Joe
Everglades National Park

Bear Lake
Flammgo

Ingraham
Florida Bay

o f

G u I f

!

M e x

Marathon,_ i
1 Key Colony
2 Beach

Jessie
Willies Pemb roT

MIAMI-DADE

Lostmans
Hc;mesteac\:|
/ e

Lake
Florida Keys Thompson

e Pes
858 O °
,Ojus

| CarplCi Vo
ockas nNorth iami

Mlml Shores
Dan'u Beach

Miami S
iami

hétﬂum Paolita Station

Trail Cit)f_ 41 g =] - Westches

Coopertown N o=

Westwood Lake) L.~Coral Gables
Kendall

ichmond Heights

Princeton; Cuﬂer Ridge
/’ South Allapattah
isure City

Biscayne

Flonda |
C'W National
_ Park

\ _ i “Grayvik

1, Key Largo

The Lungs
Y g M:da?e Lake
Newpon_e:-“Key Largo

Rock Harbor

o Tavemier
_~ Plantation

7
~ Islamorada

At an't

Grand Bahama

g

&

S

2 Great Isaac Island
&

Little Isaac Istand

: North Bimini
Alice Town,_ Bimini
Islands

Barnett Harbour

North Cat Cay

Orange Cay

ji G

O c e an
50

Omi 10 20 30 40

Copyright © and (P) 1988-2012 Microsoft Corporation and/or its suppliers. All rights reserved. http:/Awww.microsoft.com/streets/

Certain mapping and direction data © 2012 NAVTEQ. Al rights reserved. The Data for areas 'of Canada includes information taken with permission from Canadian authorities, including: © Her Majesty the
North America are trademarks of Tele Atlas, Inc. © 2012 by Applied Geographic Solutions. All rights reserved. Portions © Cobyﬁght 2012 by Woodall Publications Corp. All rights reserved.

Queen in Right of Canada, © Queen's Printer for Ontario. NAVTEQ and NAVTEQ ON BOARD are trademarks of NAVTEQ. © 2012 Tele Atlas North America, Inc. All rights reserved. Tele Atlas and Tele Atlas



s 3
LShl

80000

oo

L
=

Due
: ;’Uﬂﬂnu o

nmnnn i\ I L
0.5 1 1.5

0 mi

Copyright © and (P) 1988-2012 Microsoft Corporation and/or its suppliers. All rights reserved. http:/Awww.microsoft.com/streets/
Certain mapping and direction data © 2012 NAVTEQ. All rights reserved. The Data for areas of Canada includes information taken with permission from Canadian authorities, including: © Her Majesty the
Queen in Right of Canada, © Queen's Printer for Ontario. NAVTEQ and NAVTEQ ON BOARD are trademarks of NAVTEQ. © 2012 Tele Atlas North America, Inc. All rights reserved. Tele Atlas and Tele Atlas
North America are trademarks of Tele Atlas, Inc. © 2012 by Applied Geographic Solutions. All rights reserved. Portions © Copyright 2012 by Woodall Publications Corp. All rights reserved.




RealQuest.com ® - Report Page 1 of 2

Flood Map Report .
For Property Located At hb RealQuest
CoreLogic
7400 OCEAN TER, MIAMI BEACH, FL 33141-2719
Report Date: 04/06/2019 County: DADE, FL
Flood Zone Code Flood Zone Panel Panel Date
X500 120651 - 12086C0326L 09/11/2009
Special Flood Hazard Area (SFHA) Within 250 ft. of multiple flood zones? Community Name
Out Yes (X,X500,AE) MIAMI BEACH

Flood Zone Description:
Zone X (500-year)-An area inundated by 500-year flooding; an area inundated by 100-year
flooding with average depths of less than 1 foot or with drainage areas less than 1 square mile;
or an area protected by levees from 100-year flooding.
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SUMMARY OF SALIENT FACTSAND CONCLUSIONS

Location: The 40-foot wide southern portion of 75" Street by 356.1-foot
long along the north side of the devel oper’ ssite, the 30-foot wide
northern portion of 74™ Street by 210-foot long along the south
side of thedevel oper’ ssite, and the 60-foot wide western portion
of Ocean Terrace by 350-foot long along the south side of the
developer's site.  The developer’s site is the entire City block
bordered by Ocean Terrace, Collins Avenue, 74™ Street and 75"
Street, with the exception of the 7,300 SF site located at the
northeast corner of 74™ Street and Collins Avenue, Miami Beach,
Florida

Address of
Developer’s Site: 7400-7450 Ocean Terrace and
7409-7449 Collins Avenue
Miami Beach, Florida 33141

Census Tract/Block: 39.090/1

Folio Nos of
Developer’s Site: 002-3202-003-0060; -0050; -0040; -0030; -0020; -0010; -0070;
-0080; -0090; -0100; -0110; and -0120

Owners of Record: 7400 Ocean Terrace LLC
7410 Ocean Terrace LLC
7420 Ocean Terrace LLC
7436 Ocean Terrace LLC
7450 Ocean Terrace LLC
7441 Collins Avenue Investment LLC
7439 Collins Avenue Investment LLC
7433 Collins Avenue Investment LLC
7421 Collins Avenue Investment LLC
7409 Collins Avenue Investment LLC

Legal Description: Lots1through 13, Block 1, Harding Townsite, asrecorded in Plat
Book 34, Page 4 of the Public Records of Miami-Dade County,
Florida

Description: The developer’s siteis a 96,300 SF city-block which is bounded
by Ocean Terrace, Collins Avenue, 74" Street and 75" Street,
with the exception of the 7,300 SF site located at the northeast
corner of 74™ Street and Collins Avenue, Miami Beach, Florida.
The developer’ s site has 350 feet of frontage along the west side
of Ocean Terrace, 150 feet of frontage along the north side of 74™
Street, 300 feet of frontage along the east side of Collins Avenue
and 296.1 feet of frontage along the south side of 75™ Street.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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SUMMARY OF SALIENT FACTSAND CONCLUSIONS

Description:

Site Area:

The developer’ ssiteis currently improved with several boarded-
up and occupied buildings, including a2-story boarded-up 16-unit
rental apartment building built in 1961 at 7400 Ocean Terrace; a
2-story boarded-up 39-room hotel building builtin 1951 at 7410
Ocean Terrace; a2-story boarded-up 20-room hotel building built
in 1947 at 7420 Ocean Terrace; a 2-story 39-room hotel building
built in 1951 at 7430 Ocean Terrace; a 3-story 49-room hotel
building built in 1940 at 7436 Ocean Terrace; a 7-story 93-room
hotel building built in 1940 at 7450 Ocean Terrace; a 2-story
commercia building with 13,034 SF of adjusted building area,
built in 1948 at 7449 Collins Avenue; a 1-story commercial
building with 6,073 SF of adjusted building area, built in 1952 at
7441 Collins Avenue; al-story commercial building with 4,913
SF of adjusted building area, built in 1940 at 7439 Collins
Avenue ; a 1-story commercial building with 5,717 SF of
adjusted building area, built in 1958 at 7433 Collins Avenue; al-
story commercial building with 4,753 SF of adjusted building
area, built in 1941 at 7421 Collins Avenue;, and a 1-story
commercia building with 3,375 SF of adjusted building area,
built in 1950 at 7409 Collins Avenue.

The existing mostly low-rise improvements which are all older
than 60 years, contain atotal adjusted building area of 142,012
SF, whilethe overall site can beimproved with up to 192,600 SF.
In addition, the City of Miami Beach and the developer are
negotiating the* vacation” of the 40-foot wide southern portion of
75" Street by 356.1-foot long along the north side of the
developer’ s site, the 30-foot wide northern portion of 74™ Street
by 210-foot long aong the south side of the devel oper’ ssite, and
the 60-foot wide western portion of Ocean Terrace by 350-foot
long along the south side of the developer’s site. The vacated
area which would be at the north end of the Ocean Terrace,
containsatotal land areaof 41,544 SFwhich would contributean
additional 83,088 SF of buildable areato the development of the
developer’s overadl site, based on the maximum permitted Floor
AreaRatio (FAR) of 2.0, thereby increasing the devel oper’ stotal
buildable area from 192,600 SF to 275,688 SF (indicating a
43.1% increase).

Developer'sSite- 96,300 SF
Public Streets - 41,544 SF

J. ALHALE APPRAISALS, INC.
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SUMMARY OF SALIENT FACTSAND CONCLUSIONS

Flood Zone:

Zoning:

Highest and
Best Use:

Property Rights
Appraised:

Date of Inspection
and Vauation:

Date of Appraisal
Report:

Flood Zone "X" - An area inundated by 500-year flooding; an
areainundated by 100-year flooding with average depths of less
than 1 foot or with drainage areas less than 1 square mile; or an
area protected by levees from 100-year flooding; National
Insurance Program, Community Panel Number 120651-
12086C0326L, as revised on September 11, 2009.

MXE Mixed-Use District (the eastern 52,500 SF portion)

CD-2 Medium-Intensity Commercial District (western 43,800 SF
portion)

The vacated street areas would be in the MXE District

The Highest and Best Use of the overal developer’s siteisits
development with a mixed-use retail/restaurant/residential
condominium building with an ancillary commercial component.

The site could be developed with a high-rise mixed-use
retail/residential building which would be built to condominium
guality standards, and possibly have an interim rental use during
the sell-out period.

Fee Simple Interest

April 2, 2019

April 9, 2019

CONTRIBUTORY VALUE ESTIMATE OF THE PROPOSED
“VACATED” AREATOBE UTILIZED IN CONJUNCTION
WITH THE “DEVELOPMENT SITE” ASDESCRIBED HEREIN:

Income Capitalization Approach to Value: Not Applicable
Sales Comparison Approach to Value: $11,000,000
Cost Approach to Value: Not Applicable
Reconciled Final Vaue Estimates: $11,000,000

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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PURPOSE/FUNCTION OF THE APPRAISAL

The purpose of this appraisal report is to provide estimates of the Highest and Best Use of
the overal developer’s site in conjunction with the proposed “vacated” right-of-ways as
described herein, and the contributory value of the Fee Simple Interest in the “vacated”
property (described as the 40-foot wide southern portion of 75" Street by 356.1-foot long
along the north side of the devel oper’ s site, the 30-foot wide northern portion of 74™ Street
by 210-foot long along the south side of the developer’ ssite, and the 60-foot wide western
portion of Ocean Terrace by 350-foot |ong along the south side of the devel oper’ ssite, which
containsatotal land areaof 41,544 SF to contribute 83,088 SF of additional buildable area,
based on the maximum permitted Floor Area Ratio of 2.0), as of April 2, 2019.

The function of this appraisal report is to assist the client (The City of Miami Beach) in
executive decison making and/or collateral/asset vauation relative to the proposed
“vacating” of the portion of the streets surrounding the developer’s site, along 74™ Street,
Ocean Terraceand 75" Street. Theintended user of thisappraisal report isthe City of Miami
Beach or any of its assigns.

SCOPE OF THE APPRAISAL

| have made aphysical exterior inspection of the overall subject site, and performed market
research to provide estimates of the Highest and Best Use of the overall developer’ssitein
conjunction with the proposed “vacated” right-of-ways as described herein, and the
contributory value of the Fee Simple Interest in the proposed “ vacated” property (described
asthe 40-foot wide southern portion of 75™ Street by 356.1 feet long along the north side of
the developer’ s site, the 30-foot wide northern portion of 74™ Street by 210 feet long along
the south side of the devel oper’ ssite, and the 60-foot widewestern portion of Ocean Terrace
by 350 feet long along the south side of the devel oper’ ssite, which containsatotal land area
of 41,544 SF to contribute 83,088 SF of additional buildable area, based on the maximum
permitted Floor Area Ratio of 2.0), as of April 2, 2019.

The scope of the appraisal involves the research and analysis of factual datarelative to the
subject “ vacated” property, aswell asmarket datanecessary for the development of the Sales
Comparison Approach to Vaue (land valuation). The data and information used in
developing our findings, projections and valuation estimates have been derived from
published information, direct interviews, analysis of similar properties and other sources
which were considered appropriate as of the valuation date.

PROPERTY RIGHTSAPPRAISED

This appraisal report is made with the understanding that the present ownership of the
property includes all the rights that may be lawfully held under afee ssimple estate.

Fee Simple Interest is defined in The Dictionary of Real Estate Appraisal, 2010 Edition,
which was sponsored by the Appraisal Institute as follows: Absolute ownership
unencumbered by any other interest or estate; subject only to the limitations imposed by the
governmental powers of eminent domain, escheat, police power and taxation.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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DATE OF VALUATION AND REPORT
The date of valuation is April 2, 2019. The date of the appraisal report is April 9, 2019.
STATEMENT OF OWNERSHIP AND HISTORY

The 15,000 SF site with a 93-room hotel at 7450 Ocean Terrace is owned by 7450 Ocean
Terrace LLC which purchased it for $29,250,000 on December 9, 2014, asrecorded in Book
29424, Page 4381 of the Official Public Records of Miami-Dade County, Florida.

The 15,000 SF sitewith a39-room hotel at 7430 Ocean Terrace and a49-room hotel at 7436
Ocean Terraceisowned by 7436 Ocean Terrace LLC which purchased it for $16,500,000 on
March 9, 2015, as recorded in Book 29532, Page 187 of the Official Public Records of
Miami-Dade County, Florida.

The 7,500 SF site with a 39-room hotel at 7410 Ocean Terrace is owned by 7410 Ocean
Terrace LLC which purchased it for $11,500,000 on March 9, 2015, as recorded in Book
29532, Page 185 of the Official Public Records of Miami-Dade County, Florida.

The 7,300 SF site with a 5,717 SF commercial building at 7443 Collins Avenue is owned
by 7433 Collins AvenueInvestment LL C which purchased it for $2,000,000 on June6, 2014,
as recorded in Book 29184, Page 1670 of the Official Public Records of Miami-Dade
County, Florida

The 7,300 SF site with a 4,913 SF commercial building at 7439 Collins Avenue is owned
by 7439 Collins Avenue Investment LL C which purchased it for $2,300,000 on July 9, 2014,
as recorded in Book 29222, Page 4864 of the Official Public Records of Miami-Dade
County, Florida.

The 7,300 SF site with a 3,375 SF commercial building at 7409 Collins Avenue is owned
by 7409 Collins Avenue Investment LL C which purchased it for $2,450,000 on October 24,
2014, asrecorded in Book 29376, Page 2179 of the Official Public Records of Miami-Dade
County, Florida

The 7,500 SF site with a 20-room hotel at 7420 Ocean Terrace is owned by 7420 Ocean
Terrace Investment LLC which purchased it for $7,000,000 on September 1, 2015, as
recorded in Book 29763, Page 4762 of the Official Public Records of Miami-Dade County,
Florida

The 14,600 SF site with 13,034 SF and 6,073 SF commercia buildings at 7441 and 7449
Collins Avenueis owned by 7441 Collins Avenue Investment LLC which purchased it for
$14,000,000 on June 29, 2017, asrecorded in Book 30611, Page 4469 of the Official Public
Records of Miami-Dade County, Florida.

A total of $85,000,000 were invested between 2014 and 2017 to purchase 81,500 SF of
improved (retail, hotel and multi-tenant residential) sites, reflecting $1,042.94/SF of sitearea.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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STATEMENT OF OWNERSHIP AND HISTORY

The 7,500 SF site with a 16-unit rental apartment building at 7400 Ocean Terraceis owned
by 7400 Ocean Terrace Investment LLC which purchased it for a nominal consideration
(corrective deed) on April 27, 2016, as recorded in Book 30066, Page 2746 of the Official
Public Records of Miami-Dade County, Florida

The 7,300 SF site with a 4,754 SF commercial building at 7421 Collins Avenue is owned
by 7421 Collins Avenue Investment LLC which purchased it for anominal consideration
(corrective deed) on October 1, 2015, as recorded in Book 29807, Page 365 of the Officia
Public Records of Miami-Dade County, Florida.

As per the Public Records of Miami-Dade County, Florida, there was no other arm'slength
transfer of ownership at the overall developer’ s site during the five year period prior to the
valuation date. We have not been informed of any other current listings, options and/or
pending contracts in effect at the developer’ s site, as of the date of valuation.

ESTIMATED MARKETING AND EXPOSURE PERIOD

Based on my analysis of the market, recent listings which have been since closed, aswell as
discussions with owners and Realtors active in the subject areg, it isthe appraiser's opinion
that if the overal developer's site was listed for sale with an experienced Redltor, the
marketing and marketing and exposure period woul d be approximately six to twel ve months.
Accordingly, this marketing and exposure period is considered to currently represent the
most probable amount of time necessary to expose and actively market the property to
achieve a sale consistent with its Market Vaue.

DEFINITION OF MARKET VALUE

Market Value is defined in The Interagency Appraisal and Evaluation Guidelines, dated
December 2, 2010, as follows:

The most probable price, which a property should bring in a competitive and open
market under all conditionsrequisiteto afair sale, the buyer and seller acting prudently
and knowledgeably, and assuming the priceis not affected by undue stimulus. Implicit
in this definition are 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 partiesarewell informed or well advised, and acting in what they consider
their own best interests;

3. A reasonabletimeisallowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. dollars or in terms of financia
arrangements comparabl e thereto; and

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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DEFINITION OF MARKET VALUE

5.  Thepricerepresentsthenormal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated
with the sale.

NEIGHBORHOOD ANALYSIS

The proposed “vacated” areais 40-foot wide southern portion of 75" Street by 356.1-foot
long along the north side of the developer’s site, the 30-foot wide northern portion of 74"
Street by 210-foot long aong the south side of the developer’s site, and the 60-foot wide
western portion of Ocean Terrace by 350-foot long along the south side of the developer’s
site. The developer’s site is the entire City block bordered by Ocean Terrace, Collins
Avenue, 74" Street and 75" Street, with the exception of the 7,300 SF site located at the
northeast corner of 74™ Street and Collins Avenue, Miami Beach, Florida

Theoveradl sitesituated between Collins Avenue and Ocean Terrace, and between 74" Street
and 75" Street, in the North Beach section of the City of Miami Beach, Florida. Miami
Beachisanisland located just off the southeast coast of Miami-Dade County, Florida. The
island is approximately one mile wide, ten miles long and travels in a northerly/southerly
direction paralel to mainland Miami-Dade County. The town of Surfside borders Miami
Beach to the north starting at approximately 87th Street. The Atlantic Ocean acts as the
eastern and southeastern border, while Biscayne Bay/the Intracoastal Waterway lies to the
west. Five causeways connect Miami Beach to the mainland; the MacArthur Causeway
(Highway No. 41); the Venetian Causeway; the Julia Tuttle Causeway (Interstate 195); the
Broad Causeway (State Road No. 922) and the North Dade Causeway (State Road No. 934).

The subject property is located three blocks north of 71% Street, along Collins Avenue and
Ocean Terrace which abuts to the beach and the Atlantic Ocean. The property uses along
Collins Avenue consist of low-rise to high-rise apartment buildings of renta and
condominium variety, motels, apartment-hotels, as well as commercia uses which include
retail strips, restaurants, financial institutions, fast-food restaurants, convenience stores, etc.
The property uses along Ocean Terrace consist of low-rise to high-rise apartment buildings
of rental and condominium variety, hotels, motels, aswell ascommercial useswhichinclude
restaurants and bars, etc.

The subject areais connected to mainland Miami via the John F. Kennedy Causeway (SR
No. 934) which dividesinto 71st Street and Normandy Drive asit enters Miami Beach; and
Julia Tuttle Causeway (1-95) which becomes Arthur Godfrey Road (41st Street) asit enters
Miami Beach. Theareais serviced by Harding Avenue, Collins Avenue, Normandy Drive
and 71 Street which connect the areawith the causewayswhich all connect theareawith the
cities of Surfside, North Bay Village, Bal Harbour and North Miami Beach.

The area surrounding the overall subject site has been developed with mostly residential,
hospitality and commercial facilities and therefore, no nuisances, hazards or other adverse
influences were observed. No notable signs of external obsol escence were observed and the
overall appeal of the improved propertiesis considered to be above average to good.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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ACCESSTO THE SITE

75" Street, 74™ Street, Collins Avenue and Ocean Terrace providedirect accessto the overall
developer’s site.

DESCRIPTION OF THE SITE

The developer’ssiteis a 96,300 SF city-block which is bounded by Ocean Terrace, Collins
Avenue, 74" Street and 75" Street, with the exception of the 7,300 SF site located at the
northeast corner of 74" Street and Collins Avenue, Miami Beach, Florida. The developer’s
site has 350 feet of frontage along the west side of Ocean Terrace, 150 feet of frontage along
the north side of 74" Street, 300 feet of frontage along the east side of Collins Avenue and
296.1 feet of frontage along the south side of 75" Street.

Thedeveloper’ ssiteis currently improved with several boarded-up and occupied buildings,
including a2-story boarded-up 16-unit rental apartment building builtin 1961 at 7400 Ocean
Terrace; a 2-story boarded-up 39-room hotel building built in 1951 at 7410 Ocean Terrace;
a 2-story boarded-up 20-room hotel building built in 1947 at 7420 Ocean Terrace; a 2-story
39-room hotel building built in 1951 at 7430 Ocean Terrace;, a 3-story 49-room hotel
building built in 1940 at 7436 Ocean Terrace; a 7-story 93-room hotel building built in 1940
at 7450 Ocean Terrace; a2-story commercia building with 13,034 SF of adjusted building
area, builtin 1948 at 7449 Collins Avenue; a 1-story commercia building with 6,073 SF of
adjusted building area, builtin 1952 at 7441 Collins Avenue; al-story commercial building
with 4,913 SF of adjusted building area, built in 1940 at 7439 Collins Avenue ; a l-story
commercia building with 5,717 SF of adjusted building area, built in 1958 at 7433 Collins
Avenue; al-story commercial buildingwith 4,753 SF of adjusted building area, builtin 1941
at 7421 Collins Avenue;, and a 1-story commercia building with 3,375 SF of adjusted
building area, built in 1950 at 7409 Collins Avenue.

The existing mostly low-riseimprovements which areall older than 60 years, contain atotal
adjusted building area of 142,012 SF, while the overall site can be improved with up to
192,600 SF. In addition, the City of Miami Beach and the developer are negotiating the
“vacation” of the 40-foot wide southern portion of 75" Street by 356.1-foot long along the
north side of the devel oper’ ssite, the 30-foot wide northern portion of 74™ Street by 210-foot
long along the south side of the developer’s site, and the 60-foot wide western portion of
Ocean Terrace by 350-foot long along the south side of the developer’s site. The vacated
area which would be at the north end of the Ocean Terrace, contains a total land area of
41,544 SF which would contribute an additional 83,088 SF of buildable area to the
development of the developer’s overall site, based on the maximum permitted Floor Area
Ratio (FAR) of 2.0, thereby increasing the devel oper’ stotal buildable areafrom 192,600 SF
to 275,688 SF (indicating a 43.1% increase).

The overall subject siteislevel at street grade and does not have any apparent drainage or
other problems which would restrict or limit the use of the site. No soil boring tests or
engineering reports were submitted to the appraiser; however, the site is assumed to have
stable subsoil conditions as do most properties in the immediate area.

J. ALHALE APPRAISALS, INC.
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DESCRIPTION OF THE SITE

The appraiser has not been informed of any adverse subsoil conditions revealed by an
environmental assessment conducted by a firm with experience in identifying such
substances, nor is he qualified to detect such substances that may exist. It is assumed that
the subject site would be typical for properties located in the subject area with no apparent
soil problems which would restrict or limit the usage of the site.

If any adverse subsoil conditions are identified and do exist, these conditions would be
considered to have amateria affect on the Market Vaue estimates. The valuation analysis
assumesthe siteto befree of any adverse subsoil conditions, and is subject to the satisfactory
remova of any contaminating materials in accordance with technical, environmenta and
governmental guidelines.

UTILITIES

Public utilities available to the subject site include electricity, water, sewer, gas and
telephoneservice. Electricity isprovided by FPL. Policeand fire protection, water and sewer
services are provided by the City of Miami Beach.

FLOOD ZONE

Flood Zone "X" - An areainundated by 500-year flooding; an area inundated by 100-year
flooding with average depths of less than 1 foot or with drainage areas less than 1 square
mile; or an area protected by levees from 100-year flooding; National Insurance Program,
Community Panel Number 120651-12086C0326L, as revised on September 11, 2009.

ZONING

The eastern 52,500 SF portion of the developer’ s site along Ocean Drive is zoned as MXE
Mixed-Use District which alows residential and commercial uses, with a maximum
permitted Floor Area Ratio (FAR) of 2.0.

Thewestern 43,800 SF portion of the devel oper’ ssite along Collins Avenueis zoned as CD-
2Medium Intensity Commercial District which providesfor commercial activities, services,
offices and related activities which serve the entire city, with a maximum permitted Floor
AreaRatio (FAR) of 2.0.

Theoverall property isalegal non-conforming usewhich hasbeen"grand fathered-in" under
prior zoning criteria, and represents acompatible neighborhood use. The overall assembled
siteis dlated for redevel opment.

J. ALHALE APPRAISALS, INC.
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ASSESSMENT AND REAL ESTATE TAXES

Theoveral developer’ ssiteislocated within the City of Miami Beach and is subject to both
the City of Miami Beach and Miami-Dade County ad valorem taxes. The Florida Statutes
provide for assessment and collection of yearly Ad Vaorem Taxes on Real and Personal
Property. The assessment for the property is established each year as of January 1st by the
Miami-Dade County Property Appraiser's Office at 100% of "Just Value'. Thetax dueis
computed according to annual millage rates established by Dade County. Millagerates are
the amount paid to each taxing body for every $1,000 of assessed value. Taxes are payable
in November with a 4% discount and become delinquent on April 1%.
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MULTI-FAMILY RESIDENTIAL MARKET OVERVIEW

Rental Apartment Market

According to the Housing Report prepared by Reinhold P. Wolff Economic Research, Inc.,
thevacancy ratein mature (18 monthsand older) rental apartment complexesin Miami-Dade
County was 3.7% in February 2019; 4.4% in November 2018, 4.1% in August 2018; 5.0%
inMay 2018; 4.7% in February 2018, 4.5% in November 2017; 4.4% in August 2017; 3.6%
in May 2017, 3.6% in February 2017; 3.9% in November 2016; 3.9% in November 2016;
3.4%in August 2016; 2.9% in May 2016; 3.4% in February 2016; 2.9% in November 2015;
3.0% in August 2015; 3.3% in May 2015; and 3.9% in February 2015.

The subject sub-market of Central/North Beach sub-market had a vacancy rate of 2.8% for
1,281 units in February 2012; 4.9% for 1,281 unitsin May 2012; 4.4% for 1,617 unitsin
August 2012; 3.4% for 1,617 units in November 2012; 9.1% for 1,617 units in February
2013; 6.1%for 1,617 unitsin May 2013; .2% in August 2013 for 1,617 units; 5.5%for 1,617
unitsin November 2013; 4.3%for 1,617 unitsin February 2014; 1.9%for 1,617 unitsin May
2014; 3.4% in August 2014 for 2,046 units; 1.9% for 1,617 unitsin November 2014; 1.7%
for 1,617 unitsin February 2015; 2.4% for 1,617 unitsin May 2015; 2.5% for 1,617 unitsin
August 2015; 4.0% for 1,617 units in November 2015; 1.1% for 1,617 units in February
2016; 1.5% for 1,617 unitsin May 2016; 2.7% for 1,902 units in August 2016; 2.0% for
1,902 unitsin November 2016; 4.0% for 1,902 unitsin February 2017; 5.0% for 1,902 units
inMay 2017; 5.0% for 1,902 unitsin August 2017; 5.2% for 1,902 unitsin November 2017;
4.5% for 1,902 units in February 2018; 4.5% for 1,902 unitsin May 2018; 3.4% for 1,902
unitsin August 2018, 4.4% for 1,902 units in November 2018 and 3.6% for 2,084 unitsin
February 2019.

The neighboring South Beach sub-market had a vacancy rate of 4.0% for 2,046 units in
February 2012; 4.7% for 2,046 unitsin May 2012; 4.6%% for 2,046 units in August 2012;
4.3% for 2,046 units in November 2012; 8.1% for 2,046 units in February 2013; 2.5% for
2,046 units in May 2013; 4.1% for 2,046 units in August 2013; 1.4% for 2,046 units in
November 2013; 4.5% for 2,046 unitsin February 2014; 5.4% for 2,046 unitsin May 2014,
5.2% in August 2014 for 1,617 units; 5.7% for 2,046 units in November 2014; 3.7% for
1,617 unitsin February 2015; 3.8% for 1,617 unitsin May 2015; and 4.4% for 1,872 units
in August 2015; 6.3% for 1,617 unitsin November 2015; 5.7% for 1,617 unitsin February
2016; 5.9% for 1,617 units in May 2016; 4.3% for 1,872 units in August 2016; 3.3% for
1,872 unitsin November 2016; 4.4% for 1,872 unitsin February 2017; 3.7% for 1,872 units
inMay 2017; 7.7%for 1,872 unitsin August 2017; 7.4% for 1,872 unitsin November 2017,
5.8% for 1,872 units in February 2018; 6.2% for 1,872 unitsin May 2018; 5.5% for 1,872
unitsin August 2018, 6.2% for 1,872 unitsin November 2018 and 4.2% for 1,872 unitsin
February 2019.
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MULTI-FAMILY RESIDENTIAL MARKET OVERVIEW

Rental Apartment Market - Continued

The overal average monthly rent for apartments in mature rental developments in
Miami-Dade County decreased by $19 from November, 2018 to February, 2019. The
February, 2019 overal average rent of $1,898 is 3.7% greater than the $1,830 average rent
found oneyear earlier. During the most recent three month period efficiency apartment rents
decreased by $33to $1,540, one-bedroom rents declined by $25 to $1,658 and two-bedroom
rentsfell by $19 to $2,063. Three-bedroom rents increased by $29 to $2,470 in February,
2019. Changesin projects participating in the surveys from one period to another can result
in some fluctuations in rents from one period to another. Some new, higher rent
devel opments have been completed and added to the survey in recent months.

The overal average monthly rent for apartments in mature rental developments in
Miami-Dade County increased by $32 from August to November, 2018. The November,
2018 overall averagerent of $1,917 is 10.2% greater than the $1,739 average rent found one
year earlier. During the most recent three month period efficiency apartment rentsincreased
by $85 to $1,573, one-bedroom rents increased by $48 to $1,683 and two-bedroom rents
increased by $16 to $2,082. Three-bedroom rentsincreased by $27 to $2,441 in November,
2018. Changesin projects participating in the surveys from one period to another can result
in some fluctuations in rents from one period to another. Some new, higher rent
devel opments have been completed and added to the survey in recent months.

The overal average monthly rent for apartments in mature rental developments in
Miami-Dade County increased by $16 from May to August, 2018. The August, 2018 overall
average rent of $1,885 is 8.5% greater than the $1,737 average rent found one year earlier.
During the most recent three month period efficiency apartment rents increased by $2 to
$1,488, one-bedroom rents increased by $2 to $1,635 and two bedroom rents increased by
$25 to $2,066. Three-bedroom rents increased by $31 to $2,414 in August, 2018. Changes
in projects participating in the surveys from one period to another can result in some
fluctuationsin rents from one period to another. Some new, higher rent developments have
been completed and added to the survey in recent months.

The overal average monthly rent for apartments in mature rental developments in
Miami-Dade County increased by $39 from February to May, 2018. The May, 2018 overall
average rent of $1,869 is 6.7% greater than the $1,751 average rent found one year earlier.
During the most recent three month period efficiency apartment rents increased by $33 to
$1,486, one-bedroom rentsincreased by $35 to $1,633 and two bedroom rents increased by
$42 to $2,041. Three-bedroom rents increased by $32 to $2,383 in May, 2018. Changesin
projects participating in the surveys from one period to another can result in some
fluctuations in rents from one period to another. Some new, higher rent developments have
been completed and added to the survey in recent months.
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MULTI-FAMILY RESIDENTIAL MARKET OVERVIEW

Condominium Apartment Market

A total of 128 new condominium unitswere sold (deeded) in Miami-Dade County duringthe
fourth quarter of 2018. Thefourth quarter saleswere 30.8% lessthan the 185 sold in thethird
quarter of 2018 and 28.5% less than the 179 sold in the fourth quarter of 2017. New
condominium salesduring 2018 totaled 691 units, 11.9% lessthan the 784 sold during 2017.
It should be noted that condominium sal es based on deed recordings often |ag notably behind
contract sales. This results from the fact that deeds are often not recorded until al unitsin
abuilding are sold and thiscan amount to aconsiderabl e period of timefor mid-and high-rise
developments.

During the fourth quarter of 2018 sales increased in four of the eleven areas by which the
dataisexamined, declined in three areas and was unchanged in four areas. The highest level
of sales, 52 units, was recorded in the Miami Shores/N.W. Miami area, followed by the
Coral Gables/Bayshore area at 43 units. During the fourth quarter of 2018 the
$250,000-$349,999 plus price group had the greatest number of unitssold with 41 sales. The
second highest level of sales, 33 units, was in the $900,000 plus price group. New
condominium developmentsin Miami-Dade County experienced an average monthly sales
rate of 5.3 units per project during the fourth quarter of 2018, down somewhat from the 6.9
rate of sales of the preceding quarter. The strongest rate of sales, 14.3 units per month, was
found in the Coral Gables/Bayshore/South Miami area.

A total of 185 new condominium unitswere sold (deeded) in Miami-Dade County duringthe
third quarter of 2018. Thethird quarter saleswere 23.2% |l essthan the 241 sold in the second
quarter of 2018 and 11.9% less than the 210 sold in the third quarter of 2017. New
condominium salesthrough September, 2018 totaled 563 units, 6.9% less than the 605 sold
during the same period of 2017. It should be noted that condominium sales based on deed
recordings often lag notably behind contract sales. This results from the fact that deeds are
often not recorded until all unitsin abuilding are sold and this can amount to a considerable
period of time for mid-and high-rise developments.

During the third quarter of 2018 salesincreased in two of the eleven areas by which the data
is examined, declined in five areas and was unchanged in four areas. The highest level of
sales, 150 units, was recorded in the Miami Shores/N.W. Miami areafollowed distantly by
the Coral Gables/Bayshore areaat 16 units. During the third quarter of 2018 the $900,000
plus price group had the greatest number of units sold with 56 sales. Thethird highest level
of sales, 48 units, was in the $500,000-$699,999 plus price group. New condominium
developmentsin Miami-Dade County experienced an average monthly salesrate of 6.9 units
per project during thethird quarter of 2018, down somewhat from the 8.0 rate of sales of the
preceding quarter. The strongest rate of sales, 16.7 units per month, wasfound in the Miami
Shores/ N.W. Miami area.
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HIGHEST AND BEST USE
DEFINITION

The Highest and Best Use is a market-driven concept. It may be briefly defined as
representing the most profitable, competitive useto which asite can beput, or that usewhich
may reasonably be expected to producethe greatest net return to theland over agiven period
of time. In addition, the concept may further be defined asthe available use and program of
future utilization that produces the highest present land value.

Highest and Best Use is further defined in The Dictionary Real Estate Appraisal, 2010
Edition, which was sponsored by the Appraisal Institute as follows:

That reasonably probable and legal use of vacant land or an improved property
that isphysically possible, appropriately supported, financially feasible, and that
resultsin the highest value.

It isto be recognized that in cases where a site has existing improvements on it, the Highest
and Best Use may very well be determined to bedifferent from theexisting use. Theexisting
use will continue, however, unless and until land valuein its Highest and Best Use exceeds
the total value of the property in its existing use.

The estimate of Highest and Best Use is based upon four stages of analysis:

1. Thepossible use or uses which are physically possible for the site under analysis.

2. The permissible use or uses which are permitted relative to zoning, historic
preservation regulations, environmental controls and/or deed restriction of the site

under analysis.

3.  Thefeasibleuseor useswhich areconsidered economically andfinancially feasiblefor
the site in terms of existing and projected market conditions.

4. The Highest and Best Use in consideration of those legally permissible, physically
possible, financially feasible and maximally productive uses which will result in the
highest net return or the highest present worth.
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HIGHEST AND BEST USE, ASVACANT

The estimate of the Highest and Best Use of the land, asif vacant, requires market analysis
in terms of market conditions of supply and demand. The value of land is based upon the
level of utility that isin demand and that will produce amenities or net income to the user.
Therefore, the use which createsthe greatest |land value and which is considered compatible
intermsof therestrictionimposed by thephysical, legal, financial and maximally productive
factorsisinherent in thisanalysis.

The physically possible uses of the subject developer’s site, as vacant, would include a
variety of commercial, hospitality and multi-family residential uses. This is based upon
anaysisof the size, frontage, exposure, access, location and buildable utility characteristics
of the 96,300 SF subject multi-corner site.

Analysisof the permissible usesat the subject sitetakesinto account those useswhich would
be permitted by existing zoning and/or deed restrictions, providing that no deed restrictions
arein effect at the developer’ s site which would restrict certain uses of the site.

The eastern 52,500 SF portion of the developer’ s site along Ocean Driveis zoned as MXE
Mixed-Use District which allows residential and commercial uses, with a maximum
permitted Floor AreaRatio (FAR) of 2.0. Thewestern 43,800 SF portion of thedeveloper’s
site along Collins Avenueis zoned as CD-2 Medium Intensity Commercial District which
provides for commercia activities, services, offices and related activities which serve the
entire city, with a maximum permitted Floor Area Ratio (FAR) of 2.0.

The City of Miami Beach and the devel oper are negotiating the “vacation” of the 40-foot
wide southern portion of 75" Street by 356.1-foot long along the north side of the
developer’ s site, the 30-foot wide northern portion of 74™ Street by 210-foot long along the
south side of the developer’s site, and the 60-foot wide western portion of Ocean Terrace
by 350-foot long along the south side of the devel oper’ ssite. The vacated areawhich would
beat thenorth end of the Ocean Terrace, containsatotal |and areaof 41,544 SFwhichwould
contribute 83,088 SF of buildable area 41,544 SF which would contribute an additional
83,088 SF of buildable areato the devel opment of the developer’s overal site, based onthe
maximum permitted Floor AreaRatio (FAR) of 2.0, thereby increasing the devel oper’ stotal
buildable area from 192,600 SF to 275,688 SF (indicating a 43.1% increase).

After analysisof the physically possibleand legally permissible usesto whichthe subject site
could conceivably be put, a study of those uses which would be maximally productive is
required. Therefore, an alternative use analysis was performed relative to that use which
would represent the Highest and Best Use of the subject site, asif vacant.
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HIGHEST AND BEST USE, ASVACANT

The proposed “vacated” areais 40-foot wide southern portion of 75" Street by 356.1-foot
long along the north side of the developer’s site, the 30-foot wide northern portion of 74"
Street by 210-foot long along the south side of the developer’s site, and the 60-foot wide
western portion of Ocean Terrace by 350-foot long along the south side of the developer’s
site. The developer’'s site is the entire City block bordered by Ocean Terrace, Collins
Avenue, 74" Street and 75" Street, with the exception of the 7,300 SF site located at the
northeast corner of 74™ Street and Collins Avenue, Miami Beach, Florida.

Theoverall sitesituated between Collins Avenueand Ocean Terrace, and between 74" Street
and 75" Street, in the North Beach section of the City of Miami Beach, Florida. Miami
Beachisanisland located just off the southeast coast of Miami-Dade County, Florida. The
island is approximately one mile wide, ten miles long and travels in a northerly/southerly
direction paralel to mainland Miami-Dade County. The town of Surfside borders Miami
Beach to the north starting at approximately 87th Street. The Atlantic Ocean acts as the
eastern and southeastern border, while Biscayne Bay/the Intracoastal Waterway lies to the
west. Five causeways connect Miami Beach to the mainland; the MacArthur Causeway
(Highway No. 41); the Venetian Causeway; the Julia Tuttle Causeway (Interstate 195); the
Broad Causeway (State Road No. 922) and the North Dade Causeway (State Road No. 934).

The subject property is located three blocks north of 71% Street, along Collins Avenue and
Ocean Terrace which abuts to the beach and the Atlantic Ocean. The property uses along
Collins Avenue consist of low-rise to high-rise apartment buildings of rental and
condominium variety, motels, apartment-hotels, as well as commercia uses which include
retail strips, restaurants, financial institutions, fast-food restaurants, convenience stores, etc.
The property uses along Ocean Terrace consist of low-rise to high-rise apartment buildings
of rental and condominium variety, hotels, motels, aswell ascommercial useswhichinclude
restaurants and bars, etc.

The subject areais connected to mainland Miami viathe John F. Kennedy Causeway (SR
No. 934) which dividesinto 71st Street and Normandy Drive asit enters Miami Beach; and
Julia Tuttle Causeway (1-95) which becomes Arthur Godfrey Road (41st Street) asit enters
Miami Beach. The areais serviced by Harding Avenue, Collins Avenue, Normandy Drive
and 71% Street which connect the areawith the causewayswhich all connect the areawith the
cities of Surfside, North Bay Village, Bal Harbour and North Miami Beach. The area
surrounding the overall subject site has been devel oped with mostly residential, hospitality
and commercial facilities and therefore, no nuisances, hazards or other adverse influences
were observed. No notable signs of external obsolescence were observed and the overall
appeal of the improved propertiesis considered to be above average to good.

Based upon analysis of those uses which would be considered physically possible, legally
permissibleand economically feasible, it isthe apprai ser's estimate that the Highest and Best
Use of the subject site would be its development with a condominium apartment building,
withanancillary commercial (retail, restaurant, etc.) component. Thedeveloper’ ssitecould
be developed with a high-rise mixed-use building which would be built to condominium
quality standards, and possibly have an interim rental use during the sell-out period.
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THE VALUATION PROCEDURE

The valuation procedure is defined in the 2010 Edition of the Dictionary of Real Estate
Appraisal which was sponsored by the Appraisal Institute as follows: The act, manner and
technique of performing the steps of a valuation method.

In order to provide an estimate of the contributory value of the Fee Simple Interest in the
“vacated” property (described as the 40-foot wide southern portion of 75" Street by 356.1-
foot long along the north side of the developer’s site, the 30-foot wide northern portion of
74" Street by 210-foot long along the south side of the devel oper’ ssite, and the 60-foot wide
western portion of Ocean Terrace by 350-foot long along the south side of the developer’s
site, which contains a total land area of 41,544 SF to contribute 83,088 SF of additional
buildable area, based on the maximum permitted Floor Area Ratio of 2.0), as of April 2,
2019, we have utilized the Sales Comparison Approach to Value.

The Sales Comparison Approach to Va ueisbased upon acomparison between recently sold
sitesand the proposed “vacated” areato be utilized in conjunction with the devel oper’ ssite,
as described herein, utilizing the sale price per square foot of buildable area unit of
comparison.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants

-19-




THE SALES COMPARISON APPROACH (LAND VALUATION)

In order to estimate the value of the subject site, the land is analyzed as vacant and available
to be put to its Highest and Best Use. There are several different techniques which can be
utilized in the valuation of land. The technique selected must relate to the specific factors
inherent intheappraisal problem at hand. Theland val uation technique selected must reflect
the prudent and rationale behavior of the most probable, typically informed
purchaser/investor. In addition, the availability of reliable and verified market datafurther
leads to the selection of the applicable land valuation technique.

1. The Sales Comparison Approach analyzes the sales of similar vacant sites, with
comparison and adjustment made from these sales to the subject site. The Sales
Comparison Approach to Vaue is based on the principle of substitution; that is, when a
property is replaceable in the market, its value tends to be set at the cost of acquiring an
equally desirable substitute property assuming no costly delay in making the substitution.
The SalesComparison Approachto Valueisbased on acomparison between recently sold
sites in Miami Beach and the subject site, utilizing the sale price/SF of buildable area
method of comparison.

2. The Abstraction Method analyzes the sales of improved properties with an allocation
made between land and improvement value. The indicated allocation may establish a
typical ratio of land value to total value or to derive from the portion of the sales price
allocated to land an estimate of land value for use as a comparable land sale.

3. TheCost of Development M ethod providesan estimate of theval ue of undevel oped land
based upon the creation of a platted subdivision, development and sale of said parcel.
The method assumes that the most probable purchaser of the land would be a
devel oper/investor who plansto dispose of the devel oped sites at aprofit. The costs of
devel opment are subtracted from the estimated proceeds of saleresultinginanetincome
projection which is discounted over the market absorption period.

4. ThelLand Residua Method treats the net income available to support the investment in
the site as a residual. The income required to cover the investment in new
improvements that represent the Highest and Best Use of the site is deducted from the
Net Operating Income resulting in an estimate of the net income to the land which is
then capitalized to estimate the land value.

The comparableland sales are considered reasonably similar to the subject property interms
of zoning, location, physical characteristics, topography and buildable utility. The sales
represent bona-fide"arm'slength” transactionswhich arerepresentative of prevailing market
values. Our analysis hastaken into account those differentials relative to financing, time of
sale, size, location, frontage/exposure, zoning, devel opmental potential and functional utility
of the comparable sales as they compare to the proposed subject “vacated” site area.
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Address

Frontage/Exposure On

Water Frontage

Folio No.

Net Site Size (SF)
Net Site Size (Acre)

Zoning

Floor Area Ratio (FAR)
Buildable Area
Date of Sale

Grantor

Grantee

O.R. Book / Page

Consideration

Financing

Sale Price
Sale Price/SF of Site Area

Sale Price/SF of
Maximum Buildable Area

Time Adjustment
Time Adjusted Sale Price

Time Adjusted Sale Price
Per Sq. Ft. of Site Area

Time Adjusted Sale Price
Per Sq. Ft. of Buildable Area

ADJUSTMENTS:

Location:

Frontage / Exposure:

Water Frontage:

Size/Scale:

Physical Development Potential:
Total:

Plus: Estimated Demolition Cost

Adjusted Price

Adjusted Price/SF of
Net Site Area

Adjusted Price/SF of
Buildable Area

Developer's
Site, Before the

COMPARABLE LAND SALES

Developer's
Site, After the

Contribution to Buildable
Area and Development By

0%

0%

0%

PROPERTY LLC

"Vacation" of Ocean "Vacation" of Ocean "Vacation" of Ocean Land Land
Terrace, 74th and Terrace, 74th and Terrace, 74th and Sale 1 Sale 2
75th Street 75th Street 75th Street
7400-7450 OCEAN TERR. '400-7450 OCEAN TERR. 40' WIDE ON 75TH ST. 3600-3624 COLLINS 880 71ST
7409-7449 COLLINS AVE. '409-7449 COLLINS AVE. 30' WIDE ON 74TH ST. AVENUE STREET
MIAMI BEACH MIAMI BEACH 60' WIDE ON OCEAN TERR. MIAMI BEACH MIAMI BEACH
FLORIDA FLORIDA FLORIDA FLORIDA
OCEAN TERRACE OCEAN TERRACE OCEAN TERRACE COLLINS AVENUE (71ST STREET)
COLLINS AVENUE COLLINS AVENUE 74TH STREET 36TH STREET BAY DRIVE
74TH STREET 74TH STREET 75TH STREET 37TH STREET
75TH STREET 75TH STREET
View View View No Yes
02-3202-003-0060 02-3202-003-0060 Public Way 02-3226-001-1610 02-3210-013-0190
02-3202-003-0050 02-3202-003-0050 02-3226-022-0010
02-3202-003-0040 02-3202-003-0040 02-3226-022-0020
02-3202-003-0030 02-3202-003-0030 02-3226-022-0030
02-3202-003-0020 02-3202-003-0020 02-3226-022-0040
02-3202-003-0010 02-3202-003-0010 02-3226-022-0050
02-3202-003-0070 02-3202-003-0070 02-3226-022-0060
02-3202-003-0080 02-3202-003-0080
02-3202-003-0090 02-3202-003-0090
02-3202-003-0100 02-3202-003-0100
02-3202-003-0110 02-3202-003-0110
02-3202-003-0120 02-3202-003-0120
96,300 137,844 41,544 28,000 19,414
2.21 3.16 0.95 0.64 0.45
MXE & CD-2 MXE & CD-2 MXE RM-2 CD-2
2.00 2.00 2.00 2.00 2.00
192,600 275,688 83,088 56,000 38,828
- - - 9/14/2018 8/8/2017
- - - BRISA DEL MAR ELIZABETH

STONE, TRUSTEE

STONEPAL BAYDRLLC &
COLLINS 3 LLC KG NORMANDY, LLC
31149 /319 30651 /3625
$7,850,000 $3,500,000
CASHTO CASHTO
THE SELLERS THE SELLER
$7,850,000 $3,500,000
$280.36 $180.28
$140.18 $90.14
0% 0%
$7,850,000 $3,500,000
$280.36 $180.28
$140.18 $90.14
-10% 0%
0% 10%
5% 0%
-5% -5%
10% 20%
0% 25%
$86,000 $410,000
$7,936,000 $4,785,000
$283.43 $246.47
$141.71 $123.24
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Land Land Land Land
Sale 3 Sale 4 Sale 5 Listing 6
300-326 71ST STREET 6372-6382 COLLINS AVE 7945 HARDING 6940 ABBOTT
6972 HARDING AVE & 6375 INDIAN CREEK DR. AVENUE AVENUE
6957-6965 BYRON AVE MIAMI BEACH MIAMI BEACH MIAMI BEACH
6948-6988 ABBOTT AVE FLORIDA FLORIDA FLORIDA
6951 & 6985 ABBOTT AVE
MIAMI BEACH
FLORIDA
HARDING AVENUE COLLINS AVENUE HARDING AVENUE ABBOTT AVENUE
BYRON AVENUE INDIAN CREEK DRIVE 80TH STREET BYRON AVENUE
ABBOTT AVENUE
71ST STREET
No No No No

02-3211-002-0850
02-3211-002-0870
02-3211-002-0880
02-3211-002-0920
02-3211-002-0930
02-3211-002-0970
02-3211-002-0990
02-3211-002-1010
02-3211-002-1020
02-3211-002-1030
02-3211-002-1040
02-3211-002-1050
02-3211-002-0890
02-3211-002-0860

02-3211-007-2050
02-3211-007-1530
02-3211-007-1540

02-3202-007-0200

02-3211-001-0590

98,815 20,413 5,500 25,000
2.27 0.47 0.13 0.57
42,500 (RM-1) RM-2 RM-1 TCC
56,315 SF  (CD-3)
1.25&2.75 2.00 1.25 3.50
207,991 40,826 6,875 87,500
3/13/2017 2/2/2017 10/20/2016 FOR SALE
CITY NATIONAL BANK MYPP HOLDINGS LLC AZ BELL ROAD, LLC SOUTHERN BELL
OF FLORIDA; TEL. & TEL. CO.
SJBLUE LLC
GUZO REALTY, INC.
OLIVEIRA PLAZA 6372 LLC ERIC FOR SALE
ASSOCIATES, LLC DOELLE
30456 / 3405 30414 / 4507 30286 / 902 FOR SALE
30458 / 3591
30456 / 750
$27,985,000 $5,500,000 $890,000 $7,500,000
CASH TO CASH TO CASH TO FOR SALE
THE SELLERS THE SELLER THE SELLER
$27,985,000 $5,500,000 $890,000 $7,500,000
$283.21 $269.44 $161.82 $300.00
$134.55 $134.72 $129.45 $85.71
0% 0% 0% 0%
$27,985,000 $5,500,000 $890,000 $7,500,000
$283.21 $269.44 $161.82 $300.00
$134.55 $134.72 $129.45 $85.71
0% 0% 0% 0%
0% 5% 5% 5%
5% 5% 5% 5%
0% -5% -10% -5%
0% 15% 20% 10%
5% 20% 20% 15%
$0 $0 $8,000 $9,000
$29,384,300 $6,600,000 $1,076,000 $8,634,000
$297.37 $323.32 $195.64 $345.36
$141.28 $161.66 $156.51 $98.67
Asking

J. ALHALE APPRAISALS, INC.
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THE SALES COMPARISON APPROACH (LAND VALUATION) -- Continued --
ANALY SIS OF COMPARABLE SALES

Financing

The comparable saleswere"arm'slength” and “ cash to the seller” transactions, with typical
terms of purchase and therefore, no adjustment for financing was required.

Time of Sale

The comparable land sales analyzed herein have occurred between October 2016 and
September 2018, in addition to acurrent listing. The comparable salesreflect the prevailing
market conditionsin the area, and there appearsto be no changein sale price/SF rangein the
last 2-3 years. Accordingly, we have utilized no quantitative time adjustment; however, the
most recent comparable land sales were given more weight in our final reconciliation.

Location

Thecomparablesal esarelocated between 36™ Street (Central Beach; onemilenorth of South
Beach area) and 79" Street, in the Central Beach (one sale) and North Beach (five salesand
listings) sections of Miami Beach. Dueto its proximity to South Beach, Comparable Land
Sale Number One required a negative locational adjustment.

Frontage/Visibility/Exposure

Comparable Land Sale Numbers Two, and Four through Six required a positive adjustment.

Comparable Sale Numbers One, and Threethrough Six required aslight positive adjustment
for lack of any water frontage or water view.

Configuration

The comparable sites are generally shaped adequately for development, with adequate
frontage and depth, thereby requiring no adjustment for configuration.

Size/Scale and Physical Development Potential and Functional Utility

Comparable Sale Numbers One, Two, Four, Fiveand Six, whichwere smaller sites, required
a negative adjustment for size/scale, as smaller sites command a premium on a price per
sguare basis.

Comparable Sale Numbers One, Two, Four, Five and Six required apositive adjustment due
to their inferior physical development potential, primarily due to size.

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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THE SALES COMPARISON APPROACH (LAND VALUATION)  -- Continued —
ANALY SIS OF COMPARABLE LAND SALES - Continued

Topography

The subject site in conjunction with the proposed to be “ vacated” area, and the comparable
land sales were generally level at street-grade. However, we have estimated the cost of
demolition at the comparable sales, if there were older improvements which would be razed
for redevel opment.

CORRELATION OF VALUE

The comparable sales indicated unadjusted sale price/SF of site area of $280.36, $180.28,
$283.21, $269.44, $161.82 and $300 (asking price).

The comparable sales indicated unadjusted sale price/SF of buildable area of $140.18,
$90.14, $134.55, $134.72 and $129.45 for the closed sales.

After theanalytical adjustments, thecompar ablesalesindicated adjusted saleprice/SF
of buildableareaof $141.71, $123.34, $141.28, $161.66 and $150.61 for theclosed sales.

Based on the preceding analysis, $1300/SF to $140/SF of buildable areareflect areasonable
range of contributory value of the Fee Simple Interest in the “vacated” property (described
asthe 40-foot wide southern portion of 75" Street by 356.1-foot long along the north side of
the devel oper’ s site, the 30-foot wide northern portion of 74™ Street by 210-foot long along
the south side of the devel oper’ ssite, and the 60-foot widewestern portion of Ocean Terrace
by 350-foot long along the south side of the devel oper’ ssite, which containsatotal land area
of 41,544 SF to contribute 83,088 SF of additional buildable area, based on the maximum
permitted Floor Area Ratio of 2.0), in “asis’ condition (as vacant land). Then:

83,088 SF x $130/SF = $10,801,440
83,088 SF x $140/SF = $11,632,320
Estimated Contributory Value of the

Fee Simple Interest in the Proposed

“Vacated” Site Areaof 41,544 SF, as

Described Herein (Rounded) $11,000,000

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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RECONCILIATION AND FINAL VALUE ESTIMATE

CONTRIBUTORY VALUE ESTIMATE OF THE PROPOSED
“VACATED” AREATO BE UTILIZED IN CONJUNCTION
WITH THE “DEVELOPMENT SITE” ASDESCRIBED HEREIN:

Income Capitalization Approach to Value: Not Applicable
Sales Comparison Approach to Value: $11,000,000
Cost Approach to Value: Not Applicable
Reconciled Final Value Estimates: $11,000,000

In order to provide an estimate of the contributory value of the Fee Simple Interest in the
“vacated” property (described as the 40-foot wide southern portion of 75" Street by 356.1-
foot long aong the north side of the developer’s site, the 30-foot wide northern portion of
74" Street by 210-foot long along the south side of the devel oper’ ssite, and the 60-foot wide
western portion of Ocean Terrace by 350-foot long along the south side of the developer’s
site, which contains a total land area of 41,544 SF to contribute 83,088 SF of additional
buildable area, based on the maximum permitted Floor Area Ratio of 2.0), as of April 2,
2019, we have utilized the Sales Comparison Approach to Value.

The Sales Comparison Approachto Valueisbased upon acompari son between recently sold
sitesand the proposed “vacated” areato be utilized in conjunction with the devel oper’ ssite,
as described herein, utilizing the sale price per square foot of buildable area unit of
comparison.

It is my estimate that the contributory value of the Fee Simple Interest in the “vacated”
property (described as the 40-foot wide southern portion of 75" Street by 356.1-foot long
along the north side of the devel oper’ s site, the 30-foot wide northern portion of 74" Street
by 210-foot long aong the south side of the developer’ s site, and the 60-foot wide western
portion of Ocean Terrace by 350-foot |ong along the south side of the devel oper’ ssite, which
contains atotal land areaof 41,544 SF to contribute 83,088 SF of additional buildable area,
based on the maximum permitted Floor Area Ratio of 2.0), as of April 2, 2019, was:

CONTRIBUTORY MARKET VALUE OF THE FEE SIMPLE INTEREST
IN THE PROPOSED “VACATED” RIGHT-OF-WAY AREAS
TOBE UTILIZED IN CONJUNCTION WITH THE DEVELOPER’SSITE,
ASDESCRIBED HEREIN
ELEVEN MILLION DOLLARS
($11,000,000)

J. ALHALE APPRAISALS, INC.
Real Estate Appraisersand Consultants
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CONTINGENT AND LIMITING CONDITIONS

We assume no responsibility for matterslegal in nature, nor do we render any opinion asto
the title, which is assumed to be marketable. The property is appraised as though under
responsible ownership and management.

When applicable, the sketch in thisreport isincluded to assist the reader in visualizing the
properties, and we assume no responsibility for itsaccuracy. We havemadeno survey of the
property. We are not required to give testimony or appear in court because of having made
this appraisal, with reference to the property in question, unless arrangements have been
previously madethereof. Additional professional valuation servicesrendered would require
further compensation under a separate contractual agreement.

Where applicable, the distribution of the total valuation in this report between land and
improvements applies only under the existing program of utilizations. The separate
valuationsfor land and building must not be used in conjunctionwith any other appraisal and
areinvalid if so used.

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

Information, estimates and opinions furnished to us and contained in this report were
obtained from sources considered reliable and believed to be true and correct. However, no
responsibility for accuracy can be assumed by us.

No one other than the undersigned prepared the analyses, conclusions and estimates
concerning the real estate set forth in this appraisal.

Neither al nor any part of the contents of this report, or copy thereof, shall be used for any
purpose by any but the client without the previous written consent of the appraiser, and/or
the client; nor shall it be conveyed by any including the client to the public through
advertising, publications, news, sales or other media, without the written consent and
approval of theauthor, particularly theval uation conclusions, identity of theappraiser, or any
referenceto any professional society or institute or any initialed designation conferred upon
the appraiser.

Thisappraisal report has been madein conformity with and is subject to the requirements of
the Code of Professional Ethics and Standards of Professional Practice of the Appraisal
Institute, the Uniform Standardsof Professional Appraisal Practice adopted by the Appraisal
StandardsBoard of the Appraisal Foundation and the requirements of the State of Floridafor
state certified real estate appraisers, aswell as current Federal regulatory agency criteria

J. ALHALE APPRAISALS, INC.
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CONTINGENT AND LIMITING CONDITIONS -- Continued —

The existence of hazardous material's, which may or may not be present on the property, was
not observed. We have no knowledge of the existence of such materials on or in the
properties, nor are we qualified to detect such substances. The presence of potentially
hazardous materials and/or substances may affect the value of the property. The value
estimatereflected in thisappraisal report i s predicated on the assumption that thereisno such
materia on or in the property that would causealossinvalue. No responsibility isassumed
for any such conditions, or for any expertise or engineering knowledge required to discover
them. Theclient isurged to retain an expert in thisfield, if desired.

The Americanswith DisabilitiesAct ("ADA") became effective January 26, 1992. Wehave
not made a specific compliance survey and analysis of this property to determine whether or
not it isin conformity with the various detailed requirements of the "ADA". It is possible
that a compliance survey of the property, together with a detailed analysis of the
requirements of the "ADA" could reveal that the property is not in compliance with one or
more of the requirements of the Act. Sincewe have no direct evidencerelating to thisissue,
we did not consider possible non-compliance with the requirement of "ADA" in estimating
the value of the property.

Theappraisal report can not beused in connection with areal estate syndicate(s) or securities
related activity(ies) and is invalid if so used without the previous knowledge or written
consent of the appraiser. Said activitiesinclude but would not be limited to activitieswhich
arerequired to be registered with the United States Securities and Exchange Commission or
any state regulatory agency regulating investments made as a public offering, as well as
activitiesinvolving Real Estate Investment Trusts, Limited Partnerships, Mortgage Backed
Securitiesand any other transaction which is subject to the securities Exchange Act of 1933,
the Securities Exchange Act of 1934, the Trust Indenture Act of 1939, the Investment
Advisors Act of 1940 or State Blue Sky or securities laws or any amendments thereto.

J. ALHALE APPRAISALS, INC.
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CERTIFICATION

The undersigned do hereby certify that, to the best of our knowledge and belief, except as
otherwise noted in the appraisal report:

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

| have performed no services as an appraiser regarding the property that is the subject of
this appraisal assignment, within the three year period preceding the acceptance of this
assignment.

The reported analyses, opinions and conclusions are limited only by the reported
assumptionsand limiting conditionsand are our personal, unbiased professional analyses,
opinions and conclusions.

We have no present or prospective interest in the property that isthe subject of thisreport
and we have no personal interest or bias with respect to the parties involved.

The amount of our compensation is not contingent upon the devel opment or reporting of
apredetermined value of direction in value that favorsthe 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.

Our analyses, opinionsand conclusionswere devel oped, and thisreport hasbeen prepared,
in conformity with the requirements of the Code of Professional Ethics and Standards of
Professional Practice of the Appraisal Ingtitute, the Uniform Standards of Professional
Appraisal Practiceadopted by the Appraisal StandardsBoard of the Appraisal Foundation
and therequirementsof the State of Floridafor state certified real estate appraisers, aswell
as current Federal regulatory agency criteria.

My engagement in this assignment was not contingent upon developing or reporting
predetermined values. The appraisa assignment has not been based on a required
minimum valuation, a specific vauation, or the approval of aloan.

The use of thisreport is subject to the requirements of the Appraisal Institute relating to
review by itsduly authorized representatives, aswell asthe FloridaReal Estate Appraisal
Board.

As of the date of this report, Jozef Alhale has completed the requirements of the
continuing education program of The Appraisal Institute.

The appraiser has visually inspected the perimeters of the subject site which is described
in this report.
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CERTIFICATION

- No one other than the undersigned prepared the analyses, conclusions and opinions
concerning real estate that are set forth in this appraisal report, nor provided significant
professional assistance to the person signing this report.

It isthe opinion of the undersigned that the estimated contributory value of the Fee Simple
Interest in the “vacated” property (described as the 40-foot wide southern portion of 75"
Street by 356.1-foot long along the north side of the developer’s site, the 30-foot wide
northern portion of 74™ Street by 210-foot long along the south side of the developer’ s site,
and the 60-foot widewestern portion of Ocean Terrace by 350-foot long along the south side
of thedeveloper’ ssite, which containsatotal land areaof 41,544 SF to contribute 83,088 SF
of additional buildable area, based on the maximum permitted Floor Area Ratio of 2.0), as
of April 2, 2019, was as described herein.

~

Jozef Alhale, MAI
State Certified General Appraiser
License No. RZ 0001557
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ADDENDA
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JOZEF ALHALE, MAI
3475 Sheridan Street, Suite 313
Hollywood, Florida 33021

(305) 613-7477 _jbalhale@aol.com www.jalhaleappraisals.com

Experience:

M ember ship:

Professional
Experience:

Education:

Licensed:

Assignments:

QUALIFICATIONS

Over thirty years in the field of commercial rea estate appraisal,
appraisal review, consultation, expert witness, economic research and
market analysis.

Designated member of the Appraisal Institute, MAI (since 1993)
Designated member of the CCIM Institute (since 2018)

Miami Society of Commercia Realtors

Miami Association of Realtors

J. Alhale Appraisals, Inc., President, September 2009 to present

J.B. Alhale & Associates, Inc., President, May 1994 to present

Keller Williams Commercial, Salesperson, May 2017 to present

NAI R.W.N.K., Salesperson, July 2015 to May 2017

Dixon and Friedman, Inc., Senior Appraiser, Oct. 1991 - May 1994
R.G. Davis & Associates, Inc., Fee Appraiser, Jan. 1991 - Oct. 1991
Izenberg Appraisal Assoc.,Inc., Staff Appraiser, July 1988 - Dec. 1990

Master of Science, Computer Science
Rensselear Polytechnic Institute, Troy, New Y ork

Bachelor of Arts, Cum Laude, Computer Science
New York University, New York, New Y ork

Associate Engineering Degree, Computer Science
Tel Aviv University, Tel Aviv, Israd

State Certified General Real Estate Appraiser - State of Florida
Real Estate Salesman - State of Florida

Land, industrial, shopping centers, offices, apartment buildings,
hotel/motel facilities, specia-purpose properties, air rights, as well as
valuation of Leasehold Interests, undivided partial interests for
financing, litigation, divorce, estate taxes, gift taxes, trusts, etc.
Economic research, expert witness, market and feasibility analysis.
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