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A-2 LETTER OF TRANSMITTAL

April 8, 2015

Ms. Marie Suzie Papillon

Project Manager

Transportation Planning Manager

South Florida Regional Transportation Authority
800 NW 33" Street

Pompano Beach, Florida 33064

SUBJECT: Ft. Lauderdale Wave Streetcar Project
1801 SW 1% Avenue
Ft. Lauderdale, Florida

Parcel NumberSite K -2.268 Acres of Land

County: Broward County

Owner: Florida East Coast Railway, LLC

Dear Ms. Papillon:

Per your Work Order #2 to Agreement No 14-010 (E), we have inspected and appraised the
above referenced property. The property rights appraised in this assignment are the fee simple
title interest subject to a) all interests of the State of Florida or any political subdivision thereof; b)
oil, gas and mineral interests of record outstanding in third parties; c) existing easements for
public roads and highways, public utilities, railroads, and pipelines. The purpose of this Appraisal
Report is to form an opinion of the market value of the subject property as of March 26, 2015.
The function of this appraisal report is for your internal use with regards to the acquisition of the
subject parcel. The property is to be acquired by the City of Ft. Lauderdale and is to be
eventually used as the Vehicle Maintenance Facility of the Ft. Lauderdale Wave Streetcar Project.
The intended users of this report are the City of Ft. Lauderdale, Downtown Development
Authority, South Florida Regional Transportation Authority and the property owner (Florida East
Coast Railway, LLC), together with their respective agents, representatives and attorneys.

424 South Andrews Avenue ¢+ Suite 200 ¢+ Fort Lauderdale ¢+ Florida 33316
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All data considered in our analysis and in the completion of this appraisal report, together with the
conclusions, are found in the following report and/or our office working files. This report was
prepared in conformance to the Uniform Standards of Professional Appraisal Practice and the
Uniform Appraisal Standards for Federal Land Acquisitions.

Market value is defined as “the amount in cash, or on term reasonably equivalent to cash, for which in
all probability the property would have sold on the effective date of the appraisal, after a reasonable
exposure on the open competitive market, from a willing and reasonably knowledgeable seller to a
willing and reasonably knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property at the time of the appraisal”.

The property being appraised is legally described as follows and is a portion of a larger improved
industrial property and the effective date of this report is March 26, 2015.

Parcel A, a re-subdivision of Part of Blocks 47 & 48, Croissant Park, according to the plat thereof,
recorded in Plat Book 36, Page 18 of the public records of Broward County, Florida less 15.28” x 25’
area shown at the Northwest Corner of the not included parcel at the Southeast corner of said Parcel
A, per Official Records Book 20751, Page 955, Broward County Records, all less the North 275 feet
thereof. The property contains 2.268 Acres or 98,795 square feet of land area.

Note: The above legal description is presumed accurate. The land sizes and legal description
were taken from the survey for Site K prepared by McLaughlin Engineering Company and dated
June 30, 2014. Please see a copy of survey in the report.
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The subject is a portion of a larger improved industrial property and currently leased to a third
party tenant. We were not allowed permission to inspect the site and improvements and we
completed an exterior inspection only. For purposes of this appraisal, we are appraising the
southerly 2.268 acre portion of this larger improved property and based our valuation as an
allocation of the whole property valuation.

The subject is currently zoned SRAC-SA(w) South Regional Activity Center, South Andrews-
West. The property is located along the FEC Railroad right of way and has historically been used
with an industrial rail oriented use. It is our opinion that the current use would be the highest and
best use and we have valued the site and property considering the highest and best use.

This report has been prepared under the requirements of the “Yellow Book” due in part to the
Federal Funding that is involved in the overall Wave project.

It is our opinion that the market value of the subject 2.268 acre site, based on the underlying
assumptions and hypothetical condition described herein , as of March 26, 2015 is:

TWO MILLION AND SEVENTY-FIVE THOUSAND DOLLARS
$2,075,000
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SPECIAL ASSUMPTIONS OR LIMITING CONDITIONS: It is our understanding that the
City of Ft. Lauderdale is considering the purchase of the entire site owned by the Florida East
Coast Railway, LLC under the tax folio number 50-42-15-11-0010. Our assignment is based on a
portion of that larger tract and we have based the value of the subject property, as if; part of the
larger tract and in consideration of the value of the larger tract. We did not consider any other
unusual limiting conditions or assumptions associated with the value conclusion reported in this
report. We did not consider any furniture, fixture or equipment of the existing tenant on the site.
We were not allowed permission to inspect the site and improvements and we completed an
exterior inspection only. For purposes of this appraisal, we are appraising the southerly 2.268
acre portion of this larger improved property and based our valuation as if the property has been
subdivided into a stand-alone parcel. This is a hypothetical condition, as the appraiser has
assumed that the property has been subdivided as of the date of value. The subdivision of the site
has not occurred and should occur in the future. We did not consider the value in use to the
Florida East Coast Railway, LLC and as requested, no before and after valuation was considered
in this analysis.

Respectfully Submitted,

Robert D. Miller, ASA
State Certified General Real Estate Appraiser #RZ1270
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Parcel No(s):

A-4  CERTIFICATION OF VALUE

Site K- Part of 50-42-15-11-0010

Owner:

Florida East Coast Railway, LLC

Project:

Vacant portion of Improved Industrial Property

Land Area (acreage):_ 2.268 Acres

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

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

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and my personal, unbiased professional analyses, opinions, and conclusions.

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

My compensation is not contingent upon the reporting of a predetermined value or direction in
value that favors the client or others, the amount of the value estimate, the attainment of a
stipulated result, or the occurrence of a subsequent event.

The appraisal was made and the appraisal report prepared in conformity with the Uniform
Appraisal Standards for Federal Land Acquisitions.

My analyses, opinions, and conclusion were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice, the Code of Ethics of
the American Society of Appraisers and the requirements of the Florida Real Estate Board,
except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required
invocation of USPAP’s Jurisdictional Exception Rule.

I have made a personal inspection of the property that is the subject of this report. The subject
property was inspected from outside of the property lines. An interior inspection was not
allowed. 1 have not provided any appraisal services or any other services regarding the subject
property in the prior three year period immediately preceding acceptance of the assignment.
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8. Heidi M. Funk, State Registered Trainee Appraiser No. RI7100 provided significant professional
assistance to the person signing this report. Members of my staff provided research information,
but the final analysis and value conclusions were of the undersigned only.

9. That my opinion of the market value of the property being appraised as of March 26, 2015 is as

shown below:
Appraised Value
Market Value-2.268 Acre Vacant Parcel $ 2,075,000
Damages and/or Cost to Cure $__ Not Applicable
Just Compensation $__ Not Applicable
- April 8, 2015
ROBERT D. MILLER, ASA Date

STATE CERTIFIED GENERAL REAL ESTATE APPRAISER #RZ1270
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A-5 SUMMARY OF SALIENT FACTS AND CONCLUSIONS

LOCATION:

PARCEL IDENTIFICATION:

LEGAL DESCRIPTION:

APPRAISER:

DATES:

INTEREST APPRAISED:

PARCEL SIZE:

ZONING/LAND USE:

2014 ASSESSED VALUE:

1801 SW 1* Avenue, Ft. Lauderdale, Florida

Parcel Number: Portion of 50-42-15-11-0010
Owner’s Name: Florida East Coast Railway, LLC

Parcel A, a re-subdivision of Part of Blocks 47 & 48,
Croissant Park, according to the plat thereof, recorded
in Plat Book 36, Page 18 of the public records of
Broward County, Florida less 15.28’ x 25’ area shown
at the Northwest Corner of the not included parcel at
the Southeast corner of said Parcel A, per Official
Records Book 20751, Page 955, Broward County
Records, all less the North 275 feet thereof; containing
2.268 Acres or 98,795 square feet of land area. Please
see sketch later in the report.

Robert D. Miller, ASA
The Urban Group, Inc.

Date Of Value: March 26, 2015
Date of Report: April 8, 2015

Fee Simple Interest subject to other interests- see
page 16

2.268 acres or 98,795 square feet of land area
(portion of a larger improved property)

Current Zoning: SRAC-SA(w) South Regional
Activity Center, South  Andrews-West  -Ft.
Lauderdale

Land Use Plan: Regional Activity Center

Subject is a portion of a larger property.
$1,779,380 (Whole property: 142,746 sq ft)-
Assessed Market Value
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A-5 SUMMARY OF SALIENT FACTS AND CONCLUSIONS (CONTINUED)

HIGHEST AND BEST USE:

IMPROVEMENTS:

PRESENT USE:

OPINIONS OF VALUE:

Current use as office/warehouse with large secured
storage or parking area with a rail spur used on the
west side of the building. The property is located
along the FEC Railroad right of way and has
historically been used with an industrial rail oriented
use. It is our opinion that the current use would be
the highest and best use and we have valued the site
and property considering the highest and best use.

The subject is currently utilized as a
office/warehouse with a block walled equipment
storage yard with an accessory 19,417 square foot
warehouse building and a rail spur. The warehouse
portion has numerous truck height overhead access
doors for the warehouse use and the bays are
accessible from both sides of the building.

Equipment walled storage yard with accessory
office/warehouse building and rail access as part of
the larger improved industrial property.

Value via the Sales Comparison Approach: $2,075,000

Value via the Cost Approach:

Not Applicable

Value via the Income Capitalization Approach: Not Applicable

RECONCILED TOTAL MARKET VALUE: $2,075,000

ALLOCATION OF MARKET VALUE ESTIMATE

LAND:
IMPROVEMENTS:
TOTAL VALUE:

$2,075,000
$ -0-
$2,075,000 (98,795 square feet at $21.00 per sq ft)
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A-6 PHOTOGRAPHS OF SUBJECT PROPERTY

SUBJECT

"y ey e

View of Whole Property looking south from SW 17" Street
7
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PHOTOGRAPHS OF SUBJECT PROPERTY

e

View of Subject Property looking southwest from SW 1% Avenue

W \
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PHOTOGRAPHS OF SUBJECT PROPERTY

View of Southerly boundary line
9
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PHOTOGRAPHS OF SUBJECT PROPERTY

View of office area at the southern end of improvements

View of storage area at the southern end of the site
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PHOTOGRAPHS OF SUBJECT PROPERTY

View of warehouse portion of the improvements at north end of site

LAyt e

View of Subject looking east from west side of railroad tracks
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A-7 APPRAISAL ASSUMPTIONS AND LIMITING CONDITIONS

The size and dimensions of the subject property were provided by our client and are assumed to be
correct. We have utilized the 2.268-acre size indicated by the survey provided for this assignment,
which was prepared by McLaughlin Engineering Company. Please see a copy of survey in the
addendum section of the report. We also reviewed plat maps and the tax roll information from the
Broward County Property Appraiser’s website of the property. This data is assumed to be accurate
and is subject to a formal survey.

All existing liens and encumbrances have been considered, however, the property is appraised as
though free and clear, under responsible ownership and competent management.

The information identified in this report as being furnished to the appraiser by others is believed to be
reliable, however, the appraiser assumes no responsibility for its accuracy.

The plot plans and illustrative material in this report are included only to assist the reader in visualizing
the property.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures
that render it more or less valuable. No responsibility is assumed for such conditions or for arranging
for engineering studies that may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws unless noncompliance is stated, defined, and considered in the appraisal report.

It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the value estimate contained in this
report is based.

It is assumed that the utilization of the land and any improvements is within the boundaries or property
lines of the property described and that there is no encroachment or trespass unless noted in the report.

The distribution, if any, of the total valuation in this report between land and any improvements applies
only under the stated program of utilization. The separate allocations for land and buildings must not
be used in conjunction with any other appraisal and are invalid if so used.

12
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A-7T_ ASSUMPTIONS AND LIMITING CONDITIONS (Continued)

Possession of this report, or copy thereof, does not carry with it the right of publication. It may not be
used for any purpose by any person other than the party to whom it is addressed or representatives or
all parties associated with this litigation without the written consent of the appraiser, and in any event,
only with proper written qualifications and only in its entirety.

Disclosure of the contents of this appraisal is governed by the by-laws and Regulations of the American
Society of Appraisers.

The appraiser herein by reason of the appraisal is not required to give further consultation, testimony,
or be in attendance in court with reference to the property in question unless arrangements have been
previously made.

Neither all, nor part of the contents of this report, especially any conclusions as to value, the identity of
the appraiser, or the firm with which the appraiser is connected, shall be disseminated to the public
through advertising, public relations, news, sales, or other media without the prior written consent and
approval of the appraiser.

Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the
existence of such materials on, or in the property. The appraiser is not qualified to detect such
substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other
potentially hazardous materials may affect the value of the property. The value estimate is predicated
on the assumption that there is no such material on or in the property that would cause a loss in value.
No responsibility is assumed for any such conditions, or for any expertise or engineering knowledge
required to discover them. The client is urged to retain an expert in this field, if desired.

Special Assumptions

It is our understanding that the City of Ft. Lauderdale is considering the purchase of the entire site
owned by the Florida East Coast Railway, LLC under the tax folio number 50-42-15-11-0010.
Our assignment is based on a portion of that larger tract and we have based the value of the
subject property, as if; part of the larger tract and in consideration of the value of the larger tract.

For purposes of this appraisal, we are appraising the southerly 2.268 acre portion of this larger
improved property and based our valuation as if the property has been subdivided into a stand-
alone parcel. This is a hypothetical condition, as the appraiser has assumed that the property
has been subdivided as of the date of value. The subdivision of the site has not occurred and
should occur in the future. We did not consider the value in use to the Florida East Coast
Railway, LLC and as requested, no before and after valuation was considered in this analysis.

13
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A-8 SCOPE OF THE APPRAISAL:

The subject property was inspected via aerial maps and from ground views. Public records, published
sales services and conversations with brokers and attorneys, agents, buyers and sellers were utilized in
obtaining the pertinent information to perform the appraisal assignment. Through investigation of the
assembled data, a determination of the Highest and Best Use of the property being appraised was
made. Analysis of comparable sales, and other assembled information and data indicated the estimated
market value for the property being appraised. We consulted with various experts relative to
comparable sales, zoning and planning issues, etc. Sales data in Broward County was investigated over
the past three years. Confirmation of sales data was made via public record research, discussion with
buyers, sellers and/ or parties involved in the transaction.

APPROACHES TO VALUE CONSIDERED ( ) AND OMITTED ( X):
Sales Comparison ( ) Cost ( X) Income ( X))

The property consists of a 2.268-acre tract of land which is a portion of a larger improved industrial
property. We have been requested to appraise the southerly 2.268 acre portion of the whole property
that is leased to the existing tenant. We were not provided with the lease agreement or allowed to
inspect the interior of the site. As a result, we have reviewed vacant land sales as well as sales which
were purchased for land value that have similar locational and physical attributes as well as similar
highest and best use as the subject. We have relied on the Market or Sales Approach to Value. The
Cost and Income Approaches were not considered germane due to the subject property being
considered vacant land in this appraisal assignment.

DATE OF PROPERTY INSPECTION:
March 26, 2015

DATE OF MARKET VALUE:

March 26, 2015

COMPETENCY PROVISION:

Robert D. Miller has completed numerous vacant land and industrially improved appraisals in the
South Florida area over the past 33 years and has the experience in the appraisal of properties
similar to the Subject and is deemed qualified by education, training and practical appraisal
experience in the preparation of such reports to comply with the competency provision of the
Uniform Standards of Professional Appraisal Practice (USPAP) and the Uniform Appraisal
Standards for Federal Land Acquisitions.

14
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A-9 PURPOSE OF THE APPRAISAL:

The purpose of this Appraisal Report is to form an opinion of the market value of the subject
property as of March 26, 2015.

FUNCTION OF THE APPRAISAL:

The function and intended use of this appraisal is for negotiation purposes for the potential
acquisition of this parcel by the City of Ft. Lauderdale. The intended users of this report are the
City of Ft. Lauderdale, South Florida Regional Transpiration Authority and the property owner
(Florida East Coast Railway, LLC) together with their respective attorneys and representatives.

DEFINITION OF MARKET VALUE:

Market value is defined as “the amount in cash, or on term reasonably equivalent to cash, for which in
all probability the property would have sold on the effective date of the appraisal, after a reasonable
exposure on the open competitive market, from a willing and reasonably knowledgeable seller to a
willing and reasonably knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property at the time of the appraisal”.

PUBLIC AND PRIVATE RESTRICTIONS:

There are no known public or private restrictions that adversely affect the overall marketability or
highest and best use of the property being appraised.

POTENTIAL ENVIRONMENTAL HAZARDS:

We are not aware of any previous uses that would have created a potential environmental hazard. An
environmental audit should be preformed prior to any further use or development. The property is
being appraised as if free and clear of any and all environmental hazards and we are unaware of any
environmental problems.

15

CAM 15-0598
Exhibit 4
Page 20 of 73



the
urban
group, inc.

REAL ESTATE CONSULTANTS

Licensed Real Estate Brokers and Appraisers

A-10 APPRAISAL PROBLEM

The appraisal problem on this assignment is to estimate the highest and best use of the subject
vacant land and to form an opinion of the market value based on that highest and best use. The
subject consists of a 2.268 acre portion of a larger improved industrial property. The City of Ft.
Lauderdale has expressed interest in acquiring the entire 3.2772 acre property with the 2.268
acres to be utilized for the Vehicle Maintenance Facility (VMF) for the light rail “Wave” project.
The balance of the site will be utilized for a future new fire station. Therefore, we have
considered the value of the whole property or 3.2772 acre parcel of land with a 19,417 square
foot building and related site improvements. From this value, we will allocate and arrive at a
market value of the subject property.

PROPERTY INTEREST APPRAISED:

This property is being appraised in “Fee Simple” as though free and clear of all encumbrances
with the exception of the following: a) all interests of the State of Florida or any political
subdivision thereof; b) oil, gas and mineral interests of record outstanding in third parties; c)
existing easements for public roads and highways, public utilities, railroads, and pipelines. It is
appraised as though absolute title is vested in the owners on the date of valuation subject only to
commonly found encumbrances such as standard utility easements, zoning, mortgage financing,
etc. which are considered universal among competitive properties. The definition of fee simple
estates is as follows:

“A Fee Simple Estate is absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power and escheat.”

Source: The Appraisal of Real Estate, 11th Edition, 1996, pg. 137, published by the Appraisal
Institute.
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PART II - FACTUAL DATA
A-11 LEGAL DESCRIPTION OF PROPERTY

The property being appraised is legally described as follows and is a portion of a larger improved
industrial property:

Parcel A, a re-subdivision of Part of Blocks 47 & 48, Croissant Park, according to the plat thereof,
recorded in Plat Book 36, Page 18 of the public records of Broward County, Florida less 15.28” x 25’
area shown at the Northwest Corner of the not included parcel at the Southeast corner of said Parcel
A, per Official Records Book 20751, Page 955, Broward County Records, all less the North 275 feet
thereof. The property contains 2.268 Acres or 98,795 square feet of land area.

A-12 AREA DESCRIPTION AND NEIGHBORHOOD DATA

The subject property is located in an area of Ft. Lauderdale generally described as being bound on
the east by Federal Highway, on the west by the FEC railroad, on the north by Broward
Boulevard and on the south by State Road 84. The subject neighborhood is a subarea of the
downtown central business district by the City of Fort Lauderdale which is comprised mainly of
professional uses. The Broward County Courthouse and City Hall located within the downtown
neighborhood and Broward General Hospital (Broward Health) is located directly within the
subject neighborhood and these uses attract the majority of the users for the numerous
commercial and office structures in the neighborhood. Industrial uses are primarily located along
or near the railroad corridor. Fort Lauderdale is surrounded by the City of Dania Beach to the
south and various cities to the north and west which include Plantation, Lauderhill, Wilton
Manors and Pompano Beach. The neighborhood is in close proximity to Interstate 95 which has
an entrance and exit at Broward Boulevard, Davie Boulevard and State Road 84.

Access to the neighborhood is considered good. The area is easily accessible to 1-95 via Broward
Boulevard, Davie Boulevard and State Road 84 and to Interstate 595 on Federal Highway. The
Florida Turnpike is located about 4 miles to the west and is accessible via the 1-595 roadway. Andrews
Avenue and Federal Highway provide the north/south access through the neighborhood and to the
north side of the New River. Southwest 1* Avenue is a local neighborhood street intersecting with SW
17" Street. The neighborhood is located in close proximity to the Hollywood/Fort Lauderdale
International Airport providing air transportation with both passenger and cargo facilities. In addition,
Port Everglades provides both passenger and cargo facilities as well. Both of these facilities are
considered major distribution points for the millions of tourists and tons of cargo that enter Florida and
the southeast United States from the Caribbean and South America, etc. These facilities are located
within a five minute ride from the subject neighborhood. The proposed “Wave” light rail service will
provide access to the neighborhood with a stop at the hospital on Andrews Avenue.

17
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A-12 AREA DESCRIPTION AND NEIGHBORHOOD DATA (CONTINUED)

The office market has been very active in the City since the early 1980°s and the subject
neighborhood and surrounding Downtown Fort Lauderdale has generally maintained its character
and market value during that time frame. The neighborhood is located just south of the
downtown regional activity center area of Fort Lauderdale. The neighborhood was impacted by
the downturn of the market and has rebounded since the decline in 2007. The major uses in the
area provide for a sufficient supply of residential, commercial, light industrial, medical and legal
uses. There are numerous sites with older improvements which are nearing the end of their useful
life in this area. Light industrial/heavy commercial uses are located along the railroad tracks in the
neighborhood. During the real estate boom market, numerous properties in the downtown and
adjacent subareas were purchased to construct mixed-use residential and commercial
developments with many new developments being constructed on the northern end of the Fort
Lauderdale downtown RAC area. In addition, a new service center for Holman auto BMW and
Mini is being built on Andrews Avenue at State Road 84. Broward Health has expanded its
operation at 17" Street and Andrews Avenue with a new parking garage and Clinic. Overall, this
area has been considered an area of future development with the underlying land use allowing
intensive mixed use development under the Regional Activity Center designation. Some industrial
properties are interspersed throughout the neighborhood and area schools and churches are also
located in the subject neighborhood. New residential and commercial development and
redevelopment or renovations of existing improved properties is the common occurrence in the
neighborhood.

In general, the subject neighborhood is an older well-established neighborhood with a strong supply of
business opportunities and housing. There is a mix of residential uses, commercial and light industrial
uses in the neighborhood. There is generally a strong supply of business opportunities within this
subarea of the downtown Fort Lauderdale neighborhood. Overall the neighborhood would be rated as
stable with recent signs of growth occurring with a long term outlook for the neighborhood considered
good and continued growth expected.
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A-13 PROPERTY DATA:

13A) SITE
Location:

Present Use:

Legal Description:

Access:

Land Area:

1801 SW 1% Avenue, Ft. Lauderdale, Florida.

The site is a portion of a larger improved industrial property
which is currently utilized the 2.268 acre subject site for a
contractor’s storage yard with accessory 19,417 square foot
warehouse building and rail spur.

Parcel A, a re-subdivision of  Part of Blocks 47 & 48,
Croissant Park, according to the plat thereof, recorded in Plat
Book 36, Page 18 of the public records of Broward County,
Florida less 15.28” x 25’ area shown at the Northwest Corner
of the not included parcel at the Southeast corner of said Parcel
A, per Official Records Book 20751, Page 955, Broward
County Records, all less the North 275 feet thereof. The
property contains 2.268 Acres or 98,795 square feet of land
area. See sketch in addendum.

The subject whole property currently has access driveway
cuts along Southwest 1% Avenue and SW 17" Street. The
subject is currently a portion of a larger improved property.
The entire site is currently accessed via one driveway cut
along Southwest 1% Avenue. The property is located next
to the FEC railroad tracks and there is a railroad siding on
the property that is utilized by the subject property. Based
on the review of the survey(See Keith Survey in addendum,
the railroad siding is located along the western boundary of
the subject property.

The subject contains 2.268 acres based on information
provided by our client as well as the sketch prepared by
McLaughlin Engineering. We have utilized the 2.268 acre
size in our appraisal. Please see a copy of the sketch and
survey in the exhibits and addenda section of this report.
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Shape:

Utilities:

Flood Zone:

13B) IMPROVEMENTS:

13C) FIXTURES:

13D) USE HISTORY:

The subject is slightly irregular with dimensions of (605 feet
X 179.78 feet-less a parcel 79.78 feet x 125 feet in the
southeast corner of the rectangle) containing 2.268 acres or
98,795 square feet of land area.

All utilities are currently available to the subject.

The property is in a Flood Zone “AH” with a base flood
elevation of 7 feet determined per Flood Map # 12011C
0557H dated August 18, 2014.

The subject 2.268 acre parcel is a portion of a larger
improved industrial property which currently utilizes the
subject for a walled open-air *“contractor’s yard” and
equipment storage with an accessory 19,417 square foot
office/warehouse building with a rail spur. Please see
subject photographs for a detailed view.

We have not considered any fixtures noted on the property
as these are considered personal property of the owner or
tenant.

The subject 2.268 acre parcel is a portion of a larger
improved industrial property which currently utilizes the
subject for a walled open-air contractor’s yard and
equipment storage with an accessory 19,417 square foot
office/warehouse building and a rail spur. Based on our
review, the current use has been the use of the property for
at least the last 30 years.
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13E) SALES HISTORY:

13F) RENTAL HISTORY:

The property has not been sold within the past 10 years. We
were not provided with a title search for the property and
are unaware of the original purchase history for the subject

property.

The property is reportedly leased to a firm operating as
Decks & Docks Marine Supply. We were not provided with
a copy of the lease and are unaware of the terms, conditions
or remaining length of the lease. We are valuing the
property based on a fee simple title ownership.
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13G) ASSESSMENT AND TAX DATA

Owner/Taxpayer:
Folio Number
Assessed Value

Real Estate Taxes

13H) ZONING:

A: Land Use Plan:

Florida East Coast Railway, LLC

Portion of 50-42-15-11-0010

$1,779,380 (Whole property) (2015)

$0* (Railroads are exempt for local taxation)

The property is currently zoned with a SRAC-SA(w) South
Regional Activity Center, South Andrews-West District in
the City of Ft. Lauderdale. Please see the addendum for the
detailed code and permitted uses. According to the Unified
Land Development Code, this district is intended to be an
area of more intensive uses consisting of heavy non-
residential business uses, wholesale, warehousing, storage
operations and establishments conducting activities of the
same general character as well as those uses intended to
meet the shopping and service needs of the community.
Residential uses are permitted and encouraged to promote a
diverse character. The SRAC-Saw zoning district is located
west of those properties abutting SW 1% Avenue and
follows the zoning line of the previous Heavy
Commercial/Light Industrial Business District (B-3) zoning
district of the area to the east portion of the FEC corridor.

The subject property has a Regional Activity Center land
use designation.  This land use designation promotes
intensive commercial and mixed use development.
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A-14 HIGHEST AND BEST USE ANALYSIS

The Highest and Best Use may be defined as “the reasonably probable and legal use of vacant land
or an improved property, which is physically possible, appropriately supported, financially feasible
and that results in the highest value”. The highest and best use of both land as though vacant and
property as improved must meet four criteria. They must be (1) physically possible, (2) legally
permissible, (3) financially feasible, and (4) maximally productive.

Source: The Appraisal of Real Estate, Appraisal Institute, 10th Edition, pg. 275

AS THOUGH VACANT:

Physically Possible: The subject consists of a 2.268 acre parcel which is a portion of a larger
improved industrial property. The subject 2.268 acre site is currently utilized for a walled open-
air contractor’s yard and equipment storage with an accessory 19,417 square foot warehouse
building and a rail spur. For purposes of this appraisal, we have considered the subject as a 2.268
acre vacant stand-alone parcel. The subject 2.268 acre site is of sufficient size to be developed
with a variety of uses. In conclusion, from a physical standpoint, the subject parcel is considered
adequate for many types of development.

Legally Permissible: The second issue concerns legal permissibility, which is closely tied to zoning
and land use designations. The subject parcel is currently zoned SRAC-SA(w) South Regional
Activity Center, South Andrews-West zoning classification with a Regional Activity Center land
use. According to the Unified Land Development Code, this district is intended to be an area of
more intensive uses consisting of heavy non-residential business uses, wholesale, warehousing,
storage operations and establishments conducting activities of the same general character as well
as those uses intended to meet the shopping and service needs of the community. Residential uses
are permitted and encouraged to promote a diverse character. The SRAC-Saw zoning district is
located west of those properties abutting SW 1 Avenue and follows the zoning line of the
previous Heavy Commercial/Light Industrial Business District (B-3) zoning district of the area to
the east portion of the FEC corridor.

Financially Feasible: The third criteria of the highest and best use assesses whether a use is
financially feasible. The subject property is located in an area that is experiencing tremendous
growth and redevelopment of older properties. The market experienced a downturn after the
boom market within the time frame of 2005 to approximately 2007 and many developers
postponed or cancelled plans for future development. The current market has shown signs of
stabilization with recent growth in the subject neighborhood due to some major redevelopment
projects including redevelopment of many older properties along Federal Highway, Broward
Boulevard and Andrews Avenue. Owners of lands in this area have been purchasing properties
for the future utilization of the lands and redevelopment. Therefore, considering the physically
possible and legally permissible use of the property, the financially feasible use is for future
commercial/light industrial and/or mixed use development.
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A-14 HIGHEST AND BEST USE ANALYSIS (CONTINUED)

Maximally Productive: The final test of highest and best use is that the use be maximally
productive. In the case of highest and best use as though vacant, a future commercial/light
industrial and/or mixed use development allowed under the RAC land use would generate the
highest yield of the land value.

Highest and Best Use of the Site “As Though Vacant”: The concluded highest and best use of the
subject as vacant is for Future commercial/light industrial and/or mixed use development allowed
under the RAC land use. Future residential mixed use is suspect without some type of buffering
from the railroad tracks as these tracks will be used for the All Aboard Florida train that will
operate between Orlando and Miami as well as the continued use for freight trains.

Highest and Best Use of the Site “As Though Improved”:

The current use of the property conforms to the surrounding industrial uses located west of
Andrews Avenue and along the FEC corridor. Further, there is a demand for this type of property
with a high land to building ratio and the ability for equipment and truck storage. The property
has the potential for some type of mixed use development in the future; however the location
adjoining the railroad tracks would be less desirable for residential uses. As a result, it is our
opinion that the current use is the highest and best use.
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VALUATION VIA SALES COMPARISON APPROACH

The Sales Comparison Approach is based upon the premise that the market value of the subject
property can be estimated by analyzing sales of similar properties. The principle of substitution is
basic in this approach as it implies that a prudent person will not pay more for a property than
would be required for an acceptable alternative available in the market.

In applying the sales comparison approach, the following methodology is used:

1.

5.

Research the market to obtain information on sales transactions, listings and offerings to
purchase properties similar to the subject property.

Verify the information by confirming that the data obtained is factually accurate and the
transaction reflects an arm’s-length market consideration.

Select relevant units of comparison (e.g. price per square foot, acre or dwelling unit) and
develop a comparative analysis for each unit.

Compare the subject property and comparable sale properties using the elements of
comparison and adjust the sales price of each comparable to the subject.

Reconcile the various value indications.

Land Valuation:

The individual data sheets are located in the following Market Approach to Value section of this
report. A location map and summary chart of the sales follows. The unit price per square foot of
land area will be utilized in direct comparison of the comparable sales to the property being
appraised.

25

CAM 15-0598
Exhibit 4
Page 30 of 73



the
urban
_g_roup, Inc.

REAL ESTATE CONSULTANTS

Licensed Real Estate Brokers and Appraisers

MARKET APPROACH TO VALUE
A-15 VALUATION
Discussion of the Appraisal Process

The Sales Comparison Approach relies heavily upon the principle of substitution. A comparative
analysis between the subject and similar properties that have sold can often provide an indication of
market behavior and response to the subject. The sales are compared to the subject and adjustments
are considered for differences in location, time, terms of sale, or physical characteristics using the
subject as the standard of comparison. Most types of properties, which are bought and sold, can be
analyzed using "common denominators" such as sale price per unit of size.

The reliability of the Sales Comparison Approach depends to a large extent upon the degree of
comparability between the sales and the subject. The major strengths of this approach include the
reflection of actual market transactions and the fact that the normal "common denominators™ tend to be
fairly easily determined.

The Sales Comparison Approach to Value is the only applicable approach in this assignment. The sales
utilized are sites with minimal building improvements that would have a similar contractor or
equipment storage type use. We have utilized a sale price per square foot of land area as the unit of
comparison in our analysis.
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COMPARABLE SALE NUMBER 1 - DATA SHEET

RECORDING DA ) County: Broward County -

OR Book & Page: 49770/799 & 953
Folio No. 49-42-35-00-0140 & 0142
LOCATION OF SALE: 1400 Progresso Drive & 919 NE 13" Street, Fort
Lauderdale, Fl.
GRANTOR: 13" Street Progresso LLLP & King Broward Holdings
LLLP
GRANTEE: Q Fort Lauderdale, LLC
LEGAL DESCRIPTION: Lengthy, see deeds: Portion of SW ¥ of Section 35,
Township 49 South, Range 42 East, Broward County.
See deed for full description.
DATE OF SALE: May 6, 2013
SIZE: 169,148 square feet (136,872 sf + 32,276 sf)
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COMPARABLE SALE NUMBER 1 (CONTINUED)

CONSIDERATION:

FINANCING:

SALE PRICE PER SQ FT:
CONDITIONS OF SALE:
TYPE OF INSTRUMENT:

ZONING:

PRESENT USE:

HIGHEST AND BEST USE:

ENCUMBRANCES:

VARIOUS ON-SITE
UTILITIES:

VERIFICATION:

COMMENTS:

$2,549,000

$ 601,100

$3,150,100

Cash to Seller

$18.62 per Square Foot of Land Area
Arm’s-length

Special Warranty Deeds

B-3, Heavy Commercial/Light Industrial District, Fort
Lauderdale

Contractor’s yard & parking lot purchased for
accessory delivery/service center use for Audi auto
dealership being built at another location along Federal
Highway

As currently utilized

Restrictions, covenants, limitations and easement of
record. No apparent effect on sale price

All utilities available to the site

Steve Hyatt, Broker (954-652-2005) verified by Robert
Miller on April 1, 2015

The property has been utilized as a contractor’s lumber
yard and parking lot with accessory warehouse
buildings and canopy structures. The property was
purchased by the grantee in two transactions for
redevelopment with a new BMW and Mini Auto
Service Center. The grantee demolished the
contractor’s/storage yard and improvements prior to
redeveloping the property. The property was inspected
by the appraiser on March 25, 2015.
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AERIAL SKETCH OF COMPARABLE SALE 1
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COMPARABLE SALE NUMBER 2 - DATA SHEET

-

RECORDING DATA:

LOCATION OF SALE:

GRANTOR:

GRANTEE:

LEGAL DESCRIPTION:

DATE OF SALE:

SIZE:

County: Broward County
OR Book & Page: 49538/1284

Folio No. 50-42-22-23-0020 (previously 50-42-22-
23-0010, 0020, 0021, 0011, 50-42-22-29-0010 & 50-
42-22-43-0010)

2501 S. Andrews Avenue, Fort Lauderdale, Fl.
Causeway Lumber Company, Inc.

Holman Automotive, Inc.

Lengthy, see deed for full description.

February 20, 2013

244,746 square feet
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COMPARABLE SALE NUMBER 2 (CONTINUED)

CONSIDERATION:
FINANCING:

SALE PRICE PER SQ FT:
CONDITIONS OF SALE:
TYPE OF INSTRUMENT:

ZONING:

PRESENT USE:

HIGHEST AND BEST USE:
ENCUMBRANCES:

VARIOUS ON-SITE
UTILITIES:

VERIFICATION:

COMMENTS:

$5,600,000

Cash to Seller

$22.88 per Square Foot of Land Area
Arm’s-length

Warranty Deed

B-3, Heavy Commercial/ Light Industrial District, Fort
Lauderdale

Contractor’s lumber yard & parking lot purchased for
redevelopment with a new service center for Holman
auto BMW and Mini

Commercial Development

Restrictions, covenants, limitations and easement of
record. No apparent effect on sale price

All utilities available to the site

Steve Hyatt, Broker (954-652-2005) verified by
Robert Miller on April 1, 2015

At the time of the sale, the property has been utilized as
a contractor’s lumber yard and parking lot with
accessory warehouse buildings and canopy structures
with 61,034 square feet + canopies. The property was
purchased by the grantee for redevelopment with a new
BMW and Mini Auto Service Center. The grantee
demolished the contractor’s/storage yard and
improvements prior to redeveloping the property. The
property was inspected by the appraiser on March 25,
2015.
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AERIAL SKETCH OF COMPARABLE SALE 2
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COMPARABLE SALE NUMBER 3 - DATA SHEET

RECORDING DATA: County: Broward County
OR Book & Page: 50588/1548
Folio No. 50-41-24-12-0020

LOCATION OF SALE: 3501 State Road 7, Davie, Fl.

GRANTOR: United Davie LLC

GRANTEE: 3501-SSR7, LLC

LEGAL DESCRIPTION: Lengthy, see deed for full description, Parcel B, of

Y.A.F. Plat, according to plat thereof, recorded in Plat
Book 125, Page 26 of public records of Broward
County, less a portion and together with 40 foot access

easement.
DATE OF SALE: February 25, 2014
SIZE: 148,250 square feet
33
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COMPARABLE SALE NUMBER 3 (CONTINUED)

CONSIDERATION:
FINANCING:

SALE PRICE PER SQ FT:
CONDITIONS OF SALE:
TYPE OF INSTRUMENT:
ZONING:

PRESENT USE:

HIGHEST AND BEST USE:
ENCUMBRANCES:

VARIOUS ON-SITE
UTILITIES:

VERIFICATION:

COMMENTS:

$2,720,000

$2,136,000 Seller financing at market rates and terms

$18.35 per Square Foot of Land Area

Arm’s-length

Warranty Deed

M-3, Industrial District, Davie

Contractor’s storage yard & warehouse building
Current use

Restrictions, covenants, limitations and easement of
record. No apparent effect on sale price

All utilities available to the site

Vincent Celentano, Grantor (david@dkcel.com)
verified by Robert Miller on April 6, 2015

The property has been utilized as a storage yard and
parking lot with an accessory warehouse building
containing 11,778 square feet. The property has a
common street address on State Road 7 with no direct
access on State Road 7. The property was inspected
by the appraiser on March 25, 2015.
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AERIAL SKETCH OF COMPARABLE SALE 3
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COMPARABLE SALE NUMBER 4 - DATA SHEET

RECORDING DATA: County: Broward County
OR Book & Page: 50931/1914
Folio No. 49-42-16-01-0040, 0041, 0042, 0170 &
0180

LOCATION OF SALE: 5551 NW 9™ Avenue & 5520-5570 NW 10" Terrace,
Fort Lauderdale, Fl.

GRANTOR: Kenneth Scott Temkin & Gregg Temkin, Trustees, et
al

GRANTEE: 5551 NW 9" Avenue 1-5, LLC

LEGAL DESCRIPTION: Lengthy, see deed for full description, Portion of Lot 2

and Lot 10, Pine Ridge Acres, according to plat
thereof, recorded in Plat Book 28, Page 3 of public
records of Broward County.

DATE OF SALE: July 14, 2014
SIZE: 108,523 square feet
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COMPARABLE SALE NUMBER 4 (CONTINUED)

CONSIDERATION:
FINANCING:

SALE PRICE PER SQ FT:
CONDITIONS OF SALE:
TYPE OF INSTRUMENT:
ZONING:

PRESENT USE:

HIGHEST AND BEST USE:
ENCUMBRANCES:

VARIOUS ON-SITE
UTILITIES:

VERIFICATION:

COMMENTS:

$1,900,000

Cash to Seller

$17.51 per Square Foot of Land Area
Arm’s-length

Warranty Deed

I, General Industrial District, Fort Lauderdale

Contractor’s storage yard & accessory warehouse
structure/canopies

Current use

Restrictions, covenants, limitations and easement of
record. No apparent effect on sale price

All utilities available to the site

Mr. Joseph Schwartz, Attorney (954-924-0300)
verified by Robert Miller on April 2, 2015

The property has been utilized as a storage yard and
parking lot with accessory warehouse buildings
containing 21,397 square feet and truck storage. The
property was inspected by the appraiser on March 25,
2015.
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AERIAL SKETCH OF COMPARABLE SALE 4
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COMPARABLE SALE NUMBER 5 - DATA SHEET

RECORDING DATA: County: Broward County
OR Book & Page: 50539/450
Folio No. 50-41-37-01-1825

LOCATION OF SALE: 2300 SW 66" Terrace, Davie, FI.
GRANTOR: Mark S. Mucci, Trustee of Giovanninn Land Trust No.
1, etal
GRANTEE: Breakwood Enterprises, LLC
LEGAL DESCRIPTION: Lengthy, see deed for full description.
DATE OF SALE: February 7, 2014
SIZE: 39,017 square feet
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COMPARABLE SALE NUMBER 5 (CONTINUED)

CONSIDERATION:

FINANCING:

SALE PRICE PER SQ FT:
CONDITIONS OF SALE:
TYPE OF INSTRUMENT:

ZONING:

PRESENT USE:
HIGHEST AND BEST USE:
ENCUMBRANCES:

VARIOUS ON-SITE
UTILITIES:

VERIFICATION:

COMMENTS:

$816,000

$329,400, Conventional financing g 1 Bank of
America

$20.91 per Square Foot of Land Area
Arm’s-length
Warranty Deed

RAC-RTW, Davie Regional Research & High Tech
District West District, Davie

Contractor’s equipment and truck storage yard

Current use

Restrictions, covenants, limitations and easement of
record. No apparent effect on sale price

All utilities available to the site

Mr. Luke Brisebois, Owner (954-475-1570) verified by
Robert Miller on April 6, 2015

The property has been utilized as a contractor’s
equipment and truck storage yard occupied by Luke’s
Heavy Truck and Equipment. The property was
inspected by the appraiser on April 6, 2015.
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COMPARABLE SALES LOCATION MAP
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SALE

13+

SUBJ

COMPARABLE SALES DATA
SALE SALE LAND
DATE PRICE LOCATION SIZE (SF)
919 NE 13™ ST. & 1400
PROGRESSO DR., FORT
5/6/2013  $3,150,100 LAUD 169,148
2501 S. ANDREWS AVE.,
2/20/2013  $5,600,000 FT LAUD 244,746
3501 STATE ROAD 7,
2/25/2014  $2,720,000 DAVIE 148,250
5551 NW 9™ AVE. &
5520-5570 NW 10™
7/14/2014  $1,900,000 TERR., FT LAUD 108,523
2300 SW 66™ TERRACE,
2/7/2014  $816,000 DAVIE 39,017
1801 SW 1** AVENUE,
FORT LAUDERDALE 98,795
43

TOTAL
BLDG SALE
SIZE (SF) PRICE/SF

LAND

1,100 $ 18.62

61,034 +
canopies $ 22.88

11,778 $ 18.35

21,397 $ 17.51

N/A $ 2091
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A-17 VALUATION OF SALES COMPARISON APPROACH

Discussion of Comparable Sales

In order to estimate the value of the land, we have selected various comparable sales in the City of Ft.
Lauderdale and surrounding area in direct competition to the subject neighborhood and which were
deemed comparable to the subject property. After reviewing all of the data, we felt the sales
summarized in this report were reflective of the market for the subject land at this time. The varying
zonings were considered in our overall review.

In evaluating the sales, various factors are evaluated in a logical sequence. Overall, the sale properties
range in size from 39,017 square feet to 244,746 square feet of land area and the land sales indicated a
price per square foot from a low of $17.51 square foot of land area to $22.88 per square foot of land
area. The following discussion illustrates the steps undertaken in our analysis.

Property Rights Conveyed:

The property rights being appraised are the Fee Simple Interest subject to existing easements. Each of
the comparable sales consisted of the conveyance of the fee simple ownership of the parcels. Thus, no
adjustment for property rights is indicated.

Financing:

Vacant land of this type is generally acquired for cash or construction loans with institutional financing.
Often times, the financing is obtained in the form of an acquisition and development loan. The
financing for each of the sales has been analyzed and all of the sales consisted of cash to seller financing
and/or conventional mortgage financing therefore, no adjustment for favorable financing was
necessary.

Conditions of Sale:

Each of the sales utilized for direct comparison were considered arm’s-length transactions.
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A-17 VALUATION OF SALES COMPARISON APPROACH (Continued)
Market Conditions:

We have analyzed numerous sales in the subject area, in the time period from roughly 2013 to the
present. The sales took place in a date range of February 2013 through July 2014. The market
conditions for industrial properties in this area have been relatively stable over this time period. No
definitive pattern was indicated by the sales that would suggest the need for an adjustment for market
conditions. All of the sales have occurred after the decline of the boom market between 2005 and
2007. The market declined after the boom with prices at the current time showing slight increases. All
of the sales have generally sold under similar market conditions. Therefore, no adjustments are
considered applicable, although, the older date of sale will be considered in our final analysis.

Location:

Locational characteristics deemed significant for vacant land sales include access, surrounding
demographics, surrounding properties and uses, supply of competitive land, etc.

The subject property is located on the west side of SW 1% Avenue south of SW 17" Street in Ft.
Lauderdale within the RAC area. The subject is surrounded by an improved industrial to the north,
improved commercial office uses on the east, FEC railroad to the west and light industrial uses to the
south. The subject is considered to have exposure and frontage along SW 17" Street and SW 1%
Avenue.

Sale 1 is located on Progresso Drive and Northeast 13" Street in Fort Lauderdale, an interior
street in close proximity to Downtown Fort Lauderdale. This location is considered similar for
this factor. Sale 2 is located on S. Andrews Avenue in Fort Lauderdale, just south of Downtown
Fort Lauderdale in close proximity to the Port and the airport. This location is considered similar
to superior to the subject’s location. Sale 3 is located along State Road 7 with exposure but no
direct access to State Road 7 in Davie. This sale is considered overall similar for location but
superior for exposure along State Road 7. Sale 4 is located on NW 9™ Avenue (N. Powerline
Road) and Northwest 10" Terrace just north of Commercial Boulevard in Fort Lauderdale. This
location is considered superior for its location along Powerline Road. Sale 5 is located on SW
66™ Terrace just south of State Road 84 in Davie. This sale is in an interior location within an
industrial area and considered slightly inferior to the subject’s location. We have considered this
in our final analysis.
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A-17 VALUATION OF SALES COMPARISON APPROACH (Continued)
Zoning/Land Use Plan:

The subject is currently zoned SRAC-SA(w) South Regional Activity Center, South Andrews-West
and designated under the Regional Activity Center Land Use Category on the Comprehensive Land
Use Plan. Sales 1 and 2 are zoned B-3, Heavy Commercial/Light Industrial District with a
Commercial Land Use. Sale 3 is zoned M-3, Industrial District with a Transit Oriented Corridor
Land Use designation. Sale 4 is zoned I, General Industrial District with an Industrial land use.
Sale 5 is zoned RAC-RTW, Davie Regional Research & High Tech District West District with a
Regional Activity Center land use. Overall, the subject is considered similar to Sales 1, 2 and 5
for zoning and land use. Sales 3 and 4 are considered inferior for zoning as compared to the
subject. We have considered this factor in our final analysis.

Size/Physical Features:

We have reviewed the sizes and various physical features of each of the sales relative to the subject
property. The subject site is approximately 98,795 square feet of land area. The subject is a portion of
a larger improved industrial property. The sales had varying sizes from 39,017 square feet to 244,746
square feet of land area. The sales included the smallest site selling for $20.91 per square foot and the
largest site selling for $22.88 per square foot of land area. We have considered the limited
development potential of the smaller sites as standalone parcels. Sale 5 contains 39,017 square feet.
This sale sold for $20.91 per square foot of land area. Sales 1, 3 and 4 contain 169,148 square feet,
148,250 square feet and 108,523 square feet of land area, respectively. The subject is more similar to
Sales 1, 2, 3 and 4 for size and physical features and these sales have accessory buildings similar to the
subject.

The subject is currently utilized for contractor’s yard and equipment storage with an accessory 19,417
square foot office/warehouse structure for the industrial property and includes a rail spur. The subject
is generally level with surrounding roadways. The sales are all subject to the same general physical and
topographical conditions. The properties generally have good physical access and utilities are available
to the sales. Sales 1, 2, 3 and 4 sold with older improvements which were being utilized as part of the
contractor’s yard and equipment storage. Some of these structures were in superior condition and size
and this variance was considered in our overall analysis. The sales data was chosen in consideration of
the use and land to building ratios. . No specific dollar based adjustments are warranted.
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A-17 VALUATION OF SALES COMPARISON APPROACH (Continued)

Sales 1 and 2 were located along railroad corridors with the other three sales not located or directly
accessible to railroad service. The subject property is located along the FEC railroad corridor and has
a railroad siding on the property. The tenant is utilizing the siding for the current operation. A review
of other sites in this area indicated some sites used the siding operation and others did not. The sales
did not reflect an adjustment for the railroad siding or location adjoining the tracks, however we have
considered the siding as an attribute and concluded a value near the upper end of the range.

Conclusion:

The sales had a unit sale price range from a low of $17.51 per square foot of land area to a high
of $22.88 per square foot of land area. The sales sold between February 2013 and July 2014.
Sale 2 was the oldest sale considered and sold for $22.88 per square foot of land area. Sale 4 was
the most recent sale considered and sold for $17.51 per square foot of land area. The subject
property is 142,746 square feet. Being appraised is a portion of a the larger property that
contains a total of 98,795 square feet of land area improved with a free-standing warehouse
building and a walled contractor’s open-air storage yard. In consideration of the sales data, the
subject is overall more similar to Sales 2 and 5. These sales sold for $22.88 and $20.91 per
square foot of land area (with Sale 2 including building improvements), respectively. We have
considered the subject within the range of these comparables. Sale 4 was most similar to the
subject’s size and inferior for zoning as compared to the subject. This sale sold for $17.51 per
square foot of land area. Sales 1, 2, 3 and 4 sold with older improvements being utilized and
similar to the subject for this factor. No definitive dollar based adjustments were indicated by this
array of sales. In our opinion, a value above the inferior sales and based on the location of the
subject near the downtown area and the availability of the railroad siding, a value at the upper end
of the range is applicable to the subject property considering the various variances.

Therefore, we have estimated the value of the subject land based upon a unit price of $21.00 per square
foot of land area, which indicates the following:

98,795 Square Feet X $21.00/SF land = $2,074,695
Say $2,075,000
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Reconciliation:

We have considered the Sales Comparison, Cost, and Income Approaches to value in this
assignment. The subject property is utilized as a “contractor” yard type use and we reviewed
similar type sales. Based on the current and highest and best use, the only applicable approach to
value is the Sales Comparison Approach. Based upon the quantity and quality of the market data,
I.e., the comparable sales, it is our opinion that the Sales Comparison Approach to Value is the
most reliable indicator of the value of the subject property.

Therefore, the Sales Comparison Approach was considered the most applicable method of
valuation and we utilized this approach in the valuation of the property.

Based upon review of the market data and our analysis, it is our opinion that the market value of
the subject property as of March 26, 2015 is:

TWO MILLION AND SEVENTY-FIVE THOUSAND DOLLARS
($2,075,000)
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A-32 SUBJECT AERIAL MAP

| SUBJECT IS PORTION OF 50- 42 15 11- 0010

2.268 +/- Acres or 98,795 Square Feet of Land Area
The property being appraised does not include the north 275 feet of the above referenced
folio. See survey of whole property and subject parcel on the following pages.
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A-32 FLOOD ZONE MAP
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A-32 SUBJECT ZONING MAP
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A-35 SUURVEY OF LARGER FEC RAILWAY LLC PARCEL

SKETCH AND DESCRIPTION
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A-35 SUURVEY OF SUBJECT 2.268 ACRE PARCEL FOR SITE K
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A-37 SUBJECT ZONING CODE
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enter Uban Vidage (Sl L) Repinnal Acivity Cempr-Residpnlial Professionl Defice {RAC- RO Hezional Actbaly Certer Transiliong Mned Llgo RAL-TRILE Seah
Regarl &irity Contar-Soulh Andrems sant [RACEANL: Soulh Aezional Aty Center-Sauth Andross st (S HAL S,

Dzt Catepories- Auliinolve; Boss, Walercral and Mirinm: Comimer ial Recreation; Tond and Bowirige Salas and Serics: Lighe Manufacbaring Ledging:
Mol uring: Pulblc Purpose FacRtices, Mesiderial Uses; Resl Zakes SerapesTince Fariilies. Includirg Wholasake Service; SerwcesiOilice Fatibtnes; Sromaga Faribtes:
Wihnlenale Saless and Arcessary L, tuildngs aed Srociures,

Use Typae | Farmy Distrier

i [
RAC: | HAC- | MAC- | RAC. | RAC- | SRac- | SRac-
(5% | as | uv [ mro 'IMI.-'| She | S
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P Parmitged
C Conditional
Autorralnee

Aunomatnee Farts & supplies Soore, indudng inscallason anovwhally enlgsed Leuilgiis, permikleg F
whilesale sales

Automities Party & Supalies Stare =3 =} 2] P P
Automolive Repas Shop, Major Repar, see Sechion 47 18,4 P

Autnmgtive Rapar Shog, Minor Bepair, see Spmion 47 18,4 P

Autamotive Sales, Rental, nesw o used vehicles, see Sadion 47153, abulley Federal Highway P P (o
ondy

Autamotive Sales, Rencal, new or used velicles, sed Selion 47150 F

Autometiee Service Statian, see Ssoctien 47185, abuming Feoeral Highway and Browarnd F |
Boudeaard only

Auramogive Sendoe SLAt0n, see Sedlion 47185, abutting Federal Heghway and Androws Seenue i
ariy

Aulgmitive Semace Staban, see Secipn 47 155, aburnng Federal Hgnway cnly ] =]
Auramegive Sendce Staton, see Selicn A7185 " P

Car Wash, Autamatic, See Section 45187 {Car Wash, Ouidoar Hand-wash permined a5 w P
conditanad pse in SRAC-SAw]

MotarcpleMoped Sale, whalesale sales permirmed 5]

Recreation Camper and Traders, Sales and Kental, new oroused, whinliesale sales parmimed, see P
SRmnnAf 1827

Taxi Latidperacions | »

Tire saies, indluding Rereada and Sarvice afioke.sle sales pormitted in SHAT-SAw) P P | P

Anars, Waterralt and Marmas

Charter and Sighrsesing Boat, see Sution 47-22 8 " iC & | C
Hetel Maring, see Section 47 23,8 P L 3 | ©
Maring, sew Selion 47215 Pl c cle || e
Marine Parts and Supples Sore n P P " -] P | P
MaTiNE SArvics SLALN, s Section 47 1220 P | c c | «
Sailmaking (]
Shipard i
watercraft Repair, major repair, see Segion 47-18 37 P
Watertraft Sales and Reneal, mew arused, see Section 471036 {restrscted to S0, 7th fvenuc ® 5 P

and JCiessory uies in BAC-AS)

Cammpercial Remmeation

Amphrheater C

Edliard Parlar P F L i
Bmpo Hall P
Bawling &liny M B
Incloar Firearrns Range, see Semion 47-18,18 g
ahoyut:blank 372015
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Incd oo Megion Pictyre Theatar {fewer than S soreeng in RAC-UV and SRAC-SAr ranmg districes| B P 1 [ P P | H | P
Ferfarming Ares Theater, 1655 than 300 seans (unlimited seating permitlad in SRAC-SAw soning P [ [ P P P P F
district]

Professional Sports Clubs, meluding faciities such as arenas, stadums, athietic ficlss and skanng P |

Caalers |

Food and Beverage Sales and Service

Bakpry Stane F P P ] P | s P
Dar, Cacktad Lounge, Migheoiuh P P P P B | p I
Caletena P P P P P P P
Canedy, Nurs Soee F P B F P " P
Catering Sarvice P P | g
Dralicatessean P P P [ ] P P
Fead and Beverage, Drive-Thru amd Carrycat (s DrsasThru permitted inthe RACCC ranng F P P n " P
district) ino Carnyaur permined REC-UW 2oning s

Friat and Produce Stare P P [ S P B
Liracenyfhand Sroee E L] B F ] I P
Ice CreamYopu Stera F P P P 13 P P
Licpuiar Stare F il P P F P
Plear ared Pouliny Stone P P P " P 5]
Restaurant [ P P ] " P P
Seafond Srarc F F P P 1 P
Supermarker I P (o P P P P

Laght Manufaciuring
Apparel, Temtile, Carwas and related uses | . . P
Contracmr’s yarns | | P
Pracessing and assembly of prewausy propared manernials | | : P
Levdging
Bed and Breaksfast Dwelling, see Sedrion 47-10.6 | P | 3] i P (3] P P
Hael, o0 Secrion 47-15,16 | P | ple|le|le| r P
Manusfacturing®

*Permirned only when contiguous 10 o separated by nomore than a 60-frar public sgh-of-way from a cailrgad rghi-of-way inthe RAC-OC RAC-AS,
FAC-UY, BAL-RPD, & BAC-THL 7oning disgricis,

Aprared, Tesdile, Carreas and related oses 3 ! ki & 3] P
Conmramons yards P P F B | P
Incustrial Machineny ang Equigment P P " P

Pracessirg and assembly of prowaushy propaeed materials P i (L P P

Fublic Purprese Facilities

Artive and Pacsive Park F # |
O Terrnmal, Ranlraad Sratan, Transpoitanson Temminal P | P
aboutzblank 32015
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I Civic and Private Cheb Farling P | P =} P P P P
Collene, Univer siy [ P
Communication Tawers, Sructures, and Srations, ses Sechion 27 1811 C
Consornnian Area P | "
Courchause P |
Cubural, Educananat and Crac Facility | P r
Dietention Certer, il -
Fire Faciloy F
Goverraram Faciity P P F P L F
Helistop, ee Sedlion 47-18.14 [
Huospiral, Medical and Pubilic 1sealth Clinic s 4 F
Howse of Worship o B P P P P
Indixar Firgarmns Range, ser Semipn 47-15.18 C
Indear and Curdoar Recraational Facility P
Ubrary P P P| P P P [
Musemum and A Gallery F Ll P P ] P B
Pofice and Fire Substaban [ o T P P
Pagt Office BranchGubistation [ P P P i P
Public Mairrenance and Storsge Farliye [
Fublic!Private Mecting Hopms P
Pubkc/Frivare Reoreation | 2] B P ] [
Radrnad Fraiplht P
Sehipal ftrade schaol not permitted in BAC-CC and RAC-Tiy) e P P B P P
Sacial Service Fatlimes, see Section £7-18.31 C € C E E c
Sacial Service Residential Fanlity, soe Semipn 47-16.32 C [ C 8 [ # C c
Hesutential Lisps
single-Farmaly Craveliry, Standard " P P " F
Clustar Dveadlings, see Socrnn 7.1 " " = ¥ P
Coach Homes, see Sectian 4715140 " P P " [ kS [
Multi-Famity Dwelling B I P P P B P
fchairse, see Sectian 47 16,28 p P P ] P P P
Townbause, see Sedlson 47-19,53 P P P P [
Towa-Famahy! Dupliex Dwellings ] P ] r P
Fero Lot Line Cweling, soe Secion A7-18,18 " ™ P F P
Rrrall Sales
{*Indluding Whalesale Satesh
Arigues Store P P [ ¥ P » | -
ApparedClahing, Atcessornies Smone r [ P n P B R
about:blank 372015
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Apotherary P | |
At Galerses, ArtStudn, Dealer n P -] P B p | o
Arts B Crafs Supplies Stoee i I P P P P *p
Bt and Tackle Store P F P P P AN I
Bicyle Shog ® E P » B P ap
Hanp Sone B F P # P o AP
Quilding Supplies, Materials and Equspment with Gutdoor Stedage, see Sechon 47195 (n the P |
RAL-CC thes ue i only permited as Whiokesale Sales and caly when cantipucus fo o separmted
Eny ned e than o G0-foot public right-cf sy frem a eaileosd ighi-ofvay.)

Camera, Fhorngraphic Suppies Srors P P P ¥ F » Bl
Candle Shop P

Card & Spationery Store ¥ P P n (. P [ .“p
Clgar, Tahaors o P 3 P P B P 1]
ComputerSoftwane Stare P =] P P P e
Consigrment, Theill Srore = = P F P aF
Codrnetics, Sundries Stare P P P P P p
Deparument Slore B Al i o o
Fharmary P B P P F P -
Fabiric, Meedlewoek, Yam Shop P i P P P P -
Firedsmes Srooe (In the SRAC-S4w roning district thisuse &5 only permimed a5 Whoksse Sajes ) (1]
Flearing Stare P P e [ P p
Finrisr Shop [ " F P P P -p
Furmiture Stare P =3 e P P wjt
Casoline Sales on restored premises anginally designed foe this purpose ! P

General Stare in character with Festaric district I »

1Zalts, Movelbes, Sauenirs Stare =3 P P P P P wp
Classware, China, Polery Sore F P P P P P o
Hrargeare Stare P F | ® 13 *p
Habbey lbems, Tays, Games Sore P B ® P i n P -
Haoliday Merchandise, Gutdoor Sales, see Soctipn 47-18.15 P P B P E F sp
Hame Improsement Canter (abutting railroad track anly in RaC-0C zoning district) F ] wp
Hausecheld Appliances Stare P n 3 2] | P R
Jeveedry Stare P P " P P r wp
Lawm and Garden Center, Outdoor Display (abumng railead track goly in RAC-0C zonmp districe) | 1 n P P [ B “H
Lmen, Gath, Gedding Stare P P B F P r ap
Luggage, Handbags, Learthar Goods Store P P (1] P t | tp
Lurnber Yards +p
Medical Sigpkes Stora P P P [ L Wji
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Wobile Verdor, ses Soction 47 18,42 | p | B %
B, Musscal Instruments Stare P | P P P P P wjt
Mewspapers, Magaores Stare P | P P P P P i
Mursery, PLancs, Flimers. -
Office Supphes, Equpment Smore | P P It | p P o
Optical Stare | 1] [ P ft n P ap
Palng, Wallpagier Sore | r p | e | e P p
Party Supply Store O O I T
Pawan Shog ]
Pt Sore [ P [ ] P -p

Prumbing Equipment Sales {Only permited as Whickesale Sales and only when mntigucas fo or AR
separated by no mare than a ST-or pobis right-of way fram a ratroadd sight-af-say.|

Fump and Well Sales {Ondy permitted a5 Whalesale Sales and only when contsguous o or P

separated by nomare than a Gi-loat pobic right-af-way fram a ralfroad wgght-afway.)

Feesraurant and Hoted Equipment Sales (Dnly permitted as Wholesaie Sales and only when -

randgLIous [0 o separated by no moee than a 60-food public right-of-wey from a ratiraad righs-

af-way.h

Securily Systems P P P F
shar Stoee PlrPr|e]|eEF P “p
Shopgrng Center p p P e
sdversmith P

Sagn Sabes (Onby permitred a5 Whalesale Sales permited and anly wheon contiBuous La o *P

separaned by ng mone thar a B0-faot public Aighr-ofesy from a railroad right-of way,)

Sporting fuonds S P ] P P ¥ p
Swirnenirg Pools, Hot Tube & Spas, supplies and servide (In the RACCC this use is permitted as e ] i

Whaolesale Saes whien contiguous to or separaned by no meare than @ 60-foor poblic right-ol-way
from a radraad right-af-way }

Tapes, Vidaos, Muse CLFs Stare 3 P P P P P g

Woadraft P

SerdceiiMice Faclipes
[ Enchucling Wb thesale Sermce)

Aucnan Hosise P e P *

Check Cashing Srore e g | R F *p -

Chikd Duy Care Falities, Corparate/Emplayes Sponsars, see Secion A7-15.8 o

Chikl Cay Care Faolibies, Large. see Seepion 47-18.58 & P P P "

Contracmrs ip | e

Copy Cener P L I # | wp

Diry Cleance, see SefTion A7-1212 P F [ *p e

Dy Cleaning, Laundering Plang - p

Fruipment Rertal | 5

Film Processing Stone F Pl | 3 -» *F
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| Tinancial Irnszitistion, inclisding Trive-Thru Barfs | R I “p [ P p ol
Tarmal Wear, Bental n o -] P ap o
Fortuneteliers and Psychic Readers L
Fureral Home R wn
Hair salon P P *p [ | it AR o
Huitalth and Ftness Conmer [ -] e 4] i ip g
Haliston, sed Sechon 47 18,14 L
Insrrucricen: Fines Arts, Sports and Recreation, Dancs, Muss, Theater ¥ P “p P P * P
Interiar Deraratos Pl Pl ]| P “F P
Laundromat, see Secnon A7-18 19 r - [ P g P
Mail Postage, Fax Service i [ p P P - e
Mamsage Therapist P = P P ap ap
Meacal/Dental CificeyClmic B - " p -0 "
Maver, Moving van Service P
Had Salan P P P B It ap .p
Hursiag Home, see Sechan 47-18.23 P ] wp e
Parking Faciliry, see Section 47-20 e #| | B 3 =p -
Parsoamsel Sennces, meluding Labor Pooks P P P P R p
Pest Contrel = -
Pet Buarding Facility, Damesnc Aaimals Only . | L
Fhatagraphe Sosdip 4 Pl=| Fr P | P
Prglectiongl Office P P - I B i 0
Publishing Plam: - ap
SeCurmy Sysems F w| o P > o
Senigr Citzen Center, ser Section £7-10, 30 o L P P am e
Shae Eepair, Shoe Shine P B ap i P 0 -
Tailgr, Dvessmaking Stare, DEe 1o the Cusiomer P P o [ P ap -p
Tarmirg Salon =] [ g P " P e
Tamog Arist ple ||| el ]|
Tanodoernist p P
Tradefusiness Schopl P ap 3 P - ap
Traned Apency P L I ] p ]
Vertemmnary Clinic, sev Saicen 47-18.35 L ™ P - b
Warehcuse Faulity wp
‘Watch and | iy Repair n P wp | P F v ip

Stoeage Faclries*

" PemmEted anly whien Contiguaus o or separated by nomare than a SO-foot pubile right of-way fram a railroad ceghi-ofway m the RACLCE, RAC-AS,
RAC-LA, RAC-HPO, B RAC-TRU 2oning districes.
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Autametive Wrecking and Salvage Yards, Junk Yards, see Qurdoar Soeape of good and maeddats, | P
see Spcinn 47 199

Self Suorage Facility, tee Secpony 718,29 c B
Warehouse Faolity B # B

Actessary Lises, BEuildengs and Sorucriees (See Section 47-17

ALCELIONY uses (0 Holes, tep Seclion 47-19.8 F P " B P F P
Carering SerdCes {aCiesseny U restawant, bakery ar perfarming arts theatre in BAL OO zoning F =] [ P
asEricT)

Childd Day Care - Lorparate' Employes Sponsers wihen soesseey to professanal office, ser F P P & £ P P
Section 4F 188

Conoessions, soessory to parks, inchuhing refreshment stands, pro shops, seavenis shops P ]

Eleceranic Insmllacion, wihen acnessocy [0 ekeronic sales, only @ owhally endosed buildang F . P

Filim Frovessing, when sccessary ta a permired use (when Arcessany 10 A phasimacy oF Copy P " P
conter in RAC-TML moneng cistrict

Outdpar ining and Sidewalk Cafés, see Seqion 47-10,.0 P ] P P P P ]
Outdoar Storage, see Section 471559 P
Parks Maintanance and Admnistrative Facibay F

Fublic Restronems, When acoessoey (oo a pairk F

Lhilicy Failites inddental (G athe uses P

Wihion Caamies Arcamks, wWhen A0Cessany 10 3 shapging center P F i
Warehouse Facilities P
wiatereraft Renmal Faciling, see Chapgrer & Amide W, Diviion 3 of Volume | of this Code, and P

segion 47257

WeaperCral Sakes and Rental, new ar wed when acoeseey toa Marnna il

Acceszony Uses, Buildings snd Structures {Ses Sepion 4719

Urhian Agriculmure See Secton 47-18.41

O W, CHOS0 01, 1o 30 Qo o S 274 F A0 T TT. Dk PR €112 8 [Tt 71 92010 Dot Mz G228 F1 120

Editors nolie—

A 2011, repeatid former $549-12 10471212, Soid ordinanee enaced oo ons designated s nov 35 371510, 45 13.50 47
133 AT-1A Al 471347, e pis the Unsfied Land Developeners Code Comparative Tabli for' a dataibal srabpis alinclsion,

S AT-1TL T - SRAL mpevial regulmtions applicable to all SRAC 2oming disireos.

ApphrobTy: The hollowirg L shall fpgly po vl & perinilled within o SRAC rorsng disimict o5 shown on ghe List of Fenmicted and Conditional Lses -
deglion 4713.80

. fensy, Denssy woen the enre SRAC 5 Bmieed in arcondasoe sith the suimbes of units e prosided inlhe adopted Comprehersms Plan,

L Density witkin The ectice SHAC may be incressed os provded in‘the Comprehensive ®an.

L Dwwelbng unis are aliocare d 2 tha time af deslop plin mpprossl, Upsn s ota development plan the alocation of deedling unics shall eeminate and
auth unid whall ke mucle avadabils for Siure deeeloprrent.

1. The sliocasion of dweling units shall be sulfect i all proviase of the ULOR spplicabie st the time of development permit 2ppoowal when de deeling unis ane
allecaned and Subipcr t any cordiliom. amposed by Urosord Cognty on the approsal of the fand use plan amendm e that permirs, adilitionsl dwelbrg units
ircluding bt not limited bo comcition s requinng sMfondable housing, srodent Sation G o sy alhir feesesquined 1o be collacied a5 2 condition of the alacation
of el ling unis.

4, he dwelling unis that ore allocaced o the SRAC 25 prowided in 2he Gy Comprehierross Plam are susilsble in sooordance wish the ULDE applicabike @t the tims: a
developmient plan appicaion & subrited o Gl come, firs e basis,

S (eelbrg unds shall be ollococed in the SRAC land e dianar i acoorelings with segubalinns acdopled by Tity for the dwelling unnssliocated and no development
shall be perrimed il ess 2nd untl thie Gty adopts a conrg mepolshion sddressing the alocation of the dweling undts idereified i the Ciny's fan.

€. Sireristope Megoiniions oo Cossifooen.

. Thepunpose of the Sreeescaps rgulaioes is 1o aeale 4 sale tomiorLable and visuslly mteresing esperence for the pedearian, Perely srcouaging s sirssl
Tervul actinty by ereating a weell Inndscoped strees comidor d etined by a consistent streetwall.

The regulations one icercked 10 aocamplsh soreetscape guak by requiring or encournging the following:

=
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o Delineatmn of 2 soreetsall theough ne iritanan of Space Batwion busldings along the streer.

4. Frihanoing pedesirian and vehicudar safily Brough 12 calming messees ard regulzsion of sidiwalk wiih and qualiy s well 25 vehiodar crogsingy and the
bocation of off-ste parking;

& Prowicing moificient light and v shrough sbepback regulations, white prosmding weather protection Tram rain and sunshine theaugh thi s of nstursl shads
IeRs, Conopiis sl amnings:

d Sl that are afe 10 el By regulaling the width and guality of sidewalk and vehi culas Crirhings, ared e bocatnon of off-sie parkieg!

& The proeninn of an interesting capesionte fir pedestnan somery by icaling ron-esidernial actve uses on e fird foor, principal bulding, a0cess 1 e
exiented krwaed the Sroet, requireg irareparem glasirg, archisestural festres or both on th first fgor fronting of 2 bulkeng 10 froe Somend ke sires and
encouraging corealiiled open omeas along the sied frent along with SIree fininee

. Parmutting amid of Feariieg, riefad nd business uses tha vall crepte an s urban envifareren

B Light and view o those ocospyng & bulicing above the oh Beor e 75 feat ry requiting stephacks. s this heiphe.

2. Eeat (hoadfiopdions. In the SRAC ol sireets are dassified a3 primary e seoancdery, This dassfication & rards arrording Lo varkois furdisnsl shuratienssies of the
e Such o wirth, Wl wohame, and suitabiitg foe humenescobe, pedesirian fricndly street be, The form of cwazlogeient Thal ooouTs o6 any Siven SIee is
Pl cheliermmingd by the street cassilication. The regulations for diweloprment, ghsing fram sirect dassificatiors sncourage development af biith sides of the strec:
in 3 CONSISLENT Mannes,

. Frimuy Sreets; PImany strestts are charactericed by active commarcial and ratail frontige a1 1he grenind Soor. taller srd mare intensive Bualdings frantng the
siree. and 2 consistent ibmwiwak, Pamary Streecs Typicaly feature o Sl complant of pedesinon smeniies. incsing wits sidswalts, on soneel parking, and
a well-dewrdaped sireniscape, which may el open space for public ues. Primary Sireets are the: privcipal wrban sirssts and sre intended to B wll s Ey
withiches: and pedesirians and 1o be the pramary trarsit routes., i e 5280 the Prmary sireets ane
L South Andres's famnus
5 s Doulesand.

L SonhEau T 7ih et

b Seconsary Streers: Secondamy streets ane mone fesidontisl n nalure, and have smaler s be nonressdential uses WwarrdEring balween the more wban aress
2rd the peisling resdents and doendiercid neighborhoods. Secondary sireets offer a combination of & iz of yses, b at les Intereity and with fas= vehicular
fraffic while mairiaining o pedestrion friendly amiradeninl, Seoongdary Sreers s st olher than Frimany Streets [rned imwbasclion () abowe,

3. Thie SRAC eulabbshes developmant provisiom intended 1 reinfarce the qualities desoribed for rirtsiry snd seondary sirees. For each sireed Type. the righros:
waywadik and particular Siresl sechon map vy cependirg an swailabic space and orher essling consirpngs.

Kl B 8O0 AT BT 3400

Lo 471348, - SRAC-EA special fegulitions,

A Apphostity. Inaddition (o the regulations providid for dessioprmeant in SRAC 7oning disiricis, the rofloing additial regdalians shal apply 1o 3 devdlapment
Rttt within the SHAC-SAw and SRAC-SA saning. distrcrs 2 show en he Lt of Permited and Corektinal Uzes, Secion 4713105 Ac used bersr, the SAACSA
Dty Slandards shall refer 1o 1he dhistrations of Destgn Storckands on fiv with the Doparirant and ireerporseed herein 2 if fully 20 i in those semions of the
UALOE that refer po dhe SRAC-GA Derien Standands.

8. Definiand Forthe porpose of seoions 4721510 through 87-13.87 the Tolaming, Larmes are defined as follows

Fearpiate The gras squane looge {GIF) for ey foor of 2 tower, Does na ncuds Saiconies that are open on lhres Sdes,

Peclertol: The portion of a building extendirg from the g 1o the shoulder

Ahavifider, The poruon of a Eeslding bebow lhe Hormontal stephack biteeen o tower and a pocktal,

SRACCEA Thee everal aren comprised of bath the SRAL- S and SAAC -S4k reeing destrics.

ARAL-5A Srondanet The Buirations of Destgn Standards ax parl of the oreation of the GRAL 5 oorng distiices adivpteand i part of this srdinance on ey 4 2011

and roapanited az of fully sep pur hencin,

Seplarei The horrontal diswension that defnes the distares btwern the Race of Che ewer srd (ke face of the podeszal,

Sercetteope Exlenor pubdic spoce bugineing al the face of a buildirg exlsnding intn the adjsere right-al-scy, wiwch inckades trawel L for sehices ond Biogdes,

gk Limes for cars, and sidewalks or pathe for pedestian. Sireslseope may dso inthale, bl nal he lmaed 1, landscaped msdiare and plandngs, Soroer e,

bemiches: and sireetlighes s well o fences, yords, pordhes, snd menings.

E. Sreenwall The buiding fagade ad jacent to the siree abong of parallsl in the intdine.

B Srane The comel it boeicanial secion of 2 building, heng one continuous o prectically contieoods oo,

10, Towsr: The portinn of @ building @xtending apwond from the pedesal

© Al dimensionad requeremerds shall b i provided ir Seon 471330

0, A cevelopmens shall Ess ssaguared to mees all athér slandneds provided in thie SRACSA Plar ncleding Bk et Rimited i the Following:

Bulding srisriaton;
Sechibactunal requiremmisnts,
Open Space,

Wehicular and pedesinan 2ccess,
Filtleng, maonenials,

Acre ground Tnor Lross,
Fagad

L Porking Faciloie.
1. Oiff-sweet parking regulsbons are 2= provided in Secbion 37-20, Parking aml Loadrg Requircmnts, eseepl s prowded hercin
& SEs-nAr and SRAC-Saw dAsdrict parking and loadisy requirements are s provided in Table 3, 5ection 47 20 Parking and Loading Requisements, For

residential usin, the pererl parking roquinnmen) shal apely. For non-ieddentisl uses, the parking and lading requremonis Tar Trarealimn Miced Use Districns
Tiar Ehe Dimmtowrs RAC shall appiky
A kg porage. Thi mirimom design standasd foe a parking parage e

4. Hoped garage rargr faring public righ-ofways shall have crmamental grating orcther onchatectl Sl whech soresn the slaped ramg from vies of the
g of-way.

b Rarked wehides shiall Bee s ssned from iew from abadling pubhc rights-ol wiy, sxchading allays. Screening miy be provided by imersering bldings,
archaedwra ditaliog suth oz ornamencal grating or lndscaping.

€ Prdesirin wakszgs shill ke provided between a packing garape and any princiaal oo soersany baslding it sevves and 1o abuinng pubkc ights-ciwmys srd
public spacez,

d. Whan a parking paroge is providiad for s priocpal snociune on s same ploL the design af the parking garage shafl camplermsnt and conain andnemural
Tualures coressnent with te irircipal stroacure.

B T

Ao
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F. Tendmcopig, Dowelopment within the SRAL SAn and SRAC- St distiers shall ises! the laruhisope rag il

1

VLA fancscopings Taarface parking o6 within the SRACSa0 el SHAC-Sh distion shall mest e Lindtcape requiremens for sshicylar pse 2ress a5 uennclad n
R 4721, | omdscaping aned Tiee Presenvation Naquisements,

& luestin of Srreet Trews, The requirements for sirees checs, as rowrksd herein, miry b Incated witin e pubSe nphie-of vy, a3 prossded by ihe encty wich
prisdictian ceer the abuming ighl-ofemy,

1 Abother lar: ige requirements in acoordance wich the Plan.

G g

1. Deseloprment sholl be fequinad g mess the Sigfage requrement applicable m the Communily Bureness {CB) 2oning dixirict a5 provided in Seclion 2732 Sk

faspriremanis.
H.  Sorestteame,

1. Stredliespe amprovemaits o described in Tho TERC-5A Fion ane requined b be made &% a park of o dovelgvend within the SRAC-5S6 dislritls. The reguined
slreetscand g icuemenes shall b reqared to be made 10 Thot pomion of the mphi-ofway abutticg) the propased desel P site. I o devalag m located o
Twa Primary Streets ar a rimary Srees and a Secondary Streal, Siresd improvemernits thall be Pened o3 be enace 1o both nghts-aeay, These EITERIECAps
FIRIVTNTS may inchade but are nol bmited 10 the Slowing
o SreetTrees
B Sdevesil
v Parking.

g Melediare

e Db aved guliar

T, Larg=caping.

K Siréwl furnnure,

h. TransiSpog

i Traffic conirol direices,

4. Each applicen shall b réspornible for making the slreetscope impreusments m accordares wmith he SRAC-SA Dusdyn Standards applicalde bn the abuting right-of-
weay based on thee fight-clveey's widih and the madian 25 deseribied in the Flan,

1" & righi-ofway b5 nod wrler Oty of Fart Laudendabe jurizgictian 2eel e mthong wich furecbiction Wil nat el the evproveTen, or if, as determined by the Cly
Mansger, the sieoticaps smprovemant cannol reazonably be macke o the tive: the deselopment i carrdroried, fe depsrtitend shall esumaie the cest of the
HFEESLape improvemens and the sum shal be paid Ly thwe axppiicant 1o the Citp o be held and sarmarked for such <1 ElCape IMDTOAST T [a ba mads in the
Tupure. f the strestscage im provement 15 unabike Tn be made within 5 years of development sppeoval the Suim 4lul b refunded 1o the agplicant mchoding infEes|
acinamd 7.3 130 acchued nn pimilar Gy fundk

3. Madiicatinn to the required sineetscape Improssrments may be perimitled bosed on the presenauan of naturd herrers, avnidance of inferference with overbeard
Biwes or ther ghstniationn az spproved by the City's Landscige Plarrnar or may e modified based conan sllematve desgn Tousd 1o acharve the undrlyirg incers
of the design slandard as provided in e SRAT-Bi D sign Slomdards,

4. Apdivamt shall be reduived Lo eoe LUK MarGerance sgreemisn proeiding for e repa, replacement ane mainenanee of tiipared ci-shie Impromemends o form

approeed bey thie Cily Enpinees, i e recordad in the puble records of Brommrd Ceuncy 2t appheant s expense. The Cily Inpneer i authorized to exsoute said
afyeerreed on behadl af Ciy,

L accarmng siriciaris.

Frnring. Chaindink fenting shall not b germitied Swlting any Prmary or Strerrlary sirees. In ol sther areas of the RAC, all chain-ink fencing shal be bladk ving!
coaned Tértporany ferang may be permitoed pursuant in Section £7-89.515

B CTOE N, 1318
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A-39 QUALIFICATIONS OF APPRAISER

EDUCATION:

PROFESSIONAL
AFFILIATION:

LICENSED:

EXPERIENCE:

QUALIFIED AS

EXPERT WITNESS FOR:

HAS COMPLETED:

ROBERT D. MILLER, ASA

Appraisal Institute Courses

SSP  Standards of Professional Practice
I-A Fundamentals of Real Estate Appraisal
I-B  Capitalization Theory and Techniques
8 Appraising a Single-Family Residence
Case Studies in Real Estate Valuation

Report Writing

Business Valuation Seminar

Litigation Valuation

Other Appraisal Courses

Mass Appraisal of Residential Properties
Florida State Law and USPAP

Factory Built Housing

Automated Valuation Models

Senior Member of American Society of Appraisers-
South Florida Chapter No. 82 — Accredited Senior Appraiser
(ASA) Real Property Urban

Certified General Real Estate Appraiser #RZ1270- State of Florida

1995-Present Real Estate Appraiser- The Urban Group, Inc.

1993-1995  Vice President-The Urban Group, Inc.

1978-1993  Real Property Analysts, Inc., Fort Lauderdale,
Florida, Executive Vice President

1987 Involved in United States Senate Study
Right-of-Way Acquisition Procedures

Condemnation proceeding in Broward, Dade, Monroe, Palm Beach
and Duval Counties, Florida and Lake, Kankakee, Cook and
DuPage Counties, Hllinois. Testified in Bankruptcy Court in Florida
and Texas and Federal Court in Miami, Florida

Appraisal Assignments Counseling
Commercial, vacant and improved Acquisition projects
Condemnation projects Income tax analysis
Industrial, vacant and improved Investment analysis
Multi-family residential, Tax assessments
Mobile Home Parks ROW Cost Analysis
Office, vacant and improved Special assessments
Special purpose properties Review Services
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VARIOUS CLIENTS OVER THE PAST TEN YEARS

GOVERNMENT

PRIVATE

BROWARD COUNTY

BROWARD COUNTY AVIATION DEPARTMENT
BROWARD COUNTY SCHOOL BOARD
CHARLOTTE COUNTY

CITY OF BOYNTON BEACH

CITY OF CORAL SPRINGS

CITY OF DELRAY BEACH

CITY OF FORT LAUDERDALE

CITY OF FORT MYERS

CITY OF FT. LAUDERDALE

CITY OF HOLLYWOOD

CITY OF LAUDERDALE LAKES

CITY OF KEY WEST

CITY OF MARGATE

CITY OF MIAMI SPRINGS

CITY OF NORTH LAUDERDALE

CITY OF POMPANO BEACH

CITY OF RIVIERA BEACH

CITY OF SUNRISE

CITY OF WEST PALM BEACH

FEDERAL AVIATION ADMINISTRATION
FLORIDA DEPARTMENT OF TRANSPORTATION
PALM BEACH COUNTY

PALM BEACH COUNTY SCHOOL BOARD
SOUTH FLORIDA WATER MANAGEMENT
TOWN OF DAVIE

US DEPARTMENT OF HOUSING & URBAN DEVELOPMENT

ALTMAN DEVELOPMENT CORPORATION
CLEAR CHANNEL OUTDOOR
CLEVELAND CLINIC

LENNAR HOMES

THE TAUBMAN COMPANY

SBA TOWERS INC.

UNITED HOMES

WAL-MART CORPORATION
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