s

ROMSPEN

imvesimant corporation

ORIGINAL LOAN APPROVAL
_All doflar amaunts are in USD, unless atherwise noted.
FILE NAME: Blue Lagoon Miami FL
LOAN #: BB3D
TO: Waesley Roitman, Mark Hilson, Blake Cassidy
FROM: Sandra Baumann-Chadwick, Jeif Conti
DATE: March 6, 2020

1.

PROJECT OVERVIEW & RECOMMENDATION

Romspen has been requested to provide first mortgage financing on a 6.9 acre parcel of
vacan land located on the nodh side of MW Tih Street, scuth of the Dolphin Exprossway in
biami, Miami-Dade County, Florda 2 miles south of the hMiami Intermational Alrport and 5 miles
west of the Mami CBD,  The subject has been owned by companies related to the guarantor
sinca the 1870s and ks one of the only undeveloped parcels i the anea, Most new
development in the area consists of redevelopment of existing siles. Funds will be used in
refinance existing debl, repatriate 52 millon in equily, pay fees and transaction costs and
provide funding necessary 1o take the property to the point where the Borrower could a)
commencea construction, b) ground lease the property to another devedoper for continuation of
the chevalopment or o) sall (ke propery, Al these options are curmently under considaration,
The proposed development wiich will be known as Towers at Blue Lagoon will consist of a
iodal of B8 residential units and 297 hotel keys.

The Borrowers 7 at Blue Lagoon (1), LLC and 7 at Blue Lagoon (2), LLC hold the subject
property and are 100% owned by the guarantor Caroline Weiss., Camline started Tha Wealss
Growp of Companies in 1909, The company has extansive mulli-family, mixed wse, waterfront
and land development expertize with a focus on South Flonda urban infill and waterinont
lecations. Caroline Weiss has developed 2,880 acres of land infrastruciure for pre-
devalopments, 5,158 units of combinad gandan, mid-rise and high-rise multi-family residential
apartments and ower 2 milion sq. . of commercial space including hospitality. Caroline is 82
years old, Her daughler Alitza Wanwar Welss works with her,
hittpsfitheweissgroupofcompanies comyf

There are two pending lawsuits relating to this property and the guarantor. One involves
Caroling's daughter Adeena and the second the Blue Lagoon Condominivm Association which
s the propedy ocated next door o the subject, The lawsull commenced by her daughles
Adeena is sl before the courds and thare is no time frame for resoltion of sama. There have
been no discussions (o the effect thal fulure advances will be contingent an this kwsut Being
dealt with. With respact to the Blua Lagoon Condominium Association Lawsait, we hawve received
an opinion from the bomower's attorney that § is undikedy that such lawsuit will be succassful. Any
future advance of funds by wus after the nitial advance will be contingent on Romspen Being
satisfied that the lawswit will ba dismissed,
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2. LOAN SUMMARY & KEY METRICS

2.1 Credit Metrics

Loan Amount; £21,300,000

Interest Rate: 10.25%

Interest Payment Interest Onty

Loan Tem: 24 months

Extension Oplion; Twio six-month extension options

Amortization: n'a = Interest only

Lender Foes: §479,250 (2.25%)

LTV Range: 65% if fully advanced,
42% first advance plus inlerest reserve |

Prepayment Terms: On any paymeni dale subject o one month written notice and
one-month additional interest as bonus

Exit Feas: n'a

FX Hedging: Romsapen

Deal Source: | Eyzenberg & Company ]

2.2 Primary Security Summary
1“ Morigage Charge: | $21300000
Duescription: 6.9 acras (300564 =q. fi) of land located at 4865 WNW ™

Street, Miami, Florida 33126, The property is fully entithed and
zoned for up fo B88 residential units, 201 hotel rooms and
1,380 parking spaces. The first phase of the master plan
developrnent for the property is construction of a two-building,
4 28-unii multi-family project including 551 struciured parking
| spaces.
Subssquent Debt_ | na

2.3 Caollateral Security Summary

na
2.4 Borrowers & Covenantors
Borrower; 7 at Blue Lagoon (1), LLC and 7 at Blue Lagsan (2) LLC

Guaranbors: Caroling Weiss

3. SOURCES & USES OF FUNDS

Soiirees ol Furids: Usairs &l Fiinda: Firsl Advanos Firsoivees
Fiuragsn 21,300 200 Ralnanoe essting Tirst 000 D00 § B R, (e e 50
e N

Pre-gevwslopment hord comis 00000 § 1,850,000
Pr-geemicpment sofl conis $5.400.000 § - 5,400,000
Eijiity repslrision 2000003 § 2000, 00000 5
inbrrrees Freras £1Fn000 § - AT
Festrrigssn Foss 47250 & A8, 00K 00 853 350
Ak Feas S0 § 15875000 $51.30
‘Clirsing Cosls LE =N &7 o0 &0
Total Boinois 421,300,000 Total Uses B3, 15000 10 058, 500 BA0ERT B30

4. SRCURITY DESCRIFTION & DETAILS
4.1
4.1.1 Security Description

4865 NW 7™ Street, Miami, Florida 33126

The subject ks a 6.9-acre parcel of vacant kand located in the northeastern porion of Miami-
Dade County. More specifically, i is located on the nonh side of NW Tth Steeet, south of the
Dolphin Expressway in Miami, Miami-Dade County, Florda 2 mikes south of the Miami
Intemational Airport and 5 miles wast of the Miami CBD. Al usual municipal services an
dveailabibe on sibe,

Pagir 2 af 14
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Miami-Dade is ona of the three counties in Soulh Flosda that make wp the Miami meatropolitan
grea. lts estimated poputation in 2018 was aboul 2,76 million making it the most populous
county in Florida and seventh most populous in the United States, The nobam, central and
aastem portions of the county are heavily urbanized with many high-=rise buildings along the
coastline including South Florida's CBD and downtown Miaml, Top private employers in the
coufly nclude the Universily of Miami, Baptist Health South Flordda, Amercan Aidines and
Carnival Cruise Lines,

Primary regional access routas inclute Interstate 75 and 95, as well as Florida's Tumpike, a
limited-access 1ol expressway with a norih'south crientation that inlersacts with the Dolphin
Expressway (State Route 838) running in an eastiwes! direction through the subject market.
The Dolphin Expressway provides highway access between Interstate 95 in Downbown Miami
and Flarida's Turmpike, 1o the west. Additional highway access is provided via Alrport
Expressway, which runs eastiwest from Interstate 85. The Palmetto Expressway located at the
wislern bowndary of tha area is a north/scuth thoroughfare thal provides access around the
center of the city. This highway extends to Interstade 75 and also connects o Interstate 95 in
nodttvarm Miami-Dade County, Access from the downtown Miami area fo Miami Beach is
provided primarily by an extension of Stale Route 836 (Intersiate 305), known as the
MacArthur Causeway: the John F. Kennedy Causeway: and Interstate 195 (alss known as the
Julia Tutibe Cawsewany).

Regional access tofram the city of Miami and the subject site is excellent. Access is provided
by LeJeuna Road (NW 42nd Avenue), which is a heavily traveled commercial comidor that
intersects the Dolphin Expressway and the Alrpon Expressway and provides access o the
Miami International Airpon. Public transportation provided by Miami-Dade Counly provides
access from the Florda Keys to the sowlh and Ford Lauderdaks to the sorth, Public
transporation is considered average whan compared to other areas; the primary mode of
transporation in the area is the automobile,

The subject is one of the: only undeveloped parcels in the anea. Most new development in the
area congists of redeveloprment of existing sites.

The proposed mprovemants which will be known as Towers at Blue Lagoon are 1o include a
half-dozen new buildings construcied in phasas. The Miami City Commission approved a final
reading of a regueast changing the zoning classification of the properties from Té-BL Urban Cora
= Lirnited 1o TG -12 -L Urban Caore Limiled on March 28, 2018, The zoning ameandment changes
the allowable haighl of structeres from 12 to 18 slodes, Approvals are in place for up 1o BB8
apartments and 291 hotel rooms,. Covenants associated wilh the approval inchude:

= Daveloping substantially in accordance with a plan prepared by Kobi Karp Architecture &
Interior Design Inc. dated Awgust 18, 2018

Mothing can be taller than 150 f,

Job creation and employmeant opporunities

Affordable, workforce and market rate housing

Contributions 1o local schools, public art funds and parks

Construction of nght-of-way improvements along the project enfrance as well as
ingressfegrass [anes

= Installing an aerator in adjacen! submerged lands in Blue Lagoon

The property was bought by a company related o the guarantor for 31,65 milkon on Decenber
1. 1979, Two parcels transferred batween related parties for no monelary exchange on June
10, 2016. Ona parcel fransfemed between related partes for o monetary exchange on
December 19, 2017.

4.1.2 Location Maps

Page 3 af 14
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4.1.3 Site Picturas

Page 4 of 14
CONFIDENTIAL - SUBJECT TO PROTECTIVE ORDER ROMO0001011



4.1.4 Market Analysis

» Asindicated in the appraisal, the subject’s immediate market is defined by its proximity
o tha Miami International Airport, one of South Florida's most traveled airposis, within
close proximity bo Miami's downlown businass disirict. This area ks well-siuated to take
advantage of the sumounding tourst and business-related aclivities. Principal reasons
for the area’s positive outlook are its excallent access (o major aliractions serving (he
market, the area-wide highway system, and the nearby frain station. The forecast
growth in fowrism and population for this community is saen as a positive. The area is in
a growth stage of iis life cycle and Miami-Dade County has been experencing a
significant increasea in land values and sales over the past 2-3 years a8 developers
realize the county is land-locked and i limited by the number of lange silas avallable for
future developmaent. Most new devedopmen! consists of redevelopment of existing sites.
Location jusi south of the Miami Inlermational Airport in the middle of Miami-Dade
Counly increases the future marketabailty of the sile.

= Q22018 Quarterly Housing Repon for Miami-Dade County prapared by Reinhold P

Wollf Economic Resaarch Inc. Findings in the report dne;

o Hausing marked of Miami-Dada County improved somewhat fram the fowurth guarer
of 2018 to the first quarter of 2019 as measured by housing absorption.

o Vacancy rate in apanment developments deckned from 3.7% 1o 3.6% from Februeary
o May 2019, Vacancy is considerably lower than the 5% rate in May 2018,

o The overall average rent for aparments was 3.8% higher than the average rent a
year 5go.

o Estimated demand for additional apartment units from 2018-2022 s 12,678 por year,
Al this demand leval, thi markel could support up o 6,339 available new units,

o Average renls per s, i ae;

Average Rent/ | Average Size Average Size
5q. FL Market 5g. Ft. | Subject Phasa |

Sq. FL

All Apanmenis | 3.1 218 ol

Efficiency | £3.08 502 480

One-bedroom $2.26 755 _&00

Two-bednoom $2.00 1,056 840

Three-Badroom $1.482 3 1,283 1,250

o Rents from survey are nol necessanly representative of rents in new rental
development 8s project sample included some small and oblder compleaxes,

o Affordable devalopments are excluded from the regular survey. Miami-Dade has
117 davelopments containing 17 450 units, Vacancy rate is 5% and average rents
are $0.4% lower than the average rents found In market rend developments.,

» Current listing ~ Redevelopment Site for Sale - 2750 NW 5. River Drive, Miami
o Asking price $15,000,000 or $26 132 per unit.
o A83-acre site along tha Miami River curmanily operates as a Mobile Home Park
with 100 sifes,
o Watber Frontage on the Southem and Western Borders.

age 5of 14
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o Contiguows to a high-density developmant known as “Miami River Raplds,” with
entillements pormitting up b 1,590 units In four towars ranging from 12—15

RO,

o The land allows up to 834,174 5F (1,042,717 SF with Bonus) undar Miami 21
zoning T 6-8-0 pemmitting 574 units {150Vunis per acra).
o Site is contiguous to "Miami River Rapids® a +/- 12-acre developmant site with

entifements for 1,580 residential units.

o Close procamity o Miami's Largest Employment Centers - hall mile to Miami
International Airport, 2 miles fo Miami Health District and 3.5 mies b
DowriowniBrickoll Financial District.

« Hotel land hotel transactions not included in the appraisal:
o 8875 NW 25" Streal, Dorval,
« Closed March 2019

« 83200 sq. ft

. $27.310.40/key

« NW 25th Streat and NW 34™ Avenue, Miami
o Closed April 2049

+ 43,168 sq, f.

L H1 ,Eﬂ?.ﬂ&l‘:aﬁl

s |mtheir H1 2019 U5, Mulifamily report, CBRE reports that mulli-family cap rates and
expacted relums on cost mmained at historically low levels in the first half of 2019, The
average cap rate for all stabilized infill assets al the end of H1 2019 was 5.20%, the
lowest among all commercial real estale seclors and the lowest since CBRE began
conducting the survey in 2000. Of the 50 multi-family markeds surveyed, about 1/3 had
average cap rates for Class B infill assets under 5%. San Jose and San Francisco had
thr kowest ratas at 4.25% followed by FL Lauderdale, Miamil, Orange County, Austin
and Honaluly, They report cap rates for S. Flonda: Miami as follows:

Class A Class B
Irifill 4. 2E0-4 50% 4.25% - 4,759
_Euhurt:-an_ 4 50%-4. T5% 4, 25%~4 758
= Residential renial ratas in the neighbourhood;
[Farsa
| Project .. Address Rent | PR Built
E{iM'IB-Bi.BLm 5375 MW Tih Street | §1,534.00 | 40000 | § 384 201
I 53,26000 | 1,740.00 | 5 285
|h'.| Vida Apariments  |BG00 MW Tih Street | 5 1,865.00 72800 |5 756 2014
Im _}_____ 5205000 | 129500 § zu8
Fais TT07 MW TihSireet | 5 1,66200 | 54500 | 5 1.07 2005
| 523000 142600, 5 163

« Rents for affordable and workforce unit are dependant on income.  The following
applies to Miami-Dade County:

CONFIDENTIAL - SUBJECT TO PROTECTIVE ORDER
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4.1.5

416

4.1.7T

4.1.8

4.1.9

[Minevé Dade Country R Limit Bumbier of Badrocms
Alfardsble - 60 and balow, Workforce 6% to 140%

Parcentage Category [ 1 i |

e § o003 370 100 440 00
Ion 5 3TN 476 00 55000
L1500 5 48400 5 G300 16 0
4800 § 4TG0 57200 GE0L00
4RO § R0 e ] by 1]
1800 & BSAO0 BET 00 TT0 00
Saio0 % GO0 TEXO0 BA1 00
BETOD 5 THAO0 SR O o1 o
TA100 5 TREOD F 85300 F1R0100
50387 "3 SRREF T8 geRi T§ TaRm

LR R R R
W BR EA A

lﬂll‘llﬂllﬂllllﬂllluﬂ RG]

§ BERuREuM

R

BFaOD 5 D300 914400 5132100
7o S1007 00 S1.11200 5433500 158100
as 118800 E1ITI00 S4,5ME00 §1,TEIO0
120% 5177000 100600 $2.28000 £2,04100
1400 207500 22200 F260000  E3.08100
Avarage $1.3000 $1400.20 $9.THZ80 $2,070.00

Property Condition
ma - land

Environmental

Phasa | Emvironmenal Sie Assessment Report prepared by Professional Sepdces
Industries, Inc. for Romspen dated December 11, 2018 on file, The property was
undeveloped from al least 1945 to 1974, It was improved with a two-storey residential
apartmient structune from 1974 1o 1998, Since 1999, the property is undeveloped land which
has been cleared and graded, The repor recommends no futher assessment for
Recognized Erwvirgnmental Conditions in connection with the subject property al (his timae,

Zoning and Planning lssues
TE-12-L Urban Core Limied which pammits single-family and multi-family residences, hotels,
bed & breakfasts, inns and office spaca (in a Emiled capacity).

Geotechnical lssues
m'a — land only

Property Inspection
Janmuary 7, 2020 by Wes Roitman and Jeff Conti

#4.1.10 Insurance Review

Raviewed by Proincon - nd issuas idantifed,

4.1.11 Third Party Appraisal

Appraisal reporl addressed fo Romspen prepared by Integra Realty Resources dated
Seplember 27, 2019 on file. The appraiser considers development of the site for mixed
commercialresidential use to ba the highest and best usa. He uses the sales comparson
approach o develop an opinion as il vacant and avaiabla to ba devalopead to s highest and
best use. The appraiser considers the highest and besl use to be developmant of the sibe
Ter mixed (commercialiresidential) use. The value iz subject to the extracrdinary assumplion
and hypothetical condition that the property was rezoned from TE-8-L Urban Core — Limitest
to TE-12-L Urban Core Bmited which allows for a height increase from 12 to 16 stones. The
appraiser indicates that the plan is for development of 884 aparments and 433 total hotel
rooims {wiich is different from the actwal approvals in place of 888 apariments and 291 hotel
rooma). The appraiser uses the sale comparison approach in developing an opinson of value
givan that there s an active markat for simiar properies and sufficient salas data for the
analysis,

Fessdential land
# The appraisal uses a price per unil as the appropriate unil of comparison because
market participams typically compare sale prices and property values on this basis,
= The appraizer reviews 10 salas (fownd n the addenda) in Miami Dade that transacted
betwean Aprl 2017 and May 2018, Unadjusted sale prices ranged from 520,280 per
unit to $82,972 per unil, Adjusted sale prices range from 322 691 per unit o 567 207

per unit.

Page 7 of 14
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= Congidening the subject's location, they conclude towards the higher end of the
arrange and amive al a land value conclusion as follows:
o 555,000 x B84 wnits = $48 600,000 {rounded)
o Adjusted for 888 units {Fomspen's understanding of allowabdes number of
units) valua would be S48 840,000

Hotel land
+ The appraisal wses a price per unit as the appropriate unil of comparisan because
market paricipants typically compare sale prices and property values on this basis,
= The appraiser reviews § sales (Tound in the addenda) in Miami Dade and Browand
that rangacted between January 2017 and July 2019, Unadjusted sale prices ranged
from $21,176 per unil to 364, 207 per wnit. Adjusted sale prices range from 321,388
par unit fo 579,057 per unit.
# Thix appraiser gives equal weight to all sales and arrive at a value conclusion as
Toliows:
240,000 x 443 uréls = 517,300,000 {rounded)
Adjusted for 291 units (Romspen's understanding) valuee would be 511,640,000

Total appraised value {adjusted for comect number of unils) is 360,480,000, Loan fo
appraesad valee is 5%

5. BORROWERS & GUARANTORS

The Bomowers T at Blue Lagoon (1), LLG and 7 at Blue Lagoon (2), LLC hold the suhject
property, The companies are 100% cwned by Carpline Waiss who will provide her personal
guaraniee. Caroline started The Welss Group of Companies in 1968, The company has
axtensive multi-family, mixed use, waterront and land development expenise wilh a focus on
South Florida urban infill and waterdront locations. Caroline Weiss has developed 2,860 acres
of tand infrastructure for pre-developments, 5,158 unils of combined garden, mid-rise and high-
rise multl-family residential apanments and over 2 milion sq. il of commencial space including
hospitality. Caroling is 82 years old. Her daughter Alitza Wisiss works with her.
hitps/ikewensprowpeloompanies oo

Motaithstanding vanows requests, we have baan wnable to validated the Guarantor's net waorth
statement. A letter from Wakd And Cohen, PA., Cerified Public Accountants dated January &,
20020 indicates that the principal assets ownad by Ms. Waiss are the 12 acres al Towers of
Blue Lagoon and 5 residential acres at 3187 Royal Road, The 12 acres al Blue Lagoon
include the subject as well as submerged lands which do not form part of our secunty. Par of
har personal residence was appraised for $2.8 milion January 12, 2020, The guarantor
raports no cash.

There am two pending lawsuits relaling lo this property and the guarantor. One involves
Carcling's daughter Adeana and the second the Blue Lagoon Condominium Association which
is the property kocated next door to the subject. The lawsult commenced by her daughlor
Adeena is still before the courts and there Is no time frame for resolution of same. There have
bean no discussions to the effect that future advances will be contingeant on this Ewsuit being
daalf with. With respect to the Blua Lagoon Condominium Association lawsuil, we hawe received
an opinéon from the barowar's atbornay thal it is unlikely that such lawsuit will ba successful. Any
future advance of funds by us afler the inflial advance will be contingent en Romspen being
satigfied that the kwsusl will be dismissed,

Equifax report for Caroline Weiss dated January 22, 2020 reports score of 601 and an R9
payment to Citi. All other dealings are satisfactory, We heve besn advised that there was a
dispute between Caroling and Rooms to Go on fumiture that they charged her that was never
defiverad but was billed during the ongoing dispute. Caroline advises that it was ultimatedy
rasobved 8 couple of months ago and that shea requested the account be closed. The Equifax
statement doas slabe thal the actoun was closad at owner's mequdst,

6. AML
The fila iz AML compliant.

T. VALUATI

= e consider the appraised value 1o be unrealisticalty high. In order to amive at the undensriting
walus, we astimate the residual value of tha Phasa | devalopment and the value of the remaining
undavaloped residentialhotel lands (which will be developed in laler phases).

Page Bof 14
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.Residual ¥alue — Phasea |
» Phase | of the project will comprise 428 residential units and 551 structured parking spaces.
Suite mix is as follows:

Phase | Hof  Awerage
I Wnits  5q.Fi
| Shudios 3 480
lt BR 190 800
{2BR 164 440
|3er 33 1,250
"'I'nt.lh"nl.ulrlp 428 BED
L AdToraie uRits FL] i
| Woricloron unis &2 10%

« Rental income for Phase | is astimated to be approximately $11.38 million (refer to Appendix 111).
income estimate congiders the requiremant that 8% of units in Phase 1 be affordable and 10%
of units be workionoe,

* We estimate Not Operating Income for Phase | to be approximately $7.497 million (refer o
Appendix V). Applying a 5.15% capitalization rate, we amive at a value for Phase | of $145.8
million or approximately 5340, 000 suite,

* The residual land value for Phasa | is estimated to be 514.5 milllon as follows:

Valie per unit with & 189 [

Capilaizalion Rals 5 045,588, 11690 | § 340,150.15 B15%
Hard Carsl R PR R L

St Caosd 511,040, 300000

Dureslaper § 15456420000 |

Conl 1o brirg 1o pesmd % 12,570,000000

|Residus Phase | Value £ 14, 518.806.90 |

Hard costs, soft costs and oosts lo bring to permit as based on budgels provided by the
Borrower, Budgets have nol been reviewed by a cost consullant.

Undeveloped Residential Land

+ Wa consider the most comparable residential trade in the appraisal 1o be Gibraltar Sies/Sonesia
Blua Lagoon which tradad at 320,620 par unit on April 2017, In onder to bring the value o today's
dollar, we assume a 3% increase for 2018 and 2019 to arrive al a current price of $21,875.70
per wnit,

* 2750 NW 5. River Drive, Miami i3 currently listed for sale at an asking price of $15 million or
526,132 per unit. Wa consider our sile to be supericr given its zoning and location and consider
a price of $28.000 to be reasonable for the subject.

+ We eslimate the land valua 1o ba the average of these transactions or $24.950 per unil. The
astimated value of the undeveloped residential land |s $11,477 000 {(888-428 unils) ¥ 5249501,

Undeveloped Hotel Land

+  The most comparable hotal land trades in the appraisal range from 519,249 per key to $32,933
per key with an average of 526, 778.33

« The average of the two 2019 hotel land trades not listed in the appraisal is $24,000 per key.

» We estimate the hotel land valus 1o be the average of the current hotel Bstings or 524,000 per
key. The estimated value of the undevaloped hatel land is 36,984 000.

Total Value
Residual land value Phase 1 §  14.500,000.00

Land 460 residential [@$24,950 §  11,477,000.00

Holbel 281 units & £24 000 g 584 000,00

§  32.961,000.00

Given a fully advanced loan of $21.3 million, loan-to-valua would be 64.6%

B DEAL STRENGTHS & MAJOR RISKS

Fage 9 of 14
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Strengths

Well located parced of land which is the only undeveloped parcel in the area.
Loning in place 1o build 888 residential unils and 201 hoted waits.

Parcels can be developed in phases,

Expenenced owners and developers of real eslate.

Major Risks
# Land loan which ganerates no income. No vedifiable income from olher sources provided
wihech would ba available o service the debt once the interest reserve is exhausted,
+ Guarantor's age is not conducive to her development of the project

9. EXIT STRATEGY & REPAYMENT
Loan will be repaid in full Trom proceeds of the sale of the asset or from the proceads of
consinection financing when construction of Phase 1 commonces.

10. RECOMMEMNDATION & APPROVAL

Recommended By: Approved By:
frz]
LAt bt

Sandra Baumann-Chadwick Mark Hilsol
Sanior Mortgage Underwriter Managing Gengral Partnor
e Wesley Roitman
Originaied By: Managing General Partner
e
ﬁ:_:r_,:;l—"-.
Joff Conti - Blake Cassidy (|

Managing Pariner

LIST OF [ |

APPENDIX | Residantial Land Comparables — Appraisal
APPEMDIX Il Hatal Land Comparables — Appraisal
APPERDEX N Fental Pro Forma Romspen — Phasa |

APPENDEX IV Phase | Residual Land Value — Romspen Estimate
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Total Value

Residual land value Phase 1 $ 14,500,000.00
Land 460 residential @%$24,950 $ 11,477,000.00
Hotel 281 units @ $24,000 -3 - 8,884,000,00

3 32,861,000.00

Given a fully advanced loan of $21.3 million, loan-to-value would be 64.6%

8. DEAL STRENGTHS & MAJOR RISKS
Strengths

+ Weall located parcel of land which is the only undeveloped parcel in the area.
« Zoning in place to build 888 residential units and 291 hotel units.

« Parcels can be developed in phases.

= Experienced owners and developers of real estate.

Major Risks
+ Land loan which generates no income. No verifiable income from other sources provided
which would be available to service the debt once the interest reserve is exhausted.

+ Guarantor's age is not conducive to her development of the project.

9. EXIT STRATEGY & REPAYMENT
Loan will be repaid in full from proceeds of the sale of the asset or from the proceeds of

construction financing when construction of Phase 1 commences.

10.RECOMMENDATION & APPROVAL

Recommended By: Approved By:

Sandra Baumann-Chadwick Mark Hilson

Senior Mortgage Underwriter Managing General Partner
Wesley Roitman

Originated By: Managing General Partner

=t
n Blake Cassidy

Managing Partner

LIST OF APPENDICES
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Residential Land Comparables - Appraisal
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APPENDIX Il Rental Pro Forma - Romspen — Phasa |

Phase | mof  Awerage Rant Par 5q. FL.
Upsits 5q, Ft, Estimate
Market Units
Sl | 480 £ 180000 & 3.33
1EBR 180 a0 § 220000 5 275
TBR 168 B840 5 265000 £ 2E2
IBR 33 1,250 § 330000 & 254
TotalfAverage A4 B0
Mfordabie units K 6%
‘Workfaron units 42 10% .
Rontal Rovenues Uinits Rant

Sluafos - Marke b | § 160000 § 633, 600.00
Sluio Alfordabhe 2 ¥ Boa 00 % 120455, 00
Shiaho Worklaros 4 8 F 129300 % G5 854 00
1 Bestdroom - Market 158 $ ZHO000 § 418760000
1 bedroam - alfordabls 12 § RaOpd % L TED.00
1 bpddroaem - Worklorcs 18 190 5 149300 £ 340 400 DO
2 Basdroom - Market 139 § 265000 § 442020000
2 badroam - alfoerdable 11 £ 4800 § 8553500
2 bedroo - woekfonoa 16 1688 F O1,7E300 § 0 34428500
3 Baxiroom - Markat 28 S 330000 % 110880000
3 bedroom - affordabie 2 5 300 5 17, 852.00
3 bdroom - workfonce 3 33 5 Zomooo 5 74,5230.00

5 11,370, 585,00
Total workfonos F-
Total affordable r
Todal ke 3532
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APPENDIX IV

Phase | Residual Value — Romspen Estimate

Par unit |

N Pra Fonma Phase | Romspen manth
Rantal Incoms § 1M 37058000 | 3 22585
Vacancy 8% % ERR.OT0AD | 5 110.78
Cioliaction 1% - 113, 795 88 | g 2318
Mt Rental Revervs £ ez s 2082T

|

Other Income £ EO0O00OD | S 97.35
Effpctim Gross Income £ 1119681272 |3 218008
;F'flli Estaln Tanes 5 1.580,000 | 5 303, 74
(Irairarce 5 56,800 | & 0,00
EFhm-': & Manismanor -1 G2 M) | 5 125.00
Litiktios: 5 Ja5.00) | 5 T5.00
Management Fees 5 3o 588 | 5 6,30
General & Admin § 223,936 | § 43.60

isirng I Marketing g 175,000 | 5 =07
| Resarves 5 G400 | & 12.80
Total Operating Expenses i 1659025 | & s R 31%
MO ¥ 7407 TEAOZ | § 145985 &67%
Walue per unil with 5, 18%
Capitalizabion Rate 5145 588 116.90 | ' 340,155.15 5, 15%
Hard Cost 5 PZ002.500.00
Sol Cosl 11,040,200, 30
Drervelopar § 15,.456.430,00
Cﬂﬂtﬂ-mmﬂmﬂ § 12,570,000.00
Residhal Phase | Value £ 14,508 856 50
—_—
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