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AN APPRAISAL OF
THE OFFICE/RETAIL BUILDING
LOCATED AT 901 PROGRESSO DRIVE

IN THE CITY OF FORT LAUDERDALE,
BROWARD COUNTY, FLORIDA

FILE #21-82255-REVISED

PREPARED FOR

FIRST REPUBLIC BANK

LOAN #17-650938-4

AS OF

NOVEMBER 1, 2021 (*AS COMPLETE”")
&
MAY 11, 2021 ("AS IS")

BY
STEPHEN D. SHAW, MAI, AI-GRS
CALLAWAY & PRICE, INC.
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Page two

This report has been prepared for our client and intended user, First Republic Bank. Intended
users of the appraisal report: Bank’s officers, employees, prospective and actual loan
purchasers (including their designated agents), third party reviewers (if any), and regulatory
authorities having supervisory authority over the Bank. The intended use is for financing
purposes. The scope of work performed is specific to the needs of the intended user and the
intended use. No other use is intended, and the scope of work may not be appropriate for
other uses.

The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a
pandemic by the World Health Organization (WHO). The pandemic and subsequent shutdown
of the economy has had a negative effect on the national and local economy. The reader is
cautioned and reminded that the data presented in this appraisal report is considered the
most relevant as of the date of value, however in some cases occurred before this outbreak.

Some segments of the market have been negatively impacted by the pandemic. Portions of
the real estate market were negatively impacted during the early stages of the shutdown due
to the loss of business activity. Florida moved into Phase 3 of reopening of the economy and
business activity appears to be picking up. The overall market in South Florida does not
appear to have been measurably negatively affected by the pandemic and the long-term
outlook for the market is overall positive.

The scope of work performed included a complete analysis of the Subject Property. A detailed
scope of work description can be found in the body of this report.
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Collateral Valuation Department
May 25, 2021

Page three

Based upon the scope of the assignment, our investigation and analysis of the information
contained within this report, as well as our general knowledge of real estate valuation

procedures and market conditions, it is our opinion that:

The Prospective Market Value

of the Leased Fee Interest of the
Subject Property “As Complete
And Stabilized”

as of November 1, 2021 was: $4,350,000

The Market Value of the
Leased Fee Interest of the
Subject Property “As Is”

as of May 11, 2021 was: $3,975,000

Replacement Cost New (Insurable Value)”
of the Subject Property

as of May 11, 2021 was: $1,900,000

A description of the property appraised, together with an explanation of the valuation
procedures utilized, is contained in the body of the attached report. For your convenience,
an Executive Summary follows this letter. Your attention is directed to the Limiting Conditions

and underlying assumptions upon which the value conclusions are contingent.

Respectfully submitted,
CALLAWAY & PRICE, INC.

St h D S h Digitally signed by Stephen D. Shaw, MAI, AI-GRS
e p e n . a W, DN: cn=Stephen D. Shaw, MAI, AI-GRS, o=Cert Gen
RZ1192, ou, email=s.shaw@callawayandprice.com,

MAI, AI-GRS e
7 Date: 2021.05.25 13:07:36 -04'00'

Stephen D. Shaw, MAI, AI-GRS
Cert Gen RZ1192

Digitally signed by Christopher Russe
C h : h R DN: cn=Christopher Russe, o=Trainee RI24542,
rl StO p e r U Sse ou, email=c.russe@callawayandprice.com, c=US
Date: 2021.05.25 13:08:40 -04'00"

Christopher Russe, Associate Appraiser
Trainee RI24542

SDS/CRM/21-82255-Revised
Attachments
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2l feder ¥

iel Ap

. History (Ih Progdress)

: 05/05/21 04;03 PM  Order Changed by Appralser (Crystal Corbelli}

To View Change History: Click here.

: 05/05/21 03;56 PM  Order accepted by Appraiser (Stephen Shaw) and In Progress

: 05/05/21 03:48 PM  Document Uploaded from Client (Crystal Carbelli) (SOE_901 Progresso Dr_05052021.pdf)

i 05/05/21 03:48 PM  Appraiser Stephen Shaw has been awarded this order by Client Crystat Corbelif, .
Notes: Good day, :

i Your fee quote and turn? time have been approved and accepted. An official engagement fetter wifl be attached to the order, Please
: proceed with the assignment and let me know If there are any documents needed to complete this order.

xx¥#%kplasca ba advised that we have updated our engagement letter. Please read carefully and thoroughly. Thank you. ***** :
] *#4s 3 yeminder, we ask that you reach out to the contact within 48 hours of the order being placed¥*
FEEIMPORTANT*¥%

As a reminder, on March 1st, 2021 we will now require 100% INTERIOR INSPECTIONS for ALL states, Inctuding Californfa. Kindly
observe the safety protocols In place.

: NOTE: In the event you or the client is uncomfortable proceeding with an interior lnspection, kindly reach out to Collateral Valuations '
H right away. If ELC agrees to the change In scope of work, we will Immediately reach out to discuss changing the assignment to an
exterior apprafsal.

please note that FRB has Issued new requirements for Insurable Value, as follows:
o Fach appraisal requires separate insurable replacement costs for each building (if multiple structures); H
» Incdlude a 10% exclusion deduction, applled to each bullding separately; .
s Add each separate bullding’s insurable value to a cumulative total

ws*When calling to arrange the inspection, as a suggested best praclice, please ask the borrower to ensure any pets are secure at the:
time of your visit. If there is, please advise the contact that we ask that they place the pet on a leaslt or contaln them (o a secure
location outside of the immediate Inspection area. At time of Inspection, kindfy remind them of the protocol In place when a pet Is on
the premise. These safety measures are In place for everyane’s protection, ¥**

Should you have any further questions or have trouble reaching the conlact, please reach out to the Colfateral Valuations Department.:»

Thank you for your partnership.

; 05/04/21 01:07 PM  Bid window closed ;
: Ifyou submitted a bid, you will be notified by your dilent If awarded the order, You may no longer update or submit a bid.

. 05/03/21 12:51 PM  Bld Due Date Changed

' Notes: 8id due date changed from 05/04/2021 at 11:47 to 05/04/2021 at 12:48 Cenftral time. H
: 05/03/21 12:27 PM  Appreiser Stephen Shaw subniltted a bid on this order. Certifled ’
! Amount: $3,605; Turn Time: 10 business days

. 05/03/21 11:52 AM  BId Message by Client {Crystal Corbelli) L
: Notes: Hello, We are In need of a RUSH bid! Please send your fastest timing and rush fee, .

Please open and review the attached bid request document for the detalls of the scope of work needed, then provide your fee and
number of business days needed for this assignment.

FREMPORTANT**%

: As a reminder, on March 1st, 2021 we will now require 100% INTERIOR INSPECTIONS for ALL states, Including Californla. Kindly
H observe the safety protocols In place.

NOTYE: In the event you ar the cllent is uncomfortable proceeding with an interior inspection, kindly reachi out to Collateral Valuations *
right away. If ELC agrees o the change In scope of work, we will Immediately reach out to discuss changing the assignment to an
i exterior appraisal,

i Feel free to reach out to me with any questons. Thank youl

! 05/03/21 11:51 AM  Bld Pending by Stephen Shaw
i Notes: Opportunity explres at 05/04/2021 11:47 AM Central time.

o Cifeut Infnrmat}onA

Name Crystal Corbelli Phane 415-249-1972

Company First Republic Bank Fax ,
Address 111 Pine Street E-mail ccorbelli@firstrepublic.com 3

San Francisco, CA 94111

| Vandor Information

Name Stephen Shaw Phone 561~686-0333 |

i * Company Callaway and Price Fax
Address 1410 Park Lane South, Ste 1. E-mal} s.shaw@callawayandprice,com

i Juplter; FL 33458

;A.ssitjnﬁ:eni Infarmation

Product Commercial Appraisat Report

i Order Feo Payment Method  ACH

. Trans Feo $105,00 toan # 17-650938-4
Due Date 5/19/2021. (Rush) File # :
Other Ref # 17-650938-4 FHA#

1 Internal Order # Sales Price
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Loan Typa Commerclal - other Lender Name
Loan Purpose Refinance Lender Addresn
Involce #

Ordered By Involce Amt

Property Information

Address 901 Progresso Dr Prop Type

Unft Type Prop Rights
City Fort Lauderdale Legal Desc
State FL . Directions

Zip Code 33304 Characteristics
Sq Ft

Site Size

| Contact and Access Information
Borrower: Urban North LLC (Ordered)
Co-~Borrower:

Cwner:

Gccupant:

Agent:

Other: Jay Adams

Appt, Contact: Jay Adams

Additional Commants or Instructions to the Vendor

Please provide a fee quote and turn time for this appraisal request based on the attach
YET. We will advise once we have the fee approved and are ready o proceed. An official Ennagement Letter will be attached then.

First Republic Bank

11t Pine St.
San Francisco, CA 94111

Retail/Restaurant

Home: 954-401-9974
Home: 954-401-9974

E-mail: jay.adams@ngkf.com
E-mail: jay.adams@ngkf.com

ed document specifying the scope of work, WE ARE NOT READY TO PROCEED
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FirsT REPUBLIC BANK

[t’s a privilege to serve you®

COMMERCIAL APPRAISAT ENGAGEMENT LETTER

This letter ig attached to and made a part of the Appraisal Services Agreement, as may be amended from
time to time (Agreement”), between First Republic Bank (“Bank”) and Stephen: Shaw (“Appraiser”).

Appraiser’s receipt of a copy of this Appraisal Commitment Letter (“Letter”) containing the prospective
borrower’s name, address of the property to be appraised, dve date for the appraisal report and
corresponding Mercury Network order (or other similar report containing transaction and/or properfy
details) shall serve as Banl’s agreement to engage Appraiser to provide an appraisal report pursuant to the
terms and conditions in the Agreement and the requirements below,

#*The Bank is currently requiring interior inspections for appraisals, Please be aware that
wlenever you conduct an interior inspection, you must wear a mask and observe social distancing.
If at any time you are uncomfortable performing an interior inspection, pleasc contact Collateral
Valuations immediately. Please refer to the special instruction in Merxeury as a supplement to the
scope of work in this engagement Jetter. These instructions will inform you whether the Bank has
changed the scope of work for this assignment to an exterior inspection. For exterior scope of work
assignments, we are asking our appraisers to work with our borrowers and/or their agents to
obtain photos and inforiation to confirm curvent property characteristics and condition. For
questions regarding inspections or if you have issues acquiring photos or
other information critical to assessing property condition, kindly email

appraisals2@firstrepublic.com. **

1. Assignment Details.
Loan Number: 17-650938-4
Property Address; 901 Progresso Dr Fort Lauderdale FI. 33304
Appraisal report due date: 5/19/2021

Fee: $3,605.00
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e o

Intended use of appraisal report; for underwriting a federally related real estate loan
Intended users: see requirements below
See the CRE Request for Bid form attached to the order for the scope of work.

All communication regarding the assignment must go through the Collateral Valuations Department of
the Bank.

The appraiser to stop and call the Bank if there is any evidence of potential marijuana cultivation,

processing or selling, or any other potentially illegal activity on site. Appraiser to do the same if any
structural concerns are identified including soft story, brick, and seismic.

Required Appraiser’s Report Details,

The Appraiser’s report must:

Be in in written form (the Bank does not accept oral appraisal reports);
Communicate each analysis, opinion, and conclusion in a manner that is not misleading;
Clearly and accurately set forth the Appraisal in a manner that will not be misleading;
Contajn sufficient information to enable the intended users of the Appraisal to understand the report
properly;
Clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical conditions,
and limiting conditions used in the Assignment;
Be prepared as and prominently state that it is an “Appraisal Report” (as that term is defined under
USPAP);
The content of the Appraisal Report must be consistent with the intended use of the appraisal (as
noted above) and, at a minimum:

i. State the identity of the client (i.c., the Bank), unless the Bank has specifically requested

otherwise;

i, State the identity of auy intended users by name and type

iii. State the intended use of the appraisal;

iv. Summarize information sufficient to identify the real estate involved in the appraisal, including
the physical, legal, and economic property characteristics relevant to the assignment;

v. State the real property interest being appraised;

vi. State the type and definition of value and cite the source of the definition;

vii. State the effective date of the appraisal and the date of the report;

vili, Summarize the scope of work used to develop the appraisal;

ix. Summarize the information analyzed, the appraisal methods and techniques employed, and the
reasoning that supports the analyses, opinions, and conclusions; the income approach must be
used and the exclusion of the sales comparison approach or cost approach, must be explained;

x State the use of real estate existing as of the date of value and the use of the real estate reflected
in the appraisal;

xi. State the Appraiser’s opinion of the highest and best use of the subject property and summarize
the support and rationale for that opinion;

xii. Clearly and conspicuously state all extraordinary assumptions and hypothetical conditions and
state that their use ight have affected the Assignment results;

xiii. Include the necessary approaches to value in order to arrive at a current market value for the
property, including “cost approach” (unless the property is a condominium, in which case the
cost approach may be omitted);

xiv. Include in the flood section a statement that reads, “If there is a conflict between the flocd
information herein and the lender’s flood certification, the lender’s flood cerfification will be
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XV,
xvi.

xvii.,

xviil,

xix.

deemed dispositive on the issue of the flood zone applicable to the property;

Include the insurable value;

Include market rents for all units; All condo construction fo include summary of market rents for
completed units;

Include a certification in accordance with USPAP Standards Rule 2-3 that is signed by the
Appraiser;

Include “Intended users of the appraisal report: Bank’s officers, employees, prospective and
actual loan purchasers (including their designated agents), third party reviewers (if any) and
regulatory authorities having supervisory authority over the Bank.”

Include a copy of the Request For Bid Form attached to the order.

h. Be delivered on or before the due date and accompanied by an invoice; and

[api YR

Incorporate a copy of this letter; and
Be signed by the Appraiser .
‘When attaching a cover letter, address to First Republic Bank’s Collateral Valuations Department.

Please do not address to a specific individual,

Reports must be submitted as first-generation PDFs. Scans of reports are not acceptable,

After receipt by the Bank, the Appraiser’s report will be reviewed by the Bank or a third-party reviewer.
Acceptance of this Assigmment includes Appraiser’s agreement to answer any questions a reviewer may
have. The Appraiser shall provide revisions to the report as deemed necessary and appropriate. Upon
Bank’s request, the Appraiser shall upload the appraisal report to the Mercury Network and provide a copy
of the appraisal report to a third-party appraisal reviewer,

It is a pleasure to do business with you. If you have any questions regarding the propesty or the scope of
woik, please contact the Bank’s Collateral Valuations Department at (855) 886-4823.

Thank you in advance and we appreciate your support, Collateral Valuations

First Republic Bank

Version 04082021
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" FirsT REPUBLIC

It’s a privilege to serve you®
Commercial Appraisal - Request for Bid Form

** please complete these fields, Deal summary info may be attached for other info.
Questions regarding your order, scope of work summary or filling out this form, please contact
CREappraisals@firstrepublic.com or a member of the Commercial Review Team at

https://coltaborate.corp.firstrepublic.com/Dept/CollatValue/Pages/Collateral Valuations Meet the Team.aspx

*¥property Address: 901 Progresso Dr, Fort Lauderdale, FL 33304
**Borrower name:  Urban North LLC
**Loan number: 17-650938-4

**Relationship Manager/Business Banker: Tom Scheer
**Credit Analyst: pave Hyslop

**ELC member who pre-screened the loan: {isa Flaster

*#20d £1C member who pre-screened the loan: Derrick Comelious

& N
CRE Reviewer: ;. Biordi (212) 284-6066; jbiordi@firstrepublic.com

*¥Scope of Work (check all that apply):

M Asls

O Land value

O Complex Assignment (Collateral Vafuations, Loan Team, and ELC discussion required)
[0 As Complete

[0 As Complete and Stabilized

[0 NOI! Estimate (Collateral Valuations, Loan Team, and ELC discussion required)

**Property Use

O Multifamily

[0 Mixed Use

¥ Office

[ Retail

O tndustrial

[0 Special Purpose/Other:

**Comments on scope of work:
The collaterat is a commercial building with retail and office uses.

Scope of work is to provide an as-is value of the leased fee Interest of the subject property, using all applicable valuation
methods.

*Please contact CRE Reviewer if there are scope of work guestions/comments during the development of the appraisal

Appralsers — please call us immediately if any structurol concerns are identified, Including soft story, brick or selsmic.
1 any current, planned or recent renovations. if yes, please describe briefly:

# of properties to appraise: 1 # of appraisal reports needed: {

i multiple-properties-but-enly-one-reporineeded;provides
B bullcmarketvalue-only B Individuabmarketvalues-perproperty & both-bullcand-individual-marketvalues

rForcondo-consiruction,-check-additional value-type-needed:
£ Prospective-As-Complete B Prospeetive-As-Stabilized & AggregateRetnil & BullcSaleDiseounted
8 Velue-as-ifRental £ other

Version06/12/2019 1
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A%
¥ FirsT REPUBLIC

It's a privilege to serve you® *All-conde-eonstruction-to-include-summary-ofmarket-rents-for completed-units

Property Details:
# of Bldgs.: 1 # of Parcels; 1 APN(s): 4942 34 06 2280
# of Units: 15 Sq Ft of Bldg: 12,080 Sq Ftofland: 13437

Ownership: [1 Fee Simple [ Leasehold Interest [# Leased Fee Interest

Occupancy and Tenancy
f# of Tenants; % Occupied % Vacant: % occupied by owner:

For Apartment (>=5 Units and Mixed-Use Primarily Apartments) breakdown:

No. of Units
Studio
One Bedroom
Two Bedroom
Three Bedroom
Other Spaces ( i.e. Retail) retail . 15

IFYOU HAVE A COMPLETED A WRITE UP THAT ALREADY ANSWERS THE QUESTIONS AND GRIDS ABOVE, PLEASE COPY AND PASTE
THIS INFORMATION IN THE SPACE BELOW. BE SURE TO REDACT ANY CONFIDENTIAL AND PERSONAL INFORMATION SUCH AS 55N,
BANK ACCOUNT NUMBERS, DEPOSIT AMOUNTS, CREDIT SCORES, ETC., AS THIS INFORMATION CANNOT BE SHARED WITH OUR
APPRAISERS.

ALSQ, PLEASE BE SURE TQ UPLOAD IN MERCURY ALL NECESSARY DOCUMENTS SUCH AS RENT ROLL, LEASES, PRELIMINARY TITLE
REPORT, ETC. THIS INFORMATION IS CRITICAL TO THE APPRAISER. PROVIDING IT AT THE POINT OF ORDER WALL HELP THE APPRAISAL
PROCESS MOVE AS QUICKLY AS POSSIBLE.

Summary Information

Insurable Value:

FRB has issued new requirements for Insurable Value, as follows:

» Each appraisal requires separate insurable replacement costs for each building (if multiple structures);
» Include a 10% exclusion deduction, applied to each building separately;

* Add each separate building’s insurable value to a cumulative total

Version06/12/2019 2
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