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Re: Appraisal report of a vacant former “Food World”
grocery store located at 6032 U.S. Highway 90 in
Milton, Santa Rosa County, Florida.

B&A File No: SC16BB8509

Dear Ms. Ward:

At your request, we have inspected the above referenced property and have investigated the market for
pertinent data for the purpose of providing an opinion of its market value, as of March 22, 2016. The property
rights appraised are the fee simple estate.

The subject consists of a 45,584 SF (+/-) vacant former grocery store situated upon 8.98-acres, or
391,157 SF (+/-) of land, and located at 6032 U.S. Hwy 90 in Milton, Florida.

Based upon our investigation and our analysis of the information gathered, our opinion of the fee simple
market value of the subject property, as of March 22, 2016, is as follows:

MARKET VALUE OPINION, “AS-IS”
ONE MILLION SIX HUNDRED THOUSAND DOLLARS

$1,600,000
Allocated as follows:
Land: $1,075,000
Improvements: $ 525,000

The above value opinion is subject to the limiting conditions and general assumptions stated within the
body of this report, and to the following special assumptions. The reader is alerted that the deployment of
extraordinary assumptions or hypothetical conditions may significantly affect the value opinion.

POST OFFICE BOX 12505 PENSACOLA, FLORIDA 32591
shawnbrantley@brantleyassociates.com *  www.brantleyassociates.com  * (850) 433-5075

R. SHAWN BRANTLEY, MAI, SRA, AI-GRS



Ms. Cathy Ward, Santa Rosa County School District March 31, 2016

1. We asked for but were not provided with a copy of a survey of the subject property, and we
are not surveyors. We relied upon our best interpretation of the legal description found
attached to the most recent deed of record in order to estimate the subject’s site area and
site boundaries. We assume that our determinations of the size and dimensions of the
subject site are accurate, as set forth in this document. Should a future survey determine
that our interpretation of the legal description is in error then this appraisal would be invalid
or subject to amendment.

2. We are appraising the subject property under the special assumption that a Declaration of
Rights, Restrictions and Easements (Ref: OR Book 1449, Page 950), including all use
restrictions cited within such document, has been nullified as the result of recent litigation
as described to us by the listing agent Mr. Stacy Taylor. Copies of the Declaration
document, and also the nullification document, are presented in the addenda for the readers
review. Should this not be the case then this appraisal would be invalid or subject to
amendment. The value would be lower if this document were not nullified. The appraiser’s
are not legal experts and hence advise any reader to satisfy themselves as to the proper
nullification of this document prior to reliance upon this appraisal.

This is an appraisal report, which is intended to comply with the reporting requirements set forth
under Standards Rule 2 of the Uniform Standards of Professional Appraisal Practice for an appraisal
report. As such, it presents discussions of data, reasoning and analysis that were used in the appraisal
process to develop the appraiser's opinion of value. Supporting documentation concerning the data,
reasoning and analyses is retained in the appraiser's file. The depth of the discussion contained in this
report is specific to the needs of the client and the intended use stated below. The appraiser is not
responsible for unauthorized use of this report.

This appraisal has been made in compliance with the Uniform Standards of Professional Appraisal
Practice (USPAP) and with the Code of Professional Ethics of the Appraisal Institute. This appraisal
assignment was not made, nor was the appraisal rendered on the basis of a requested minimum valuation,
specific valuation, or an amount, which would result in the approval of a loan.

We appreciate the opportunity of doing this work for you, and if there should be any questions,
please do not hesitate to call.

Sincerely,

/'2./{{:'“*«”\ -:rnﬁ'fr%_,"’?qf

R. Shawn Brantley, MAI, CCIM
Cert Gen RZ289
Florida

Bruce A. Black, Associate
Cert Gen RZ2714
Florida
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY IDENTIFICATION:

OWNERSHIP:

LOCATION OF PROPERTY:

PURPOSE OF APPRAISAL:

PROPERTY RIGHTS APPRAISED:

DATE OF VALUATION:
DATE OF INSPECTION:
DATE OF REPORT:
PARCEL NUMBER:
ASSESSMENT (2015):
TAXES (2015):
ZONING:

FUTURE LAND USE:
CENSUS TRACT #:

LAND AREA:

IMPROVEMENTS:

HIGHEST AND BEST USE:

VALUATIONS:

LAND VALUE:

SALES COMPARISON APPROACH:

INCOME APPROACH:

FINAL VALUE OPINION:

Vacant grocery store, formerly known as “Food World”.
Milton, LLC

2780 E. Oakland Park Blvd.

Fort Lauderdale, FL 33306

NS of U.S. Hwy 90, approximately 400’ (+/-) east of its
intersections with Worley Blvd. and Avalon Blvd. The
street address is 6032 Hwy 90, Milton, Florida 32570.

To obtain an opinion of the market value of the subject
property as of the specified date.

Fee Simple

March 22, 2016

March 22, 2016

March 30, 2016

08-1N-28-0000-02003-0000

$2,022,577

$33,518.95

C-2, General Commercial District (City of Milton, FL)
Commercial (City of Milton, FL)

107.04

8.98-acres or 391,157 SF (+/-) — Per our best
interpretation of the legal description found attached to

the most recent deed of record.

A 45,584 SF (+/-) concrete block/stucco retail building,
and related site improvements.

“As-vacant” — Commercial development.
“As-improved” - Remodel for continued use as a grocery
store, or for conversion/subdivision of the building to

office or retail type uses, similar to those seen in the
surrounding area.

$1,075,000
$1,500,000

$1,700,000

$1,600,000
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LOCATION MAPS INCLUDING THE SUBJECT

o North

MILTON, FL
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AERIAL MAP INCLUDING THE SUBJECT PROPERTY
& North o8

SIMALL OF LAND M APPRAISED

v/

SUBYEG

SARED PARIING LOT
AN INERESSIEERESS

Note: The above aerial map depicts an irregular strip of land at the north end of the site
that is not appraised. We relied upon the legal description from the most recent deed
(Ref: OR Book 2738, Page 1275), which appears to match the legal description
described on the assessment records. A copy of this deed is presented in the addenda.
Sketches of the site provided to us by the listing agent Mr. Stacy Taylor of Beck
Property Co., depict similar site boundaries as those mentioned in the legal description
we relied upon. Below, we present a site sketch of the subject, based upon the legal
description from the most recent deed.
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SITE SKETCH

SITE AREA - 8.98-ACRES, OR 391,157 SF (+/-)

RETENTION AREA

04665

EXISTING K-MART BUILDING

AP SIS T O e M P

SITE AREA: 8.98-ACRES, OR 391,157 SF (+/-) - PER OUR BEST INTERPRETATION
OF THE LEGAL DESCRIPTION FOUND ATTACHED TO THE MOST RECENT DEED

OF RECORD (REF: OR BOOK 2738, PAGE 1275).
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IMPROVEMENTS SKETCH
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Summary of Area Calculations:

OVERALL GBA — 45,584 SF (+/-)
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FLOOD MAP INCLUDING THE SUBJECT PROPERTY

I LT ON
OSACOUNTYA
I

PANEL 0427G

FIRM

FLOOD INSURANCE RATE MAP

SANTA ROSA COUNTY,
FLORIDA
AND INCORPORATED AREAS

PANEL 427 OF 657

(SEE MAP INDEX FOR FIRM PANEL LAYOUT)
CONTAINS
comINTY HUMPER  PANEL SUFFix

MLTON CITY OF oume pay o
AT A ROSA COUNTY S pa o

hotice 1o User. The Map Number shown befow shoud be
used when placing map arsers; e Community Number
shown abicve sheuld be Lsed on nswance appications for the
SULHERC! Communily

MAP NUMBER
12113C0427G

EFFECTIVE DATE
DECEMBER 19, 2006

3 Federal Emergeney Management Agency
[T S

* | was extracted using F-MIT OnLine, This map doss not reflect changes

. . ay 1L L 4R . -} of AMENAMANts Which May Nave baen Mads SUBSEGUeNt 1o the date on the
-, 0.0 H4ED ] t : r 1 R r s 8 title block. For the latest produst information about National Flood Insurance
LA TS E E . 4 <k TE Frogram food maps check the FEMA Flood Map Stars 3t waw mse foma gov

Based upon the above flood map, the entire site is wihtin Flood Zone X, which is an area of minimal flood
probability.
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U.S.D.A. SOIL MAP INCLUDING THE SUBJECT PROPERTY

SUBJECT

SUMMARY OF SOILS AT THE SUBJECT PROPERTY

Symbol

Soil Type

Slope %

Drainage

Soil Material & Characteristics

44

Troup
Loamy Sand

Well Drained

Nearly level to gently sloping soil found on broad ridge tops in the
uplands. Water table at a depth of more than 6 feet. Very high
potential for septic tank absorption fields, dwellings without
basements, local roads and streets, and low commercial buildings.
High potential for trench sanitary landfills. Medium potential for
shallow excavations and playgrounds.
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PHOTOGRAPHS OF SUBJECT PROPERTY

Front view — Subject

Street scene facing west along U.S. Hwy 90 — Subject (Right)
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PHOTOGRAPHS OF SUBJECT PROPERTY

Street scene facing east along U.S. Hwy 90 — Subject (Left)

Front view and driveway site entry — Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Front view — Subject

Front view — Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Front view — Subject

Side view — Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Rear view — Subject

Rear view — Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Rear view/loading area — Subject

Rear view — Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Interior view - Subject

Interior view - Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Interior view — Subject

Interior view - Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

L4

Interior view - Subject

Interior view - Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Interior view — Subject

Interior view - Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

Interior view - Subject

Interior view - Subject
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PHOTOGRAPHS OF SUBJECT PROPERTY

View of an on-site storm water retention area — Subject

LEGAL DESCRIPTION

We identified the subject property using the legal description in the most recent
deed of record, which is a Special Warranty Deed dated May 8, 2007 (Ref: OR Book
2738, Page 1275). We have relied on our best interpretation of the legal description in
order to determine the subject’s site area and site boundaries. We asked for but were
not provided with a copy of a survey, and we are not surveyors. Should a future survey
of the subject determine different site area and site boundaries then this appraisal would
be invalid or subject to amendment. A copy of the deed is presented within the

addenda of this report.
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FUNCTION AND INTENDED USER OF APPRAISAL
This appraisal is intended to assist our client, Santa Rosa County School District,

in the estimation of market value of the subject property.

SCOPE AND EXTENT OF DATA COLLECTION AND ANALYSIS

The scope of the appraisal encompasses the necessary research and analysis to
prepare a report in accordance with its intended use. For this appraisal assignment, the
subject property was identified by a legal description found attached to the most recent
deed of record, which is Special Warranty Deed dated May 8, 2007 (Ref: OR Book
2738, Page 1275), a copy of which is presented in the addenda. As mentioned earlier,
we relied on our best interpretation of the legal description in order to determine the
subject’s site area and site boundaries.

Primary data concerning the region, neighborhood and the subject property was
obtained through discussions with city and county government officials, i.e. the County
Property Appraiser, City and County Planning and Zoning Departments, County Public
Records, County Tax Collector, GIS and aerial maps, flood maps and local utility
companies. Secondary data was obtained from the Northwest Florida Regional
Planning Council, the Chamber of Commerce, Realtor Publications, CoStar, and Metro
Market Trends (a local data base company).

This firm has completed numerous appraisal assignments in the subject
neighborhood and we have compiled considerable data for it. Much of the data
incorporated in this appraisal analysis has come from our files and was updated /

expanded as necessary in performing our appraisal analysis.
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The nature of the market data collected has been determined based upon a
thorough inspection of the subject property and resulting highest and best use analysis.
Associate Appraiser Bruce Black, M.S., Florida State-Certified General Appraiser
RZ2714, conducted the most intensive inspection of the property, including on site
photographing and describing the real estate. R. Shawn Brantley, MAI, CCIM, Florida
Certified General Appraiser RZ2714, conducted a more cursory inspection of the
exterior, entry ways, and closely reviewed photography and descriptions. The
appraisers together certify that the property has been inspected sufficiently, to insure
that a credible value opinion has been achieved.

For this appraisal report, the data collection process included inspection and
observation of the physical characteristics of the interior and exterior of the property,
photographing of the interior and the exterior of the property, and inspecting the
surrounding neighborhood. Within the confines of this analysis, the appraiser has made
an examination of all available and pertinent market data that could be located within
the previous 2-year period before the effective date of the appraisal. The search for
comparable sales data was expanded to include northwest Florida, with the most
emphasis placed on the areas most proximate to the subject. Also, the selection of the
data reported is limited to that data which the appraiser considers relevant to the
assignment and to the purpose of the appraisal, under the terms of the highest and best
use conclusions rendered herein.

The appraiser’'s have given consideration to the sales comparison and income
approaches to value. The inapplicability of any approach is noted in the report.
Similarly, the confirmation of sales is noted with respect to each. The report is prepared

in compliance with the Uniform Standards of Professional Appraisal Practice.
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DEFINITION OF MARKET VALUE
"The most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

1) buyer and seller are typically motivated;

2) both parties are well informed or well advised and each acting in what they
consider their own best interests;

3) areasonable time is allowed for exposure in the open market;

4) payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions granted

by anyone associated with the sale."

! FIRREA legislation, Code of Federal Regulations 12 DFR-Part 34.42(g)” and Uniform Standards of Professional
Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal Foundation (1/1/12-12/31/13)
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EXPOSURE TIME
The above definition assumes a reasonable exposure time during which the
subject would have been offered on the market prior to the hypothetical consummation
of a sale at market value on the effective date of the appraisal. Based upon a
retrospective estimate, the appraiser has concluded an exposure time of from six to

twelve months.

MARKETING PERIOD
The reasonable marketing time is an estimate of the length of time it might take
to sell the subject property at the above estimated market value level during the period
immediately after the effective date of the appraisal. This marketing time has been
estimated at six to twelve months for the subject property based upon presently

available market information.

PROPERTY RIGHTS TO BE APPRAISED
We have appraised the fee simple estate in the subject property. Fee Simple is
essentially the highest ownership interest possible that can be had in real property;
however, it is limited by governmental powers of taxation, eminent domain, police
power, and escheat; and it could also be limited further by certain encumbrances or

conditions in the deed or other limitations of record.
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ZONING, FUTURE LAND USE PLAN
The property lies within the city limits of Milton, Florida and is within its zoning
jurisdiction. The property is subject to the C-2, General Commercial District zoning
classification. The entirety of the C-2 zoning code is contained within the addenda for
the readers review. An excerpt of the C-2 zoning district code as relates to the subject
is included below:

General Commercial District (C-2)

This district is composed of certain land and structures used to provide for the
retailing of commodities and the furnishing of several major services, selected trade
shops, and automotive repairs. Characteristically, this type of district occupies an area
larger than that of the neighborhood retail commercial district, is intended to serve a
considerably greater population; and offers a wider range of services.

Uses Permitted:
The following uses shall be permitted within any C-2 District:

1. Any use permitted within the C-1 district (personal service establishments,
banks, medical and dental clinics, restaurants, professional and other
offices, retail businesses, grocery, fruit, vegetable and retail meat markets,
among many others).

Amusement and recreational facilities,

Car wash,

Community food banks, food distribution.

Drive-in restaurants, when the boundaries of the tract of land on which it is
located is in excess of 200’ from any residential district.

Mechanical garage,

Print shops,

Pawn shops,

Taverns and nightclubs, in accordance with code.

10 Retail heating and air conditioning sales.

11.Retail building supplies, among many others.

abrwn

© 0N
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Site and building requirements:

The following site and building requirements apply to commercial property
located within C-2 districts:

(1) Lot area. There shall be no minimum lot size;

(2) Lot coverage. The maximum combined area occupied by all principal
and accessory buildings shall not exceed 50 percent of the total lot area;

(3) Lot width. There shall be no minimum lot width;
(4) Yard requirements. There shall be the following requirements:
a. Rear yard: at least 15 feet;

b. Side yard: of not less than ten feet in depth; and
c. Minimum front yard depth: of not less than 15 feet, except as
provided for in these regulations.

Building height requirements - No building shall exceed a height at the required
front, rear or side yard lines of three stories or 45 feet from grade, except as provided
for in these regulations.

Parking — According to the City of Milton Land Development Code, 1 parking
space per each 300 SF of gross floor area is required for shops for the conduct of retail
business. Applied to the subject’'s 45,584 SF (+/-), this renders a total of 152 (+/-)
required parking spaces. At present, we count 250 (+/-) marked parking spaces on site,
which is more than adequate per code and meets market standards. We note that if the
use of the building were to change, then the property would need to meet the current

parking code. However, ample parking exists on site for most potential uses.

Future Land Use - The subject property is in the C, Commercial future land use

designation. This designation is consistent with the previously stated zoning
classification.

In summary, the subject appears to meet the zoning code for the C-2 district.
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ASSESSMENT AND TAXES
The property is identified by the Santa Rosa County Property Appraiser's Office
by Parcel Number 08-1N-28-0000-02003-0000. It is assessed to Milton, LLC, whose
mailing address is 2780 E. Oakland Blvd., Fort Lauderdale, FL 33306. Below, we
present a table summarizing the most recent year 2015 assessment and taxes related

to the subject property.

Subject 2015 Taxes and Assessments

Property Reference # Assessment Land Improvements Tax
08-1N-28-0000-02003-0000 $2,022,577 $860,571 $1,162,006 $33,518.95

The 2015 assessment for the subject property was $2,022,577, allocated as
follows: $860,571 to the land and $1,162,006 to the improvements. According to the
Santa Rosa County Tax Collector’s office, the year 2015 taxes were $33,518.95. We

are unaware of any special exemptions related to this property reference.

HISTORY OF PROPERTY

We are not aware of any pertinent historical transactions that have occurred in
the past five years, or any pending sale, or leases related to the subject property.
According to the most recent deed of record, which is a Special Warranty Deed (Ref:
OR Book 2738, Page 1275), the subject was purchased by Milton, LLC (grantee) from
William Gundlach, Trustee, under Trust Agreement of July 28, 1969 (grantor) on May 8,
2007, for a minimal consideration of $100.00, which appears to be a recording fee only.
Because this transaction is quite dated, and was for a minimal consideration, we have

not utilized it within this analysis.
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We are aware that the subject property is currently listed for sale. Per Mr. Stacy
Taylor with Beck Property Co., the subject is presently listed for sale at an asking price
of $1,500,000 ($32.691/SF). He stated that the property has only been on the market
for about the last 30-days. We give the listing cautious consideration because of the
short length of market exposure at a low price.

Also, he stated to us that the owners are presently asking $4.50/SF on a triple
net basis, for the lease of the property. We will consider this information later in our
sales comparison and income approaches. The property has been listed at the current
asking rental rate for several years. However, there was little interest or activity, due to
the fact that some restrictive covenants existed as part of a Declaration of Rights,
Restrictions, and Easements, which we describe below. Such covenants have since
been terminated, but had the effect of turning away potential tenants.

Mr. Taylor also provided us with a partially signed Real Estate Purchase Option
Agreement, where the Optionor is Milton, LLC, and the Optionee is the School Board of
Santa Rosa County, Florida. The option period shall be irrevocable for a period of 120
days from the effective date. The purchase price for the property shall be $1,500,000.
The effective date shall be effective on the date when the last of the parties executes
the agreement. At the present date, only the Optionee has signed the agreement, thus
it is not yet effective, and is awaiting the signature of the Optionor. A copy of this
document is presented in the addenda. We give this document cautious consideration
because it clearly results for the listing price addressed above.

DESCRIPTION OF TERMINATED DECLARATION OF RIGHTS, RESTRICTIONS,
AND EASEMENTS DOCUMENT

Also, there exists an invalid Declaration of Rights, Restrictions and Easements

document related to the subject (Ref: OR Book 1449, Page 950, a copy is presented in

the addenda). Per the listing agent, his Declaration document is nullified. For the
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reader’s reference, the Declaration document states that Milton Associates S.C., Inc.
was the “Declarant”, which appears to be the developer of the larger center. This
Declaration document governs maintenance, use, ingress/egress, etc. for the larger
subject and K-Mart shopping center tract combined. The document states that the term
of the declaration shall run with the land, and shall be binding upon the fee owners of
the shopping center parcel, until the last to terminate or expire of the K-Mart lease or the
Bruno’s lease (Bruno’s apparently was a former occupant of subject property). It is our
understanding that there is no lease related to the subject, thus the Bruno’s lease is
expired. Further, K-Mart still occupies the adjoining tract to the east, and thus its
lease/occupancy appears to still be in effect. The declaration document defines an
easement over common areas, where both owners of the subject and K-Mart tracts
benefit from the non-exclusive right, privilege, easement, and license to use all of the
vehicular roadways, entrances, exits, sidewalks, and other facilities designated for
common use located from time to time on the larger subject & K-Mart shopping center
parcel. The owners of any portion of the subject or K-Mart parcel, their tenants,
subtenants, etc., shall have the non-exclusive right to privilege, easement and license to
use the parking spaces located from time to time on the shopping center parcel for the
purpose for which they are intended. Owners of the applicable portions of the shopping
center parcel will maintain and illuminate ingress and egress facilities to the adjoining
public streets and highways, rear parking area, and also maintain their respective
buildings. The declaration document states that the parking spaces for the subject
parcel shall not be less than 240 spaces, and for the K-Mart parcel not less than 490
spaces. Each owner also has utility easements across the larger shopping center
parcel, provided such utilities shall not be located initially under the buildings. The

declaration document also described maintenance obligations, as well as use
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restrictions. Per the use restrictions section at the bottom of page 955 of the declaration
document, the larger shopping center parcel, including the subject, may not be used for
a discotheque, dance hall, nightclub, movie theater, bowling alley, skating rink, flea
market, health club, bingo parlor, office building, entertainment or recreational facility, a
training or education facility, an amusement theater, billboard parlor, massage parlor,
game or amusement room, adult book store, car wash, or automobile lubrication and oil
change operation.

NULLIFICATION OF THE ABOVE-CITED DECLARATION DOCUMENT:

We were told by the listing agent Mr. Stacy Taylor on 3/23/2016, that there has
been recent litigation that removed the Declaration, including its use restrictions cited
above. Mr. Taylor provided us with a Declaration of Nullity and Termination of That
Document Entitled “Declaration of Rights, Restrictions and Easements” (Ref: OR Book
3395, Page 485), which indicates that the previously described Declaration recorded at
OR Book 1449, Page 950, including the use restrictions and other site maintenance
requirements, and shared ingress/egress & parking information, to be a nullity, without
any force and effect and non binding. Apparently, the Declarant had no authority to
place such restrictions, etc. upon the subject. Thus, the previously cited deed
restrictions, and utility and cross easements, etc. are not relevant to the subject
property, as previously cited. Based on our conversation with Mr. Taylor, and the
documentation provided to us, we are appraising the subject property under the
special assumption that the Declaration document and its cited use restrictions
have been nullified/terminated as described to us. Should this not be the case

then this appraisal would be invalid or subject to amendment.
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GENERAL AREA DATA
A detailed description and analysis of the broad market area is included in the
addenda. Based on our analysis, we are of the opinion that the demand for real estate

should remain generally consistent in the broad market area.

NEIGHBORHOOD DATA

The subject neighborhood is described as being bound by NAS Whiting Field to
the north, Interstate 10 to the south, Blackwater River to the east, and East Spencer
Field Road to the west. The subject property is situated along the north side of U.S.
Highway 90, approximately 400’ (+/-) east of its intersection with Worley Blvd. and
Avalon Blvd., within the city limits of Milton, Florida. This is a community of
approximately 20,000 (population of over 9,323 within the city limits in the year 2013)
situated approximately 20 miles northeast of Pensacola. Approximately 7.4 miles
northeast of the subject, via Highways 87 and 89, is the entrance road to NAS Whiting
Field, one of the area’s largest employers.

The subject is located along Milton's strip commercial area, i.e., Highway 90
extending westward from downtown (Stewart Street) for £ 2.5 miles to Avalon Boulevard
(SR 281). Development consists primarily of shopping centers, fast food and dine-in
restaurants, automobile dealerships, automotive service facilities, banks, offices, small
motels, and various service facilities.

Businesses within the vicinity of the subject include: Dollar General Store,
Parkway Plaza (Beall's, Big Lots, among others), Taco Bell fast food restaurant, All Pro
Tune Up, Bank of America, Ronny’s Car Wash, Ollie’s Restaurant, Jaimee’s Ridge

subdivision, Raceway Gas/Convenience Store, K-Mart (adjoins east via party wall to
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subject), Eternal Trinity Lutheran Church, Pensacola State College — Milton Campus,
Milton Chevrolet, among many others.

Over the last several years, growth in this area has been slow. Most new growth
within the area has occurred further west (3-miles +/-) along Hwy 90 in the Pace
community, where we see a new Lowe’s, Home Depot, Wal-Mart, Publix, Target,
among many others.

The downtown of Milton, to the east of the subject between Stewart Street and
the Blackwater River, consists largely of many older office and retail buildings, as well
as the Santa Rosa County Courthouse. This area also has seen little new growth.
Within the downtown area, we see a mix of small local commercial enterprises,
government offices, and general office buildings. There are a few vacancies but
occupancy levels seem good. The downtown area, as well as the previously described
commercial area along Highway 90, has had some revitalization in the past, but most of
the buildings reflect much deferred maintenance. We do not foresee any strong
potential for future development as these areas are rather densely developed already.
Growth is limited not only by space, but also by generally lower demand and also the
current slow economy. As the economy continues to slowly improve, we would
anticipate eventual new growth to occur further west and south, especially with the
recent completion of the widening project for Avalon Blvd., with the subject’s immediate
area hopefully benefiting to some degree from this outlying growth.

Access to the neighborhood is via Highway 90 from the east-west, Highways 281
(Avalon Blvd) and 191 (Henry Street) from the south, and Highways 87 (Stewart Street)
and 89 (Dogwood Drive) from the north. Highways 191 and 281 both connect to

Interstate 10 in the south 3.5-4.7-miles to the south respectively.
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In summation, the subject's neighborhood has many strong aspects and
complementary businesses, retail stores, and restaurants, which serve as both a draw
for the population and somewhat of an employment center as well. However, the
market in this area remains slow due to the past economic downturn. Although we are
beginning to see some positive signs of a market turn around, with some new
construction projects seen in the greater Northwest FL area, there is uncertainty at this
time as the outlook of the market is not immediately predictable into the foreseeable
future. Improvement of national economic conditions is a likely prerequisite for full

recovery of the local real estate market.

SITE DATA

The subject site is located along the north side of U.S. Hwy 90, approximately
400’ (+/-) east of its intersection with Worley Blvd. and Avalon Blvd. Per the legal
description, the subject benefits from 344.88" of frontage along Hwy 90 at its south
boundary. At this location, Hwy 90 is a well traveled commercial artery, having 5-lanes
of traffic, a 150’ (+/-) wide right-of-way, a center grassed median, and a storm sewer
system. There is also a nearby median break about 240’ east of the subject that allows
eastbound traffic to turn around within Hwy 90 in order to access the site. Additionally,
there exists a 31’ wide entry driveway at the subject’'s south boundary at Hwy 90,
allowing westbound traffic to directly access the site. We also see a westbound right
turn lane onto Worley Blvd. along Hwy 90 south of the subject, as well as two
westbound left turn lanes onto Avalon Blvd. The subject has good commercial

exposure and access to Hwy 90.
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The subject site has the following dimensions per our best interpretation of the
legal description: 344.88’ along the south boundary and Hwy 90 x 548.28 along the
west boundary x 170.00’ along the central south boundary x 559.70" along the west
boundary x 265.94’ along the north boundary x 391.83' along the east boundary x
108.27’ along the central south boundary x 125.50" along the east boundary x 15.00’
along the central north boundary x 665.55 along the east boundary. A complete
delineation of the site boundaries is depicted on a sketch presented earlier in this report.

The parcel is below the abutting road grade of Hwy 90, and slopes slightly down
toward the north. Primary ingress/egress to the site is via a 31’ wide asphalt paved
driveway along the south boundary and Hwy 90. Although there exists a large parking
lot and a K-Mart retail center adjoining the subject to the east, a Declaration of
Restrictions that was provided to us, governing use of the parking lot and cross
easements, etc., is apparently not valid. Thus, we are aware of no legal cross
easements at the subject site over the adjoining property to the east.

Drainage at the site appears to be adequate, and is aided by the presence of on-
site storm water retention. The site appeared dry at the time of inspection. The U.S.
Department of Agriculture Soil Mapping indicates soils on the site are comprised entirely
of Troup loamy sand (0-5% slopes), which is well-drained, and is suitable for
development. Observation of the subject improvements and improvements in the
vicinity would indicate that there is sufficient soil bearing capacity to support most
improvements typically found in commercial areas within the general area.

The Federal Emergency Management Agency (F.E.M.A.) Flood Insurance Rate
Map, Community Panel Number 12113C0427G, dated 12/19/2006, indicates the subject
property is located entirely within an “X” flood zone, which is an area of minimal flood
probability. A copy of the flood map was also presented earlier within the exhibits

section of this report.
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Available public utilities to the subject site include public water, sewer, telephone,
natural gas, and electrical services. Site Improvements include an asphalt paved
parking lot with lighting, an asphalt paved driveway, extensive concrete curbing,
sidewalks, several wooden retaining walls, a storm water drainage system, and on site

retention.
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IMPROVEMENT DATA

The subject property is improved with a one-story stucco/concrete block “big-box”
type retail building. The subject is vacant, and was most recently utilized as a “Food
World” grocery store. The building is specifically designed as a grocery store, but with
some modification, could be used for a variety of applications. The building contains
45,584 SF (+/-) of gross building area. It features a stucco and textured concrete block
at its front, and painted concrete block at its sides and rear. The building has a
concrete slab, which is dock high (4’, +/-) at its rear. The roof is built up, and is flat, with
metal panels and steel trusses for support. At the front of the building, we see typical
glass storefront type entry doors, and glass windows in metal frames. The rear has an
elevated porch entry/exit, a concrete access ramp, and two dock high loading bays with
8’ wide rolling metal doors, and bumpers with levelers. The entire building appears
centrally heated and cooled.

The interior of the subject building has mostly an open floor plan. Most of the
former grocery store fixtures have been removed, and several wall panels, ceiling tiles,
and floor tiles, are missing. Exposed studs are seen in various parts of the building.
The structure’s interior space would require a renovation for potential tenant occupancy.
The structure’s interior space is partitioned into a front display area formerly used for
grocery sales, various former food departments and service area along the perimeter of
the display area, and side and rear storage areas and a rear loading area. The entire
facility features a water fire sprinkler system, and is air conditioned. We see old vinyl
tile flooring (much is missing), exposed concrete floors in the side/rear storage areas,
ceramic tile in former food prep areas (old meat department, bakery, etc.), painted
drywall (much is missing, some is unpainted in areas formerly used for food storage

coolers), some ceramic tile walls in food departments (old seafood department, bakery,
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etc.), ceilings primarily of acoustical tiles in a suspended grid system (many are missing
or are stained), an exposed ceiling to metal trusses and metal roof panels in the storage
areas, and primarily fluorescent tube lighting fixtures.

According to assessment records, the building was constructed in the year 1994,
and has an actual age of 22-years. Based upon its present condition, we estimate a
similar effective age of about 22-years, and a remaining economic life of about 18-
years. As mentioned, for any prospective tenant to occupy this space, the building
would very likely require a significant interior remodeling.

A brief description of the building specifications follows:
Foundation: Concrete slab, dock high at a rear open loading dock area.

Exterior walls: Mostly painted concrete block walls, stucco and textured block
at the building front facing Hwy 90.

Roof: Built up, flat, metal panels supported by steel trusses.

Exterior Doors: Typical glass storefront type entry doors, solid core metal side
and rear doors, rolling metal loading bay doors.

Windows: Glass in metal frames.
HVAC: Central air conditioning.
Age/Effective Age: A22/E22

Remaining
Economic Life: 18-years
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HIGHEST AND BEST USE

The highest and best use is defined as: "The reasonably probable and legal use
of vacant land or an improved property that is physically possible, appropriately
supported, financially feasible, and that results in the highest value."® In estimating the
highest and best use of the subject property, the following four criteria were taken into
consideration:

1) The uses legally permissible at the site

2) The uses physically possible on that site

3) Financially feasible uses of the site

4) The maximally productive use of the property

*AS VACANT”

Legally Permissible Uses — The entire site is subject to the C-2, General

Commercial District. The C-2 district allows a broad range of commercial development
as previously cited in the zoning section of this report. The C-2 zoning district has been
assigned to numerous properties within the surrounding area.

Also, “as-vacant”, there exists a nullified Declaration of Rights, Restrictions and
Easements, previously described in the history section of this report. The declaration
document was intended to governed maintenance, use, ingress/egress, etc. for the
subject site and the adjoining K-Mart site to the east not appraised (both described
together in the declaration as the “shopping center” parcel). This document also had
attached many use restrictions, including several typical commercial applications.
However, we have been specifically told by the listing agent Mr. Stacy Taylor with Beck
Property Co., and have been furnished by him, with documentation declaring that the
Declaration document, including its cited use restrictions, was nullified/terminated as the

result of recent litigation.

2 The Appraisal of Real Estate, Fourteenth Edition (Chicago, IL: Appraisal Institute, 2013), page 333.
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Physically Possible Uses — “As-vacant”, and with a site area of 8.98-acres, or

391,157 SF (+/-), the subject site is of sufficient size to support a variety of commercial
improvements. The site is generally level to slightly sloping down as one proceeds
north across the property, and necessary utilities are available to the site. The subject
is accessed via a 31’ wide driveway at its south boundary along Hwy 90, which is a
busy 5-lane commercial artery at this location. In addition, a median break exists
nearby to the east of the site that allows for both eastbound to turn around in order to
access the site. The subject site has an irregular shaped configuration with
approximately 344.88’ of frontage along Hwy 90. Also, the site is comprised of soils that
are well drained, and per flood mapping and our observation, the site is dry. Any
number of the legally permissible uses could occupy this site, “as-vacant”.

Financially Feasible Uses - Financially feasible uses are best exhibited by

reviewing surrounding properties. In the immediate vicinity of the subject, we see a
wide variety of commercial uses, including fast food restaurants, retail strip centers,
offices, and several auto dealers, among many others. Considering this busy location
along a primary commercial artery, and assuming the use restrictions mentioned in the
declaration are no longer valid as described to us, we are of the opinion that a
financially feasible use of the site “as-vacant” would be for development with an intense
commercial use that would benefit from its good exposure characteristics. Such uses
would include a retail building, an office building or office complex, restaurant, or similar
commercial use in support of the neighborhood.

Maximally Productive Use: Considering the wide range of physically possible,

legally permissible, and financially feasible uses, it is clear that commercial
development of an intense nature, such as a retail building, or possibly a strip center,

restaurant, offices, or similar intense commercial use in support of the neighborhood, is
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the maximally productive use. This is the highest and best use for this property, “as-
vacant”.

*AS IMPROVED”

Legally Permissible Uses — The existing improvements are currently vacant, and

were most recently utilized as a grocery store that had been known as “Food World”.
This use, as well as various other commercial usages, is legally permissible under the
C-2 zoning district. As mentioned, we assume that the Declaration document cited
earlier, and its use restrictions, are no longer valid as described to us by the listing
agent Mr. Stacy Taylor, and documentation he provided to us.

Physically Feasible Uses - The subject property “as-improved” is an 8.98-acre, or

391,157 SF (+/-) parcel of land improved with a former grocery store containing a total
of 45,584 SF (+/-) of gross building area. The improvements are specifically designed
for their past use as a grocery store, but could accommodate a wide variety of uses due
to their large open floor plan. The building is completely air conditioned and has a water
fire suppression system. Although a number of potential occupants could utilize this
large structure, its interior would likely need some remodeling prior to occupancy. The
building configuration is adequate for its designed use as a grocery store, but with
remodeling, could be reconfigured or possibly subdivided for many commercial uses.
The building has an actual age of 22-years, and a similar effective age due to its
present condition.

Financially Feasible Uses: Financially feasible uses “as-improved”, are best

exhibited by reviewing surrounding properties. As previously discussed, the subject
property is situated along U.S. Hwy 90 along Milton’s commercial strip. Along this
portion of Hwy 90, we see several retail strip centers, fast food restaurants, offices,
among other uses. The primary focus of this location is retail in nature. As mentioned,

it is our observation that the subject building is dated in its age/appearance, and is in
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need of remodeling prior to occupancy. Also, for larger buildings of this
size/configuration it is more difficult to find tenants. Considering the surrounding uses
along the Hwy 90 commercial corridor, and the location of this property just west of
downtown Milton, we believe that a financially feasible use of this property “as-
improved” is for remodeling for continued use as a grocery store, or for conversion or
possibly subdivision of the building to office use, retail use, or combination of same.
Such use(s) would likely attract a wide variety of tenants. We note the success of a
similar conversion of a former shopping center nearby to the east along the same road
by Santa Rosa County. If the building were subdivided equally down its middle, the two
units would range in size from 22,566 SF to 23,018 SF in size.

Maximally Productive Use: Given the above tests, and its design, it is our

opinion that the maximally productive use of the subject “as-improved” is for remodeling
of the facility for continued use as a grocery store, or for conversion/subdivision of the
building to office or retail type uses, similar to those seen in the surrounding area. This

is the highest and best use of the subject property, “as-improved”.

APPROACHES TO VALUE
There are three approaches to value, i.e., the cost approach, the sales
comparison approach, and the income approach. The appraiser has given
consideration to the sales comparison and income approaches to value only. The cost
approach was not utilized due to the age of the improvements. Following our analyses,
a review of the separate indications will then be made in order to reconcile a final value

opinion, “as-is”.
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LAND VALUATION

The sales comparison approach is employed for valuation of the subject land.
We have located several comparable land sales that provide for a good comparison to
the subject parcel. The land sales deemed the most comparable are described within
the respective data sheets on the following pages. On a subsequent page is a land
sales comparison grid that summarizes characteristics of the subject site, the
comparables and adjustments made by the appraiser to arrive at a value for the subject
site. With this in mind, we continue with the presentation of the data sheets for the
selected comparables.

LOCATION MAP FOR SUBJECT AND COMPARABLE LAND SALES 1-5

MILTON AND PENSACOLA, FL
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Inspect Date
Land Use Code
Existing Use
Market Type

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Zoning
Topography
Utilities

Land Sale No. 1

6219

Vacant Commercial

Vacant Commercial land

Highway 90, Milton, Santa Rosa County, Florida
NW corner of Highway 90 and Glover Lane
09-1N-28-0000-05117-0000

October 20, 2014 by Bruce Black

30, Commercial Vacant - Single Site

Vacant Commercial Land

Vacant Commercial

William R. Rollo

6300 Block Highway 90, LLC

February 19, 2014

3325/702

Fee Simple

Unknown

Arms length transaction

Cash to seller

None other within the previous 3 years

Warranty Deed

William R. Rollo, Grantor; 850-623-6771, July 08, 2014; Other
sources: Public records; MMT, Confirmed by John Price

$330,000

City of Milton, C-2, General Commercial
W 1/2, Low, E 1/2 Filled
All Necessary Available
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Land Sale No. 1 (Cont.)

Dimensions Metes and Bounds - Per Deed
Shape Irregular

Landscaping Semi-cleared

Flood Info Zone AE (Proximate to Pond Creek)
Future Land Use Commercial

Highest and Best Use Commercial Development
Encumbrances No Adverse Noted

Land Size Information

Gross Land Size 2.330 Acres or 101,495 SF

Front Footage 359 ft. Total Frontage: 359 ft. NS of U.S. Highway 90;138 ft. WS
of Glover Lane

Indicators

Sale Price/Gross Acre $141,631
Sale Price/Gross SF $3.25
Sale Price/Front Foot $919
Remarks

This is a commercial land parcel located at the signalized corner of Highway 90 and Glover Lane.
Soil mapping indicates the site is comprised of poorly to somewhat poorly drained soils. Based
upon soil mapping and our observations, the east half of this site has been filled, and
approximately the west half is low. We are aware that the property had been in the distant past
improved with a Checkers Fast Food Restaurant. The restaurant was long ago demolished prior
to this sale, and minor site improvements remain, such as concrete pavement, and a few bollards.
Based upon our observations, we believe that any salvage value of these items would offset
demolition costs. Also, a Bill Salter Advertising Co. steel monopole billboard sign is located at the
southwest corner of the site. The owner of this sign leases the underlying land, and this lease will
continue after the sale. The seller Mr. Rollo tells us the annual income from the billboard is $600-
$700 per year.

a7

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORPORATION




AERIAL MAP INCLUDING LAND SALE 1
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Inspect date
Present use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data

Zoning
Topography
Utilities
Dimensions
Shape

Flood Info

Future land use
Highest & best use
Encumbrances

Land Size Information
Gross Land Size
Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Front Foot

Land Sale No. 2

6682

Vacant Commercial/Multi-Family Land

Vacant Commercial/Multifamily Land

Pensacola, Escambia County, Florida

SS of W. Nine Mile Rd. 287" (+/-) W of Ashland Ave.
Portion of 12-1S-31-1100-010-001/ All 020-001
November 13, 2015

Vacant Land

Larry Robbins

The Crossings at Milestone, LLC

October 15, 2015

7422 344

Fee Simple

Unknown

Arm's Length

Cash to Seller

None other within the previous 3 years

Warranty Deed

Bo Johnson, Listing Agent; 850-438-8433, November 13, 2015;
Other sources: Public Records, Confirmed by Bruce A. Black

$1,732,000

HC/LI, Heavy Commercial and Light Industrial District
Mostly Level

All Necessary Available

Metes and Bounds

Irregular

Zone X

MU-U, Mixed Use - Urban

Commercial or Multi-Family Development

None Noted

15.969 Acres or 695,604 SF
80 ft. Primary Frontage: 80 ft. SS of W. 9-Mile Rd.;55 ft. WS of
Ashland Ave.

$108,461
$2.49
$21,650
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Land Sale No. 2 (Cont.)

Remarks

This is a sale of vacant commercial or multi-family land located along the south side of West Nine
Mile Rd., and the west side of Ashland Ave. This site was a part of a larger 26-acre tract under
similar ownership. It was sold to an apartment development group for eventual apartment
complex construction. About 10-acres remains of the larger tract at the southwest corner of 9-
Mile Rd. and Ashland Ave., which is currently listed for $2,000,000. This site is 1.6-miles (+/-)
from the nearest Interstate access, which is the interchange at Pine Forest Road/I-10.

AERIAL MAP INCLUDING LAND SALE 2  North o
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Present use
MSA

Market Type

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data

Zoning
Topography
Utilities
Dimensions
Shape

Flood Info

Future land use
Highest & best use
Encumbrances

Land Size Information
Gross Land Size
Front Footage

Land Sale No. 3

6450

Vacant Commercial Land

Commercial acreage, former FEMA park

8307 Chellie Rd, Pensacola, Escambia County, Florida
W/S of Chellie Rd & S/S of Wilde Lake Blvd
14-1S-31-1103-000-000 & 8 others per legal

Vacant commercial land

Pensacola

Vacant Commercial

Hospitality Place, LLC & Beach Community Bank

Tuna Tower Partners, LLC

September 16, 2014

7229/200 & 204

Fee Simple

Unknown

Arm's Length, bank owned

Cash

CT $100 3/7/2013 (6984/718)

Warranty Deed

Liz Munn, Grantor rep; 866-36-BEACH, February 20, 2015;
Message for Vincent Toups, Grantee, 850-748-3728, February
23, 2015; Other sources: Public Records, MMT, Confirmed by
Rosanna Banks

$1,425,000

Commercial, Escambia County, C-1, Commercial
Uplands

All Avail.

M & B, see sketch

Irregular

X per 12033C0290G

MU-1, Mixed use

Commercial/Secondary Commercial/Multi-Family
None detrimental noted

11.590 Acres or 504,860 SF
561 ft. Total Frontage: 506 ft. Chellie Rd;55 ft. Wilde Lake Blvd
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Land Sale No. 3 (Cont.)

Indicators

Sale Price/Gross Acre $122,951
Sale Price/Gross SF $2.82
Sale Price/Front Foot $2,540
Remarks

This is the recent sale of secondary commercial land along the west side of Chellie Road and the
south side of Wilde Lake Blvd, just southwest of the intersection of Pine Forest and 1-10. The site
benefits from an off-site retention pond. Per ECUA, water lines run along Chellie Road and
sewer lines are proximate along Pine Forest Rd. The site was formerly a FEMA trailer park but all
of improvements have been removed.

Per information obtained from Grantor representative Liz Munn and our interpretation of the legal
description in OR Book 7229/Page 204, the Grantee received parcels 14-1S-31-1103-000000;
14-1S-31-1102-000-002; 14-1S-31-1102-007-001; 14-1S-31-1102-000-000; 14-1S-31-1102-006-
001; 14-1S-31-1102-005-001; 14-1S-31-1102-004-001; 14-1S-31-1102-000-001, totaling 9.59
acres for $925,000.

The Grantee simultaneously purchased parcel 14-1S-31-1102-009-001 for $500,000 from
Hospitality Place, LLC. This is recorded in OR Book 7229, Page 200 and totals 2.0 acres for
$500,000.

Overall, Tuna Tower Partners, LLC purchased 11.59 acres for $1,425,000 ($122,950/Ac or
$2.82/SF). We are aware that a registered agent for the grantee owns/has owned mobile home
parks in the area. Given the site's past use as a FEMA park and the buyer’s previous
involvement with mobile home parks, the site will likely be developed with a mobile home park.

This site is 1,010’ (+/-) from the nearest Interstate access, which is the interchange at Pine Forest Road/I-
10.
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AERIAL MAP AND PROPERTY SKETCH OF LAND SALE 3
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Property Identification

Record ID
Property Type
Address
Location

Tax ID

Date Inspected
Present Use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument

Verification

Sale Price

Land Data
Zoning
Topography

Utilities
Dimensions

Shape

Flood Info

Future Land Use
Highest & Best Use
Encumbrances

Land Sale No. 4

6/26/2012 5/1/2014

5286

Commercial land

6700 Caroline St, Milton, Santa Rosa County, Florida 32570

East side of Hwy 90, approximately 700’ northeast of Dogwood Drive
04-1N-28-0000-11700-0000

July 26, 2012, and May 1, 2014

Recently developed with a Tractor Supply store

Woodlands Ventures of Pensacola, LLC

DHS X Ventures LLC (40%) and DDCU LLC (60%)
April 16, 2012

3130/637

Fee Simple

See remarks

Arm's Length

Cash or equal.

None in prior three years

Warranty Deed

Brian DeMaria, Listing Agent w/ Quality Investments; 850-698-5413,
May 15, 2012; Other sources: MLS 400076, Public records, Confirmed
by Rosanna Banks

$575,000 Doc Stamps = $4,025.00

City of Milton, C-2, Commercial

Mostly level, at road grade, mostly cleared
Somewhat poorly drained soils (Rutlege Loamy Sand), appears to have
benefitted from past fill activity.

All Available

Irregular — see site sketch

Irregular

Zone "X", minimal probability

Commercial

Commercial or similar

None noted
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Land Sale No. 4 (Cont.)

Land Size Information

Gross Land Size 4.131 Acres or 179,932 SF
Front Footage 145 ft. Hwy 90

Indicators

Sale Price/Gross Acre $139,191

Sale Price/Gross SF $3.20

Sale Price/Front Foot $3,966

Remarks

The Listing Agent informed us that the buyers are operating as Mid Bay Ventures and are planning to
construct a tractor supply store on this property. The property was listed on the Pensacola Multiple
Listing Service (MLS) on 11/17/10 at an asking price of $675,000, and then sold on 4/16/12 at a purchase
price of $575,000. The listing agent stated that the property was under contract for four to five months
while the buyers performed due diligence. Some parts of the property appear to have lower elevations.

Note: The above mentioned tractor supply store has since been constructed on site.

AERIAL MAP INCLUDING LAND SALE 4
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PROPERTY SKETCH OF LAND SALE 4
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID
Existing Use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data

Zoning

Topography

Utilities

Dimensions

Shape

Landscaping

Highest and Best Use
Encumbrances

Land Size Information
Gross Land Size
Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Front Foot
Remarks

Land Sale No. 5

6449

Vacant Commercial Land

Vacant Commercial Land

Crestview, Okaloosa County, Florida
WS N Ferdon Blvd. S of Duggan Ave.
20-3N-23-0000-0150-0000

Vacant Commercial Land

Parker, Larita Fern

Ball, Braden K. Jr. Trustee

December 04, 2014

3175/4450

Fee Simple

511

Arm's length

Cash or equal.

No other within 3 years

General Warranty Deed

Lynn, Counts Real Estate; 850-249-3615, February 18, 2015;
Other sources: MLS 711190, Confirmed by Rosanna Banks
$949,000

C-1, City of Crestview

Level to sloping. Slopes down westward at rear of site
All Necessary Available

Metes and Bounds

Sl. Irregular

Cleared along roadway

Commercial development

None noted

9.030 Acres or 393,347 SF
270 ft. Total Frontage: 270 ft. WS of North Ferdon Blvd.

$105,094
$2.41
$3,515

This is the sale of a vacant commercial land located along the west side of Ferdon Blvd. N.,
adjacent south of the Sonic Drive-In Restaurant. There is a small, dilapidated building on site that
contributes no value. A modest allowance of $2,500 is applied to account for buyer’s demolition
and removal of this old home, rendering an adjusted sale price of $951,500. This site is
approximately 4,380’ (+/-) to the nearest Interstate access, which is the interchange of I1-10/Hwy

85 to the south.
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AERIAL MAP INCLUDING LAND SALE 5
= North o

The selected comps are organized in the following grid to facilitate comparison

with the subject.
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LAND COMPARISON GRID

ITEM Subject LAND SALE 1 LAND SALE 2 LAND SALE 3 LAND SALE 4 LAND SALE 5
Location Hwy 90 Hwy 90/Glover Ln. Nine Mile Rd./Ashland Ave.| Chellie Rd./Wilde Lake Caroline St. Ferdon Blvd.
Prox to Subject N/A 3/4-Mile NE (+/-) 14-Miles SW (+/-) 15.5-Miles SW (+/-) 1.6-Mile NE (+/-) 40-Miles E (+/-)
Sales Price N/A $330,000 $1,732,000 $1,425,000 $575,000 $949,000
Site Area (SF) 391,157 101,495 695,604 504,860 179,932 393,347
Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Property Rights Fee Simple Similar Similar | Similar | Similar Similar |
Adj Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Financing Cash Equiv Similar Similar | Similar | Similar Similar |
Adj Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Cond of Sale Arm's Length Similar Similar | Similar | Similar Similar |
Adj Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Buyer Expend None Similar Similar | Similar | Similar Similar |
Adj Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Time/Mkt Cond Mar-16 Feb-14 Oct-15 | Sep-14 | Apr-12 Dec-14 |
Adj Price/SF N/A $3.25 $2.49 $2.82 $3.20 $2.41
Location Milton, FL Milton, FL Pensacola, FL Pensacola, FL Milton, FL Crestview, FL
Site Area (SF) 391,157 101,495 695,604 504,860 179,932 393,347
Road Frontage 345 359 80 561 145 270
SFIFF 1,134 283 -5%(8,695 5%]900 1,241 1,457
Shape/Utility Irreg/Avg Irreg./Avg. Irreg./Avg. Irreg./Avg. Irreg./Avg. Irreg./Avg.
Corner/Interior Interior Sig. Corner -15%|Interior/D.Access -5%|Int./Tri-Access -5%|Interior Interior
Access Good Similar Similar Similar Similar Similar
Zoning C-2, Comm. C-2, Comm. HC/LI, Hvy Com. C-1, Comm. C-2, Comm. C-1, Comm.
Topography M. Level/Typ. Soils 50% Low 10%/|Similar Similar Drt/Likely Filled Level to Slope
Utilities All Available All Available All Available All Available All Available All Available
Easement None Adverse None Adverse None Adverse None Adverse None Adverse None Adverse
Net Phys Adj % N/A -10% 0% -5% 0% 0%
Adj Value/SF $2.74 $2.93 $2.49 $2.68 $3.20 $2.41
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Unit of Comparison - A unit of comparison is a component into which price is

divided to facilitate comparison. Typical units of comparison employed by appraisers
are price per square foot, price per acre, price per front foot, price per square foot of
building area, price per room, etc. The function of the selected unit of comparison is to
automatically adjust comparables for size.

In this appraisal, and in the preceding grid, we have used the unit of comparison
of “Price per SF” of site area. We have chosen this unit of comparison because we
believe this is the manner in which a typical buyer or seller would most likely frame an
acquisition or disposition decision.

Adjustments: Adjustments are then applied to the calculated unit of comparison
to account for observed differences between the subject property and the comparables.
In making adjustments, the appraiser has assumed the subject property to be the
market standard. When the amenities of a particular comparable sale exceed those of
the subject, the sale price of the comparable sale has been reduced or adjusted
downward. When the reverse is true and the comparable sale is inferior to the subject,
the sale price of the comparable sale is increased.

The reader should note that the magnitudes of the adjustments deployed are
supported by hundreds of similar grids that the appraiser has prepared over the course
of the last 30 years as a full time appraiser. The grids from the last thirteen of these
years are preserved in the Appraisers files and serve to repetitively isolate the same or
similar elements of comparison within the same or similar submarkets. Thus, hundreds
of comparison grids exist in the appraiser’s files that effectively contain hundreds of
paired sales which support a relatively tight range for the percentage impacts upon price
caused by the dissimilarities dealt with in our analysis of the subject property. Following

is a brief explanation of adjustments applied in the comparison grid.
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Property Rights - To the best of the appraiser's knowledge, all of the comparable

sales were of fee simple interest. Because the appraiser is estimating the value of the
fee simple interest in the subject property, no adjustment is required for this element of
comparison.

Financing - The appraisal is made in terms of cash or terms generally equivalent
thereto. All of the comparable sales represent either a "cash to seller" arrangement or
financing at market terms. For this reason, no adjustment is necessary in this category
of comparison.

Conditions of Sale - To the best of the appraiser's knowledge, the closed sales

were found to be "arms length" transactions without evidence of any undue influence or
duress. For this reason, these comparables were sold under conditions of sale that are
compatible with the market value definition and no adjustments were required.

Buyer Expenditures — None of the comps involved any extraordinary buyer

expenditures for demolition, rezoning and/or environmental considerations, thus,
adjustments were not necessary.

Time/Market Conditions — In arriving at our opinion concerning market conditions,

we have reviewed a comprehensive array of sales data that spans the time frame over
which sales have been collected. We have relied upon this review in our determination
that market conditions have been reasonably stable over the time period pertinent to
this analysis, thus no adjustments are required.

Location - Location is an important component of a property’s value. This is
especially true for commercial land as traffic flow and exposure play a major role in land
values. The subject property is situated along the north side of U.S. Hwy 90 in Milton,
FL. This location is along Milton’s commercial corridor, and is well exposed. Land
Sales 1 and 4 are similarly situated along the same commercial corridor, and no

adjustments were necessary for location differences. Land Sale 2 is located along West
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Nine Mile Road and also Ashland Avenue in Pensacola. This location fronts a busy
artery, similar to the subject’s location for which no adjustment was necessary. Also,
Land Sale 3 is located at the southwest quadrant of the intersection of Pine Forest Rd.
and Interstate-10, in Pensacola. This location is west off of Pine Forest Rd. along
Chellie Rd. and Wilde Lake Blvd., and is equal or offsetting to the subject’s location in
Milton. No adjustments were necessary for location differences. Land Sale 5 is located
in Crestview along Ferdon Blvd., north of its intersection with Interstate-10. This
location is also equal to offsetting in comparison to the subject’s location, for which no
adjustment was necessary.

Site Area - Our analysis of the sales data reveals no basis for adjustment to the
comps for total parcel size. In other words, the data demonstrates that the selected unit
of comparison (Price/SF) is adequate in accounting for size differences between these
properties.

Frontage/Shape/Utility - This category recognizes characteristics pertinent to

primary road frontage, configuration and overall utility of the land. The subject site has
an irregular shaped site configuration, with typical utility. While the comps differ
somewhat, three are rated as being sufficiently similar to the subject for this
characteristic, hence adjustments are not required. Land Sale 1 displays a superior
frontage ratio and we applied a negative adjustment for this reason. Also, Land Sale 2
has an inferior frontage ratio for which a positive adjustment was applied.

Interior/Corner — The subject site has an interior site configuration. Land Sale 1

has a signalized corner configuration for which a negative adjustment was applied.
Land Sales 2 and 3 each have dual or tri access, for which negative adjustments were
applied. Finally, Sales 4 and 5 have interior site configurations, similar to the subject,

for which no adjustments were necessary.
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Access — Access to the subject site is rated as good along Hwy 90. Each of the
comps is similar in this regard, with no adjustments necessary.

Zoning - The subject site is zoned C-2, which allows for commercial
development. All of the comps have reasonably similar zoning that allows for
commercial development; no adjustments were necessary.

Topography - The land area of the subject property is generally level to slightly
sloping. The site is dry and conducive to development. All of the comps have similar
topographies; no adjustment is required.

Utilities — All necessary utilities are available to the subject site. Each of the
comps is similar in this regard, with no adjustments necessary.

Easements — We are not aware of any easements or encumbrances adversely
impacting the subject site or the comps. No adjustments were necessary.

Summary and Land Value Opinion - The comps indicate an adjusted unit value

range of from $2.41/SF to $3.20/SF, and average $2.74/SF. Giving some weight to all
of the comps, and also considering the subject’s location, we reconcile above the
average at a rounded $2.75/SF. Applying this unit value to the subject’s site area of
391,157-SF (8.98-acres, +/-) indicates a land value opinion for the subject of
$1,075,682, which we round to $1,075,000 “R”.

LAND VALUE OPINION - $1,075,000
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SALES COMPARISON APPROACH

The sales comparison approach relies upon the principle of substitution, which
asserts that no person is justified in paying more for a property then the price of
purchasing a similar property of equal utility on the open market. The sales comparison
approach is much like the approach taken by buyers who consider several offerings of
properties before deciding to purchase a particular property.

As mentioned, the highest and best use of the subject property is for remodeling
of the facility for continued use as a grocery store, or for conversion or possibly
subdivision of the building to office or retail type uses, similar to those seen in the
surrounding area. In order to value the subject property, “as-is”, the appraiser has
gathered several comps of similar type properties, but has relied upon the five most
similar sales for comparison to the subject property. The comps deemed most
comparable are described within the respective data sheets on the following pages. On
a subsequent page is a comparison chart that summarizes the amenities of the subject
property and those of the comparables used to arrive at an indicated value for the
subject property. The chart also summarizes adjustments made by the appraiser to
arrive at an indicated value of the subject property. With this in mind, we continue with
the presentation of the data sheets, preceded by a location map for the selected

comparables.
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LOCATION MAPS FOR SUBJECT AND IMPROVED COMPARABLES 1-5

MILTON, PANAMA CITY BEACH, AND PENSACOLA, FL
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Present use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Land Size
Front Footage

Zoning
Topography
Utilities
Dimensions

Improved Sale No. 1

3142

Shopping Center

Middle Beach Shopping Center

11220 Hutchison Blvd., Panama City Beach, Bay County, Florida
NS Hutchison Blvd. 235' W of Richard Jackson Blvd.
34781-010-000

Shopping Center

Equity One, (Florida Portfolio) Inc.

GE/Middle Beach, LLC

March 27, 2013

3496 1505

Leased Fee

Not Disclosed

Arm's Length

Cash to Seller

None other within the previous three years

Special Warranty Deed

Chris McCall, Listing Agent; 850-249-3623, March 22, 2016;
Other sources: CO-Star, Public Records, Confirmed by Bruce A.
Black

$2,350,000

8.526 Acres or 371,380 SF
794 ft. Total Frontage: 405 ft. NS Hutchison Blvd.;389 ft. WS
Richard Jackson Blvd.
CH (PCB)
Mostly Level
All Necessary Available
405.05' x 178.89' x 215' x 388.88' x 96.97' x 595.1' x 650'
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Shape

Flood Info

Future land use
Highest & best use
Encumbrances

General Physical Data
Building Type

SF

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Year Built
Condition

Parking

Income Analysis
Potential Gross Income
Vacancy

Effective Gross Income
Expenses

Net Operating Income

Indicators

Sale Price/ SF

Floor Area Ratio

Land to Building Ratio
Gross Income Multiplier
Eff. Gross Income Multiplier
Expenses/Sq. Ft.

Overall or Cap Rate

Net Operating Income/Sq.
Ft.

Remarks

Improved Sale No. 1 (Cont.)

Irregular
Zone X

TD (PCB)
Present Use
None Noted

Single Tenant
70,107
CB/Stucco
Built Up

CC Slab
Typical
Central

One

1994
Average

Marked Spaces

$280,428 Est. $4.00/SF NNN
$42,064 Est. 15 Percent
$238,364

$23,836 Est. 10 Percent
$214,528

$33.52
0.19
5.30:1
8.38
9.86
$0.34
9.13%
$3.06

358

This is the sale of a retail shopping center known as Middle Beach Plaza, in Panama City Beach,
FL. The center was anchored by a Publix grocery store at the time of sale. The center was
mostly vacant, with the exception of a nail salon in-line tenant. The Publix lease had about 2-
years left in its term at the time of sale. Based on our conversation with the listing agent, it is our
understanding that the buyer bought out the remaining leases after the sale. The agent reports
that the center was in average condition at the time of sale, but that it needed a new roof and air

conditioning system.
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AERIAL MAP INCLUDING IMPROVED SALE 1
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Property Identification

Record ID
Property Type
Property Name
Address

Location
Tax ID
Present use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Land Size
Front Footage

Zoning
Topography
Utilities
Dimensions

Improved Sale No. 2

3143

Retail Building

Retail Building

7157 Front Beach Road, Panama City Beach, Bay County,
Florida

SS Front Beach Road at PCB Parkway

27883-600-000

Lindsey's Suite Deals Furniture

Wayne Lutley

James W. Lindsey

October 15, 2015

3741 1526

Fee Simple

Unknown

Arm's Length Per Buyer

Cash to Seller

None other within the previous 3-years

Warranty Deed

James Lindsey, Buyer; 850-249-6446, March 22, 2016; Other
sources: Public Records, Confirmed by Bruce A. Black

$2,075,000 (Per Public Records)

6.621 Acres or 288,398 SF

467 ft. Total Frontage: 467 ft. SS Front Beach Rd (Hwy 98/SR
30)

C-3 (Bay)

Mostly Level

All Necessary Available

467' x 639.94' x 562.02' x 109.96' x 180" x 246' x 85' x 284"
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Shape

Flood Info

Future land use
Highest & best use
Encumbrances

General Physical Data
Building Type

SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Year Built
Condition

Parking

Income Analysis
Potential Gross Income
Vacancy

Effective Gross Income
Expenses

Net Operating Income

Indicators

Sale Price/ SF

Floor Area Ratio

Land to Building Ratio
Gross Income Multiplier

Eff. Gross Income Multiplier

Expenses/Sq. Ft.
Overall or Cap Rate

Net Operating Income/Sq.

Ft.

Remarks

Improved Sale No. 2 (Cont.)

Irregular
Zone X
GCOM (Bay)

Present Use, or Similar Commercial Use

None Noted

Single Tenant
77,424

Base Area
Fin. Storage
Upper Story
CB/Stucco
Built Up

CC Slab
Typical
Central

Two

1985
Average
Expansive, 37 marked. Vast unmarked

57,776
10,624
9,024

$232,272 Est. $3.00/SF NNN
$34,841

$197,431

$19,743 Est. 10 Percent
$177,688

$26.80
0.27
3.72:1
8.93
10.51
$0.25
8.56%
$2.29

Finished
Finished
Unfinished Storage

This is the sale of a vacant former Wal-Mart building located along the south side of Front Beach
Road at its intersection with Panama City Beach Parkway. This site is situated below the
Panama City Beach Expressway, and visibility is limited from this route. The site is also visible
via a one way portion of Front Beach Road as it intersects Panama City Beach Expressway
underneath the elevated roadway. According to the buyer, the sale was arm's length. He would
not verify the sale price paid for this property, or any other information. However, per public
records, a local realtor and also a local MAI appraiser, the property was purchased for use as a
furniture store. It had been used in the past as a Wal-Mart, which vacated the property prior to
the sale. The building adjoins other retail uses to the east upon land under different ownership.
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AERIAL MAP INCLUDING IMPROVED SALE 2
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Property Identification

Record ID
Property Type
Property Name
Address

Location
Tax ID
Inspect Date
Existing Use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Land Size
Front Footage

Zoning
Topography

Improved Sale No. 3

2942

Commercial, Retail Building

Retail Building

4500 Mobile Highway, Pensacola, Escambia County, Florida
32505

At the northeast corner of Mobile Hwy and Fairfield Drive
15-2S-30-5502-000-000

March 13, 2015

Retail

4500 Mobile Highway LLC

Mobile Highway 4500 LLC

January 27, 2014

7130/105

Fee Simple

1525-Days

Arm's length

Conventional

None in the prior three years.

Warranty Deed

John Griffing, Broker; 850-287-0117, March 13, 2015; Other
sources: MLS #381234; Public Records, Confirmed by John
Price

$850,000

1.500 Acres or 65,340 SF

542 ft. Total Frontage: 165 ft. Mobile Highway;377 ft. W Fairfield

Drive
C-1, Commercial
Level, dry
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Utilities

Dimensions

Shape

Landscaping

Flood Info

Future Land Use
Highest and Best Use
Encumbrances

General Physical Data
Building Name
Building Type

SF

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Income Analysis
Potential Gross Income
Vacancy

Effective Gross Income
Expenses

Net Operating Income

Indicators

Floor Area Ratio

Land to Building Ratio
Occupancy at Sale

Gross Income Multiplier
Eff. Gross Income Multiplier
Expenses/Sq. Ft.

Overall or Cap Rate

Net Operating Income/Sq.
Ft.

Remarks

Improved Sale No. 3 (Cont.)

All requisite available
Varying

Irregular

Cleared

Zone X

C, Commercial

Existing commercial use
None adverse noted

Retail

Single Tenant
19,754

Metal panels over rigid frame
Built up metal panels
Concrete

Typical

Central

1

12

1960

Average

$98,760 Estimated at $5/SF
$9,876 Estimated at 10%
$88,884

$17,777 Estimated at 20%
$71,107

0.30
3.31:1
Occupied
8.61

9.56
$0.90
8.37%
$3.60

This is the sale information for a 19,754-SF retail building located at the NE corner of Mobile
Highway and W Fairfield Drive. The property has great exposure and access being at the
intersection of two major roadways in a densely populated commercial area. The building is older
and is fully conditioned. It is segmented into a large open retail area at the front and storage area
to the rear. The agent tells us the building was leased to American Freight Furniture and
Mattress with a purchase option at the end of the term. The purchase price of $850,000 was
negotiated at the beginning of the lease term. The building was previously occupied by Fred's, a
discount retailer. The listing agent tells us this was an arm's length transaction.
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AERIAL MAP INCLUDING IMPROVED SALE 3
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Property Identification

Record ID
Property Type
Property Name
Address

Location
Tax ID
Inspect date

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Land Size
Front Footage
Zoning
Topography

Improved Sale No. 4

3054

Commercial

Multi-tenant Office/Retail Building

3300 N Pace Boulevard, Pensacola, Escambia County, Florida
32505

NE corner of N Pace Boulevard and W Fairfield Drive
09-2S-30-1100-000-211

November 4, 2015, again March 29, 2016 by Bruce Black

Armillary Investments LLC

Wright Logging LLC

January 06, 2015

7284/380

Leased Fee

1121

Arm's Length

Owner - See remarks

5/16/12; $725,000; 6858/1474

Warranty Deed

Chris Palmer, Co-Agent; 850-434-7500, November 04, 2015;
Other sources: GCCMLS #2021627; Public Records, Confirmed
by John Price

$3,200,000

6.970 Acres or 303,613 SF

446 ft. Total Frontage: 309 ft. N Pace Blvd;137 ft. N L Street
HC/LI, Commercial

Level
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Utilities
Dimensions
Shape
Landscaping
Flood Info

Highest & best use
Encumbrances

General Physical Data
Building Type

SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Income Analysis
Potential Gross Income
Vacancy

Effective Gross Income
Expenses

Net Operating Income

Indicators

Sale Price/ SF

Floor Area Ratio

Land to Building Ratio
Occupancy at Sale
Gross Income Multiplier

Eff. Gross Income Multiplier

Expenses/Sq. Ft.
Overall or Cap Rate

Net Operating Income/Sq.

Ft.

Improved Sale No. 4 (Cont.)

All available
Varying

Irregular

Average

Zone X

Commercial

None adverse noted

Single Tenant
80,000

First Floor
Second Floor
Masonry

Built Up
Concrete
Typical
Central

2

16

1957 Significant renovations
Average

40,000
40,000

$600,000 Estimated at $7.50 Gross
$90,000 Est. at 15%

$510,000

$100,000 Estimated at 20%
$410,000 Actual (2014)

$40.00
0.26
3.80:1
100
5.33
6.27
$1.25
12.81%
$5.13
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Improved Sale No. 4 (Cont.)

Remarks

This is the sale information for an 80,000 SF, two-story office building that is located in the Town
and Country Plaza along North Pace Boulevard in Pensacola, FL. The agent confirms this was
an arm's length transaction and the seller provided financing. Public records indicate the buyer
paid 43.75% down and financed the balance on a 3-year balloon note. The interest rate was not
reported, however the agent reports it was at or near market. The agent reports the building
underwent significant renovations in 2012 to update the exterior and second floor of the interior.
The first floor has not been renovated and is representative of an open department store, which is
its former use. The second floor has been renovated as a large, open call center with modern
layout, design, and finishes. The agent reports the building was 100% leased at the time of
sale. According to the agent the tenant, Navy Federal Credit Union occupies the second floor
and pays additional rent for rights to occupy the second floor. The reported net income for 2014
was $409,590, yielding a cap rate of 12.80%.

The agent reports 567 dedicated parking spaces for the property and a reciprocal cross parking
agreement for an additional 792 parking spaces.

AERIAL MAP INCLUDING IMPROVED SALE 4
CLUDING © S & North of
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Inspect date
Present use

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Instrument
Verification

Sale Price

Land Data
Land Size
Front Footage
Zoning
Topography
Utilities
Dimensions

Improved Sale No. 5

3144

Shopping Center

Gateway Shopping Center

6564-6580 Caroline Street, Milton, Santa Rosa County, Florida
NW Side of Caroline St., 195' S of Chavers St.
04-1N-28-0000-09600-0000/09601-0000/09603-0000

March 22, 2016

Gateway Shopping Center

Spencer Brothers, LLC, and J.E. Spencer Resources, LLC
Jaluit Properties I, LLC

September 24, 2014

3375 565

Leased Fee

Unknown

Arm's Length

Cash to Seller

None other qualified w/n 3-years

Warranty Deed

Paul Salter, Listing Agent; 850-444-9994, 3/28/2016 Other
sources: Public Records, Co-Star, Confirmed by Bruce A. Black

$2,000,000

11.220 Acres or 488,743 SF

343 ft. Total Frontage: 343 ft. NW Side of Caroline St.
C-2, General Commercial

Mostly Level

All Necessary Available

Metes and Bounds
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Improved Sale No. 5 (Cont.)

Shape Irregular
Flood Info Zone X
Future land use Commercial
Highest & best use Present Use
Encumbrances None Noted

General Physical Data

Building Type Single Tenant

SF 52,802

Area Breakdown Shopping Ctr. 49,538
Det. Office 3,264

Construction Type

Block Masonry/Wood Siding

Roof Type Built Up/High Pitch

Foundation CC Slab/Block Masonry

Electrical Typical

HVAC Central

Stories One

Year Built 1961-1986

Condition Average

Parking Marked 190 Approximate

Income Analysis
Potential Gross Income

$316,812 Est. $6.00/SF NNN

Vacancy $47,522 Est. 15 Percent
Effective Gross Income $269,290

Expenses $67,323 Est. 25 Percent
Net Operating Income $201,967

Indicators

Sale Price/ SF $37.88

Floor Area Ratio 0.11

Land to Building Ratio 9.26:1

Occupancy at Sale Tenants

Gross Income Multiplier 6.31

Eff. Gross Income Multiplier 7.43

Expenses/Sq. Ft. $1.28

Overall or Cap Rate 10.1%

Net Operating Income/Sq. $3.82

Ft.

Remarks

This is the sale of a retail center located in the commercial core strip of Milton, FL. As of the
present date (March, 2016), tenants include: Dance Academy of Santa Rosa, Anytime Fitness,
Firehouse Subs, O'Reilly Auto parts, Dollar Tree, TRX, Santa Rosa Press Gazette, Kelly's Hair
Place, and Gateway Mini Warehouses. As mentioned, some mini-warehouses exist that were
part of the sale. These mini-warehouses total about 33,600 SF of gross building area, and
consist of 11 buildings that appear to be mostly in fair to poor condition (of negligible

consequence). Some newer mini warehouses are seen at the back. The square footage of the
mini-warehouses is not included in the overall GBA for the center. Also, according to the listing
agent, at the time of sale, the center was 85% leased/occupied, and is presently 100% occupied.
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AERIAL MAP INCLUDING IMPROVED SALE 5
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comparison process.

The selected comps are organized on the following spreadsheet to facilitate the

IMPROVED SALES COMPARISON GRID

Item Subject Improved Sale 1 Improved Sale 2 Improved Sale 3 Improved Sale 4 Improved Sale 5

Location 6032 Hwy 90 11220 Hutchison Blvd.| 7157 Front Beach Rd. 4500 Mobile Hwy. 3300 N. Pace Blvd. 6564-80 Caroline St.
Milton, FL Panama City Beach, FI Panama City Beach, FL Pensacola, FL Pensacola, FL Milton, FL

Proximity N/A 80 Miles E +/- 83-Miles E +/- 16.7-Miles SW +/- 14.8-Miles SW +/- 1.75-Miles NE +/-

Ind OAR/GIM N/A 9.13% 8.38 8.56% 8.93 8.37% 8.61 12.81% 5.33 8.08% 9.47

Sales Price N/A $2,350,000 $2,075,000 $850,000 $3,200,000 $2,000,000

Bldg Area (SF) 45,584 70,107 77,424 19,754 80,000 52,802

Sales Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Property Rights Fee Simple Leased Fee | Fee Simple | Fee Simple | Leased Fee | Leased Fee |

Adj Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Financing Cash or Equiv  |Similar | Similar | Similar | Similar | Similar |

Adj Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Cond of Sale Arm's Length Similar | Similar | Similar | Similar | Similar |

Adj Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Buyer Expend None Similar | Similar | Similar | Similar | Similar |

Adj Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Time/Mkt Cond Mar-16 Mar-13 | Oct-15 | Jan-14 [ Jan-15 [ Sep-14 |

Adj Price/SF N/A $33.52 $26.80 $43.03 $40.00 $37.88

Location Milton, FL Better -10%]|Inferior 10%|Better -10%]| Better -10%]|Similar

Site/Size (SF) 391,157 371,380 288,398 5% 65,340 5% 303,613 488,743

Bldg Cov Ratio 11.7% 18.9% 26.8% 30.2% 13.2% 10.8%

Bldg Area (SF) 45,584 70,107 5%|77,424 5%]19,754 80,000 5%]52,802

Design/Quality Average Similar Similar Similar Similar Similar

Act/Eff Age A22/E22 A19/E19 2% A30/E20 2% A54/E15 7% A58/E10 12% A53/E20 2%

Condition Average Average Average Average Average Average

Percent Finished 100% 100% 88% 100% 100% 100%

Parking Ratio 1 SP/183 SF 1SP/196 SF Similar Similar 1 SP/141 SF 1 SP/278 SF

Funct Utility Average Similar Similar Similar Similar Similar

% Occupancy Vacant 2%-3% +/- Vacant 100% -10%]100% -10%(85% -5%

Other None Similar Similar Similar Similar Mini Whses. -5%

Net Phys Adj % N/A -2% 18% -22% -27% -12%

Adjusted Value/SF  |$32.11 $32.85 $31.62 $33.56 $29.20 $33.33

Unit of Comparison — We refer the reader to the previous explanation of a unit of

comparison and adjustments within the prior land analysis.

In this appraisal, and in the preceding grid, we have used the unit of comparison

of “price per SF” of gross building area. We have chosen this unit of comparison

because we believe this is the manner in which a typical buyer or seller would most

likely frame an acquisition or disposition decision.

Following is a brief explanation of adjustments applied in the comparison grid.
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Property Rights — Three of the comps were leased at the time of sale. Because

these properties were leased at approximate market rent, or had short lease terms
remaining, they are equivalent to fee simple, and no adjustments were necessary. The
other two comps sold in fee-simple, and are similar to the subject within regard to
property rights, with no adjustments necessary.

Financing - The appraisal is made in terms of cash or terms generally equivalent
thereto. All of the comparable sales represent either a "cash to seller" arrangement or
financing at market terms. For this reason, no adjustment is necessary in this category
of comparison.

Conditions of Sale - To the best of the appraiser's knowledge, all of the cited

comparable sales were found to be "arms length" transactions, without evidence of any
undue influence or duress. For this reason, the comparables were sold under
conditions of sale that are compatible with the market value definition and no
adjustment is required.

Time/Market Conditions — In arriving at our opinion concerning market conditions,

we have reviewed a comprehensive array of sales data that spans the time frame over
which sales have been collected. The sales occurred in 2013, 2014 and 2015, and the
market has remained relatively stable since. No adjustments were necessary for
differences in time/market conditions.

Location — Location is an important component of a property’s value. The
subject is located along a busy primary roadway along Milton’s commercial strip.
Improved Sale 1 is located at the northwest quadrant of the intersection of Hutchison
Blvd. and Richard Jackson Blvd. in Panama City Beach, FL. This location is better than

the subject’s location, being in an area heavily dominated by seasonal tourism near the
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beaches. We adjusted this sale negatively for this reason. Improved Sale 2 is located
along Front Beach Road at its intersection/merge with Panama City Beach Parkway, in
Panama City Beach, FL. This location is inferior in comparison to the subject’s location,
as it is situated far below the grade of the Panama City Beach Blvd. overpass, reducing
exposure, and is accessed via a one way portion of Front Beach Rd. Thus, a positive
adjustment was applied for its inferior location. Improved Sale 3 is located at the
northeast corner of the intersection of Mobile Hwy and Fairfield Dr. in Pensacola, FL.
This location is at a busy signalized intersection and was adjusted negatively for this
reason. Improved Sale 4 is located at the northeast quadrant of the intersection of Pace
Blvd. and Fairfield Dr., in Pensacola, FL. This location is within an aged but well
established shopping center, and was adjusted negatively for this reason. Improved
Sale 5 is located along Caroline St. (Hwy 90) in Milton, FL, nearby the subject. This
sale compares similar to the subject for its location. No other adjustments were
necessary for location differences.

Site_Size/Building Coverage Ratio - Building coverage ratios are very useful in

analyzing the impact upon price per SF of building area due to site size variation.
Essentially, we are concerned with the manifestation of surplus site area outside of what
is typically associated with support of the building. Three of the comps compare
sufficiently similar to the subject, and no adjustments are warranted for differences in
site size/building coverage ratio. Improved Sales 2 and 3 have larger building coverage
ratios for which positive adjustments were applied.

Gross Building Area — The subject property and two of the comps are sufficiently

similar in size such the unit of comparison is adequate in adjusting for differences in

size. Improved Sales 1, 2 and 4 were adjusted positively for their larger gross building
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areas. These adjustments account for the inverse relationship between the unit of
comparison (Price/SF) and building size.

Design, Quality and Appeal — The subject is an average quality building of typical

design and appeal as a former grocery store, with stucco and block exterior walls and a
built-up roof. Each of the comps is similar in this regard, with no adjustments
necessary.

Effective_Age/Condition — The subject building has an actual age of 22-years,

and has a similar effective age. Adjustments are applied to the comps as necessary for
differences in effective age at a rate of 1% per annum. The condition of the subject
property is reflected in our opinion of its effective age.

Percentage Finished — The subject building is 100% finished as a grocery store,

with some rear storage, and is also fully air conditioned. Each of the comps are fully
finished our or have some similar storage area for which no adjustments were
necessary.

Parking Ratio — The subject benefits from 250 on site parking spaces, rendering

a parking ratio of 1 space per each 183 SF of GBA. Each of the comps has a similar
parking ratio in comparison to the subject, with no adjustments necessary. Although two
of the comps have extensive unmarked parking, ample spaces exist, with no
adjustments necessary.

Functional Utility - This category is utilized to address functional concerns with

the properties. The subject and all of the comparables represent fully functional
economic units, which are well situated to accommodate various commercial usages.

No adjustment is necessary in this category of comparison.
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% Occupancy — The subject is currently vacant/dark, and has been so for several

years. Two of the comps are vacant or are nearly entirely vacant, for which no
adjustments were necessary. Three of the comps were adjusted negatively for their
higher occupancy levels.

Other — Improved Sale 5 has the added benefit of a mini-warehouse complex at
its side and rear areas for which a negative adjustment was applied.

Market Value Analysis - The comparables indicate an adjusted unit value range

of $29.20/SF to $33.56/SF, with an average of $32.11/SF. The comparables provide a
reliable indication of value for the subject property. Placing some weight on each
comparable, and, considering the quality, appeal and present condition of the subject,
as well as its current listing at an asking price of $1,500,000 ($32.91/SF), which falls
within the adjusted range of the comps, we reconcile above the average at a rounded
$33.00/SF. Applied to the subject’s 45,584 SF renders a value indication of $1,504,272,
which we round to $1,500,000 “R”.

Indicated Value by Sales Comparison Approach: $1,500,000 — “As-Is”
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INCOME APPROACH

The income approach is founded upon the principle of anticipation, i.e.: the value
of an investment property is the value created by the expectation of benefits to be
derived from the ownership of the property. The first step in the income approach is to
estimate the gross income the property is capable of producing. From this amount a
deduction is made to reflect normal vacancy and credit losses, resulting in an adjusted
or effective gross income. Expenses necessary to maintain this income are then totaled
and deducted from the effective gross income, resulting in the net operating income.

The net income is then capitalized at a rate that will attract an investor to the property.

Subject Rental Data: As previously mentioned, presently the subject property is
vacant, and no leases exist. Based upon data furnished to us by the listing agent Mr.
Stacy Taylor, with Beck Property Company, the subject property is currently listed for
lease at an asking rent of $4.50/SF, NNN basis. As mentioned, the owner has been
asking this figure for several years, without success finding a tenant. However, the lack
of success leasing the building is at least partly or largely due to the fact that some use
restrictions existed, or were perceived to exist by the owner, that limited much potential
commercial use of the subject. The Declaration containing the use restrictions has
been terminated. We will consider this information within our income analysis below.

Gross Rent Estimate — We have gathered rents from similar properties located in

the general market area. The rental comps are described on the following pages. On
a subsequent page is a reconstructed operating statement for the subject property,

which summarizes the income and expenses for the subject property.
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LOCATION MAPS OF SUBJECT AND COMPARABLE RENTALS

MILTON AND PACE, FL
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Property Identification
Record ID

Property Type
Property Name
Address

Location

Tax ID

Inspect date

Present use

Physical Data
Land Size

SF

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Year Built
Condition

General Lease Data
Tenant

Typical Lease Term
Lease Type

Tenant Size

General Tenant Summary

Owner
Verification

Highest & best use

Improved Lease No. 1

2292

Retail Store

Retail Store - Dollar Tree

6564 Caroline Street, Milton, Santa Rosa County, Florida
NW Side of Caroline St. B/W Dogwood St. and Chavers St.
04-1N-28-0000-09600-0000/09601-0000 and 09603-0000
March 22, 2016

Gateway Plaza Shopping Center

11.220 Acres or 488,743 SF
11,000

CB Stucco
Built-Up
CC Slab
Typical
Central
One

1961
Average

Dollar Tree Store
Not Disclosed
Triple Net
11,000 SF

Jaluit Properties I, LLC
Paul Salter, Listing Agent; 850-444-9994, March 28, 2016;
Confirmed by Bruce A. Black
Present Use
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Improved Lease No. 1 (Cont.)

Encumbrances None Noted
Tenant Expenses Pro Rata Taxes, insurance, NS

Rent Analysis
Actual Rent $5.50/SF Average

Remarks

This is the lease of an 11,000 SF retail unit within a larger 52,802 SF shopping center, known as
Gateway Plaza. According to the listing agent, the unit was leased on March 23, 2016 for
$5.50/SF on a triple net basis. He did not disclose the lease term. The unit is occupied by a
Dollar Tree Store.

AERIAL MAP INCLUDING IMPROVED LEASE 1

RERTAL 1 - DOLLAR TREE
I

v

*
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Inspect date
Present use

Physical Data
Land Size

Gross SF

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Year Built
Condition

General Lease Data
Tenant

Typical Lease Term
Lease Type

General Tenant Summary

Owner
Management Co.
Verification

Tenant Expenses

Improved Lease No. 2

2073

Commercial, General Commercial

Retail/Showroom

4592 Chumuckla Highway, Pace, Santa Rosa County, Florida
16-1N-29-0000-03101-0000

September 3, 2014, again March 29, 2016 by Bruce Black
Alyssa's Antique Depot

2.620 Acres or 114,127 SF
22,000

Concrete Block, Brick Veneer Facade
Built Up, Metal Mansard

Concrete Slab

Typical

CH&A

One

1968

Average

Alyssa's Antique Depot
5-year term
Gross

Bobby Murphy

Bobby Murphy

Bob Murphy, owner; 850-994-8523, September 03, 2014;
Confirmed by John Price

Interior maintenance and utilities
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Improved Lease No. 2 (Cont.)

Rent Analysis

Actual Rent $5.45/SF Average
Occupancy 100
Remarks

This is the current lease information for a large multi-tenant retail building along Chumuckla
Highway. This lease is to Alyssa's Antique Depot, which occupies 22,000-SF of the building.
The owner, Bob Murphy tells us the lease is for $5.45/SF on a gross basis at a term of 5-years.
The lease is on a gross basis with the tenant responsible for own utilities expense, and interior
maintenance. Allowing 10% for expenses, we estimate an adjusted triple net equivalency of
$4.90/SF, NNN basis.
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AERIAL MAP INCLUDING IMPROVED RENTAL 2

* — RENTAL 2

92

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORP.




Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Date Inspected
Present Use

Physical Data
Land Size

Leasable SF
Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Tenant Name
Ross Dress for Less

Size

Improved Lease No. 3

1076

Commercial, Retail Stores

Pensacola Marketplace

4345 W Fairfield Dr., Pensacola, Escambia County, FL 32505
SE quadrant of Mobile Highway and Fairfield Drive
34-2S-30-0041-005-002

December 7, 2012, again March 29, 2016 by Bruce Black
Retail Shopping Center

5.69 Acres or 247,856 SF
49,768

Stucco over concrete block
Built-up

Concrete slab on grade
Typical

Central heat & air

One

20 feet

2007

Average

Tenant Rent Roll
Rent/SF Lease Type

Beqg. Date Term Options

26,838

General Tenant Summary

Owner
Management Co.
Verification

Rent Analysis
Actual Rent

Occupancy

$5.00 Triple Net Feb 1,2011 10years Four 5-yr

IRA Pensacola, LLC

Marcus & Millichap

Alvin Mansour, Sr. VP Investments w/ Marcus & Millichap; 858-373-
3184; 12/07/12; Other sources: Public Records, Inspection,
Confirmed by Barbara M. Martin

$5.00/SF
96%
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Improved Lease No. 3 (Cont.)

Remarks
This is a retail strip center located adjacent to a Lowe's Home Center at the southeast quadrant of

Mobile Highway and Fairfield Drive. The lease agent reports all leases are on a triple net basis with the
tenants paying a pro rata share of taxes, insurance, and common area maintenance. Expense
reimbursements are approximately $2.29/SF. There was no allowance for build-out for the Ross Dress

for Less Space.

AERIAL MAP INCLUDING IMPROVED RENTAL 3 = North o
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Property Identification
Record ID

Property Type
Property Name
Address

Location

Tax ID

Inspect date

Present use

Physical Data
Land Size

SF

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Year Built
Condition

General Lease Data
Tenant

Typical Lease Term
Lease Type

Tenant Size

General Tenant Summary

Owner
Verification

Improved Lease No. 4

2293

Retail Unit

Retail Unit

5007 N. Davis Highway, Pensacola, Escambia County, Florida
SW Quadrant of Davis Hwy and Brent Ln.
48-15-30-3126-000-000

March 30, 2016

Surplus Warehouse, Kitchens, Baths, etc.

12.660 Acres or 551,470 SF

110,345 (Larger Forest Oaks Shopping Center GBA)
Stucco over Block

Built Up

CC Slab

Typical

Central

One

1990

Average

EC Barton (Surplus Warehouse)
Not Disclosed

Triple Net

20,000 SF Retail Unit

Fonsz Property, LLC

Stacy Taylor, Beck Property Co.; 850-477-7044, March 30,
2016; Other sources: Public Records, Confirmed by Bruce A.
Black
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Improved Lease No. 4 (Cont.)

Highest & Best Use Present Use
Encumbrances None Noted
Tenant Expenses Pro Rata Taxes, Insurance, NS

Rent Analysis
Actual Rent $3.95/SF Average

Remarks

This is the very recent lease of a 20,000 SF big box type retail space within the larger Forest
Oaks Shopping Center. According to Stacy Taylor at Beck Property Co., they recently (2016)
finished a 20,000 SF lease for this unit, which was formerly a north half of a Food World grocery
store. The landlord paid $150,000 in TI. The unit is presently occupied by Surplus Warehouse,
which sells cabinets, kitchen equipment, bath fixtures, etc. The unit appears well maintained.

AERIAL MAP INCLUDING IMPROVED RENTAL 4 i

RETAL S —,
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The selected rental comps are organized in the following grid to facilitate the

comparison process.

Summary of Rental Comps

Comp No. Property Address Use Leased Area (SF) % Finished Rent/SF Lease Basis
Subject |6032 Hwy 90 Former Grocery Store| Vacant, 45,584 SF 100% Finding NNN
Subject |6032 Hwy 90 Former Grocery Store| Vacant, 45,584 SF 100% Asking $4.50 NNN

1 6564 Caroline St. Retail Store 11,000 100% $5.50 NNN
2 4592 Chumuckla Hwy Retail Store 22,000 100% $4.90 *NNN
3 4345 W. Fairfield Dr. Retail Store 26,838 100% $5.00 NNN
4 5007 N. Davis Hwy Retail Store 20,000 100% $3.95 NNN

Range: 11,000 - 45,584 100% $3.95 - $5.50 NNN

*Adjusted to approximate triple net basis
We have selected 4 rental comps located within the subject’'s general market
area for our income analysis. The above rents are for reasonably similar retail buildings
as the subject’s structure. These comps are located in Milton, Pace, and Pensacola,
FL. The rental comps depict a range of from $3.95/SF for a 20,000 SF retail building
within the Forest Oaks Shopping Center in Pensacola, to $5.50/SF for an 11,000 SF
retail unit utilized as a Dollar Tree within a large strip center. The subject is a large
“big-box” type structure that is vacant, but was most recently utilized as a grocery store.
This is its specific design, but it could easily be used for a variety of potential
commercial applications, similar to the comps, possibly even subdivided. Keeping in
mind the size of the subject, and its location in Milton, and its current asking rent at
$4.50/SF NNN basis without any lease in several years on the market, we place some
consideration to each of the comps and reconcile at a rounded $4.25/SF, on a triple net
basis, for our estimate of market rent. Applied to the subject’'s 45,584 SF of overall
GBA renders an estimated potential gross income of $193,732.

Potential Gross Income - $193,732 on a triple net basis
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Vacancy and Collection Loss: The subject is vacant, and has been so for several

years. This is apparently because of past use restrictions that were part of a
Declaration of Rights, Restrictions, and Easements, that restricted much commercial
use of the property. Such restrictions were nullified recently in November 2014, thus we
anticipate the property could be more easily occupied by a variety of potential tenants.
Per our observation and consultations with several property managers, the current
market for similar properties in the area is exhibiting lower vacancy rates than in the
past. Although the listing agent Mr. Stacy Taylor stated that past potential tenants have
expressed interest in say, only half of the large subject building, we are aware that there
is also current interest by the Santa Rosa County School Board in the entire property,
and the location of this facility is good, being along a commercial corridor. Considering
the subject’s design, and generally lower vacancies seen for similar properties in the
Northwest FL area, we utilize a vacancy ratio of 10% in our analysis. We believe this
percentage accurately represents our general observations, on average, for the
neighborhood occupancy levels.

Expenses:

Management - Property management usually can be obtained at a ratio of 5% to
10% of effective gross income. This is based on actual charges within the marketplace
and conversations with numerous property managers. The subject compares in the low
end of the range at 5% of effective gross income.

Property Taxes — As previously mentioned, actual property taxes for the most

recent year 2015 were $33,518.95, or $33,519 “R”. We anticipate a similar amount of
taxes for the forthcoming year 2016. The majority of the tax expense would be
reimbursed to the property owner by a triple net tenant, but the owner would remain

liable for property taxes during periods of vacancy. Applying the vacancy rate of 10%
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to the estimated taxes cited above renders estimated unreimbursed property taxes in
the amount of $3,352 as applicable to the owner during periods of vacancy. The
remaining portion ($30,167) is a reimbursed expense under a triple net lease
arrangement.

Insurance — Building insurance is a tenant expense under a triple net lease, thus
no cost to landlord. The listing agent reports an annual premium of $8,430.83, or
$8,431 “R” ($0.18/SF) for the subject property. This figure is similar to building
insurance quotes for similar buildings contained in our files. Property insurance is a
tenant expense under a triple net lease; however, we recognize 10% as non-
reimbursable during periods of vacancy ($843 “R”). The remaining $7,588 is
recognized as a reimbursable expense.

Interior Maintenance — Like utilities, interior maintenance is a tenant expense

under a triple net lease, thus no cost to landlord.
Utilities — Utilities are paid by tenants and should not be an expense to the
landlord, unless applicable for common area maintenance.

Exterior/Structural Maintenance & Reserves — Based upon the need for replacing

major items, i.e., roof, flooring, heat/ac, etc., and considering the present condition of
the improvements, we allocate an annual expenditure of $6,800 “R” ($0.15/SF) for
general exterior maintenance and for a sinking fund to allow for reserves for
replacement of major components in the future. This expense component is entirely
non-reimbursed in nature.

Miscellaneous, Legal and Accounting - We estimate an expense of $1,000 per

annum for these somewhat miscellaneous expenses with the management allowance

accounting for most of the administrative expenses.
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Net Operating Income: Given the aforementioned charges against gross income,

the following estimate of net operating income is made:

RECONSTRUCTED OPERATING STATEMENT FOR THE SUBJECT PROPERTY

Income
SF of Space Rent/SF % of Bldg

Subject 45584  $4.25 100% $ 193,732
Potential Gross Lease Income $ 193,732
Less Vacancy/Collection Loss @ 10% $ (19,373)
Effective Gross Income Subtotal $ 174,359
Expense Reimbursements $37,755
Effective Gross Income $ 212,114
Operating Expenses
Reimbursed Expenses:

Property Taxes $33,519 $30,167

Building Insurance $8,431 $7,588

Utilities $ -
Total Reimbursed Expenses: $37,755
Non Reimbursed Expenses:

Management/Payroll 5% $ 8,718

Property Taxes $ 3,352

Building Insurance $ 843

Interior Maintenance $ -

Utilities $ -

Exterior Maintenance/Reserves $ 6,800

Miscellaneous (Legal, Acct, etc.) $ 1,000
Total Non Reimbursed Expenses $ 20,713 11.9%
Total Expenses 28% $ (58,468)
Net Operating Income $ 153,646
Estimated Value by Direct Capitalization* 9.00% $ 1,707,178
Estimated Value by Direct Capitalization "R"* | $ 1,700,000 |

Capitalization Rate Selection: We shall select our overall capitalization rate

based on various techniques and testing procedures. We begin with extraction of an

overall rate from comparable sales data:
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(2) In the following table are found sales of comparable general commercial

buildings from which we have extracted overall capitalization rates.

SUMMARY OF DIRECT CAPITALIZATON RATES

# Sale Date |Address EGIM Cap Rate

1 Mar-13 |11220 Hutchison Blvd., PCB, FL 9.86 9.13%

2 Oct-15 [7157 Front Beach Rd., PCB, FL 10.51 8.56%

3 Jan-14 14500 Mobile Hwy., Pensacola, FL 9.56 8.37%

4 Jan-15 |3300 N. Pace Blvd., Pensacola, FL 6.27 12.81%

5 Sep-14 [6564-80 Caroline St., Milton, FL 7.43 10.10%
Mean 8.73 9.79%

The comparable sales indicate an overall rate range from 8.37% to 12.81%, and
a mean of 9.79%. We reconcile with weight to each of the comps, at a rounded cap
rate of 9.00% via the comparable sales data.

(2) Another way of estimating an overall capitalization rate is from an effective
gross income multiplier (EGIM). In the preceding table, the range of effective gross rent
multipliers is from 6.27 to 10.51, with a mean of 8.73. We reconcile at 10.00. Another
necessary component of the analysis is the operating expense ratio (OER), which has
been previously shown at 11.9%. The calculation of the overall rate from this

information occurs as follows:

~ 10ER _ 1-0.1190 _ .
Ro= EGIM 10.00 = 88l%

(3) Another way of testing the overall capitalization rate is by use of a weighted

average of mortgage and equity components. This method assumes that, because
most properties are purchased with debt and equity capital, the overall rate must satisfy
the market return for both investment positions. We know that a typical loan to value
ratio is 75%. The capitalization rate for the debt portion is the ratio of annual debt
service to the principal amount of the mortgage loan (mortgage constant). The following

table provides a summary of commercial loan rates provided by commercial lenders:

101

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORP.




RealtyRates. com INYESTOR SURYETY - 1st Quarter 2016°
PERMANENT FINANCING

Health
Senior Self 5 pecial
Housing odging MH Park Restaurant Storage Purpos

Spread Over Base™

== 10-Ye ar Treasury

Plinimim 074 120 1300 106X 1205 0.93% .05 230 075X 1.08x 1768
Magimum | B3EM| 11503 TTaM| B3EX .00 822% BI3EX a2 7.7 B.3EM 12,002
Auerage 2E2M| B2 AIEM| TR 341 3.70% 32 4465 287 3845 4 BEX
Interest Rate
Minimim 300 346 31BN 33 3465 3.25% 33 456 3.0 301 401
Magimum | 862X 127EX .99 SE2X 13268 n4ax|  BE2M Tavas| 999 999 14,262
Auerage 488 T4aTH 41| B0 B.ETH BA6x  h4TH BT G 513K E.A2%
Debt Coverage Ratio
Plinirmim 110 120 112 115 1.00 115 115 115 1.05 115 115
Magimum 1496 2.25 2.30 2.5 2495 2.05 2.25 2.25 2.25 255 210
Auerage 143 154 1.56 1.44 158 141 1.70 166 1.4 165 1.70
Loan-to-¥alue Ratio
Iinirmim 50 805 50 505 50 505 505 50 805 a0 50
Magimum a0 anx a0 anx a0 a0 a0 TN a0 B0 a0
Auerage TaM EE% TiM 0% BT T0% TN B4 TIM B3N B
Plinirmim 15 15 15 15 15 15 15 15 15 40 15
Magimum 40 40 40 40 40 40 40 a0 40 15 40
Auverage 26 | 28 24 22 25 a0 | 25 2% 22
Plinirmim 3 ] 3 3 ] ] 3 3 3 3 3
Magimum 40 a0 25 a0 a0 a0 a0 15 10 10 20
Auerage 2050 4.00 136G 1148 T80 215 2.00 745 E.20 E.10 7.85

L]

“4th Ruarter 2015 Data Copuyright 2016 RealtyRates.com

Based upon this information, it is reasonable to assume that a mortgage for the

subject property could be obtained at approximately 5%. The mortgage capital
service and the principal amount of a mortgage loan. The mortgage constant for
value ratio, the mortgage constant would theoretically account for 75%

capitalization rate.

For the 25% of anticipated equity, an equity capitalization rate is necessary. The
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ization
rate is commonly termed the mortgage constant, or the ratio between annual debt

a loan

at 5% interest, with a 20-year amortization period is 0.079. Assuming a 75% loan-to-

of the

capitalization rate for the equity portion of the investment is the ratio of the annual equity

dividend to the amount of total equity invested. The equity dividend rate may be
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generally measured by analysis of comparable sales and survey/opinion data from
market participants. Based upon this type of information, the appraiser has estimated a
current equity capitalization rate of 8.00%. With the above-cited data, a weighted

average for the overall capitalization rate may be calculated as follows:

Overall _ Percent x Debt Cap + Percent x Equity Cap
Rate Debt Rate Equity Rate
Ro = (.75 x 0.079) + (.25 X 0.08)

Ro 7.93%

(4) Another way of estimating a direct capitalization rate is by use of the Debt
Coverage Ratio (DCR), which is the ratio of net operating income to annual debt
service. The previously estimated NOI for the subject of $153,646 may be divided by
annual debt service of $95,028 {typical loan being 75% of the final value estimate of
$1,600,000 for 20 years at 5% renders a monthly payment of $7,919 x 12 = $95,028} to
produce a DCR of 1.62($153,646/$95,028).

The DCR (1.62) is then multiplied by the loan-to-value ratio (0.75) and the
mortgage constant (0.079) to produce a cap rate indication of 9.60%. Basically, this
procedure simply substitutes the extent by which the DCR exceeds “1" for the equity
side of the weighted debt/equity average that was previously employed. This is valid to

the extent that the DCR mirrors the equity requirements of market participants.
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(5) Below, the PwC Real Estate Investor Survey is found:

The PwC survey depicts a range of 4.00% to 9.00%, with an average of 6.03%
for regional mall properties in the 3" Quarter 2015.

A review of the results of the various methods of estimating capitalization rates is

summarized as follows:

From Publications

1 From Comparable Sales Data 9.00%
2 From EGIM 8.81%
3 From Mortgage/Equity 7.93%
4 From DCR 9.60%
5

4.00% to 9.00%, Avg. 6.03%

We have reviewed the above data and considered the relevance of each

indication in reconciling an overall rate for the application of direct capitalization in the
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subject valuation. Considering the range produced by our various applications, we lean
toward the indications from the sales comparable data and reconcile at 9.00%.

Summary of Direct Capitalization Approach - The $153,646 estimate of net

operating income is divided by the reconciled 9.00% capitalization rate to render a value
opinion via the direct capitalization method, of $1,707,178, which we round to
$1,700,000 “R".

Indicated Value by Income Approach: $1,700,000 — “As-Is”
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RECONCILIATION AND FINAL VALUE OPINION, “AS-IS”

The approaches to fee simple value give the following value indications:

Cost Approach Not Used
Sales Comparison Approach $1,500,000
Income Approach $1,700,000

The sales comparison approach is typically a good indicator because it is a very
direct and straightforward valuation methodology, and we have a number of comparable
sales with which to employ it. This approach has support, and is given weight in the
reconciliation analysis.

The income approach is also a good indicator of value as it converts anticipated
future benefits of property ownership into an estimate of present value. We researched
several comparable leases in the market and were able to make reliable assumptions
about anticipated cash flow for the property. For these reasons, we have placed weight
on this approach as well.

We reconcile at the value of the fee simple estate, as of the effective date, at
$1,600,000.

FINAL VALUE OPINION, “AS-1S”
ONE MILLION SIX HUNDRED THOUSAND DOLLARS
$1,600,000
Allocated as:
Land: $1,075,000
Improvements: $ 525,000
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10.

11.

12.

ASSUMPTIONS AND LIMITING CONDITIONS

This is an Appraisal Report, which is intended to comply with the reporting
requirements set forth under Standard Rule 2 of the Uniform Standards of
Professional Appraisal Practice for an Appraisal Report.

No responsibility is to be assumed for legal or title considerations. Title to the
property is assumed to be good and marketable unless otherwise stated in this
report.

The property is appraised free and clear of all liens and encumbrances unless
otherwise stated in this report.

Responsible ownership and competent property management are assumed unless
otherwise stated in this report.

The information furnished by others is believed to be reliable. However, no warranty
is given for its accuracy.

All engineering is assumed to be correct. Any 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 otherwise stated in this report.

It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless a nonconformity has been stated, defined, and
considered in this appraisal report.

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

Any sketch in this report may show approximate dimensions and is included to assist
the reader in visualizing the property. Maps and exhibits found in this report are
provided for reader reference purposes only. No guarantee as to accuracy is
expressed or implied.

It is assumed that the utilization of the land and improvements is within the

boundaries or property lines of the property descried and that there is no
encroachment or trespass unless otherwise stated in this report.
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13.

14.

15.

16.

17.

18.

ASSUMPTIONS AND LIMITING CONDITIONS — CONT'D.

The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste
and/or toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of substances such
as asbestos, urea-formaldehyde foam insulation, or other potentially hazardous
materials may affect the value of the property. The appraiser's 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 unless otherwise stated in this report. No responsibility
is assumed for any environmental conditions, or for any expertise or engineering
knowledge required to discover them. The appraiser's descriptions and resulting
comments are the result of the routine observations made during the appraisal
process.

Unless otherwise stated in this report, the subject property is appraised without a
specific compliance survey having been conducted to determine if the property is or
is not in conformance with the requirements of the Americans with Disabilities Act.
The presence of architectural and communications barriers that are - structural in
nature that would restrict access by disabled individuals may adversely affect the
property's value, marketability, or utility.

Any proposed improvements are assumed to be completed in a good workmanlike
manner in accordance with the submitted plans and specifications.

The distribution, if any, of the total valuation in this report between land and
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.

Possession of this report, or a 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 without the written consent of the appraiser, and in any
event, only with proper written qualification and only in its entirety.

Neither all nor any 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 prior written consent and approval of the
appraiser.
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10.

11.

12.

13.

14.

15.

16.

CERTIFICATION
We certify that, to the best of our knowledge and belief:
The statements of fact contained in this appraisal report are true and correct.

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

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

We have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

Our engagement in this assignment is not contingent upon developing or reporting predetermined results.

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

Our analyses, opinions, and conclusions were developed, and this report has been prepared in conformity
with the Uniform Standards of Professional Appraisal Practice.

We have made a personal inspection for the property that is the subject of this report.

No one provided significant professional assistance to the person(s) signing this certification other than duly
authorized employees of Brantley & Associates Real Estate Appraisal Corp., which includes: Bruce Black,
M.S., FL Cert Gen RZ 2714; David Singleton, MAI, MBA, FL Cert Gen RZ 3501 & AL Certified General Real
Property Appraiser G01003; John Price, B.S., FL Trainee RI23955 & AL Trainee Real Property Appraiser
T02003; Rosanna Banks, Clerical and Davis Allen, Clerical. Any Trainee contributing to this report has
contributed no more than 16 hours in the appraisal process.

This appraisal was not based on a requested minimum valuation, a specific valuation, or the approval of a
loan.

The reported analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Appraisal Institute’s Code of Professional Ethics and Standards of
Professional Appraisal Practice, which include the Uniform Standards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

As of the date of this report, R. Shawn Brantley, MAI, has completed the continuing education program of
the Appraisal Institute.

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

We certify, as the Appraiser(s), that we have completed all aspects of this valuation, including reconciling
our opinion of value, free of influence from the client, client's representatives, borrower, any other party to
the transaction, or anybody else on this planet.

We are competent to perform this assignment.

/2 /f (AP i‘*mﬁﬁ%_,”?‘q’ !
R. Shawn Brantley, MAI, CCIM Bruce A. Black, Associate
State-Certified General Appraiser State-Certified General Appraiser
Florida #RZ289 Florida #RZ2714
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MAI Designation: Commercial appraisal designation awarded in 1994, Member #10514
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#G00419) to appraise all types of real property.
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EXPERIENCE:

Over 30 Years of Experience: Owner/President of Brantley and Associates Real Estate Appraisal Corp.
from 2004 to present. Owner of Martin, Brantley & Associates, Inc. from 1997-2004. Owner/President of Brantley
Real Estate, Inc. from 1990-1996. Employed as Staff Appraiser with Presley Real Estate, Inc. from 1984-1989.

Court Experience: Have testified in proceedings pertaining to values and damages on more than 100
occasions, including order of takings for eminent domain, jury trials, divorce cases, partition suits, bankruptcy
matters, etc. Have qualified in County and Federal Courts.

Varied Experience: Experience includes appraisals in the following property types: Agricultural,
Apartments, Automotive dealerships, Banks, Borrow Pits, Cemeteries, Churches, Condemnation matters,
Condominiums, Convenience stores, Cropland, Dental facilities, Easements, Eminent domain matters, Extended
stay motels, Farms, Fast food facilities, Golf courses, Grain bins, Greenhouses, Hair salons, High-rise
condominiums, Homes up to over 9,000SF, Hotels, Industrial properties, Land tracts up to 422,000 acres,
Leasehold interests, Liquor stores, Manufacturing plants, Medical facilities, Mobile home parks, Motels, Night
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Rosa, Okaloosa, Walton, & Bay, and the Alabama counties of Baldwin, Mobile, and Escambia.

Other Experience: Employed by ETS (Educational Testing Service) as a test question writer & reviewer for
Florida's examination for the state certification of real estate appraisers. Selected by the Florida Dept. of Revenue
as participant in its bi-annual Florida Real Estate Value Survey. Selected by University of Florida, Institute of Food
& Agricultural Sciences, as participant in its bi-annual survey of North Florida Land Values. Have published
magazine articles relevant to real estate appraisal issues.

Partial List of Prior Clients:
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Law Firms: Balch & Bingham, LLP; Borowski & Duncan; Chase, Quinnell & Jackson; Clark,
Partington, Hart, Larry, Bond & Stackhouse; Greenburg, Traurig; Johnson, Green & Miller; Lindsay, Andrews &
Leonard; Litvak, Beasley, Wilson; Locklin, Jones & Saba; Lyons, Pipes & Cook; Moore, Hill & Westmoreland; Shell,
Fleming, Davis & Menge; Thompson, Garrett & Hines; Werre & Fitzgerald

Banks: Bank of America, BB&T, Hancock Bank, Centennial Bank, Coastal Bank & Trust, Compass
Bank, First American Bank, Regions Bank, SunTrust, Synovus, Wells Fargo.

Governmental Agencies & Political Subdivisions: City of Destin, City of Gulf Breeze, City of Milton,
City of Pensacola, Escambia County, Florida Dept. of Environmental Protection, Florida Dept. of Transportation,
Okaloosa County, Mobile County, Santa Rosa Bay Bridge Authority, Santa Rosa County, Santa Rosa County
School Board, U.S. Army Corps of Engineers, U.S. Department of Housing & Urban Development, U.S.
Department of Veterans Affairs.

Corporate Clients: Associates Relocation, American Cyanamid, Baptist Hospital, Baskerville-
Donovan, Inc., Blue Sky Timber, LLC, Chicago Title Insurance Co., CBRE, Coldwell Banker Relocation, Cushman
Wakefield, Education Credit Union, Elliot-Cooke & Co. CPA's, Equitable Relocation, Farm Credit, Figg Engineers,
Inc., General Electric Corp., Gulf Power Co, International Paper Corporation, Medical Center Clinic, P.A., Monsanto
Employees Credit Union, Moreland-Altobelli Assoc., Inc., Old Republic Title Insurance Co., Pace Water System,
Inc., Sacred Heart Hospital, Saltmarsh, Cleveland & Gund, CPA’s, Southern Farm Bureau Casualty Insurance Co,
Teachers Federal Credit Union.

EDUCATION:

M.S. Real Estate Appraisal, University of St. Thomas, St. Paul, Minnesota, 2007.
B.S., Finance & Investment Management, University of Alabama, Tuscaloosa, Alabama, 1984.

Over 1,000 classroom hours of specialized appraisal education specific to real estate appraisal:

COURSE DESCRIPTION DATE HOURS SPONSOR
USPAP 08/15 07 Appraisal Institute
Dimunition of Value and Severance Damaaes 05/15 02 American Society of Appraisers
USPAP Update and Core Law 10/14 7/3 Bert Rodaers
Review Theory - General 08/14 20 Appraisal Institute
USPAP Update 10/12 07 Bert Rodaers
Challenaina Assianments for Residential Appraisers 10/12 07 Bert Rodaers
Appraisal of 2-4 Family & Multi-Family Properties 10/12 07 Bert Rodaers
Foreclosure Basics for Appraisals 09/12 07 Bert Rodaers
Florida Laws & Reaulations 08/12 03 Bert Rodaers
Business Practices & Ethics 12/10 07 Appraisal Institute
Advanced Appraisal Review 06/10 17 Florida Department of Transportation
Supervisor and Trainee Appraiser 06/10 03 Florida Department of Transportation
USPAP Update and Core Law 06/10 7/3 Florida Department of Transportation
Aviation Valuation 01/09 02 Pensacola Reaional Airport
USPAP Update and Core Law 04/08 713 Florida Department of Transportation
Supervisor & Trainee Rules & Roles 04/08 03 Florida Department of Transportation
Advanced Appraisal Review 04/08 17 Florida Department of Transportation
Appraisal of Sovereian Submeraed Lands 03/08 06 Dept. of Environmental Protection
Valuation of Conservation Easements 01/08 31 Appraisal Institute
Usina the HP12C Calculator 11/06 07 Appraisal Institute
Appraisal of Nursina Facilities 11/06 07 Appraisal Institute
Analvzina Operating Expenses 11/06 07 Appraisal Institute
Market & Feasibility Analvsis 08/06 40 University of St. Thomas
National USPAP 04/06 07 McKissock
Florida Laws & Reaulations 04/06 03 McKissock
Advanced Appraisal Topics 01/06 40 University of St. Thomas
Business Practices & Ethics 12/05 08 Appraisal Institute
Statistical Analvsis for Appraisal 08/05 40 Universitv of St. Thomas
USPAP 10/04 07 McKissock
Leaal Issues in Valuation 08/04 40 Universitv of St. Thomas
Effective Communication 08/04 40 University of St. Thomas
Uniform Standards for Federal Land Aca. 03/04 16 Appraisal Institute
Timberland Appraisal Methods 02/04 12 Appraisal Institute
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EDUCATION (CONT'D)
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Effective Appraisal Writina
USPAP

Communicatina the Appraisal
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Exp. Review Trainina Proaram
Understanding Limited Appraisals
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QUALIFICATIONS AS AN APPRAISER
BRUCE A. BLACK

EDUCATION:

Bachelor of Science Degree, University of South Florida, Tampa, Florida, 1991, Major: Biology.

Master of Science Degree, University of North Florida, Jacksonville, Florida, 1996, Major: Health Science, Graduate
Certificate in Public Health.

Successful completion of the following courses and/or exams, which are specific to real estate appraisal:

COURSE DESCRIPTION DATE HOURS SPONSOR
Appraisal Course (AB-1) 1999 75 Florida RE Institute
RE Salesmen'’s Pre Licensing Course 1999 60 Florida RE Institute
RE Salesmen’s Post Licensing Course 1999 60 Florida RE Institute
Appraising the Appraisal 2000 23 RE Ed. Specialists
USPAP/Florida Law Update 2000 07 RE Ed. Specialists
USPAP/Florida Law Update 2002 10 McKissock
Appraisal Courses (AB 2 and AB 2b) 2002 45 Florida RE Institute
Effective Appraisal Writing 2003 07 Appraisal Institute
Appraisal Course (AB-3) 2003 60 RE Ed. Specialists
USPAP/Florida Law Update 2004 10 McKissock

Using HP12C Financial Calculator 2006 07 Appraisal Institute
1310 — Basic Income Capitalization 2006 39 Appraisal Institute
USPAP/Florida Law Update 2006 10 McKissock

11510 — Advanced Income Capitalization 2007 40 Appraisal Institute
400G - General Market Analysis and

Highest & Best Use 2007 30 Appraisal Institute
FL Sup/Trainee Roles & Relationships 2008 03 McKissock
USPAP/Florida Law Update 2008 10 McKissock

420 - Business Practices and Ethics 2008 08 Appraisal Institute
15 Hr. National USPAP 2008 15 Appraisal Institute
11530 — Advanced Sales Comparison and

Cost Approaches 2008 40 Appraisal Institute
11540 — Report Writing and Valuation Analysis 2009 40 Appraisal Institute
11550 — Advanced Applications 2009 40 Appraisal Institute
Business Practices and Ethics (New) 2010 08 Appraisal Institute
FL Sup/Trainee Roles & Relationships 2010 03 McKissock
USPAP/Florida Law Update 2010 10 McKissock

USPAP Update 2012 7 RE Ed. Specialists
Florida Law Update 2012 8 RE Ed. Specialists
Foreclosures and Short Sales 2012 7 RE Ed. Specialists
2-4 Family and Multifamily 2012 8 RE Ed. Specialists
USPAP Update 2014 7 RE Ed. Specialists
Florida Law Update 2014 8 RE Ed. Specialists
Unique and Complex Properties 2014 15 RE Ed. Specialists
EXPERIENCE:

Employed by Brantley & Associates Real Estate Appraisal Corp. (formerly Martin, Brantley & Associates, Inc.) as
an Appraiser from 1999 to present.

Employed as a Scientist Il with Columbia Analytical Services, Inc. of Jacksonville, Florida from May 1998 to August
1999.

Employed as a Laboratory Technician with St. Johns County Utility Department of St. Augustine, Florida from
March 1995 to May 1998.

AFFILIATIONS:
State-Certified General Real Estate Appraiser
State of Florida, #RZ2714

SCOPE OF CLIENTS (Brantley & Associates): Bank of America, Coastal Bank & Trust, BBVA/Compass Bank,
Charter Bank, Wachovia/Wells Fargo Bank, Regions Bank, SunTrust Bank, Whitney/Hancock Bank, Florida
Department of Transportation, area attorneys, individuals, accountants and estates.
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ADDENDA
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GENERAL AREA ANALYSIS

The Pensacola Metropolitan Statistical Area (MSA) consists of the two westernmost counties in
Northwest Florida, Escambia and Santa Rosa. The MSA contains the cities of Pensacola, Milton and
Gulf Breeze, and the towns of Century and Jay. The counties are situated along the Gulf of Mexico and
the Intracoastal Waterway in the area dubbed as “The Western Gate to the Sunshine State”. Pensacola
itself is known as the City of Five Flags. The area is strategically placed between various large southern
cities. It is located approximately 60 miles from Mobile, Alabama; 200 miles from New Orleans,
Louisiana; 200 miles from Tallahassee, Florida; and 325 miles from Atlanta, Georgia. Escambia County
has approximately 661 square miles with Santa Rosa County encompassing 1,024 square miles. There
is an additional 100 square miles of water area within the county boundaries. A delineation of the

boundaries is shown on the map below:
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There are four forces that have significant influence on property values in the region. They are
listed as follows:
ECONOMIC FORCES
SOCIAL FORCES
GOVERNMENTAL FORCES
ENVIRONMENTAL FORCES

The interaction of these forces influences the value of real property in the market. The regional

analysis is presented with these factors in mind.

ECONOMIC FORCES: The analysis of economic trends will be confined to the local economy as

most applicable to the subject of the appraisal. This category will evaluate trends in employment and
housing trends within the MSA.

Employment: Pensacola's regional economy continues to rely heavily upon governmental
expenditures, which are primarily military. However, tourism, industry, health care and education make
up the majority of its workforce and economy. At the present time, 32 percent of the workforce in the
area work in business, science, and the arts, 22 percent work in the service industry, 27 percent work in
sales, 9 percent work in construction and maintenance, and 10 percent work in production and
transportation of goods. In an effort to diversify the past/existing labor trend, local government has
intensified their efforts in securing new industry to the area. This effort commenced in the late 1980s and
continues through the present time.

Military personnel have had a profound effect upon the area’s economy. Escambia and Santa
Rosa Counties are host to numerous military installations including Naval Air Station Pensacola, Saufley
Field, Corry Stations and NAS Whiting Field. Known as the “Cradle of Naval Aviation”, Naval Air Station
Pensacola serves as the launching point for the flight training of every Naval Aviator, Naval Flight Officer
(NFO), and enlisted air crewman. In addition, approximately 32,000 aviation personnel in aeronautical
technical phases of naval operations are trained here. The Pensacola Naval Complex in Escambia and
Santa Rosa counties employs more than 16,000 military and 7,400 civilian support personnel.

The majority of naval activities in the area are concentrated on the west side of the metropolitan
area. The largest base is NAS Pensacola, which is located southwest of Pensacola’s central business
district at the entrance to Pensacola Bay. Additional military facilities include Eglin Air Force Base and
Hurlburt Field. These facilities are located mostly in Okaloosa County but do provide economic impact to

Santa Rosa County, and to a lesser extent, Escambia County.
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Thirty-five percent of Northwest Florida’s economy is related to the military. This military-oriented
community provides an economic impact of more than $7.8 billion a year. The financial impact of the
military is approximately 20% of the total economic base, which is why it is often referred to as the ‘cradle
of naval aviation’ and is forever recognized as a military-friendly community. Completed in 2010 was a
$46 million construction project for training facilities for the Air Force at NAS Pensacola. Another project
recently completed involved renovating a historical building on base and converting it to base
headquarters.

Whiting Field near Milton provides primary and intermediate flight training for the U.S. Navy. One
in every six hours of flying time for the Navy across the globe is flown from there. Santa Rosa County, in
partnership with the Navy, The Nature Conservancy, the Florida Division of Forestry and others, has
acquired or otherwise protected more than 20,000 acres from encroachment around Whiting Field and its

six nearby landing fields. This partnership is known throughout the Navy as the ‘Santa Rosa Model'.
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Other major employers in the region include:

118

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORP.




119

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORP.




These employers represent a broad base of industries.
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A significant number of jobs in the service sector are provided by the health care industry.
Pensacola is a regional center for medical care in Northwest Florida and South Alabama, offering
specialized health care services for people in a wide multi-state area. The three regional hospitals
include Baptist Hospital, Sacred Heart Hospital, and West Florida Hospital. The three centers have a
total of 1,489 beds and feature a variety of medical specialties for the Southeast region.

The following table provides a summary of job sources in the Standard Metro area:

Description 2014 % Growth 2012 EPW
Johs

Agriculture, natural resources, and mining 6,441 6% 520,363
Construction 12,442 0% 240,381
Education and health services 34,089 2% 543,197
Financial activities , 20,511 2% £38,158
Government .66 40,762 560,516
Information \ 3,273 553,022
Leisure and hospitality , 23,081 817,810
Manufacturing , 5,870 ; 565,880
Other services " 14,393 519,320

Professional and business services , 27,837 538,840

Trade, transportation, and utilities 34 154 34,370 £35,687

Total 220,697 223179 541,097
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Unemployment: The unemployment rates for the area is as follows:

As you can see in the following graphs these rates have been steadily decreasing since the peak

of unemployment in 2010:
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Housing: Both counties offer a wide variety of housing options ranging from affordable to luxury,
waterfront, secluded, or suburban residence. Growth within the housing market had been rapid in the
past, and from 2004 to late 2005 it accelerated considerably due to housing shortages created by recent
hurricanes. There was a great demand for residential property in the general market, and from 2004
through the third quarter of 2005, real estate values were rapidly increasing, and most land deals went
down with multiple developers in the hunt.

Conversely, in late 2005, the demand for residential homes (single-family homes, townhomes,
condominiums, etc.) began to take a downward turn. This has been attributed to several factors.
Initially, recent hurricanes, and the extensive damage they produced, caused construction costs and
insurance premiums to rise exponentially. This also created in the general public an awareness of the
vulnerability of this hurricane prone area. Local Realtors subsequently began reporting a downward
trend in residential sales.

The following chart summarizes the housing market in Escambia and Santa Rosa Counties since
January 2012:

Year I-_ri(;iild Mé);ter!y Avg List$ | Avg Sale$ | Avg DOM | 9% Sold/List
2010 9,261 772 $168,762 $159,597 149 94.57%
2011 7,650 638 $176,353 $165,975 175 94.12%
2012 7,748 646 $175,236 $166,416 165 95.97%
2013 9,459 788 $179,332 $172,373 133 96.12%
2014 10,034 836 $180,816 $174,073 104 96.27%

From the presented information, we see that the average sale price has slowly ticked upward

since 2010 and the average DOM has declined. We also see more monthly sales since 2010.
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SOCIAL _FORCES: This category is primarily concerned with population characteristics and

demographics. A study of an area's population characteristics produces much information about the

basic demand for real estate in that market. Following is regional data pertinent to that topic.

Population:
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GOVERNMENTAL FORCES: This category addresses state and local government forces within

the regional area.

Type of Government: Santa Rosa and Escambia Counties are governed by, a board of

commissioners. Specified districts with some “at large” seats elect the commissioners. The board in turn
appoints a county manager who oversees the day-to-day operations of the respective governments.

Building Codes/Zoning: The various cities of Pensacola, Gulf Breeze and Milton and the Santa

Rosa and Escambia County governments all operate separate planning and zoning departments. The
various departments are responsible for establishing and enforcing land use regulations. These

departments are extremely helpful in deciphering land use regulations.
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The City of Pensacola, Escambia County, the City of Milton, and Santa Rosa County also operate
separate building inspection departments. This office is responsible for enforcing codes for building,
electrical, mechanical, plumbing, and gas installations.

The state of Florida has certain requirements before new development can take place. Under
Florida’s concurrency laws, an area must have adequate public facilities before new development may
occur. All comprehensive plans across the state must include concurrency for roads, sanitary sewer,
solid waste, drainage, potable water, parks and recreation, and mass transit, where applicable.

Law Enforcement/Fire Department: Escambia County and Santa Rosa County Sheriff

Departments within the MSA and the respective City Police Departments provide adequate law
enforcement within the immediate market area. Fire departments are staffed by volunteers in the County
and paid employees in the City.

Utilities: Northwest Florida is served with electrical power by Gulf Power Company, which owns
three modern generating stations. The Bell South Telephone Company provides telephone service
throughout the MSA. The Emerald Coast Utilities Authority supplies water and sanitary sewage disposal
service to Escambia County. It also disposes of trash within the unincorporated area of the County with
Sanitation Services of Pensacola having jurisdiction within the city limits. Natural gas is available for
most areas by Energy Services of Pensacola. South Santa Rosa Utility supplies the city of Gulf Breeze
with water and sewer service. Natural gas is also available in Gulf Breeze through the Gulf Breeze
Natural Gas Department. The Public Works Department of Milton provides natural gas, sanitation, and
water for the areas of Milton, East Milton, and Pace.

Transportation: Federal Highway Interstate 10 runs through the MSA in its course from Los
Angeles, California to Jacksonville, Florida. Additionally, the MSA is dissected by an ample variety of
State, County and local roads, providing access throughout the area. The Pensacola Regional Airport is
a commercial airport served by American Eagle, Continental Airlines, Delta Airlines, Northwest Airlink,
and US Airways with an average total of 90 flights per day. The City of Pensacola operates the Port of
Pensacola, which can accommodate ocean-going vessels with drafts up to 33 feet.

Taxes: The State of Florida has no personal income tax. Additionally, there is no sales tax on
food, medicine, packaging, boiler fuels or inventories. Sales taxes targeted toward tourism (retail sales,
rentals, transient living accommodations) comprise 65% to 70% of Florida's tax revenue. There is a
corporate state income tax of 5.5%. Ad valorem taxes are levied on property throughout the county to
provide operating revenue to local government. Escambia County sales tax is at $0.075 on the dollar
and Santa Rosa County is subject to $0.065 on the dollar.

ENVIRONMENTAL FORCES: Environmental forces relate to the characteristics of a property's

geographic location.
Climate: The MSA is located in a generally warm climate, typical of the region along the upper
Gulf Coast. The average temperature in January is 52 degrees and in July is 83 degrees. High winds,

tropical storms or hurricanes have occurred in late summer and in early fall.
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Topography/Soil: The MSA is located on the Gulf Coastal Plain, which generally consists of level

and flat land. The soils are mostly of the sandy loam nature and are generally well suited for buildings,
roads and other common urban improvements.

Recreation: A wide variety of cultural activities such as music, art, theatrical productions and
dance are located in the area. Canoeing, boating, hunting, fishing and other outdoor sporting activities
are popular throughout the MSA. Several popular state and national parks are located in the MSA:
Blackwater River State Park, Big Lagoon State Park, and the Gulf Islands National Seashore Park, which
contains Fort Pickens. It is home to the Pensacola Ice Flyers, who began playing in the 2009-2010
season as a member of the Southern Professional Hockey League. The team plays their home games in
the Pensacola Civic Center. The MSA is also home to the Pensacola Blue Wahoos, who began their 1st
season in 2012 as an AA minor league baseball team affiliated with the Cincinnati Reds. The Blue
Wahoos currently play their games at the Pensacola Blue Wahoos Stadium at the Community Maritime
Park.

Transportation: Escambia and Santa Rosa Counties are located along a sheltered 12-foot draft
barge route, which runs from Brownsville, Texas to Apalachicola, Florida. Amtrak and CSX
Transportation provide rail service to and from Pensacola. Greyhound Lines, Inc. provides bus service to
and from the Pensacola MSA.

Regional Resources: Agriculture has continued to be a major contribution to the economy. It

remains one of the prime resources of the area for row crop and tree farming. There are also extensive
petroleum deposits offshore in the Gulf of Mexico. However, at the current time, only exploratory drilling
has been permitted. The future impact of this resource is questionable as the prospect of full production
drilling is vehemently opposed by environmentalists and local and state government.

Perhaps one of the most recognized resources of the Pensacola MSA are the sparkling white
sandy beaches, which extend from Mobile Bay to peninsular Florida. The beaches in the Pensacola area
are a major tourist attraction.

The skepticism of state officials on the issue of offshore drilling was justified by BP’s oil spill in the
Gulf of Mexico. The crisis started when an offshore oilrig exploded and sank in the gulf on April 20,
2010. The incident ruptured the oil well and caused a blowout, or an uncontrollable spill. The well
spewed millions of gallons of crude oil into the Gulf of Mexico. The environmental and economical
repercussions of this spill were immense and continue to be seen to a lesser degree. The oil spill
caused the federal government to declare a fisheries disaster for neighboring states, but Northwest
Florida escape the worst of the effects. However, the area did see dead dolphins, fish, birds, and turtles
wash up on the beaches. The realization that the oil slick could have made landfall in Pensacola
reminded residents how important the beaches and waterways of the Pensacola MSA are to the
economy.

Hurricanes: As Florida endures the majority of Atlantic hurricane landfalls, with statistics

identifying Pensacola as having a 1 in 8 chance of being the target, hurricane damage and their
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repercussions are major concerns for the Pensacola MSA. As described earlier in the Housing section,
Hurricane Ivan was the initial onset of the current market decline for the Pensacola MSA.

The Atlantic hurricane season extends from June to November. Within the past twelve years the
Pensacola MSA has encountered six damaging and even deadly hurricanes, among multiple tropical

depressions, tropical storms, and minor hurricanes. Following is a table briefly describing each:

MAJOR HURRICANES IN PENSACOLA MSA
Name ERIN OPAL GEORGES IVAN DENNIS KATRINA
Date August-95 October-95 September-98 | September-04 July-05 August-05
Landfall Pensacola, FL | Gulf Breeze, FL Biloxi, MS Gulf Shores, AL | Pensacola, FL | New Orleans, LA
Category 1 3 2 3 3 3
Winds 99 mph 116 mph 104 mph 120 mph 120 mph 175 mph
Area Storm-
Related Deaths None None None 18 5 1,836
Total U.S. Loss $700 Million $5.2 Million $2.96 Billion | $12 - $14 Billion | $1.8 Billion $84 Billion

These storms, along with several other 2004-2005 Florida hurricanes, created in the general
public an awareness of the vulnerability of this hurricane prone area. Due to these natural disasters
frequently targeting the Escambia and Santa Rosa County areas, multiple hurricane shelters, evacuation
planning guides and assistance programs, have been formed to support local residents in preparing for
and dealing the outcomes of these storms. There has been no detrimental hurricanes impact the area
since Hurricane Katrina in August 2005.

SUMMARY: The Pensacola MSA remains an evolving metropolitan area, traditionally dependent
on tourism and an extensive military presence. The intensification of efforts to secure other industries
shows the willingness of local government officials and community leaders to achieve a diversified
economy. The MSA also has natural resources, affordable housing, and a growing, young workforce, all
of which provide a good foundation for future growth. We conclude that the MSA is an economically
viable environment with demand levels for affordable housing within this general area sufficient for an

operative market, but clearly slower than we have historically seen.
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SUBJECT DATA
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“Just (Market) Value” - This is the value by the Property Appraiser for ad
valorem purposes. This value does not represent anticipated sslling price.

Extra Features Data

Description Number of Ttems Units Year Extra Feature Value
PAVEMENT 1 126,000 SF 1994 $157,500
FLOOD LIGHT, LIGHTS 1 13T 1994 56,500
FENGE - GHAIN LINK & 1 1,050 LF 1994 $2,100
LIGHT POLE 1 10 uT 1994 55,000
Land Information
Item Land Code Description Zoning Frontage Depth Unit Type Land Units Land value
1 001400 SUPERMARKT HCD o o 391169 SF £860,571
Sale Information
Multi-Parcel Sale  Sale Date | Sale Price Instrument Deed Book | Deed Page | Sale Qualification | Vacant or Improved Grantor Grantee
Ho 05-08-2007 5100 SPECIAL WARANTY 2738 1275 Unqualified Improved GUNDLACH WILLIAM TRUSTEE (85.92% INT) MILTON LLC
Ho 05-08-2007 s 100 SPECIAL WARANTY 2738 1266 Unqualified Improvad GUNDLACH WILLIAM IIT & JON ERIK CO-TRUSTEES MILTON LLC
Ho 12-31-2008 s 100 Quit Claim Deed 2650 1926 Unqualified Improved AMOS PAUL S & MARY JEAN MILTON ASSOCIATES S G ING
no 12-01-1994 £ 365,100 Warranty Deed 1249 288 Unqualified Improved MILTON ASSOCIATES S G ING GUNDLACH WILLIAM II1 & JON ERIK TRUSTEES
o 12-01-1994 | § 2,234,000 Warranty Deed 1445 383 Unqualified Improved MILTON ASSOCIATES S C INC GUNDLACH WILLIAM TRUSTEE 85.92% INT
tia 06-01-1983 | $ 290,000 Warranty Deed 1358 300 Ungualified Improved
ta 05-01-1992 100 PERSONAL REP 1358 298 Ungualified Vacant
Ho 05-01-1993 | $ 813,700 Warranty Deed 1358 296 Unqualified Vacant
Previous Parcel Next Parc Field Definitions Return to Main Search Santa Rosa Home

ion

Sales In Subdivision
The Santa Rosa County Property Appraisar's Office makes every effort to produce the most accurate possible. o # d or implied, are provided for the data herein, its use or interpratation. The Senior Exemption Does Hot Apply
to All Taxing Authorities. Just (Market) Value is established by the Property Appraiser for ad valoram tax purposes. It does not represent anticipated selling price. Working values are subject to change. Websits Updated: March 14, 2016

© 2011 bv the County of Santa Resa. FL | Website desien by opublic net
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File # 200726726, OR BK 2738 Page 1275, Recorded 06/08/2007 at 10:27 &M, Doc D
50.70 Mary M. Johnson, Clerk Santa Rosa County, Florida Deputy Clerk RA
Trans # 360223

b

THIS INSTRUMENT PREPARED BY
AND RETURN TO:

William Gundlach, Esquire

2780 East Oakland Park Boulevard
Fort Lauderdale, Florida 33306

Parcel ID No. 08IN28-0000-02003-0000

THIS INDENTURE made this &£ iﬁay of , 2007, by WILLIAM
GUNDLACH, Trustee, under Trust Agreement of July-28, 19¢9, having a post office address
of 2780 E. Qakland Park Blvd., Ft. Lauderdale, FL. 33306, herein&fter referred to as the
“(rantor,” and

MILTON, LLC, a Florida limited liability company, whose address is 2780 E. Oakland Park
Blvd., Ft. Lauderdale, FL. 33306, hereinafter called the “Grantee,™

WITNESSETH: That said Grantor, for and in consideration of the sum of TEN
DOLLARS ($10.00) and other good and valuable consideration to said Grantor in hand paid by
said Grantee, the receipt whereby is hereby acknowledged, has granted, bargained and sold to the
said Grantee and Grantee’s successors and assigns forever, an undivided 85.92% interest as
tenant in common, in the following described premises, situate, lying and being in Santa Rosa
County, Florida, to-wit:

See Exhibit “A™ attached hereto and by this reference made a part hereof.

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

This conveyance is subject to:
Taxes for the Year 2007 and subsequent years, zoning and other restrictions and
prohibitions imposed by governmental authority and easements, restrictions and reservations of

record not coupled with a right of reverter and taxes for the current vear.

That certain Lease, the short form of which is recorded in Official Records Book 1419 at
Page 233 of the Public Records of Santa Rosa County, Florida

TO HAVE AND TO HOLD the same in fee simple unto the Grantee, its successors and
assigns forever.

AND the said Grantor hereby covenant with said Grantee that he is lawiully seized of said

pund-gend ped  DTREHOT
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OFR BE 2738 PG 1276

premises in fee simple; that he has good right and lawful authority to sell and convey said premises; and
that he hereby fully warrants the title to said premises and will defend the same against the lawful claims
of all persons claiming by, through and under Grantor, and no others.

IN WITNESS WHEREOF, Grantor has hereunto set Grantors' hand and seal the day
and year first above written,

JULY 28, 1969 TRUST-AGREEMENT

Sign Name? ] ﬂ'l- /CK"‘-WKBy:
Carolyn M. Swanson

Print Name:

e

Print Name: Edna Lockhart

.

Trustee

STATE OF FLORIDA
Jss.:
COUNTY OF BROWARD ]

[ HEREBY CERTIFY that on this day before me, an officer duly qualified to take
acknowledgments, personally appeared WILLIAM GUNDLACH, Trustee of the July 28,
1969 Trust Apreement, personally known and known to be the person described in and who
executed the foregoing instrument and acknowledged before me that he executed the same on
behalf of the Trust, for the purposes therein expressed.

y A
TWESS my hand and official seal in the County and State last aforesaid this 'ﬁay
of . 2007,

i &18057
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Exhibie =p~

::: that lot, tract or parcel of land Situate, lying ang being in
Ro

tion 8 Township 1 North Range 28 Wege Santa pos t
Tlorida and being more patticulzglr dolertsod as !ollzwsfun v

COMMENCE at the Southeast cornep of Section g, Township 1 Worth
Range 28 West, Santa Rosa County, Plorida; thence go nguth T
degrees 58 minutes 14 seconds west along the South line ot
Bectlion § a distance of 2651.03 foot to the Southwest corner of
the Southeast Quarter of Bection §; thence 9§90 North 00 degrees 38
minutes 13 Seconds Wost along the zast line of 4 Parcel described
:glgi.' Book 606 at Page 604 4 distance of 703.82 feet ¢

degrees 51 minutes 47 #econds East g distance of 243
tgo?c; :o South 30 degrecs 30 ainutes 00 Saconds Zast a
-] 49,
East a distance of 367.50 fout to a point of Curvature; thencs go
along a curve te the right having g radius of 74,80 feet, an arg
distance of 117.6% fest, (Delta = 90 degress 09 minutes 33
Seconds, Chord = 103,93 test, Chord Bearing = South 63 degrees 23
minutes 49 seconds East) to a point of tangency,; thence su South
§ degrees 3] minutes 08 Saconds Bast 4 distance of 400,00 faut;
nce go South 64 degrees 21 minutes 08 seconds East 4 distance
of 128.32 fest; thence go South 1% degrees 21 minutes 08 seconds
East a distance of 115.30 feet to the curved Northerly right-of-
way line of y.3, Highway %0 (150 foot pi ht-of-way), thance ?n
Bterly along the aforesald cyrved Norther) right-of-way 1ine
ing concave na:thw-atorly and having a radius of 2764.953 faat
(Delta = 3¢ degrees 1o minutes g} Seconds, Chord = 968.19% foet,
Chord Bearing = South 69 degrees 38 minutes 29 Seconds West)
along the arc of sald curv right-of-way 1ine a distance of
973.20 feet; thence go North 10 degrean §7 minutes 1) seconds
West & distance of § 8.28 feet; thence go Bouth 89 degraes 21
minutes 47 seconds West a distance of ) 0.00 feot to the point of
9inning. The above described parcel of land is situated in

Section 4§, Township 1 North, Range 28 West, Santa Rosa County,
Florida, and contains 18,39 acras,

LESS AND EXCEPT;

All that lot, tract or parcel of land situate, lying and beling in
Section 8, Township 1 North, Range 29 West, Santa Ross County,
Florida and being more Particularly described ag followa:

COMMENCE at the Southeast cornar of Section 8, Township 1 North,
Range 28 Wost, Santa Rosa County, Florida; thence go south a8
degrees s5g Nlnutes 14 Seconds West along the Seuth line of
Section 8 4 distance of 2651.0) faet to the Southwest corner of
the Southeast Quarter of Section 81 thence go North 00 degrees 3s
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Page 604 .:Ef :fmz."fefga'g
01 feet
to the curved Ihrth-rlr right-of-wy ¥ ¢ 8. X !hua
foot rf t-of-way), th-nctigu lorthz;l er1y ales: ML !;3::'1’°

Minutes 13 Seconds West 5 distance
of 135,50 feet; thence o Morth 7¢ degrees 33 minutes 47 :-cu::t
RBast g distance of 108.27 feet; thence Bouth 3¢ degrees 3p
Rinutes 00 3%conds Past 4 distance of :i?nt feet; thence North

degrees I: Binutes 39 Seconde Bast 4 dist.

t Int of beg: ing.

above describeq Parcel of lapd is |ltuat|dpfn s-ctlnnglnn ’

Township rth, Range 28 West, Santa Rosa County, Florida, ang
contaling 9,53 acras,

TOGETHER with an undivideg interest as tenant~in~comman in and to thar certain
Lease dategd February 22, 1993, as amended May 18, 1993, PeTtaining to the
dbove-described Property, a Hemorandum of sald Lease wag recorded on May 3], 1994,
in 0.R. Baok 1419, page 233, public records of Saneg Rosa County, Florida,
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Pofuenbos, A H70 _FILES 9470TSs
ROD: GEGQ A 1894 @ 1z:50 PM
OTATE OF FLORIDR DECLARAYION OF RIGHTS,
COlTE OF SANTA ROSA nlﬂﬂ!{:!lm AND EASEMENTS

THIE DRCLAHATION OF RIGHWE, REATRICTIONE AND EASENENTH im
Bade aid sntormd inty kBIS 1ot day Of Doucabor, 1954, by MTLIUN
ASEQCIATER 8,C., INC. {*Daclarant®}, an Alabshia cosparation with
1tm principel office at 753 Zast Glenn lvenus, Aibiien,; Klabdwa
36830, in Zavor of Ltself, its succasgorw and amaigas, and the
prasant lefitwen of the Shopping Centar Yaveal described in .
Exhibdt "x0, ) -

RECTONE:

Daclazrant ia the fow simple ownex of those Asrtain tracts of
land comtaining approximately 18,350 scres, Located in saonion B,
Townsbip 1 Forth, Range 20 Weat an U8, Hw¥y. ¥0 fn Sants Resa
County, Flaride, being move pertieylezly dusceided ne the Bhop-
Plag Comter Parcel in Exhibit "A" atteched herato {collectively
the “ghopping Center Parcel'). part of tha shopping Center fx
lensed o Bruna's, Ina., &n AlADEWA corpexaticn (tha “Brano'e
Parcel®) and pmeb do the Rmart Corporstion (bhe "Hmare Parcelv)
{the Bruno's Parcwl and the Kuart Parcel ara scmabises harednaf-

. ter referred to s & "Paroal¥) 88 Shown on the sits plan atteched
Wezato as Exhibit “B* [the “Bite Plan"), _

Deolaxvant desices ta provide for cugtain reuiproaal rightwm,
“ssements and restrictions affecting tho shopping Centsr Farcel '
ar lwrainafimn mot forkh, ' .,

DECIARNIION:

WHEREFORE, for the banefits inuring to Declagant, Rruao’s,
fng., tha Inart Corporatiom snd all who whell hold, owm or pompy
8}l or any pert of the Bhopping Conter Paroel by, threngh, of
undez poplerant, Bsuna's, Inv., or Emart Corporation,; Dsoiarant
hoxiby fapoges and pisose the followlng rewtrictions and ense~
monts upon tha Shopping Cunter Parcel, ressrving unto itesl? and
fuch future granteas andt groznd lssvems rertain rights and
privileges, all em more particularly sst forth in this Declaza~
tioni

1 s
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Packing areas, drivaways, and acosss roade snd other cowmon arang
located en thy respectiva Onner's Parocel., Cach respective Ownox,
ox lem=un, shall have the non-sxslauive »ight, privilege, snes=
" ment and licenww ovar the Ehopping Lantmr Farcel to pwrform wuch
obilgntlons,

{®} Ths tenant under thn Rearkt Leasa and it subten~
anze and sgsdgns (all of whom &re hevelcafter veferved tu N the
"tennnt undar the Kmart Lease") shall have the non-sxolusive
right to use the Common Faoilities on the Fumeh Parcel for
outdonr shovs, entertainiwnt or suvh other uees which in said
tenant's Indgront tend to sttrack the public, but, in such svent,
fenant shall givw tha Ownor of the Ruart Fareel and the store
aEnager of the Rruno's etoxe five (5) doys® prior wrltten notiei-~
cation of such intended usw and on request pupply the Ownexr with
Toasonable proof of adegnats insursnce oxr Indsanlficatién mgoinek
damage to propacty, injucies to Peracns and lows of life sus-
tained in commection therawith, In additlon. the tenant gnder
Han et Leaws anall ba rusponsible for wny phyziorl dunige o
the Comuon Araes on the Emext Pexcel resnlting from eald ude. In.
na ovent, howewez, will the tenand upbor tha Kaext Ledse ontah-
itsh any such eutdoor phow, sntertainment or othes public attrac-
tion within 200 fest of the froae deox of tha supsemarked located
#n-the Dyune's Parcel.

{£) The tenant ‘Imdu the Rpart Less may, At Ltq own
Srpansa, from t4me to time sxpand (ts bullding to the sast side
o maite such alteyations, edditiens or shanges, structural op
aetharwise, {n 2ol to it bullding ag 1t may deem necesgary oz
muitabler providad, howaver, sald tenant shall obetsin the owner
0f the Xmart Pazcel’s pelor uritten conment as rogulzed by the
®iaxt Leaas mpd no such expansion ahall cause the gversil pazking
Pabis we the Shopplng Canter Parmel to Ba Inse than the Parking
standetd ser forth in Paragreph 2 holow or vasult In the oypan~
8ion ouk of the fromt wall of the building on the Kmast Pareel.

(g} Ezaept a2 exprassly provided herein or as shown on
tha 8ite Plan, there will be no buildings or other struorasas
copatracted on the Zhoppliag Senter Pargel without tha prior
wzitton cenment of Brune's and EKmart.

2.  Paxkiog Stepdard:s A ratlo of parking spaces of not
lans than £ive (5.0) full sized automchile parking UpaCGs par one
chanssnd (2,000) square fest of qrogy bullding axes whall be
aalntained on the Bhopping Contex Parvel. In the svant Poclarant
melin or griund lease any Parosl, sach Owoer or Ground LaSose nf
Woch Parcel shall comply with the foregoing restxiction on the
PEzcnl awned by it. For purposss of thia paregcoaph, "groau
baiiQing aran™ shall sedn the botnl floor aras designed for
Tanpnt or Ownex oCoupancy, including basements, mezzanlnen and
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L ar Qommon Azrean) (1) The okniere of fean
minple vitle any PFaroel ("Ounese™), their tenanks, BubtrnNnta
Concassionalires and liconawes, and thaiz Tenpsttive cdficors,
SHRLOYeAN, 2gents, customers and invitosn, shall have bhs non-
wxelusive Tight, privilege, sasesent and license 0 uee ail of
the vehicuwlar =oadvays, ontcances and eivs, sidawalke srid cthey
facilition denignated gor CONmOn Use -lovated from time £0 time on
the Bliopping Centey Parcel ("Common Facilities"), fox the PUTPORE
for which such Common Fecilities are designad, withgut payment of
any fee ov other sherge baing mads thersfor, sebiect td the right
ef any Comer to relocate any much Comgon Fecilitiss located on
1% Parcel fzom time to timey provided, howsver, that no changes
shall b made in the Common Faeilltiws that deprive any Patesi |
frem rasaonably divect two-way acoeas to snd Leoe each it tince
inte ghe Adopping Center Parcel DAY A paved roadway,

(b} The Ownere of any portion nf the Bxuno's Parcel or

tha Esart Parcel, thels tenants, subtenante, etncessiopsizaw wrd

laanaesw, snd their Zeupactiva piLie, agents, tuntomers and
inviteas, shall haes the nen-gxzleslve right, vrivilage; cissmant
a3l licepge o use the pariing speces loeated from time *o time
on the fhopping Center Parael 20y the purposs far which they ave
intundad without payment of anv few or othey chérge Daing made
thexefor. Notwitdstanding the faragolng, tragtor-trallerd apd
sisller sized brocke shall PAgk only &n &he Tear of the bulldings
loumtad on the Shnpping Centms Pnreel. .

(=} Rotwlihsearding anything herein to the CUNTEREY

| the umer of the applivabie portion af the mhopping Cantsr Parasl

WLLL maintain snd Slimminats ingress and agress facilizdes tg the
adjoining publie strevts and hMohweys in the mmber and subitan-~
tLR1IY In the Locations and in the ilayept: gopicted on Exhibit
"By and the perking and mervics Ares baliind thoe shopping Centar
Tsprovenants aw so depscted, subjert to unavaldsble temporary
clagings or tempoxary relocations neceesitated by pubide authoxi-
P, ®o avold a public dediengion, o by or other olyommebancay
bayond thu applinable Owner's oontrol. Fotwithotanding anything
¥ The contracy hexedn, without the Writtan wonpent of Xaact:
Corperstion {("Rmart") and Bruno'm, Ine. {"Brunce") no changes
Hhall be made 1n the entrances or axits to the Shopping danter
Fuzcel, the sarvice drive behind cha Hhopping Canter Inprevesants
o2 the Retsntiom Fonds {ag hereinafier dofined}.

{2) ALl bnileivge and othex isprovements locatad on
the shepping Centor Psrcel shall e kept in good opdax, condieion
End repaly by ehe FURpROLiva Owners or Lemsses 8t all times. In
Eddi2ion, sueh Dwneze ox laseeos whall maintain and Xeef tha
devalopad areas In a olean and ordezly condition, inesluding but
nok limited ke the pullding, izprovements; grass, landsceping,

R
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Uppex floorsm, If any, that ars used for sules Arsas, exprossed in
Bauuxm Eent, 4nd measurad Zrea tfix center line of jaint parti-
blons and exteriors of putside walls, Mot wlthstunding the
forsgoing neither the garden #hIp arem of the building on the
Foart Parenl nox any outdoor seles SI9A on the Knavt Poctul shall
ko included in the grosa Yailding arca for purposen of this
¥eation xalating to perking standard. Nok lase thmn 730, fall~
sisad automobile parking spsces shall bs meintalned on the
fhopping Contex Yarcel, The perking spaces for theSein
Farcal zhall bo not lsss than twe huadred fozey

Hpscow and the paxiing spaces fEraba Xeart Pars ba not
lany whan four humived ninat: ing spacs
3. Mo BeppiegEm: Ko ba fancaE, OF other obetyua~

tions mball be wrepted wo ag to impeda or intarfeze In any way
MAER the froe flow of vehicular wud padsstrisn traffic batween
Ehama portions of tha Shopplng Canter artal fzom tima to
to- parking, pedeatyian Aaraed o vehicaler rosdwnys, o
ANF mannur rentrict or (ntacfere with tha fall FAd Sompiete
uEY And enjoyment DY any of, thw pazrties doscgibed in Foragraph I
o the xights end easemsntn cxeatsd by Paragtaph 1. Horwith-

' stending Ehe fopegoing, sach Owner may, froe time to time,
,emporacily fence off portions of its Parcel for Purposay off

Fepais, comstruotion, or reconstruction, with thu weltton pexmiss
elon of the sdjscent Owner provided the reguest for pormismion
BRaL) Lnoiude the durating ol the fsnos, type of Lencw, and the
furstion of the repalrs, conptrustion or reconstruction. Any
such Lemedng shall ba condncted in 4 manner least iikely to (1)
inhibit velfoular ingress and egrans o the Bhapping Conter '
Foxcwl) and {11} Interfere with sny business oparations corducted
on the Bhoppiag Center Parcel.

%« UeIMidv BegepanksEs  Tach Dwner mnd ground leaspsse of %he

Zrune’s Parvel and the Kmart Pazeel im hervby granted & non-

STCIRTive eadeARnt sppurtenant to fiw Parvel over snd mcrons the
Tembinder of the shopping Contsr Parcel for the purpuse of

 instaliation, maintananos, zeoalr and use of undeegreuad ubild-

tlax (including sterm savers) serving such Pazcal; provided,
howevms, that such uhilities shall net be located Initially under
the proposed locetion of buildings inoludad within the Shopping
Center Inprovemsnts [as showmn on tha gike Flan}, or undey any
others building constraeted on the Shopplng Canter Pacel, or in’
such & fashion as ko intwxrfora with the use and Apprarence of the
Shopping wantar yavcel, If, puvment to the termg baracf, any
Onner or ground loawme installs undergwound utilitios agross tha
Pagesl of & sscend Owner, &he installiing Owner or ground lesmew
shully {i) ralecatae ehae Ueility mi ftw sxpense 4iF sush rolova-
tion im zequixed ar & result of construction by tha Ouner of the
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Fazcel aeroms which the utility is lnsxalled; (12) repair at feg
SApeRsR any denwge te impravements oy landecdping caused by sach
installatlon ond maintepnanca; gnd (£31} pwriorm sueh imatallatfen
and smintannncs im A manner no ay to minimlee any diszuption of
Fusiners on oc ubility mervice fox wha Farcel on which tha
weility In located. T2 the Ownec or gruind lepwam of the Nrunots
Pareel, in connection with the itatalleticn of such utilitdes,
desires o czoam bhe FOACT Paroal with such lastallation, opF te
CRong &ny deivewsy In tha Fhopping Centar Ferowl providing sccers
9 any public gvresd go that the driveway might be tempararily
cloagd or othaxwing affsctod duging &he buplnasw hours of Kmart
then Lhe raquesting mmer or grobnd lsssem mush mubaSt plans for
the uiiliey inseallation ko Kmazt and have thope plans approvad
in writing by fmepxt poior to comitending construnrhion; provided,

howayesy, thut this ssntenoa ghall be sppliceble only for so long '

&8 Kmart, {8 the legses of the Ymizt Paxcel. In mddition, AZ the
Owner o gruind lesase of the Smerk Frrual, in copnection with
the fawtallation of auch otilitiea, desirss tg groas The Brunn'y

- Parmek wACh soah Speesllation, ar %0 trocs any drivewsy in the

AkoRping Contar Parval Providing accoiés to any publis strest ma
that the drivewsy might he tenperarily cloesd or otherwise
sf{incred during the businens hours of the Fuod Werid store
located on the Brno's Parcel, than the raquesting Owmme o
ground lesson sust subnlt plans fer tha wtility fnaesllaticon ta
Hruno’s mnd heve thone planeg #pproved in writing by Besno'e prlor
o commenslng condtruction; provided, howaver, that this wantsnve
ahull be applicable only for poe long ae Bruna'w iz the lwasee of
tha Food World mtoxs located en the Boume's Fascel,

5. ; i The Gwner or leswos of asch
Papcel shall sxintein of causs to be sainteined that Paccel, and
any lsprovements located therson, Ln good oxder and condition,
which cbligations sheil inolude, e hot be mum T2, the
followdng: '

(#) %o keep 2nd maintain the sxkevioz of all bulldings
and all sidewalke, Tosdways, wallyaya asd paved purking aurfaces
in & gwod, safe, clean and slghtly condition st all times,

(b} To remove promptly, e the axtenk TaERonibly
prariiceble, mnow, lae, murfsge wnter and debria.

f@} To keep sll directionnl signe, pavemant slgns and
peehing lob svsipdng dimtines mnd laginle.

{6) To repair, reploce EnY renew extwrioe 1ighting
giztures end bulbs, tubos sod ballastw therefor aw mey b noces-
BRLY .

{#} To care for and replant all landsgsped and planted
areaR U0 By NOL o &llow dead o unaightly ylants Lo resatn
vithln ftm Peroel,

TR e
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(£} Teo yrtorw all twash sand ghrbaga in adequate aop-
toiners within ita Paroal, maintainad in a slesn and noat condi-
tion, and loceted S0 &2 ot ke be vialble to the public and so Ao
nok £ cxexte any heslth or fire hazard, and to srranga for
¥egular removal thareol ak Owmer's of geound lemses’s sxponEe.

{g] HNot ko burn any papsre, trash or garbage of any
Eind in oxr abouk: the Fhopping Fanter Parcal. :

(h] Mot e distzibute any handbiils px othor advertis—
ihy mmtter on ox abent any park of the Ahopping Contsr Pareal.

{2} Wot ta Inetall in or about itm yarcsl any orterier
applifioatlion or similar devicor and pot to yse in, on or mbsut
its ¥arcel sny sdvertising mediym which sy be heard or axperi-
enced ontside its Parcal, such sy flashing Lights, wemxchllghts,
iovudspoakers, phonographe, talsvision or Xadio byoadowwty.

{1} Te locate all mechanlieal aguipment in sach a
- fzmhion so es not to be visible to tho Publife,

{k}) Mot to inst#ll mny signm on its Parcel which
viclates contxol owdinances oY tthwar statutes of the tounty of
gants Rosa, Florlde. ' '

(1} T keep its Faxcel cleasu, orderly, sanitary and
fres from cbjeaticnsble odorx and from teralton, lnsects, verain
- and other pests, and not o keap any Iive animsly of sy kind in,
upon oz shout it Parcel (e®Cept for aninales hold for resals by a
POt =tors opRrALiNg n the AhOPping Canter Pavcel).

I7 moy Owner or ground Llansas falls to maintain or cause to
ba safntagaed lts Paxoal {n good srdezr and cendition in mccor-
drticsm with the standaeds mot forth in Fubpacagroaphs () through
(1) mbove, and such fallure coptinues for 4 period of thirky {30)
dayr aftur that Owner ot ground isswee (the "Remponaible Cwnex™)
host bean given written notlom spmoifying the nature of the
dofinlt (previded, hewever, that no notime shall be reguired in
&0 smargency), then Declarant snd any Owmer of all oF part of the
Bme's Farcel or the Muart Parngl shall heva the wight to go on
the ¥arosl of the Responsibls Owmer and reszonably cure such
Pefaslts Any party perforslng muintenance ox répaiy Movk on i
Paxcmd of & Remponsible Owaer andor this Paragraph 5 whall ba
deemed’ ©0 have gonkracted with the RAeaponeibie ownur to pernfurm
that wexk, snd shall be sntitled to file a mechanic's llea
Againat the {ntezest of the Responsihla iner, all 4n sccordanca
with the appliosbie lawve of the Btate of Florida,

€ Usp Rostcichionws (a) Por'mo long e Bruno's, ite
ANCGEIFBOTE NG ASNAQRS, YemAins A Lonmot on the Hruno's Parcsl,
the Emart Paroel smhall not be used 28 « supermackat, PoooNry,
convanisnca store, of sny fecility for the sale of grocery, meat,
fish, poulbey, produes, dalzy, bakary produsts, broad or paktry
wsles, pharmaceutivel awpplive, presaription dragm, and medi-
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rinas . Hotwithstanding anything hazein to the conkrazy, for ac

long as Kmert, it® succemwoxs or HIELgNE, DPRCELSS A retall srewas

on the Komart Parcel, ‘the aforsmentionsd estrictions shall ke

Admited am followse

(1] Emaxt shall ba 2llowed to epazste a Phazmacy,
ehgaging Lu the mala of pharmuceutical suppliaw, proesaripiions,
drugy and mesdicine on the Rusyt poemizes;

; (A1) Fmart pey engage in tho male af grocezy, ment,
prodiuce, daivy ang bakizy prodgncts for on and oEf~preamioss
SONSURPELON AN AN AYSA nOt to excaed e&ght thoumand oix hundzed
(9,600) squaze feat in the Resct presises in manuez whioh im
incidentel te Ltw general Tatall buginess;

) (230} Rmare may engage in the operation of a dely,
luneh countez, cnfateria ox sipilar facility for the sxlw pf food
A0 Raversges Ior conmmption on o off the XmEEt promises.

(h) The phopping Ceptar Parcel shall nor be nwed for 5
digvethegue, dance hell, sdghtolub, movie thegtar, bowling allay,
Akating xink, €iea market, hemlth olub, binge parlor, offigs
biflding, enterteinment or recceationml facility, a trainlag ox
sduoational facilicy, on amugement theater, billiazd paricx, ,
RARAAYE PREIOE, QAMS oF apusement yoom, adult bogk store; cex
wanh, or autowobils lubrication and oil ochange opsrabios,

7y Retantion Ares: Deolagant hes sonatrioved a rotention
pond on each of the Foart Parve) snd Ghe Bruns'm Pazesl (tha
"Rataution Fonde™) for the pazpops of aoeepting atosm water
dradnags from the remninder of khe Shepping Centes Furcel:
Daclerant hereby graaks to the Dwner op ground lwszes of each of
the Roart Paxcel and Bxuna's Parcel a ron~axclutive eademant
GFFUIESNAnE to itn resgctive Parecel Go uss the Rebuntion Ponds
ag well aw the pipes and othex drainage facilities connecting to
the Ratsntion bonds, for the sols purpose of draining and dis-
chesging storm water firom {ts Paxoel in acoordance and consistant.
with ¢he common use of the Retontisn Ponds snd the reguiremonts
of all musdcipal or okhey authoritiss ar public yrilicies. The
thnmz of & Parcel on which mll oy sny partlfon of m Retention Pond
iz Jocated, as pact of its maintenancs obligations under Pata-
- GFRER B, ghall kewp the Retention Pond snd the rolated storm
drainage improvenenty loomted on such Ovner's Parcel in good
ordey and vepsir, and fully funetionnl and eperative to alloy for
ERGLY continuons uoe am part of tha sl draingge systes on o
Parciel, The Owner of & Parcel mhall have the right to dedicate
Ehu Retention rong lpeatsd on soch Ownax's Parcal and rolatad
‘®torm drainngs izpreviments to the appropriste munisipal suthozi-
ty or puhlig MELALky, provided £he Retaotion Pond and storm
drdinage Mysten eontinues to be svailable for ues do the duner or
Fround lemees, teanants and oecupants of eech Paxcml,

Ecfid-von
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8. Capumliv Loost Ia the event of casuslty loos, coRplete
or paztial, to the Shopping Center Improvemsnts or any othax
building subasquantly constmictvd on the Shopping Centes Parcel
auch Bullding shelil soithor be rustored te its provicus Architmc—
taral and ATruotural qualleky by the party responmibie tharmfor,
or 1t shall be cased and the a4ffoctod Parcel maintainmed HW paved
paxiclng or a landacaped aven pending feture vonatruction thereosn
by the pacty reapormible thersfor,

¥« Bucousgor %o Dacherants If the “pproval ox consant of
Baglazent L# vequired under the terms of this Dechimeation mnd
evlaxent no Zongss owhd or loasax any purtdon of the dhopping
Genker Parcsl, the wight of ayproval shill ba sxeccised by the
Gimex of the Shopping Center Pavesl,

10, Regedien for Dreachi! The terms and conditions of this
Daclarasdion shall be oncoveasble by any Dwnar, by any ground
lezpas of an entire Parcel, and by mny tenant lessing bud tdineg
improvenents on the Hhupping Genter Parcal cantalning at lsast
fexty thousand (40,000) sguare feat of "groms building area® [am

- defioed in Yaragreph 2), by sctions for wpaelfic pozformance ox
injunction, in addition o any othar rsmedies Availmble st law pr
in eguity. . ' '

A1, Eprvival: The aooditions, xwstriotions and samsmentcy
oentained herein are covanancs rudndng with the land; they ars

- made by Declazent £or the bmnefit of and shall burden dtmels, itw
fuccagaors and smsigne in title to all ox pact of whe shapping
Canitsx Farusl, sEoh benant nmew or hereafter lemming eny part of
the Shopping fanter Paxesl, sach lendey taking & lenn macured by

© 4 merigage ox deed of truat on all or any park of the EShoppdng
fentex Farxcels and they shell continus in full farce mnd effect
urkll modified or verminated by o writeen Agcaspant signed by axl
partice then bolding fee simple title to portiens of the Shopplag
Centax Parcel, any 'Wehank lanming at lesst forky thowsdnd
{10,000) squars fmek of “grogg bailding pyea”, and il holdars or
fizvt Llon mortgagus or desds ¢f truet crwsting 8 lien o any
rertlon of the Shopplng Center Pareel.

13. PErivate Agrespent! This Declasation Is nar fntended ta
b, and shall not ba conntrued sm, a dedication of aoy ¥ighe
ersated hexeby to the ganeral public, .

13, peal. BEbste Toxess UNe Owners of oach FParcel mhall Ry
and discharys sll real satate toxes, ansessments, water and sewss
chargeE, and all other govermmental chargas, general and spesisl,
which are levied againas their respective Parcel on nr before the
sagw uhall be subleet to Interest, penalty, lien, foreclomire or
rale, fafling which any vther Qunaz mey pay wald Taxar, HEARHE-
rants and cherges aad, ir the cuzing owner L8 po: reimbursad for
512 coats fncurred theraby within firteun (14} days of demand

R ilewia
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' 9+ OFFICIAL REQONDE %+
K 1448 PG 838
Elezefor with a copy to any ingtitutlonal flzat martgags ax
H insrizutional Deneficlary of a Lirat flaad nf tyust of record at
' the sddcess for aorises undes oveh nortgage or desd of truat, the
curing smer ghall have a4 lisn on tha defaulting Quner's pageal |
for the unppld ameunt, which amount shall beny luterest from the
time guch paymont wes due umtil] PRLd A% the ot of fiftasn
permont {13%) por annum or the highest rate parmittad By law,
widchever 1s lower.

4. FgEm The tern of this Declsxmtion mad of the wawe~
Fonts, Licwnges and rights grantoed hecein apd the rostrictione
irpesad hereundsr whall zun with the land and shall be Dinding
Upon the fos ewnare of the Zhopping Center Parowl wntil the lsen
to terminate or espice o} the Xmart Lanse or the EXuns’ s Leasa.

15, ‘Tzt kease And Brunc's Leage: Notwithatanding any-
thing coateiawd herein or dmpliad harehy, this Devlarstion shall
1oL lmpoir o sifech tha rights, obligatiocns, BgXBeRsnte, warren
tiez and sepressntations betwesn the lanqlords and the respsgtive
tonante under the Emsrt Leps: and the Bxune's Lease, and, L% thiw
Peclaration shall be in donflict with the terms and sonditieons of
the Nmart Leass or the Arunntm Lewae, the language of séid leazes
#hall contzol. Upen the Elcet o terminate oY explre of the
FuArt Iepse ox the Byunas Lease, then all zeptricriond, limita-
tinow, and snclusians and ol obligetionn or dutics, and ail
rights, grante, and Bensfits contalpag in the tersinated or
asplyed 1sase which imused dicsetly or indirscetly to the othar
Emnant, shall coutinue to by binding and shall be snforoeshle by
Ehe othar tenant against the fee ownes of the Other Parcul #s the
visadlosd™ under the terminated op onpized lefsa to ths saps
dggres and iIn the sams manner am though the temainated or wepirad

" lemwe comtinuad, ad. ench _émmt-, restricrions, and obligmcions
Bhali zun with ihe land untdl the lmat 70 termipste o @ipize of
the Pruno's Leags o thn Fomet Imeoe,

18, Ralekis 2 Mbetoagen) A breach of any af the

 Govenants or past ORg contalned in this peolaxation shajil ot
detoat mor render invalid the lien of Ny mortgrge or deed aof
traes made in good faith and for valua W% to the Shopping Centsx
Paxeel, ux any paxt tharedf, hut all of Lhe foregoing provieions,
rwrtTictions and covenaats Yhall ba binding «<5d offactive againsk
any Dynex or umer of said Ehopping Centex Pazom], or any pard
Ehereaf, whoma zitls thersto iy asquiraed by foraclosuzw, demd g
e of foreclosuxs, trustea'y zale or obhecwiss.

17. b Invalldition ¢f any anp of tha
| envanants, oconditions, restrietions, o othax provisions herain
centained by Judgment or court oxer smhall in po woy uffecs the
other novenmpts, conditions, restrictions ox Fravisionn hereos,
ond the seme shall remadn in toll Fores and sfferk.

iz Fung”

LAY E S

Y
1.
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** OFFICIAL RECORDS +s
1443 Pa 958

18 Ho Jgint Ventuee: Except os zay be exprassly rovided
hevsin, nothing hersin shall bs conneyied o meke any pexky to
this Daclaration parenery or JIoint vanturers wr 0 tondaz ony
porty lisble fer the dibts or obligatfions of any othes party.
Hothing shall xestrich & peaty's *ight Lo s4ll, lease, mortgugs
or pthexwins convey fte interast {n the Parvels hereln damcreibed,
Br f0 s9mign ita cights hezaundar to muy succengor dn title,

18. Modifioations This Deoleration way be cansedied;
fhangint, wsdifisd or amended in whole -ox in pare anly by a
wEItten and recordod agroampat sxopubed by the then record few
Cunmew of tha Parcels.

N WITHEEE WHRREOF, Duclerant hag oxacuted thin Declaration '

unter smal xs of the dote met forth above,

HIVIOW ASBOCINTEA B.0C., THC.,
an Alabsgia onrporatien 7
Bi Benlad and
deltvared t5 the

PESEOnER oty

STATE OF ALRBRAMA
COINEY OF LER .
the unders Public 4% snd for said Co

P : Laned Hotary
. EmEd n&u, harahy oectify thae o, Hoaver, Jr. amd
¥, 2 g d dont: m;rumu;y, ranpaney

BI AHBOCIATREY 8,47, & o,
uf BILIOW AuBOC ' ;m.enmm‘mﬂiﬂm o

inntrusent, and whe have ri ;
. ko mm, acknowledged {w!w- B on zlut,. Boing Inforised of '
+ ¥hey, a8 guch sffficers and with
foll authozity, eswsnted the pana untardly for and as the ace
‘of: guid aseporation, . '
 3apy0len under ny hend and azfistal Lcprdea |
292 'f'im oF my a na‘.l, on r

(RIGUNTURES CONTINURR N NEXT PAGH)

1Eoaey
ANIGR L5 N B
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SUROEYCNATTON ¢+ OFFIQIAL MEDORDS ee
BX 1442 PG QgD
The undaraigned, hmBoutdh Bank of Fleyida, harsby swscutes
tais Daolpracion for she puspome of subordingting ite rights
under khat cearemip firom Wilton Associnzes 8.€., Inc, in
favor of AnSouth Beok of Florlda in the originel principal amcwst
of £6,000,000.00, cecordad in OB, bosle 1358, Bage 302, Public
Racorde of fants Rosa County, Flordds, bo kha foree snd sffget of
this Daclaration; provided, howewsy, thut Shery ig sxprassly
sxaluded from thin Susordinetion Any condent to or subesdinating
of Atw wighte under tha aformaaid Mortghge to that portien ef
Bpctian & (b) of the Daclazation which prohibits uge of cha
. Ahopping Center Daronl fey ofPioa Puxpores or btraining ax
! edumational facllities, .

Dated the de day 0Ff Dewspbor, 1204,
Bigned, pealed and deliverwd
& Tpfiiie ¥y AL ].

. . SIMVB,OF FLORIDA
L. comery oF macmmas

) The foregming fastrumsak was acknowledged bufoxs me this

‘ . ﬂ’lﬂl day of Deovenmbux, 1985, by Johm W, Rurripenm, the Tles

. Pragidont of Amdouth Bank of Florids, & Florida hanking o

corparaticn, on behal® of the corporselon, Much porson did nor |
Erks o ombh.andg . - ‘

_ L Gm/are porssoally kmown to me. .
. Produced cizrent Ploxide driver's license an {demtification,
. FOCITIRAL ar {Smelfiratiion,

v
.

tnre of Notery Fubli
(Hotary Smsl mumk be affiwes) "

Hame of Notexry Prinbed .
M&Tm My Cosmisaiop Bypizes; HA2|
wmmam Commisnion Mumbex: _

147

i A
" s s 5
~

T

-

BRANTLEY & ASSOCIATES REAL ESTATE APPRAISAL CORP.




GUNDLACH ENTERPRISES
2206 NE 26" Street
Fort Lauderdale, Florida, 33305
Of-954-564-8993 Cell-954-868-6370 Fax-954-568-0188

Mr. Andrew E. Stevens
521 North Aline Drive
Beverly Hills, California, 90210
Re: Recorded copy of Nullification
of wild deed, Milton, Florida Shopping
Center, Milton,, Florida. January 7, 2015
Dear Mr. Stevens,
I enclose, for your filé, a copy of the recorded * Declaration of Nullity and Termination of that Document entitled
Declaration of Rights, Restrictions and Easements” involving the Milton Shopping Center, recorded 12/19/14 in
Santa Rosa Florida.

Thank you for your prompt ¢xecution and return of this document,

Sincerely yours.
%‘w -——L.m.
William Gundlach, 111

Encl:Agr/ Decl.

wg/gw
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Page 1 of 1

(AR A S

Print Date:
12/19/2014 2:16:20
PM
A Transaction #: 623152
Donald Spencer ) Receipt #: 608578
Clerk of Court/Comptroller Cashier Date: 12/19/2014 2:16:17 PM (PN)
Santa Rosa County
P.O. Box 472
Milton, FL 32572
850 983-1966
M Transaction Information Payment Summary
DateReceived: 12/19/2014
 OVERNIGHT
OMILTON LLC Source Code:ppppy | otal Fees 25 50
2780 E OAKLAND PARK BLVD Return Code: Mail Total P : 3 ’ 0
FT LAUDERDALE, FL 33306 Trans Type: Recording otal Payments  $35.5
Agent Ref
Num:
1 Payments
PI=lICHECK 1388 , §35.50
1 Recorded Items
BK/PG. 3395/485 CFN:201444594
BE=ll (TER) TERMINATION Date 12/19/2014 2:16:16 PM
From: To:
Indexing Fee 3 $0.00;
Recording Fee 4 $35.50
'0 Search Items l
1 Miscellancous Ttems
i (COVER LETTER) COVER LETTER
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eganed by and should be returned to
780 E. Oakland Park Blvd, Ft. Lauderdale, FL 33306

T

B

This instruneﬁt was
William Gundlach, P

3 t * File ¥ 204444554
R BK 3305 Pages 485 - 488
RECORDED 1218714 14: 1676
Donald © Spancer, Clerk
Sanga Ra=a County, Floridz
DEFPUTY GLERK PN
"

Trang i G23152

DECLARATION OF NULLITY AND TERMINATION OF
THAT DOCUMENT ENTITLED “ DECLARATION OF RIGHTS,
RESTRICTIONS AND EASEMENTS”

On December 5, 1994 there was filed in Official Records Bk 1449 at page 950, Santa Rosa,
Florida, a document entitled “Declaration of Rights, Restrictions and Easements” on lands in
Santa Rosa County, described in Exhibit A, attached hereto and made a part hereof. This wasa
unilaterally drawn and executed document by Milton Associates 8.C. in favor of itself and the
Lessees of the shopping center described in Exhibit A.

The document purported to restrict the 18.5 acre exhibit A property as to it’s use.

At the time that the purported restrictive covenants were executed by Milton Associates, S.C., it
had sold, on December 1, 1994, 8.98 acres of the Exhibit A property, known as the Bruno’s
Parcel to the present owners, It’s ownership in the 18.5 acres was reduced to 9.52 acres. As it did
not own the Bruno property which it purported to restrict, it could not restrict something it didn’t
own without the consent of the other owner and all interested parties. It recognized this in an
acknowledgment in writing, executed at the time of the sale of the Bruno’s property on
December 1, 1944 . The acknowledgment stated:

“1. Seller will use its best efforts to obtain an amendment and restatement of the
Declaration of Rights, Restrictions and Easements executed by Seller of December 1, 1944,
approved and executed by both Bruno’s Inc. and Kmart Corporation: provided however, there
can be no assurance that said Declaration will be agreed to and executed by Bruno’s Inc. and/or
Kmart Corporation™,

The Kmart and Bruno’s leases both existed and had been in being long before the purported
restrictive covenants were placed of record by Milton Associates, S.C. Neither Bruno’s Inc. nor
--Kmart signed or have ever agreed to sign the restrictive covenants.

Milton Associates S.C. oiily owned part of the 18.5 acres it sought to restrict, the 8.98 part of the
18.5 acre center having been sold prior to the time the purported restrictions were placed of
record.

The parties hereto, being the sole fee owners of record of the 18.5 acre shopping center described
in Exhibit”A” attached hereto, declare the document entitled “Declaration of Rights, Restrictions
and Easements” recorded in Official Records book 1449 at page 850 in the public records of
Santa Rosa County, Florida, to be a nullity, without any force and effect and non binding and we
here join together to declare the purported document to be a “wild” instrument as not affecting
title, and cancelled.

In witness whereof we have executed and sealed this document on the date set forth opposite our
signatures,

Page L. Signatures and Notarization on Page 2
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Page 2 of Declaratiom of Nullity
arnd Termindtion Agreement.

)

Signed, sealed and delivered
in the presence of:

State of Florida )
Broward County )

Personally appeared before me a Notary Public in and for the State of Florida, William
Gundlach, ITT and Jon E. Gundlach, to me well known, who after being duly sworn did upon ocath
acknowledge executing this document for the purposes set forth therein, this_/¥ day of
November, 2014,

Witness my hand and official seal in the County a

v

My Commission Expires: 7. 3/-0 )]

2)
oF EXPIRES u ,
Signed, sealed and delivered D 390155 crnganory oo s

in the presence of: f\.{mfe 21 ber j L/ (date)cgggb
ﬁMM
i 327 2

i

B
#°4 %, EVELYN IRENE BERGIN

'z_ i MY COMILSSION #FFOaq
e 22

T S s

firdrew € ejons, ’Wﬁfﬁef

State of California )
County of ﬁﬂ%

Personally a@% me a Notary Public in and for the State of California
M&? , to me well known,emd who, after being duly sworn di

upon oath, peknowledge executing this document Sipses therein set forth, this 2.9
day of T, 2014. 7
Witness my hand and official seal in the Co )"

My Commission Expires: Z7/ 7 Ndtary.Pub
; : D\ Commission # 2039117
SWe SRy  Notary Public - Caifornia
- Los Angeles County

o i
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Exhibie “p"

All that lot, tract or parcel of land situate, lying and being in
Section 8, Township 1 North, Range 28 West, Santa Rosa County,
Florida and baing more particularly described as follows ‘

COMMENCE at the Southeast corner of Section 8, Township 1 North,
Range 28 West, Santa Rosa County, Plorida; thence go South 68
degrees 58 minutes 14 seconds West along the South 1fne of
Section 8 a distance of 2651,03 foet to the Southwest corner of
the Southeast Quarter of Section 8) thence go North 00 degreas 38
minutes 13 seconds West along the East lfne of a parcel described
in O.R. Book 606 at Page 604 a distance of 703.82 feet for the
POINT OF BEGINNING; thaence continue North 00 degrees 38 minutes
13 seconds West a distance of 5%9.70 feet; thence go North &7
degrees 51 minutes 47 seconds East a distance of 265.94 feat;
thence go South 30 degrees 30 minutes 00 Beconds Fast a distance
of 449.89 feet; thence g0 North 71 degrees 29 minutes 29 seconds
Bast a distance of 367,50 feet to a point of curvature; thence go
along a curve to the right having a radius of 74.80 feet, an arc
distance of 117.69 feet, (Delta = gg degreas 09 minutes 23
saconds, Chord = 10%.$2 teet, Chord Bearing = South 63 degrees 2%
minutes 49 seconds East) to a polint of tangency; thence 30 South
18 degrees 21 minutes 08 feconds East a dtstance of 400,
thence go South 64 degrees 21 Rinutes 08 seconds East a distance
+32 feet; thence go South 1% degrees 21 minutes 0B seconds
East a distance of 115.30 feet to the curved Northerly right-of-
way line of U.S. Highway 90 (150 foot right-of-way); thence go
Westerly along the aforesald curved Northarly rig t-of-way line
ing concave Northwesterly and having a radius of 2764.93 foot
{Dolta = 29 degrees 10 minutes 01 8econds, Chord = 968.19 foet,
Choxd Bearing = South §9 degroa- 58 minutes 29 seconds West) go
along the arc of said curved right-of-way 1ine a distance of
973.20 feet; thence 2o North 10 degrees 57 minutes 13 seconds
West a distance of 54
minutes 47 seconds West 4 distance of 170,00 feet to the point of
beqinnlng. The above described parcel of land is situated in
Section 8, Township 1 North, Range 28 West, Santa Rosa County,
Florida, and contains 18.50 acras.
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Sec. IlI-4.9. - General commercial district (C-2). % 8 WeEa

(a) Intent and purpose. This district is composed of certain land and structures used to provide for the retailing of commodities and the furnishing of several major
services, selected trade shops, and automotive repairs. Characteristically, this type of district:

()
2)
(3)

Occupies an area larger than that of the neighborhood retail commercial district;
Is intended to serve a considerably greater population; and
Offers a wider range of services.

(b) Uses permitted. The following uses shall be permitted within any C-2 general commercial district:

()
2

3
(4
5
5
7
&
(@
(10)
(11)
(12)
(13)
(14)
(15)
(16)
a7
(18)
(19)

(20)
(21)

(22)
(23)
(24)

(25)
(26)

Any use permitted in the C-1 neighborhood retail commercial district;
Amusement and recreational facilities such as, but not limited to:
Arcades;

Amusement parks;

Shooting galleries;

Miniature golf courses;

Golf driving ranges;

Baseball batting ranges; and

. Trampoline centers;

e an o

An establishment where amusement devices are kept for public use within 300 feet of any school or house of worship is prohibited.

Carnival type amusement, when located more than 500 feet from any residential district;
Car wash:
Community food banks, food distribution;
Drive-in restaurants, when the boundaries of the tract of land on which it is located is in excess of 200 feet from any residential district;
Mechanical garages with body work and painting services; provided that storage yards shall have a privacy fence with a minimum of six feet in height;
Printing, bookbinding, lithography, and publishing plants;
Pawn shops and second-hand stores;
Veterinary hospitals and kennels when confined within structure;
Frozen food lockers;
Washing and packaging of fruit when accessory to retail fruit sales on the premises;
Movie theaters;
Private clubs, lodges and therapeutic massage clinics;
Bowling alleys, skating rinks, and billiard parlors; provided such activities and facilities are enclosed within a soundproof building;
Taverns, and night clubs, in accordance with the requirements of section V-4, as applicable;
Country clubs and golf courses;
Radiator cleaning, repair and installation;

Retail heating and air conditioning sales and service; provided that all refrigerators and freezers in outside storage must comply with state laws pertaining to the

removal of doors. Storage areas shall have a privacy fence with a minimum height of six feet;

Machine and welding shops;

Trade shops, including tinsmith, cabinet maker. rug and carpet cleaning, upholstery, mattress renovation, electrical, roofing and plumbing; provided that storage

yards shall have a privacy fence with a minimum height of six feet.

Retail building supplies:

Light garment manufacturing:

Other uses which are substantially similar to the uses permitted herein, which would promote the intent and purposes of this district. A determination shall be

made by the development approval authority which shall be without any public notice or public hearing. The development approval authority may, at its
discretion, request a determination from the board of adjustment. Such a determination shall be final;

Planned development projects as provided for under section Ill-6; and
Apartment complexes; provided the complex does not abut a residential district and complies with section I1I-4.5, site and building requirements.

(Ord. No. 1078, 9-13-2001)
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(C) Uses permitted as special exceptions. The following uses are permitted exceptions in C-2 districts.
(1) One single-family dwelling which is accessory and attached to a permitted principal building, which principal building is actively engaged in a permitted use;
(2) Apartment complexes which abut a residential district, which complies with l1-4.5, Site and Building Requirements:

(Ord. No. 1078, 9-13-2001)

(3) Assisted living facilities; and
(Ord. No. 833, 5-12-1998)
(4) Uses permitted in C-3 high intensity commercial district, except that special conditions may be required as a condition of approval. Special conditions may include,
but are not limited to:
a. Landscaping requirements;
Screening requirements;
Lot area, lot coverage, lot width and yard requirements;
Building height requirements; and
. Any other requirement that the planning and development department and/or the board of adjustments may deem necessary.
(Ord. No. 1052, 7-11-2000)

P an o

(d) Site and building requirements. The following site and building requirements apply to commercial property located within C-2 districts:
(1) Lot area. There shall be no minimum lot size;
(2) Lot coverage. The maximum combined area occupied by all principal and accessory buildings shall not exceed 50 percent of the total lot area;
(3) Lot width. There shall be no minimum lot width;
(4) Yard requirements. There shall be the following requirements:

a. Rearyard: at least 15 feet;

b. Side yard: of not less than ten feet in depth: and

c.  Minimum front yard depth: of not less than 15 feet, except as provided for in these regulations by section 111-5.3, general regulations;

(Ord. No. 1026, 11-9-1998)
(5) Building height requirements. No building shall exceed a height at the required front, rear or side yard lines of three stories or 45 feet from grade, except as
provided for in these regulations by section 111-5.1, general regulations;
(6) Screening requirements. Where a lot line of a lot within a C-2 general commercial district abuts a side or rear lot line in any residential district, the open storage of
equipment, vehicles, materials, or commodities shall be screened from said residential lot line.
a. Such screening:
1. May be in the form of walls, fences or landscaping:
2. Shall be at least six feet in height; and
3. Shall be at least 50 percent opaque as views from any point along said residential lot line.

b.  Where such open storage exists unscreened as of the date of adoption of these regulations, the nonresidential property owner shall be required to meet the
screening requirements of this subsection by January 1, 1993. When landscaping is used for screening. the height and opacity requirements shall be attained
within 18 menths of planting:

(7) Other requirements. Driveways, streets and facilities for routing traffic shall be designed in such a manner that entrances and exits to public streets shall not be
hazardous and that traffic congestion is minimized. Furthermore, no entrances or exits shall direct traffic into adjacent residential districts. (Refer to the Milton

Public Works Manual, section II, streets and highways, for technical design standards for streets and roadways); and

(8) Landscape requirements. There shall be a ten-foot landscape buffer provided along the front of the property line, which shall be at least one tree, six feet in height,
for every 50 linear foot, or part thereof, of frontage. Between said trees, three shrubs shall be planted.
(Ord. No. 1008, 5-11-1999)

(e) Performance standards. Each use, activity or operation within this district shall comply with the performance standards specified in section 11-10.
(Ord. No. 854, §111-4.9, 10-1-1991)
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NOTE: PER STACY TAYLOR, AS OF THE EFFECTIVE DATE THE CURRENT ASKING RENT
IS $4.50/SF NNN BASIS.
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REAL ESTATE PURCHASE OPTION AGREEMENT

FOR AND IN CONSIDERATION of Ten and no/100s Dollars ($10.00), receipt of
which is hereby acknowledged by the Optionor, Milton, LLC, a Florida Limited Liability
Company whose address is 27806 Oakland Park, Fort Lauderdale, FL 33306 (“Optionor™),
hereby grants to the School Board of Santa Rosa County, Florida, a District School Board
constituted as provided in Article IX, Section 4, of the Florida Constitution, whose address is
5086 Canal Street, Milton, Florida 32570 (“Optionee™), the right and option to purchase that
real property more particularly described in the attached Exhibit A (“Real Property”).

1. Option Period. This Option shall be irrevocable for a period of one hundred
twenty (120) days from the Effective Date, as defined in paragraph 7 below, and shall expire
at the conclusion of such period automatically without notice to the Optionee. However, this
Option may be amended or modified during the term of the Option upon the express, written
consent of both parties.

2. Purchase Price; Terms. The purchase price for the Real Property shall be One
Million Five Hundred Thousand and no/100s Dollars (1,500,000.00).

3. Inspection During Option Period. During the period this Option is in effect, the
Optionee may enter upon, make such inspections of, and conduct such tests on the Real
Property as the Optionee reasonably deems appropriate, provided that the party conducting
such tests is bonded or maintains liability insurance in an amount reasonably acceptable to
the Optionor. Subject to the limitations set forth in Section 768.28, Florida Statutes, the
Optionee agrees to indemnify the Optionor against any and all claims against the Optionor
arising out of the Optionee’s inspection and/or festing of the Real Property. Within five (5)
days of the Effective Date, as defined in paragraph 7 below, the Optionor:

(2) Shall make available to the Optionee copies of all documentation
possessed by or under the control of the Optionor and its agents and contractors
respecting the nse, development, or condition of the Real Property, including but not
limited to any policy of title insurance; boundary or topographic survey; aerial
photograph, environmental assessment, audit or report; soils test; zoning or rezoning
resolution or ordinance; site plan or planned unit development approval;
development order; construction plan or approval; building permit; building plan;
certificate of occupancy; or governmental agency notice, complaint, order, or
citation; and

(b) Shall advise the Optionee of the identity and location of any additional
such documentation known by the Optionor to exist but not in the possession or
control of the Optionor or its agents or contractors.

4. Exercise of Option. In the event the Optionee elects to purchase the Real
Property, the Optionee shall, prior to expiration of the Option Period, as defined in paragraph
1 above, execute and deliver in triplicate an Agreement for Sale and Purchase, and deliver
such Agreement to the Optionor as provided in paragraph 6 below.
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5. Binding Effect. This Option shall be binding upon the heirs, administrators, legal
representatives, successors, and assigns of the parties, provided, however, that this Option
shall not be assignable by the Optionee.

6. Delivery. Delivery of an Agreement for Sale and Purchase under this Option
shall be deemed accomplished when such Agreement has been personally delivered,
executed in tripulate by the Optioneg, to the Optionor or their designated agent.

7. Effective Date. This Option shall be effective on the date when the last one of
the Optionor and the Optionee has executed this instrument and the fact of the execution has
been communicated in writing or by facsimile transmission between the parties.

8. This Option Agreement shall be and is entered into pursuant to the provisions of
Section 1013.14 (2014 Florida Statutes, as amended). Tt is further subject to any provisions
of the Florida law pertaining to the purchase of property by District School Boards.

IN WITNESS WHEREOQF, the parties have caused this Real Estate Purchase Option
Agreement to be executed as of the dates indicated below.

OPTIONOR:

Witnesses: MILTON, LLC
a Florida Limited Liability Company

TS o
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_ DESCRIPTION: (OVERALL PROPERTY)

COMMENCE AT THE SOUTHEAST CORNWER OF SECTION 8, TOWNSHEIP | NORTH,
RANGE 28 WEST, SANTA ROSA COUNTY, FLORIDA; -THENCE GO SOUTH B8
DEGRFES 58 MINUTES 14 SECONDS WEST ALOMG THE SOUTH LINE OF
SECTION 8 A DISTANCE OF 2651.03 FEET T0 THE SOUTHWEST GORNER OF
THE SOUTHEAST QUARTER OF SECTION B; THENCE GO NORTH 00 DEGREES 38
MINUTES 13 SECONDS WEST ALONG THE EAST LINE AS DESCRIBED IN O.R.
BODK 606 AT PAGE 604 A DISTANCE OF 703.82 FEET FOR THE POINT OF
BEGINNING; THENCE CONTINUE MORTH 00 DEGREES 38 MINUTES 13 SECONDS
WEST A DISTANCE OF 559.70 FEET; THENCE DEPARTING THE AFORESALD
LINE GO NORTH 67 DEGREES 51 MINUTES &7 EAST A DISTANCE OF 265.94
FEET: THENCE GO SOUTH 30 DEGREES 30 MINUTES 00 SECONDS EAST A
DISTANGE OF 449.89 FEET; THENCE GO NORTH 71 DEGREES 29 KINUTES 29
SECONDS EAST A DISTANCE OF 367.50 FEET TO A POINT OF CURVATURE;
THENCE GO ALCNG A CURVE TO THE RIGHT HAVING A RADIUS OF 74.80
FEET, AN ARC DISTANCE OF 117.69 FEET {(DELTA =~ 90 DEGREES 09
MINUTES 23 SECOHDS, CHORD = 105.92, CHORD BEARING = SOUTH 63
DEGREES 25 MINUTES 45 SECONDS EAST) TO 4 POINT OF TANGERCY;
THENCE GO SOUTE 18 DEGREES 21 MINUTES 08 SECONDS EAST A DISTANCE
OF 400.00 FEET: THENCE GO SOUTH 64 DEGREES 21 MINUTES 08 SECONDS
EAST A DISTABCE OF 128.22 FEET; THENCE GO SOUTH 15 DEGREES 21
HINUTES 08 SECCHDS EAST A DISTANCE OF 115.30 FEET TO A POINT OF
THE CURVED NORTHERLY RIGHT-DF-¥AY LINE OF U.5. HIGHWAY 90 (150'
R/¥W), SAID CURVED NORTHERLY RIGHT-OF-WAY LINE BEING CONCAVE
NORTHWESTERLY AND HAVING A RADIUS OF 2764.93 FEET; THENCE GO
WESTERLY ALONG THE ARC OF SAID CURVED RIGHT=OF-¥AY LINE A
DISTANCE OF 973.20 FEET {DELTA = 20 DEGREES 10 MINUTES 01
SECONDS, CHORD = 968.19, CHORD BEARING = SOUTH 69 DEGREES 58
MINUTES 29 SECONDS WEST); THENCE GO NORTH 10 DEGREES 57 MINUTES
13 SECONDS WEST A DISTANGE OF 548.28 FEET; THENCE G0 SOUTH 89
DEGREES 21 MINUTES 47 SECONDS WEST A DEISTANCE OF 170.00 FEET TO
THE POINT OF BEGINNING. THE ABOVE DESCRIBED PARCEL OF LAND IS
STITUATED IN SECTIOR B, TOWNSHIP 1 NORTH, RANGE 28 WEST, SANTA
ROSA COUNTY, FLORIDA, AND CONTAINS 18.50 ACRES.
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D0 NOT EXCEED QUANTITIES OR PRICE WITHOUT PRIOR APPROVALY**

SANTA ROSA COUNTY SCHOOL DIST

THIS I8 PAGE 1 OF 1 BRGE :

PURCHASE ORDER NUMBER:

FLORIDA SALES TAX EXEMFTION NUMBER:
85-B012622341C-0 NO SUBSTETUTTONS WITHOUT PRIOR APEROVAL
PURCHASE CRDER VOID IF NOT FILLED WITHIN 60 DAYS
COLLECT SHIPMENTE WILL BEREFUSED
PAYMENT WILL BE MADE ONLY TO VENDOR LISTED BELOW

DATE: 03/18/16
V-000017358

TO: EBRANTLEY & ASSOCIATES REAL SHIP/INVOICE TO:
ESTATE APPRAISAL CORF GENERAL ADMINISTRATICN
100 N SPRING ST SUITE 2 6544 FIREHOUSE ROAD
PENSACOLA FL 32502 MILTON FI 32570-6706

PHONE (850) 963-5123
SPECIAL INSTRUCTIONS:

STOCK# MAKE/MODEL/DESCRIFTION OF ITEMS oTY UNIT PRICE TOTAL PRICE

APPRAISAL FOR PROPERTY LOCATED
AT 8032 HIGHWAY 90, MILTON FL 1 2,500.00 2,500.00

QUOTE DATED 3/16/16
SHIPPING INCLUDED IN TCTAL PRICE

------- AREA BELOW RESERVED FOR RCCOUNTS PAYABLE USE ONLY = ~ - - = = =

FND=FUNC-0BJ-CNTR~FROGIECT~FGEM - BMOUNT
REQUEST: 9202023500 PO 716082 352 7410 672 3020 350016 2,500.00
COMMENTS: PO TO HARRELL/CW P.0. TOTAL: 2,500.00

REQUISITIONED BY: APFROVED BY: RECELVED IN GOOD ORDER BY:

it fial KK -,.-:.
JOEY BEARRELL CINDY
ASS'T SUPERINTENDENT PURCHASING AGENE DATE RECEIVED:
It|s a condition of this purcha se order contraict thel the vendor will comply with all Federai, State and Locaf aws,
ordinancss and rules, Including but nol limited to self reporting if listed oA the Federsl Suspension and Dabarment list and
Ir comictad of Public Entity Crimas.
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