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February 27, 2014

Mayor Bruce Mount

Town of Eatonville City Hall
307 East Kennedy Boulevard
Eatonville, Florida 32751-6806

Mr. Harold Jenkins, FAC Director
Orange County Public Schools
6501 Magic Way, Suite 200
Orlando, Florida 32809

RE: An appraisal of the Robert F. Hungerford Prep High School property, Eatonville, Orange
County, Florida 32751.

Meridian File: 14-SPN
OCPS Purchase Order #: 4514025440 (Eatonville Hungerford)

Dear Mayor Mount and Mr. Jenkins:

As requested, we have made the necessary investigations and analyses incident to appraising the “As
Is” Market Value of the Robert F. Hungerford Prep School property based on an assumed
hypothetical land use plan. The tax roll reports a street address of 100 East Kennedy Boulevard,
Eatonville, Florida 32751. [Although located in the Town of Eatonville, the property has a Maitland
postal zip code].

‘This irregular property contains 99.24 gross acres located on the east side of Wymore Road, the
south side of East Kennedy Boulevard and the west side of College Avenue, with supplemental
frontage on Ruffel Street. The south half of the property includes 40.08 acres in lakes and
jurisdictional wetlands. Most of the subject property’s 59.16 acres of upland are located within the
Town of Eatonville; except for a 3.5 acre upland strip sandwiched between Wymore Road and Lake
Wilderness, which is in an unincorporated area of Orange County, Florida.

The north end of the property is improved with the former Robert F. Hungerford High School
(f’k/a Wymore Tech and Hungerford Prep). Most of its buildings were built in the mid-1950s with
some additions in the mid to late 1960s. The education facilities are functionally obsolete and
expensive to operate, by modern standards. The school has been out of service since June 2009.
The Town of Eatonville occasionally uses the cafeteria, gym and athletic fields for recreational and
community service activities. Also, two former classroom buildings are being refurbished for interim
use by the Orlando Predators (Arena Football League) as training (weight and locker rooms near the
football field).

The school site encircles a 5,163 square foot “out” containing an historic 1,288 square foot chapel,
owned and controlled by the Robert Hungerford Chapel Trust. The chapel has been incorporated
into the north end of one of the school buildings.

Excluding the chapel, the demolition and carting of existing improvements is estimated to be
$922,826. We have “grossed up” this amount by 20% for soft costs (engineering, surveying, etc.)
and developer’s overhead and profit, for indicated total extraordinary site preparation costs of
$1,107,391. We have subtracted this estimated extraordinary site preparation cost from the
indicated land value, for purposes of our “As Is” market value conclusion herein.
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There is a two-sided, highway billboard on the property along Wymore Road, visible from
Interstate 4. The pending purchase contract for the subject property between the Orange County
School Board and the Town of Eatonville effectively excludes the billboard site lease. Accordingly,
this appraisal does not include recognition of the contributory value of the billboard site lease.

In addition, a 1951 court-imposed use restriction requiring operation of a public school thereon
encumbers the subject property’s northwest 36.8 acres as well as most of the adjoining Hungerford
Elementary School. This deed/use restriction will not be removed until after the Town of Eatonville
has purchased the subject property of this appraisal. Based on the mutunal agreement of both seller
(School Board of Orange County) and buyer (Town of Eatonville), this restriction is assumed to
have been lifted for purposes of our hypothetical “As Is” market value conclusion.

Furthermore, the purchase agreement between the two parties, as amended, stipulates an assumed
hypothetical land use for the portion of the property located within Eatonville’s city limits. Based on
the mutual agreement of both seller (School Board of Orange County) and buyer (Town of
Eatonville) as detailed herein, the stipulated Iand use plan is assnmed to be in place for purposes
of our hypothetical “As Is” market value conclusion.

The subject property is further described by both legal and narrative descriptions within the text of
the following appraisal report.

The purpose of this appraisal was to derive the Hypothetical “As Is” fee simple Market Value of the
subject property, pursuant to the stipulated hypothetical land use plan, as of the date of valuation,
February 10, 2014, our most recent date of inspection of the property. The date of preparation of
this report is February 27, 2014. The intended use of this appraisal is to aid the clients by
establishing Market Value of the subject property under the hypothetical conditions stipulated by
a pending contract for sale/purchase between them. The intended user is our clients, the Town of
Eatonville and Orange County Public Schools. No other use or users are intended. Market value,
fee simple interest and other appraisal terms are defined within the text of the following appraisal
report.

General Assumptions, Hypothetical Conditions, Limiting Conditions and Extraordinary
Assumptions concerning the valuation of the subject project can be found following this section of
the report: Be advised that their use might have affected the assignment results. This appraisal
report is prepared under Standards Rule 2-2(a) and performed under Standard Rule 1 of the Uniform
Standards of Professional Appraisal Practice (USPAP).

Hypothetical “As Is” Market Value
Based on the analyses and discussions presented in this report and our experience and training, it is

our opinion that the Hypothetical “As Is” fee simple Market Value of the subject property, pursuant
to the stipulated hypothetical land use plan, as of the date of valuation February 10, 2014 was:

“AS IS” FEE SIMPLE MARKET VAL UE
ASSUMING HYPOTHETICAL LAND USE PLAN
TEN MILLION FOUR HUNDRED THOUSAND DOLLARS
($10,400,000) *

* Please see Extraordinary Assumptions, Hypothetical and Limiting Conditions
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The following report was prepared in conformity with the Code of Professional Ethics and
Standards of Professional Practice of the Appraisal Institute. As such, it conforms with the Uniform
Standards of Professional Appraisal Practice (USPAP) that became effective January 1, 2014.

This letter of transmittal precedes the appraisal report, further describing the subject property and
containing reasoning and most pertinent data leading to the final Market Value conclusion.

Respectfully submitted,
Meridian Appraisal Group, In

C.
Digjitally signed by Angela L. Brown
DMN: cn=Angela L. Brown, o=Meridian
Appraisal Group, Inc., ou,
email=abrown@meridianag.com, ¢=US
Date: 2014.02,27 14:10:40 -05'00'

Angela L. Brown, MALI, Vice President

State-Certified General Real Estate Appraiser RZ 805
Digitally signed by Frank W.

4/4 W Schieber, MAI, CCIM

Date: 2014.02.27 14:06:48 -05'00'
Frank W. Schieber, MAI, CCIM, Senior Appraiser
State-Certified General Real Estate Appraiser RZ 124
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CERTIFICATION

The undersigned appraisers hereby certify that to the best of their knowledge and belief:

the statements of fact contained in this appraisal report (upon which the analyses, opinion
and conclusions expressed herein are based) are true and correct.

the reported analyses, opinions and conclusions are limited only by the reported assumptions
and limiting conditions and any special assumptions if any, set forth and are the personal,
impartial and unbiased professional analyses, opinions and conclusions of the appraisers.

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

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

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

the appraisers’ engagement in this assignment was not contingent upon developing or
reporting predetermined results.

the appraisers’ 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.

the reported analyses, opinions and conclusions were developed and this appraisal report has
been prepared in conformity with the requirements of the Code of Professional Ethics and the
Standards of Professional Appraisal Practice of the Appraisal Institute.

the reported analyses, opinions and conclusions were developed and this appraisal report has
been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
as promulgated by the Appraisal Standards Board of the Appraisal Foundation.

we do not authorize the out-of-context quoting from or partial reprinting of this appraisal
report; and neither all nor part of this appraisal report shall be disseminated to the general
public by the use of any public communications media without the prior written consent of
the undersigned appraisers.

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

Angela . Brown, MAI certifies that she has personally inspected the subject property,
including the Jand and a sample of building exteriors, but not building interiors, for this
appraisal assignment. Frank Schieber, MAIT certifies that he has personally inspected all the
comparable sales used in this appraisal report; personally inspected the subject property land
and building exteriors for this appraisal assignment; and personally inspected most of the
subject’s building interiors on June 8, 2012 for a prior appraisal assignment.
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CERTIFICATION (CONT'D)

. No one provided significant real property appraisal assistance to the person(s) signing the
certification.
. the Appraisal Institute conducts a mandatory program of continuing education for

designated members. As of the date of this report, Angela L. Brown, MAI and Frank W.
Schieber, MAT have completed the continuing education program of the Appraisal Institute.

. Angela L. Brown, MAI and Frank W. Schieber, MAI have previously appraised the subject
property in 2012; but have not performed any other real estate related services involving the
subject property during the three years preceding the date of engagement for this assignment.

Property Location
The subject property contains 99.24 gross acres and 59.16 useable acres located on the east side of

Wymore Road, the south side of East Kennedy Boulevard and the west side of College Avenue,
with supplemental frontage on Ruffel Street. Most of the subject property is located within the
Town of Eatonville; the south leg of the property is in an unincorporated area of Orange County,
Florida. The tax roll reports a street address of 100 East Kennedy Boulevard, Eatonville, Florida
32751. [Although located in the Town of Eatonville, the property has a Maitland postal zip code].

Date of Valuation and Date of Report
The date of valuation for the “As Is” Market Value conclusion is as of February 10, 2014. The date

of this report is February 27, 2014.

Final Value Conclusion
Hypothetical “As Is” Fee Simple Market Value $10,400,000*

* Please see Extraordinary Assumptions, Hypothetical and Limiting Conditions.
Be advised that their use might have affected the assignment results.

Certified by,

Meridian Appraisal Group, Inc.
Digitally signed by Angela L. Brown
DN: cn=Angela L. Brown, o=Merldian Appraisal

? / <1
£ . l‘é‘o _~ Group, Inc., ou, emali=abrown@meridianag.com,
W. Le Ve by
Date: 2014.02.27 14:11:24 -05'00"
Angela L. Brown, MAI, Vice President

State-Certified General Real Estate Appraiser RZ 805
Digitally signed by Frank W.

W; Schieber, MAI, CCIM
Date: 2014.02.27 14:07:30 -05'00'

Frank W. Schieber, MAI, CCIM, Senior Appraiser
State-Certified General Real Estate Appraiser RZ 124
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EXECUTIVE SUMMARY

Location

The subject property is located on the east side of Wymore Road, the south side of East Kennedy
Boulevard and the west side of College Avenue, with supplemental frontage on Ruffel Street. Most
of the subject property is located within the Town of Eatonville; the south leg of the property is in an
unincorporated area of Orange County, Florida. The tax roll reports a street address of 100 East
Kennedy Boulevard, Eatonville, Florida 32751. [Although located in the Town of Eatonville, the
property has a Maitland postal zip code].

Type of Property
Redevelopment land, much of which is improved with an obsolete high school no longer in service

Highest & Best Use
Hold for future residential and general commercial/office development, as demand dictates.

Subject Site

This irregular site contains 99.24 gross acres. The south half of the property includes 40.08 acres in
lakes and jurisdictional wetlands, so the property has 59.16 acres of upland. The north portion of
the property has 1,096.14’ frontage along the south side of East Kennedy Boulevard and 1,601.07’
frontage along the east side of Wymore Road. The property’s Wymore Road frontage is then
interrupted by a five acre “out” owned by the Florida Department of Transportation for a future
storm water retention pond for highway drainage, unavailable for use by the subject property. South
of the FDOT parcel, the property has another 1,620.51 Wymore Road frontage; however, the south
576.12° of frontage is wetlands, leaving 1,044.39" upland road frontage. This southern leg of
Wymore Road frontage is an upland strip typically 175° deep which backs up to the 20+ acre Lake
Wildemess (a former borrow pit).

The north portion of the property has 814.29" additional frontage and access along the west side of
College Avenue. It excludes the 175.13’ x 206.61° corner of East Kennedy Boulevard and College
Avenue. The north portion of the property encircles a 5,163 square foot “out” containing an historic
1,288 square foot chapel, owned and controlled by the Robert Hungerford Chapel Trust. The
subject property wraps around the north, west and south sides of Hungerford Elementary School.
To the south of the elementary school is about 10.3 acres of upland fronting the north shore of Lake
Wilderness, but separated by wetlands from the nearest road access. Another 1.75 acres of upland
just east of the elementary school has 172.13’ frontage on the south side of Ruffel Street.

Improvements

The north end of the property is improved with the former Robert F. Hungerford High School
(f/k/a Wymore Tech and Hungerford Prep). Most of its buildings were built in the mid-1950s and
mid to late 1960s. The complex consists of 17 buildings aggregating 90,853 square feet gross
building area plus two “portables” totaling 1,978 square feet plus a 2,573 square foot fiberglass
greenhouse and 1,980 square foot shade house. Many of the buildings are connected via sheltered
concrete walkways. The school has been out of service since June 2009. The Town of Eatonville
occasionally uses the cafeteria, gym and athletic fields for recreational and community service
activities. Also, two former classroom buildings are being refurbished for interim use by the Orlando
Predators (Arena Football League) as training (weight and locker rooms near the football field).

Site improvements include several asphalt paved parking areas and connecting driveways; a football
field encircled by an asphalt running track; worn and faded tennis courts; and a little-league ball
field. The 1.75 acres of upland just east of the neighboring elementary school include a dry retention
pond, which overlaps onto the elementary school site. This site has been improved since 2005 with
two tennis courts in use by the adjoining Denton Johnson Community Center.
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EXECUTIVE SUMMARY (CONT'D)

There is a two-sided highway billboard on the property along Wymore Road, visible from
Interstate 4. The pending purchase contract for the subject property between the Orange County
School Board and the Town of Eatonville effectively excludes the billboard site lease. Accordingly,
this appraisal does not include recognition of the contributory value of the billboard site lease.

Zoning — Existing

Most of the property is within the Town of Eatonville. Its Comprehensive Future Land Use
classifications are Commercial along Wymore Road and wrapping around the FDOT parcel;
Residential south of and along much of East Kennedy Boulevard; and a wide strip of Conservation
along the north sides of both Lake Wilderness and Lake Bell. Zoning districts include C-3 General
Commercial with a High Density Mixed Office Commercial Overlay district (minimum 0.50 Floor
Area Ratio) along Wymore Road; C-2 Planned Office with a High Density Mixed Office
Commercial Overlay further south along Wymore Road and wrapping the FDOT parcel; and R-2
Medium Density Single Family Residential (up to eight dwelling units per acre) with a strip of
Downtown Cultural/Historical Overlay district along the south side of East Kennedy Boulevard.
The Town’s zoning district boundaries do not entirely correspond with the Future Land Use
classifications, and are in some cases incompatible. For example, the Town’s only Comprehensive
Plan area denoted as Conservation Future Land Use (which allows no development) has an
incompatible zoning of C-2 Planned Office with a High Density Mixed Use overlay.

In addition, a 1951 court-imposed use restriction requiring operation of a public school thereon
encumbers the subject property’s northwest 36.8 acres as well as most of the adjoining Hungerford
Elementary School. This deed/use restriction will not be removed until after the Town of Eatonville

has purchased the subject property of this appraisal.

The south leg of the property along Wymore Road is in an unincorporated area: It is zoned R-1A
Single Family Residential within a compatible Low Density Residential Future Land Use (up to 4
dwelling units per acre} by Orange County.

Hypothetical Zoning/Land Use — Stipulated and Assumed for Appraisal Purposes

There is a pending purchase contract for the subject property between the School Board of Orange
County (seller) and the Town of Eatonville (buyer). The purchase agreement between the two
parties, as amended, stipulates an assumed hypothetical land use for the portion of the property
located within Eatonville’s city limits:

A. That approximately 20 acres consisting of the frontage of Wymore Road and East Kennedy Boulevard
will develop as commercial/ retail and office use

B.  That approximately 20 acres of the interior portions of the Wymore Road Tract will develop consisting
of residential/ single family and multi-family use, and

C. That approximately 20 acves will consist of public and private educational, cultural, civic and recreation
Sfacilities

D. That the remaining acreage is preservation, parks, roadways, wetlands, open space or other support
DUFPOSES.

A, B, C and D above are illustrated by the Exhibit “A” [attached to contract] ...

We have determined that the amended contract’s “Exhibit A” (Mr. Porter's “Hungerford Property
Conceptual Redevelopment Overlay”) does not provide us sufficient detail in order to do an
appraisal. This conceptual land use bubble map (“Exhibit A”) includes properties beyond the
subject property’s legal description. We need more detail insofar as specific boundaries and acreages
of each hypothetical land use. To that end, Meridian Appraisal Group created a proposed land use

14-SPN MERIDIAN APPRAISAL GROUP, INC. 4



EXECUTIVE SUMMARY (CONT'D)

map, which is intended to “best fit” Exhibit A of the amended sales agreement to the subject
property’s legal description boundaries.

The boundaries shown on our land use map/sketch resulted in the following upland distribution:

2483 Acres Commercial

18.42 Acres Cultural/Educational

15.91 Acres Residential (4.6 Acres Low Density + 11.31 Acres Medium Density)
59.16 Acres Total Upland

'This roughly corresponds to the desired approximately 20 acres/20 acres/20 acres of each assumed
land use, as stipulated in the contract amendment,

We also needed to clarify what uses and performance standards are allowable in each assumed land
use category. Both parties requested that allowable uses generally correspond “... to Eatonville’s
comprehensive plan as it relates to density, parking etc.” We also recommended a couple changes,
in order to enhance market acceptance of the property. With the concurrence by both buyer and
seller, we have recommended and used the following:

» Low Density/Residential Land Use — most of this strip is in unincorporated Orange
County, zoned R-1A Single Family Residential (minimum 75’ lot width and minimum 7,500
square foot lot size). The north tip of this strip is in the Town of Eatonville.

» Medium Density/Residential Land Use — Eatonville’s zoning is R-2 Medivm Density
Single Family Residential (up to 8 dwelling units per acre, with a minimum 50’ lot width
and minimum 5,000 square foot lot size).

» Commercial Land Use — Uses permitted correspond to the C-3 General Commercial zoning
district with a High Density Mixed Office Commercial Overlay district; however, the 0.50
minimum FAR requirement is waived.

» Cultural/Educational Land Use — This appears to be intended to be an expanded DC/HO
Downtown Cultural/Historical Overlay district. We perceive and recommend that this area
should have a General Commercial underlying zoning/future land use, instead of its
existing Residential underlying zoning/future land use. A commercial zoning/future land
use would be more compatible with the DC/HO Downtown Cultural/Historical QOverlay -
district specified allowable uses. The purpose of the Downtown Cultural/Historical Overlay
District is to promote a historically unified theme for development and redevelopment in the
downtown central business district that is consistent and compatible with the Town’s
designation as a historic site on the National Historic Register. Its allowable uses are
somewhat more restrictive than other C-3 General Commercial areas.

The south leg of the property along Wymore Road is in an unincorporated area: It is zoned R-1A
Single Family Residential within a compatible Low Density Residential Future Land Use (up to 4
dwelling units per acre) by Orange County. Since it is outside Eatonville’s city limits, this portion of
the property is unaffected by the assumed hypothetical land use plan.

Based on the mutual agreement of both seller (School Board of Orange County) and buyer (Town
of Eatonville) as detailed herein, the stipulated land use plan is assumed to be in place for
purposes of our hypothetical “As Is” market value conclusion.
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EXECUTIVE SUMMARY (CONT'D)

In addition, a 1951 court-imposed use restriction requiring operation of a public school thereon
encumbers the subject property’s northwest 36.8 acres as well as most of the adjoining Hungerford
Elementary School. Based on the mutual agreement of both seller (School Board of Orange
County) and buyer (Town of Eatonville), this restriction is assumed to have been lifted for
purposes of our hypothetical “As Is” market value conclusion,

Marketing/Exposure Time
One to two years

Interest Appraised
Fee Simpie Interest

Date of Valuation and Date of Report
The date of valuation for the Hypothetical “As Is” Market Value conclusion is as of February 10,

2014. The date of this report is February 27, 2014.

Final Value Conclusion
Hypothetical “As Is” Market Value $10,400,000*

* Please sce Extraordinary Assumptions, Hypothetical and Limiting Conditions.
Be advised that their nse might have affected the assignment results,
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

10.

11.

12,

The legal description used in this report is assumed to be correct.

No survey of the property has been made by the appraiser and no responsibility is assumed
in connection with such matters. Sketches in this report are included only to assist the reader
in visualizing the property.

No responsibility is assumed for matters of legal nature affecting title to the property nor is
an opinion of title rendered. The title is assumed to be good and merchantable.

Information and data furnished by others is usually assumed to be true, correct and reliable.
When such information and data appears to be dubious and when it is critical to the
appraisal, a reasonable effort has been made to verify all such information; however, no
responsibility for its accuracy is assumed by the appraiser.

All mortgages, liens, encumbrances, leases and servitude have been disregarded unless so
specified within the report. The property is appraised as though under responsible ownership
and competent management.

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

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

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined and considered in the

appraisal report.

It is assumed that all required licenses, consents 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 estimate contained
in this report is based.

It is assumed that the utilization of the land and improvements will be within the boundaries
or property lines or the property described and that there will be no encroachments or
trespass unless noted within the report.

The date of value to which the opinions in this report apply are reported herein. The
appraiser assumes no responsibility for economic or physical factors occurring at some later
date, which may affect the opinions stated herein.

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

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, knowledgeably and
assuming the price is not affected by undue stimulus. Implicit in this definition is consummation of
a sale as of a specified date and passing of title from seller to buyer under conditions whereby:

Buyer and seller are typically motivated,;

- Both parties are well informed or well advised and each acting in what they
consider their own best interest;

. A reasonable time is allowed for exposure in the open market;

v Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

o 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.

Highest and Best Use?

The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible and that results in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility and maximum profitability.

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

Hypothetical Condition*

A condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of
analysis. Hypothetical conditions are contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such as market
conditions or trends; or about the integrity of data used in an analysis.

Definition Sources

' Title XI - Financial Institutions Reform, Recovery, and FEnforcement Act of 1989 ("FIRREA"), as amended
{(Pub.I.No0.101-73,103 State.183 (1989), 12 U.5.C. 3310,3331-3351, and Section 5(b) of the Bank Holding Company
Act, 12 U.5.C. 1844(b); Part 225,Subpart G: Appraisals; Paragraph 225 62(f).

Uniform Standards of Professional Appraisal Practice, Pages 1-7
Federal Reserve Svstem, 12 CFR Parts 208 and 225, Sec.225.62

Office of the Comptroller of the Currency, 12 CFR Part 34, Sec.34.42
EDIC, 12 CFR Part 323, Sec.323.2
NCUA, 12 CFR Part 722, Sec.722.2
RTC, 12 CFR Part 1608, Sec. 1608.2
The Appraisal of Real Estate, Appraisal Institute, 13® Edition, 2008, Pages 24-25
?  The Appraisal of Real Estate, Appraisal Institute, 13® Edition, 2008, Pages 277-278
*  The Appraisal of Real Estate, Appraisal Institute, 13® Edition, 2008, Page 114
* Uniform Standards of Professignal Appraisal Practice, The Appraisal Foundation, 2014-2015 Edition, Page U-3
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LOCATION MAP
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THE SUBJECT PROPERTY IS ON THE EAST SIDE OF WYMORE ROAD AND SOUTH OF EAST KENNEDY BOULEVARD.
AN HISTORIC CHAPEL SITE AND BUILDING LOCATED IN THE NORTH PART OF THE PROPERTY IS EXCLUDED.

14.SPN MERIDIAN APPRAISAL GROUP, INC. 12



THE SCHOOL IMPROVEMENTS ON THE NORTH PORTION OF THE PROPERTY WERE MOSTLY BUILT IN THE
MID-19508, PLUS ADDITIONS IN THE MID-1960S.

THE COMPLEX CONSISTS OF 17 BUILDINGS AGGREGATING 90,853 SQUARE FEET GROSS BUILDING AREA PLUS
TWO PORTABLES TOTALING 1,978 SQUARE FEET PLUS A 2,573 SQUARE FOOT FIBERGLASS GREENHOUSE AND
1,980 SQUARE FOOT SHADE HOUSE. MANY OF THE BUILDINGS ARE CONNECTED VIA SHELTERED CONCRETE
WALKWAYS. THE SCHOOL IS NO LONGER IN USE; HOWEVER, THE TOWN OF EATONVILLE OCCASIONALLY
USES THE CAFETERIA, GYM AND ATHLETIC FIELDS FOR RECREATION PROGRAMS AND COMMUNITY SERVICE
ACTIVITIES.

THE ENCIRCLED “OUT” IS THE 1,288 SQUARE FOOT STEWART MEMORIAL CHAPEL ON A 5 ,163 SQUARE FOOT

SITE, WHICH IS PRIVATELY OWNED AND USED BY THE ROBERT HUNGERFORD CHAPEL TRUST.
THE CHAPEL HAS BEEN INCORPORATED INTO THE NORTH END OF ONE OF THE SCHOOL’S BUILDINGS.

14 SPN MERIDIAN APPRAISAL GROUP, INC. 13



SUBJECT PHOTOGRAPHS

D = P oS Hiens sal
SIGNAGE ON THE SUBJECT’S EAST KENNEDY SIGNAGE ON THE GATEWAY ARCH OVER EAST
BOULEVARD FRONTAGE KENNEDY BOULEVARD IN FRONT OF THE
NOTE: PHOTOS TAKEN 2/10/2014 SUBJECT PROPERTY _

VIEW WEST FROM SUBJECT’S NORTHWEST VIEW EAST ALNG EAST KENNEDY BOULEVARD;,
CORNER TOWARD INTERSTATE 4 OVERPASS - SUBJECT'S “COMMERCIAL LAND USE”
OVER WEST KENNEDY BLVD (NQ INTERCHANGE) FRONTAGE ON RIGHT

L3

. y -

Ot L O = <) B Z 4 5

VIEW SOUTH FROM KENNEDY BOULEVARD OF VIEW NORTH: THE SUBJECT’S “COMMERCIAL

THE “COMMERCIAL LAND USE” AREA LAND USE” AREA HAS INTERSTATE 4 EXPOSURE
ACROSS WYMORE ROAD (SUBJECT ON RIGHT).

14SPN MERIDIAN APPRAISAL GROUP, INC. 12




SUBJECT PHOTOGRAPHS

lﬁ? : - W =, - m ::-' "

MUCH OF THE “COMMERCIAL” LAND ALONG WORN AND FADED TENNIS/SPORT COURTS ARE
WYMORE ROAD IS A FOOTBALL/SOCCER FIELD LOCATED NORTHEAST OF THE FOOTBALL FIELD;

THE GYMNASIUM IS IN THE BACKGROUND

THE FORMER HUNGEORD PREP HIGH SCHOOL THE “CULTURAL/EDUCATIONAL LAND USE”
OCCUPIES THE “CULTURAL/EDUCATIONAL AREA’S MOST PROMINENT IMPROVEMENT IS THE
LAND USE” PORTION OF THE PROPERTY. GYM/AUDITORIUM, BUILTIN 1953

¥

Ry —

ITS KENNEDY BOULEVARD FRONTAGE VIEW SOUTH FROM KENNEDY BOULEVARD OF
FEATURES AN ATTRACTIVE STREETSCAPE “CULTURAL/EDUCATIONAL” AREA.
THROUGH EATONVILLE’S TOWN CENTER.

14-SPN MERIDIAN APPRAISAL GROUP, INC. 15




SUBJECT PHOTOGRAPHS

AN ENCIRCLED “OUT” OF THE CULTURAL AREA WEST SIDE OF CHAPEL “OUT” PARCEL; THE

IS THE STEWART CHAPEL, OWNED BY THE CHAPEL HAS BEEN INCORPORATED INTO THE

ROBERT HUNGERFORD CHAPEL TRUST NORTH END OF A CLASSROOM BUILDING.

THE FORMER HIGH SCHOOL IM’PROVEM:EINTS REAR OF FORMER ARTS CLASSROOM: NOTE

ARE GENERALLY OBSOLETE, AND ARE NOT THAT LATEX PAINT HAS COMPLETELY PEELED

BEING MAINTAINED. OFF OF THE UNDERLYING CONCRETE BLOCK.

A BRICK MEDIA CENTER (BUILT 1965) IS AMONG ANOTHER BUILDING NE THE FOOTALL FIELD

THE NEWEST BUILDINGS: IT HAS FEW WINDOWS HAS BEEN REFURBISHED FOR INTERIM USE BY
AND WAS INTENDED TO BE A STORM SHELTER THE ORLANDO PREDATORS AS A WEIGHT ROOM

14-SPN MERIDIAN APPRAISAL GROUP, INC. : 16



SUBJECT PHOTOGRAFPHS

COLLEGE AVENUE PROVIDES ADDITIONAL
ACCESS TO THE “CULTURAL/EDUCATIONAL
LAND USE” AREA (SUBJECT ON RIGHT)

VIEW EAST ON RUFFEL STREET, SUBJECT AT
RIGHT. A BOYS AND GIRLS CLUB JUST EAST
BACKGROUND) WAS COMPLETED IN 2011.

THIS 172’ STRIP ALONG THE EAST SIDE OF THE
NEARBY ELEMENTARY SCHOOL WAS IMPROVED
WITH TENNIS COURTS IN 2005

VIEW WEST FROM COLLEGE AVENUE INTO
“CULTURAL/EDUCATIONAL LAND USE” AREA

VIEW SOUTH FROM RUFFEL STREET OF THE 172’
WIDE STRIP, WHICH IS IMPROVED WITH SPORTS
CQURTS USED BY THE BOYS AND GIRLS CLUB

THE SOUTH END OF THE 172’ STRIP INCLUDES A
" RETENTION AREA, WHICH OVERLAFS AND IS
USED BY THE ELEMENTARY SCHOOQOL FROPERTY

14-SPN

MERIDIAN APPRAISAL GROUP, INC. 17



SUBJECT PHOTOGRAPHS

THE SOUTHEAST PORTION OF THE SUBJECT
PROPERTY IS IN THE 100 YEAR FLOOD ZONE AND
DESIGNATED AS JURISDICTIONAL WETLANDS.

THE “RESIDENTIAL USE - MEDIUM DENSITY”
AREA ISLOCATED SOUTH OF THE ELEMENTARY
SCHOOL AND .]'U ST WEST OF THE W’ETLANDS

SOUTH OF AN “0OUT"” OWNED BY FDOT, THE
PROPERTY ALSO INCLUDES A STRIP ALONG THE
EAST SIDE OF WYMORE ROAD (SUBJECT AT RIGHT)

LIKELY UNDEVELOPABLE, THIS 100 YEAR FLOOD
ZONE AREA WOULD MAKE A NICE PASSIVE PARK
ON LAKE BELL (SUBJECT’S WETLANDS AT RIGHT)

FUTURE DEVELOPMENT OF THE “RESIDENTIAL
USE — MEDIUM DENSITY” ARFA WILL BENEFIT
FROM LAKE WILDERNESS (VIEW SOUTH).

THIS “RESIDENTIAL USE — LOW DENSITY”
UPLAND STRIP IS SANDWICHED BETWEEN
WYMORE ROAD AND LAKE WILDERNESS

14-SPN

MERIDIAN APPRAISAL GROUP, INC. 18



SUBJECT PHOTOGRAPHS

ALL FUTURE LOTS DEVELOPED FROM THIS ANOTHER JURISDICTIONAL WETLAND IS
“RESIDENTIAL USE — LOW DENSITY” STRIF WILL LOCATED AT THE SOUTH END OF THIS STRIP ON
ENJOY VIEWS ACROSS LAKE WILDERNESS WYMORE ROAD AND LAKE WILDERNESS

ALIFT STATION ON THE SOUTH END OF THE

— .

THE PURCHASE CONTRACT SPECIFIES THAT THE

HIGH SCHOOL PROPERTY MAY BENEFIT FUTURE SCHOOL BOARD RETAINS INCOME FROM THE
DEVELOPMENT OF THE “COMMERCIAL” AND BILLBOARD SITE LEASE FOR 1() YEARS AFTER
“CULTURAL/ EDUCATIONAL” COMPONENTS OF CLOSING. ACCORDINGLY, ITS CONTRIBUTORY

THE SUBJECT PROFPERTY VALUE IS EXCLUDED FROM THIS APPRAISAL.

14-SPN MERIDIAN APPRAISAL GROUP, INC. 19



SUBJECT PROPERTY DATA

Purpose and Date of Appraisal

The purpose of this appraisal was to derive the Hypothetical “As Is” fee simple Market Value of the
subject property, pursuant to the stipulated hypothetical land use plan, as of the date of valuation,
February 10, 2014, our most recent date of inspection of the property. The date of preparation of
this report is February 27, 2014.

Intended Use and Intended User of Appraisal Report

The intended use of this appraisal is to aid the clients by establishing Market Value of the subject
property under the hypothetical conditions stipulated by a pending contract for sale/purchase
between them. The intended user is our clients, the Town of Eatonville and Orange County Public
Schools. No other use or users are intended. This assignment was jointly authorized by Mayor
Bruce Mount, on behalf of the Town of Eatonville and by Mr. Harold Jenkins, on behalf of Orange
County Public Schools.

Type and Address

Redevelopment land, much of which is improved with a school no longer in service: The subject
property is located on the east side of Wymore Road, the south side of East Kennedy Boulevard and
the west side of College Avenue, with supplemental frontage on Ruffel Street. Most of the subject
property is located within the Town of Eatonville; the south leg of the property is in an
unincorporated area of Orange County, Florida. The tax roll reports a street address of 100 East
Kennedy Boulevard, Eatonville, Florida 32751. [Although located in the Town of Eatonville, the
property has a Maitland postal zip code].

Property Rights Appraised
Fee Simple Interest

Ownership and History of Subject Property

According to a July 13, 2010 title insurance commitment, the property is owned by the Board of
Public Instruction of Orange County, Florida now known as Orange County Public Schools. The
Orange County tax rolls report the owner’s mailing address as 445 West Amelia Street, Orlando,
Florida 32801-1129. '

The Orange County tax rolls do not reflect any transfers involving this property during the past five
years. The property is presently under an Agreement For Sale and Purchase by the Town of Eatonville
(“Buyer™) dated July 1, 2010, at a price to be determined by appraisal. Terms of this purchase
agreement include:

* When the property was acquired by the Board of Public Instruction from the Robert
Hungerford Industrial School of Eatonville in May 1951, the court imposed the following
restriction (which affects approximately 36.8 acres of the subject property plus the adjoining
Hungerford Elementary School property): “.. said real property shall be used as a site for the
operation of a public school thereon for negroes with emphasis on the vocational education of negroes
and to be known as ‘Robert Hungerford Industrial School’...”. This restriction was reaffirmed
January 17, 1974 in Case No. 73-5501 (Fla. 9" Jud. Cir. 1974) as recorded in Official
Records Book 2491, Page 1184, Orange County. [We note that although the racial
component is likely unenforceable, the public school use restriction is]. The purchase
agreement makes it the responsibility and at the cost of the Buyer to negotiate removal of
these restrictions with the Board of Trustees of the Robert Hungerford Chapel Trust as well
as the circuit court in the Ninth Judicial Circuit of Florida; however, the removal of said
restrictions shall be expressly contingent on Buyer acquiring title to the affected portions

14-SPN MERIDIAN APPRAISAL GROUP, INC. 20



SUBJECT PROPERTY DATA (CONT'D)

of the subject property. Based on the mutual agreement of both seller (School Board of
Orange County) and buyer (Town of Eatonville), this restriction is assumed to have been
lifted for purposes of our hypothetical #As Is” market value conclusion.

o  Seller shall retain all rights in the Billboard located on the property for 10 years subsequent to
closing by Buyer.

* The Buyer intends to acquire and vest the property with development rights reasonably
necessary in order for Buyer to re-sell the Property to a land developer. The purchase
agreement is conditioned upon the Buyer successfully finding a subsequent purchaser for the
Property at a purchase price acceptable to the Buyer.

The First Amendment to Agreement for Sale and Purchase dated December 10, 2013 extends the
closing date to July 1, 2015; and stipulates a hypothetical land use for the portion of the property
located within Eatonville’s city limits, for appraisal purposes, assuming:

A, That approximately 20 acres consisting of the frontage of Wymore Road and East Kennedy Boulevard
will develop as commercial/ retail and office use
B.  That approximately 20 acves of the interior portions of the Wymore Road Tract will develop consisting

of residential/single family and multi-family use, and
C. That approximately 20 acres will consist of public and private educational, cultural, civic and recreation

Sacilities.
D. That the remaining acreage is preservation, parks, roadways, wetlands, open space or other support

PUrposes.

A, B, Cand D above ave illustrated by the Exhibit “A” [below]:”

Hungerford Property Conceptual Redevelopment Owerlay1
e {‘— . __7.11' S e - =

Legend farcut! nes Deﬁmng Gengepiual
Fedsvelepment Scenaria

2 CulturalEducational
| ™ Commercial Retail & Office Park
== Commerclal Sperts. Culiural, Entertzinment 8
. Special Events Forum
| 3 Residential

Note: Base miey cofors i2¢ cate cusrent adopted Future
S Land Lse Mar esigantizns for Hurgetiosd prope-ty.

1k - Commercia)
l: Rasidential

' . Consurvation

1 The Funigerford Prozedy Conceplar’ R edoveicpment Overigy depicks one potentias conceplual redeveioprens lad use scenadic and canno! be cofinned ac v Town's Comprehensive Plan for
2ny ;edeve opment of the Hunpetfore. Preperty unlil completion of appropriate due diligence achons and imp! igw of Comgret Pugn Frture Lo Use May ard zoning map emeadnerte
complient with tocal. siale and fadere’ Cue process sequrements. The due diligence actions inciude. bir zre 10t ¥mitas 1o #nalysis o° several site speciic conciicns and improvement necds such as
grozndavetzncimikgetion. condions, i2g2) sonstain's of usE of the subject site. existing infrasiructure sontiiions ene’ specifis b are fan & inproversient needs arc cosl considerations which must be
evaveled and determications rendered by approprizic proessionals. Recommendations: of 2 legally cefensiblc and cos feasials rodeveloprent mar mist be desmed sufficient 1o confirm and support
approva: of such plan by e Tawn Gouncl Sush aclions are prerequsiies lo any subsequant amerdneris (2 the Town of Eatomle Comprenesisive Flan to ensire tha: any propesed Hungerford
propetly redeveiopmant 1s congisien’ vith: b6 lota govermmeant s edopled Comprehansive Plan, moitding the cutuse Land ises Man ard fizonsisty feasise Czpital improvemed Progremi 206 iz
consisier! wili the tocal rovemment's zov oy map.
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SUBJECT PROPERTY DATA (CONTD)

This conceptual land use bubble map (“Exhibit A”) includes properties beyond the subject property’s
legal description. We needed more detail insofar as specific boundaries and acreages of each
hypothetical land use; as well as to clarify what uses and performance standards are allowable in
each assumed land use category. These refinements are detailed in the “Hypothetical Zoning/Land
Use” discussions below. Based on the mutnal agreement of both seller (School Board of Orange
County) and buyer (Town of Eatonville) as detailed herein, the stipulated land use plan is
assumed to be in place for purposes of our hypothetical “As Is” market value conclusion.

Legal Description (from 12/07/2010 Survey)

DESTRIFTION;

A porfion of Sections 35, Townenip 1 Sowck. Range Z§ {osi, ong Sesuon U, Township 27 Spuin, Rorge 26 [ost, Oronge Counly, Moriao,
heing more poerticuiory described os fonows:

COMMINCT ot the North 1,74 Corner of Cem.on 2, Townshic 2F Soutk, Ronge $@ [ost; thence cong the Nean Pre of soid Sectior Z,
Narth BETRLTT Far!, B08 faed 16 o poind or he Fasiesly Jion! o' Way dine of $ymiare Rood, an rded n OF o Yer prigs Book 2008,
Poges 23 'hreugh BI0, Paie Resards of Orange lounty, m'ldc, said poiv aiso peing the POINY OF SEGINMNG, sc'd peind alen keing
on € nen—icrgent curve concove Southwasterly, nowing o rodius of BEZ.D0 fer, o central orgie of *FI2'ET ord o chore bearing ena
ol North 16'85'547 Wes:, 204,88 feer; fnerce siong the are of soio curve FPOL AL fest to e Soulbwes! corner o lanas

ied in il keoores Boor SEDS, Foges 4864—2967, Punfc Recergs of Orange Counmiy, Fler'de: trience North BS4RZE" Eosi,
28114 feer along ihe Soulh jing of scid ‘crnos to the Scuiteast corner of sald iands; thence Norn 001 1'357 Wesi, 55€.82 ‘eei alang
ihe TCast tre of s3d wands 1o e Nortnees! cormer of oo s tnence South EFA4RZE Wesi, D77.70 fee! Olong tne Noris fne of sald
‘gnas ie o e e the oloremen loned fo-lery Riekd ol Woy ling, sod poitl oo oeing omo©onaneetgr laF"l Sulve conaove [aserty, hoving
o rodivs of BCZ.OU feer, o ceriral crgie © “FEI0T ond 6 onors bearing Gra :I-stun"e of hNorth OS°2G'0E7 Wesi, "7E 4B feeh ‘hencc
along said Tosieriy m.,’ii of Wey She *he foiswing sever {7) courses and distonces: {1 olong T8 are of said curee 176 B2 feel {J)
thenge Norim Q0°37°387 Eost, 55 seey (2} lhence Wurth (XA472¢7 Lesl 6030 feel; §4) Nonn UUJED3 fosi, [19.67 teey (Gl North
04124 East, £70.A4A3 feet: JG) thence Nertn DT3I'Z8 bosi, 245.98 feet fo tne peoimi of curvalure of o curve sonceve Sovthessieny.
Fovineg 6 radi.s f BZOD Year, a central engie of 9037 erd a croro bearing ona distance or Norrh 47 ‘07" Lost, 91.87. feer; {8
thence sieng tne ere of said corve TCP.T6 Teer to tne point ¢f tangency. st point heing on the Sourth Rige! of Way line of Cast
Kenreay Douleord. os snown oo Orange Counly Enginesring Dgpariment Righl of Woy Map icr Kennegy Souleverd/Loke Avenue corlrog!
N Y7-BOBA areparad by PEC NC., Deted 04777/798%; Yence song scia Soutt Right of Wey 'Yne the folicwing four {2 courses cna
dislonces: {1} Hostb B3N faosi, B2G.67 ‘est; {Z) Souw'h BEIS Losl, TFESE feet 1o the poin! of curveiure of o cutve cancowe
Nortrarly, kowing o rodive 0 2,904.53 feed, 0 central orgie of 04'40'34" gnd © chord beoring ond gistonze of Morth BE28'71" Easi,
237.07 feet; [3; olorg the arc ¢f scio curve Z37.08 feel ic the poin! of iongency; (4] Seutn BEZCU'CD" [ast, i08.77 feet w o point on
the West Line of loras desc-ibad in Oficlcl Roocorsz Book B270, Pages 4667 -4E8L, Puplic Rencrss of Jronge County, Florids; herce Soulh
GPZEIE Bari, FOEEBI 'est ulong soid Wes® dne fo ¢ noinl onotne South hme of scio longs; therce Rorth BT33047 Fou, 17500 fest
alorg soid South fine 1o ¢ point on ine Wer! Righr cf Way 'me of College Avenve os resorded in Ofisial Neceras Hoow 28E, Pege 845,
Pupiic Records of C"a"!ge County. Fisride: themce aciong ascid Wes! Right of Woy ibbe, Sootn J2°2€% GG" Lost, B74.20 ‘eei: thence ae,.lm'!l'ig
said West Right of Woy 'ine, North BS30'SE" West, 765.61 fesl thence Scuth (L°00'0C7 Wes!, B4E.5F feen ithence Sootn 59730567 fasr,
TI1AET temi therce Nomtn DO0HD00 Eost, 4585 13 dser lo the Soulh Rigni of Way e of Fruffen Sirael per Officic, Hecords Book 2849,
Pgges 285 cnd 286, Public Rocorgs of Dromge County, Floria. therce alorg soid South Right of Way iime Soutr BZ33'477 Lest, "72i3
feel 10 ¢ point or fhe West ine of larde gescribes in Dfficici Records Exok 3154, Poge 630, Fubic Records of Gronge Coonty, Feride;
fhgnze miong soioc West line, South LTSI [osl, BEL.GE Teel o u pein! or the Soulh dng o sme onds, tnence slong said South line,
South BFAI 4T tost 435,03 feel i¢ o pom? or the wesl lne of !'enas descrioed in Ofhicicl Recorce Book BZ3G, Fage 158D, Fubiic
Racoras of Drenge County, Tlorida, thence along said West iine, Soutr DOZE'13T West, 20485 feer io ¢ poiv on tne Sootn Yne of soio
icras; lhence olorg soid Sodlh Une, Soutt BaZ3 47" lesl, 227.64 iee® 16 i Wes! Righ- ot Woy lire of Wesl Slrest e cecordes i
Officicl Records Fook 3154, Page 890, Pupic Rerords of Ororge Gourly, "la'!dc, tnerice olong saig Wes' Right of Way lieg, Sactn
o147 Easy, ZHE Y4 ‘eer, thence osporting soid ® ght o Woy lire, ciorg the Soulh ling of the Southeas! *i4 of tne Seuthegs!
(A4 of eoid Section 35, Soutt BE'54'03ZT Wes!, 1IBS.DE fesf 1o o pownt or the Wast line of londs desceoed in Dfficim Recores Book
LHEL, Foge Y€ Puoiic Records ¢! Orange Coonly, iotido; wence giong seid Wes! Yne. houi QFIE'SHT Lesl, 705.08 fee! 1o o poim un
the Sauthwesitery ifne of said .ands; thence ciomg sd'd Southwestery dng, Soutk 72'26'247 Zest, BB.ZE feet fo ¢ noirt o= the West iine of
ignas described in Gfficial Recoras Boow 6358, Fage 5156, Puoilc Records of Oramge Cour Fiorida; nce ciong scig West fne, South
QP32 FET Cosi, 13E.4D feet to lhe Norlh Sne of jonas destrived in C.‘I’i:;fal Racords Book 5842, Poge 2077, Bopic Records ©f Orange
Lourly, Bioride; thence ciong soig hortk dne, Souln BEBI4LT West, FFOZ el w0 lhe Wesierlv lNne of seid lergs; inence olorg waid
wcsterz iing the foliowing three {3} sourses ana dictances, (“ South ;..?’..:'?4 West, 2437 30 feet. {7) Souir BY33'357 West, 19852 feei;
X1 therce South GIET2CT Losm, B0.82 fee! L& 1ne Norik foe of the Suutnwest /4 of dne Norlhecs! 1/4 o Section 2, Tewneniz 2%
Sou'k, Ronge 28 Easi; 'hence ciong scig Rartk line, Soutk 59‘1 LG Wes!, J1E4C0 feei thence Sougin 277733 Eost. 5G.00 fee!l o ihe
Soutk iing of vocsiea Right of Way os recor ded ‘rn Officici Records Book 4548, Poges 4CZG ihrough 4237, Publc Records of Oronge
Gourty, Fioride; thence ociang soio Scuth iine, Soun 8 TC507 Wert, 334.73 feer fo the LCaost Right of Wey fine of cforescid Wyrore Roog;
thense clong scii Fast Rzg—l il Way Sne ‘he fodowing three {3) courses and dtonces: [*) North (347725 Lastl, 1,2070.08 'est; {20
Nomh BE8'15" West, 20.00 ‘cet to c© oon! or c© non—icngesl curve concove Westerly, Roving o rodive of BE3.0C feel, o certral crgie of
12426 cro a tharg heorive ana distonce of 'uo"m a3 eE West, 207.45 feet; (3 aiong the arc of stin cutve Z07.57 feet 0 the
POINT OF BEGINNNG.

Lordei-lng 89.36 acres, more or jess.
AND LESE:
& portion of Saction 35, Tewnship 21 South, Formne 72 cost, Oronge Couniy, Tlovico,

bging more perboularly descrived in fficial Records Boox F487, Fages 1184 throsgn 1185,
Pupiic Records of Grange Counly, Toride 63 Toilows:

From a point 59 feet West of the Norlhees! cosnec ¢f the Northwest 1,4 of the Southenst 174 of
Seci’on 35, Township 2' South, Rorge 29 fosty rur South 4 adegrees 47 einuces Tes! 352.3 feel;
thence Soutr B7 degrees 28 miroles West, Z77.9 feel: thence Scutr 4 cegrees 33 nirulew Fost
2C.02 feel (o the PUINT OF GLGINNING, tence Souih 4 degree: 33 minutes fus! 66.8 fesi

thenee Nortt B5 degrees 07 mingsles fasi 75 feef (o center of inierseclion of Seutt ona FDost walls
of Chagel, thence North 4 degrees 33 mirglas Wesi, 7077 fee!, thence Sour 87 degrewms 25
minules Wesl to PDINT OF BEGNNING.

Cortaiming 5,182 squcre feet or .72 gcres, more or iess.

TOTAL ARCE 98724 ACRES, MORE OR LOSS.
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Scope of the Appraisal

Developing an appropriate solution to this appraisal problem involves selective market research,
compiling and analyzing pertinent data, and the use of knowledge, experience and judgment. Data
regarding factors, which influence the geographical area in which the property is located was
obtained, compiled and analyzed. Then an inspection of the neighborhood in which the property is
Jocated was made and an analysis of any significant trends, which may affect the property, was
conducted. After a physical inspection of the subject property, all pertinent information concerning
the property was compiled and evaluated. Utilizing the relevant data resulting from the research, an
analysis to determine the highest and best use of the property was then conducted. Once the highest
and best use of the property has been established, the next step would typically be to apply the
market collected data to each of the traditional approaches to value.

We researched the Greater Orlando area for land sales and salient listings, in order to quantify the
Market Value of the subject property’s stipulated residential, cultural/educational and commercial
land use components. Because the improvements are generally at the end of their useful lives and so
no longer contribute value consistent with the highest and best use of the underlying land, we have
deducted estimated demolition and carting costs to derive the Hypothetical “As Is” fee simple
Market Value of the subject property, pursuant to the stipulated hypothetical land use plan.

Flood Hazard Statement

According to the Federal Emergency Management Agency, Flood Insurance Rate Map
#12095C0235F for the Town of Eatonville (community #120182) and unincorporated Orange
County (community #120179), dated September 25, 2009, the subject property is mostly in Zone
“X”_ an area outside the 500 year flood plain. A couple of areas (north of Lake Bell as well as in the
southwest corner) of the property are in Zone “AE” flood hazard areas in the 100 year plain with a
flood elevation determined at 91.4’ above mean sea level and Zone “X Shaded” in the 500 year
flood plain/100 year less than one foot flood hazard area. These flood hazard areas generally
correspond with areas of the subject property which have been identified as jurisdictional wetlands.
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SUBJECT PROPERTY DATA (CONT'D)

Zoning and Future Land Use — Existing

In 2011, the Orange County School Board employed Englehardt, Hammer & Associates, Inc. to do
a “Land Use Planning Analysis” of the subject property. We have included two of their exhibits on
the previous pages, which do a good job of showing current zoning districts and Future Land Use
classifications for the subject property as well as surrounding municipalities.

Most of the subject property is
in the Town of Eatonville; the oA N2 B..O_L_”IEVARD

SOUthem leg Of the property run Court imposed Use Restriction
along Wymore Road is in an :

unincorporated portion of
Orange County, surrounded on
three sides by the city of
Winter Park.

N, webiand

oHaPEL T
c

WYMORE ROAD
COLLEGE AVENUE

After obtaining official Zoning
and Future Land Use maps
from the Town of Eatonville
for further analysis, we found
that (1) not all of the zoning ! E
district boundaries correspond
with Future Land Use
boundaries and (2) some of the
zoning is incompatible with the
underlying (and controlling)
Comprehensive Plan Future
Land Use classifications.
Accordingly, we have created
the simplified exhibit at right,
in order to better describe
what’s what.

RUFFEL STREET

T

WEST STREET

The subject property contains
99.24 gross acres per survey, of
which 40.08 acres are in lakes
or jurisdictional wetlands.
This leaves 59.16 acres of
upland.

WYMORE ROAD

Irrespective of zoning, the
aforementioned court-imposed
use restriction encumbers the north 36.8 acres of the subject as well as much of the adjoining
elementary school property, limiting the shaded area’s use to only “public school”. This restriction
will not be lifted unless and until the property’s sale to the Town of Eatonville has been
consummated.

Area A contains 3.5 acres. It fronts the east side of Wymore Road and is 140’ to 150’ deep. Area A
has a Future Land Use of Commercial with a compatible zoning C-3 General Commercial by the
Town of Eatonville. Uses permitted in the C-3 zoning district include convenience store, retail store,
personal service store, business and professional office, business and financial service facilities,
restaurant, liquor lounge, package store, or night club, plant nursery, general government facilities,
hotel or motel, essential services and day care centers (by interpretation of the Town Council).
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Automobile gas or service stations are allowable as a special exception. Area A is in the High
Density Mixed Office Commercial Overlay district, which requires a minimum 0.50 Floor Area
Ratio (FAR), maximum of 1.0 FAR, with up to 2.0 FAR obtainable with “development bonuses” at
the discretion of the Town Council. This zoning overlay district classification is intended to
promote a mixture of high intensity office, support commercial and service uses permitted on a
selective basis where transportation and utilities are demonstrably available to support proposed
development intensities in excess of those permissible under the existing zoning classifications.

Permitted uses of the High Density Mixed Office Commercial Overlay district include:

Office parks and office buildings- professional, business, physician, or governmental
Restaurants with or without lounges

Personal service uses

Medical or dental clinics and/or laboratories

Laundry and dry cleaners.

Quick copy printing shops

Health and fitness centers

Garage parking

Data processing, computer centers

Financial institutions

Hotel or motel coniplexes with meeting space

Office showrooms

Any other use deemed compatible with the intent of this ordinance as determined by the
Planning Director.

Area A is encumbered by the court-imposed school use restriction.

Area B contains 4.8 acres. It occupies a 200’ strip behind Area A. Area B is also designated
Commercial Future Land Use; however, it is incompatibly zoned R-2 Medium Density Single
Family. Area B is encumbered by the court-imposed school use restriction.

Area C contains 24.0 acres. It is located on the south side of East Kennedy Boulevard and west side
of College Avenue. Area C has a Future Land Use of Residential with a compatible R-2 Medium
Density Single Family Residential zoning (up to eight dwelling units per acre, with a minimum 50’
lot width). Permitted uses include one and two-family dwellings; however, home occupations,
churches, schools and adult day care facilities are allowable as special exceptions. Area A, B
and C’s frontage along Kennedy Boulevard to a depth of 175’ is in the DC/HO Downtown
Cultural/Historical Overlay district. The purpose of the Downtown Cultural/Historical Overlay
District is to promote a historically unified theme for development and redevelopment in the
downtown central business district that is consistent and compatible with the Town’s designation as
a historic site on the National Historic Register.

In addition to the permitted uses found within the affected zoning classifications, the following
permitted uses are added to all zoning classifications found within the boundary of this overlay
district, pursuant to the design and appearance standards found herein:

o Bed and Breakfast-style lodging
« Cultural/Historic-oriented retail shops

Parking lots intended to serve multiple establishments
e Cultural/Historic museums and exhibits
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s Automobile service stations, when designed to appear as replicas of pre-World War II
service stations, and compatible with the downtown design concept.

Further, some uses that are presently permitted in the affected zoning classifications may not be
appropriate for inclusion in Eatonville’s Cultural/Historic theme. Consequently, these are hereby
prohibited within the DC/HO district. These include:

Automobile repair businesses

Commercial landscape nurseries

Automobile dealerships

mobile home parks, dealers, and/or individual mobile homes

QOutside equipment or materials storage of any kind

Drive-through businesses of any kind including restaurants, banks, pharmacies, liquor stores,
convenience stores, etc.

Convenience stores with gas pumps

s Adult-only business establishments including bookstores, movie theaters, vendors of erotic
merchandise, and any other non-family oriented forms of entertainment.

Area C is encumbered by the court-imposed school use restriction on 22.0 of its 24.0 acres.
Furthermore, many of the uses ostensibly allowable under the Downtown Cultural/Historical
Overlay appear to be incompatible with the Comprehensive Plan’s Residential Future Land Use

classification of Area C.

Area D fronts Wymore Road and wraps around a five acre “out” owned by the Florida Department
of Transportation (FDOT). Area D1 contains 9.2 acres and is 645’ deep. Area D2 contains
1.1 acres with an average depth of 235’, and backs up to Lake Wilderness. Area D3 contains 1.5
acres of upland in a narrow strip 130’ wide behind the FDOT parcel. Area D has a Future Land
Use of Commercial with a compatible zoning of C-2 Planned Office. Uses permitted in the C-2
district include business and professional office, business and financial service facilities, pharmacy,
restaurant and essential services. Retail stores and personal service stores are permitted by special
exception. Area D is also in the High Density Mixed Office Commercial Overlay district, which
requires a minimum 0.50 Floor Area Ratio (FAR), maximum of 1.0 FAR, with up to 2.0 FAR
obtainable with “development bonuses” at the discretion of the Town Council. The north 440 of
Area D1 (6.5 acres) is encumbered by the court-imposed school use restriction, leaving a 185" x 645’
strip (2.7 acres) unencumbered and available for C-2 Planned Office development. Areas D2 and
D3 are unencumbered by the court-imposed school use restriction.

Area E contains 1.75 acres of upland. It is east of Hungerford Elementary School and west of the
Town of Eatonville’s Denton Johnson Community Center. It has 172’ on the south side of Ruffel
Street and is 443’ deep (north/south) to the edge of the jurisdictional wetlands on its south. Area E
has a Future Land Use of Residential with a compatible R-2 Medium Density Single Family
Residential zoning (up to 8 dwelling units per acre, with a minimum 50’ lot width and minimum
5,000 square foot lot size). It is improved with a concrete basketball court and two tennis courts
which appear to be in use by the Denton Johnson Community Center. Its south end is improved
with a dry retention pond, which overlaps onto and serves the elementary school property.

Area F is a 205’ wide (north/south) upland strip along the south side of the elementary school. Its
3.65 acres of upland are bounded on the east by jurisdictional wetlands and on the west by a
drainage ditch, which provides storm water outfall from the elementary school into Lake
Wilderness. Area F has a Future Land Use of Residential with a compatible R-2 Medium Density
Single Family Residential zoning (up to 8 dwelling units per acre, with a minimum 50’ lot width and
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minimum 5,000 square foot lot size). In order to develop Area F, internal access to this upland strip
will need to be created either from Wymore Road through Area D or east through the jurisdictional
wetlands and tennis courts of Area E.

Area G contains 6.16 acres of upland. It borders the north end of Lake Wilderness and the
jurisdictional wetlands northwest of Lake Bell. Area G has a Future Land Use of Conservation, in
which no uses are permitted (other than perhaps a passive park). We note that this is the only
Conservation classified Future Land Use area in the Town of Eatonville’s Comprehensive Plan. It is
incompatibly zoned C-2 Planned Office together with an equally incompatible High Density Mixed
Office Commercial Overlay. We note that the Conservation classified area also includes an area of
jurisdictiona! wetlands located north of Lake Bell, which is incompatibly zoned R-2 Medium
Density Single Family.

Area H contains 3.5 acres of upland. This strip along the east side of Wymore Road averages about
175’ deep and features 900’ of upland frontage on Lake Wildemess, a 20 acre former borrow pit.
Area H is in an unincorporated area of Orange County which is surrounded on three sides by the
City of Winter Park. It has a Future Land Use of Low Density Residential (up to four dwelling
units per acre) with a compatible R-1A Single Family Residential zoning (minimum 75’ lot width
and minimum 7,500 square foot lot size), by Orange County. Lake setbacks shall be a minimum of
50 feet from the normal high water elevation contour on any adjacent natural surface water body.

In summary, in its “as is” status, the subject contains 59.16 acres of upland, of which 6.16 acres are
undevelopable because of Area G’s Conservation Future Land Use. This leaves 53.0 acres
developable upland. Of this, 36.8 acres (Areas A and B and large portions of Areas C and D) are
encumbered by the court-imposed school use restriction, in spite of their Commercial or Residential
Future Land Use and assorted zoning and overlay districts. Another 7.40 acres are zoned R-2
Medium Density Single Family (minimum 50’ lots), but located in three non-contiguous strips: 2.0
acres along College Avenue (east edge of Area C); 1.75 acres in Area E and 3.65 acres in Area F.
Another 3.5 acres comprise a lakefront residential strip (Area H) zoned R-1A Single Family
{minimum 75’ lots). Finally, wrapping around the FDOT parcel are 5.3 acres of Area D which are
zoned C-2 Planned Office within the High Density Mixed Office Commercial Overlay district.

Hypothetical Zoning/I.and Use — Stipulated and Assnmed for Appraisal Purposes
The property is presently under an Agreement For Sale and Purchase by the Town of Eatonville
(“Buyer”) dated July 1, 2010, at a price to be determined by appraisal. The terms of this contract, as

amended December 10, 2013, include the following stipulations for purposes of appraisal, which
affect the property’s allowable land uses: '

1. A 1951 court-imposed use restriction requiring operation of a public school thereon
encumbers the subject property’s northwest 36.8 acres as well as most of the adjoining
Hungerford Elementary School. Based on the mutual agreement of both seller (School
Board of Orange County) and buyer (Town of Eatonville), this restriction is assumed to
have been lifted for purposes of our hypothetical “As Is” market value conclusion.

2. This contract stipulates a hypothetical land use for the portion of the property located within
Eatonville’s city limits, for appraisal purposes, assuming:

A. That approximately 20 acres consisting of the frontage of Wymore Road and East Kennedy
Boulevard will develop as commercial / retail and office use

B, That approximately 20 acres of the interior portions of the Wymore Road Tract will develop
consisting of vesidential / single family and multi-family use, and

C. That approximately 20 acres will consist of public and private educational, cultural, civic and
recreation facilities,
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D. That the remaining acveage is preservation, parks, roadways, wetlands, open space or other support
purposes.

We have determined that the amended contract’s “Exhibit A” (“Hungerford Property Conceptual
Redevelopment Overlay”) does not provide us sufficient detail in order to do an appraisal. This
conceptual land use bubble map (“Exhibit A”) includes properties beyond the subject property’s
legal description. We need more detail insofar as specific boundaries and acreages of each

hypothetical land use.

To that end, Meridian Appraisal Group has created the proposed land use map sketched below:

Cultural/Educational

CommercialRatailiOftice

i
Residential Medium Density {8 d.u./acre) |

Residential Low Dengify {4 d.u.lAcra)

e e g
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This map is intended to “best fit” the “Hungerford Property Concepiual Redevelopment Overlay”
(Exhibit A of the amended sales agreement) to the subject property’s legal description boundaries.
For reference purposes, we have retained the alphabet parcel numbering (A, B, C etc.), which we
used earlier to describe the existing Zoning and Future Land Use.

As sketched above, this results in the following upland distribution:

24.83 Acres Commercial

18.42 Acres Cultural/Educational

15.91 Acres Residential (4.6 Acres Low Density + 11.31 Acres Medium Density)
59.16 Acres Total Upland

This roughly corresponds to the desired approximately 20 acres/20 acres/20 acres of each assumed
land use, as stipulated in the contract amendment. For appraisal purposes, the OCPS and Town of
Eatonville agreed to the assumed land use boundaries (hence approximate acreages) as sketched
above.

The Commercial T.and Use area includes Areas A, B, D1 and the west 30% of Area C. As sketched,
this 24.83 acres has approximately 600’ frontage on the south side of East Kennedy Boulevard,;
1,601.07" frontage on the east side of Wymore Road; and up to 645’ depth (east-west) from Wymore
Road.

The Cultural/Educational Land Use area includes Area E and the east 70% of Area C. As sketched,
the 16.67 acre main portion (net of the 0.12 acre Chapel “out parcel”) has approximately 500
frontage on the south side of East Kennedy Boulevard; about 1,020’ depth (north-south) to the north
edge of the Hungerford Elementary School parcel; and 814’ of frontage on the west side of College
Avenue. This area contains all of the former High School structures. Non-contiguous Arca E
contributes 1.75 acres of uplands and has 172.13" on the south side of Ruffel Street. It is sandwiched
between the Elementary School on the west and the Denton Johnson Community Center on the
east. This site has been improved since 2005 with two tennis courts in use by the adjoining Denton
Johnson Community Center.

The Residential Land Use area includes Areas D3, F and G, which total 11.31 acres upland
(Medium Density Residential); as well as Areas D2 and H, which total 4.6 acres upland (Low
Density Residential). The Low Density Residential area fronts the east side of Wymore Road and is
a 175’ to 280’ deep (east/west) strip on Lake Wilderness. The Medium Density Residential area has
no direct road frontage: The ultimate buyer of the subject property will need to develop interior
access roads, including access from Wymore Road to the Medium Density Residential area.

We also needed to clarify what uses and performance standards are allowable in each assumed land
use category. Both parties requested that allowable uses correspond “... to Eatonville’s
comprehensive plan as it relates to density, parking etc.” We also recommended a couple changes,
in order to enhance market acceptance of the property. Accordingly, we have used the following:

Low Density/Residential Land Use — most of this strip is in unincorporated Orange County, zoned
R-1A Single Family Residential (minimum 75’ lot width and minimum 7,500 square foot lot size).
The north tip of this strip is in the Town of Eatonville.

Medium Density/Residential Land Use ~ Eatonville’s zoning is R-2 Medium Density Single
Family Residential (up to eight dwelling units per acre, with a minimum 50’ lot width and minimum
5,000 square foot lot size).
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Commercial Land Use — Uses permitted in the C-3 General Commercial zoning district include
convenience store, retail store, personal service store, business and professional office, business and
financial service facilities, restaurant, liquor lounge, package store, or night club, plant nursery,
general government facilities, hotel or motel, essential services and day care centers (by
interpretation of the Town Council). Automobile gas or service stations are allowable as a special
exception.,

This area is also in the High Den51ty Mixed Office Commercial Overlay district, which requires a
minimum 0.50 Floor Area Ratio' (FAR), maximum of 1.0 FAR, with up to 2.0 FAR obtainable
with “development bonuses” at the discretion of the Town Council. This zoning overlay district
classification is intended to promote a mixture of high intensity office, support commercial and
service uses permitted on a selective basis where transportation and utilities are demonstrably
available to support proposed development intensities in excess of those permissible under the
existing zoning classifications.

Permitted uses of the High Density Mixed Office Commercial Overlay district include:

= Office parks and office buildings- professional, business, physician, or governmental
Restaurants with or without lounges

Personal service uses

Medical or dental clinics and/or laboratories

Laundry and dry cleaners

Quick copy printing shops

Health and fitness centers

Garage parking

Data processing, computer centers

Financial institutions

Hotel or motel complexes with meeting space

Office showrooms

Any other use deemed compatible with the intent of this ordinance as determined by the
Planning Director.

Cultural/Educational Land Use — This appears to be intended to be an expanded DC/HO
Downtown Cultural/Historical Overlay district. We perceive and recommend that this area should
have a General Commercial underlying zoning/future land use, instead of its existing
Residential underlying zoning/future land use. A commercial zoning/future land use would be
more compatible with the DC/HO Downtown Cultural/Historical Overlay district. The purpose of
the Downtown Cultural/Historical Overlay District is to promote a historically unified theme for
development and redevelopment in the downtown central business district that is consistent and
compatible with the Town’s designation as a historic site on the National Historic Register.

In addition to the permitted uses found within the affected zoning classifications, the following
permitted uses are added to all zoning classifications found within the boundary of this overlay
district, pursuant to the design and appearance standards found herein:

! We consider the 0.50 minimum FAR to be onerous and counter-productive: It compels
construction of expensive parking structures (which will make financially infeasible many potential
uses); or compels inadequate parking ratios (which also will discourage feasible development). We
highly recommend assuming that the 0.50 minimum FAR will be waived, for purposes of
appraisal.
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Bed and Breakfast-style lodging

Cultural/Historic-oriented retail shops

Parking lots intended to serve multiple establishments

Cultural/Historic museums and exhibits

Automobile service stations, when designed to appear as replicas of pre-World War I1
service stations, and compatible with the downtown design concept.

Further, some uses that are presently permitted in the affected zoning classifications may not be
appropriate for inclusion in Eatonville’s Cultural/Historic theme. Consequently, these are hereby
prohibited within the DC/HO district. These include:

Automobile repair businesses

Commercial landscape nurseries

Automobile dealerships

mobile home parks, dealers, and/or individual mobile homes

Qutside equipment or materials storage of any kind

Drive-through businesses of any kind including restaurants, banks, pharmacies, liquor stores,
convenience stores, etc.

Convenience stores with gas purmps

Adult-only business establishments including bookstores, movie theaters, vendors of erotic
merchandise, and any other non-family oriented forms of entertainment.

For appraisal purposes, both the OCPS and Town of Eatonville agreed to the assumed land uses,
as recommended above {specifically, waive the minimum FAR for commercial uses; and use C-3
as the zoning underlying the expanded DC/HO Downtown Cultural/Historical Overlay district.

Assessment and Taxes
According to the Orange County Tax Rolls, the subject property is assessed under tax parcel
numbers 35-21-29-0000-00-090 and 02-22-29-0000-00-002.

Upland Lake Total | Land Assessed | Building Area | Improvements
Acres Acres Acres Value Excl. Canopies | Assessed Value
35-21-29-0000-00-090 77.67 11.01 88.68 $1,763,339 125,638 SF $7,510,192
Extra Features (-00-090) - - - - 11,719 SF $225,391
02-22-29-0000-00-002 4.71 22.79 27.50 $77,943 - -
Totals 82.38 33.80 116.18 $1,841,282 137,357 SF $7,735,583

The first tax parcel number includes both the high school and elementary school, and does not “less
out” the chapel parcel which is separately owned by the Robert Hungerford Chapel Trust. The
second tax parcel number is that portion of the subject property in unincorporated Orange County;
however, as illustrated by the tax map following this section, it also appears to include a couple
small areas fronting on Lake Wilderness which are not included in the subject’s legal description of
99.24 acres gross.

By comparison, based on a pre-2004 “as built” survey (and excluding buildings since removed), the
high school (subject) consists of 17 buildings aggregating 90,853 square feet gross building area plus
two “portables” totaling 1,978 square feet plus a 2,573 square foot fiberglass greenhouse and 1,980
square foot shade house. Hungerford Elementary School (not included in our appraisal) consists of
seven buildings aggregating 44,768 square feet plus three “portables” totaling 4,536 square feet.
Thus, the survey indicates 135,621 square feet of gross building area plus 11,067 square feet of “extra
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features”, for a grand total 146,688 square feet for both schools, excluding canopied areas (such as
covered walks and porches). This is about 10,000 square feet of buildings more than reflected in the

tax rolls.

Because the property is owned by the School Board of Orange County, it is tax exempt and pays no
real estate taxes on the $9,576,865 total assessed value. We note that the land assessed value is
based on $16,500 per acre of upland for the 4.71 acre residential portion in unincorporated Orange
County, plus $10 per acre of “submerged lands”. The land assessed value for the two school sites
and excess land is based on $22,000 and $24,200 per acre, irrespective of zoning, because the land is
being used as a school; $10 per acre in the lake; and $50,000 for the billboard site on Wymore Road
(not included in our appraisal).

By comparison, the Life Center Church across the street just east of the northeast comer of Wymore
Road and E. Kennedy Boulevard has land assessed values of $4.25 per square foot for its C-3 zoned
commercial frontage plus $19,305 per acre for its R-2 zoned residential backland. I, too, is exempt
from real estate taxes because it is a religious institution. Another commercial zoned property
located on the north side of W. Kennedy Boulevard just west of Lake Destiny Road is assessed at
$90,000 per acre ($2.07 per square foot).

In summary, the subject property’s underlying land appears appropriately assessed for a school site,
albeit below market value. It will likely be reassessed once the underlying zoning/land uses are
changed and it is sold to a third party developer.
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CENTRAL FLORIDA NEW HOUSING MARKET OVERVIEW

Using data from the 4Q2013 MetroStudy database we have summarized the metro area new home
single family residential housing market. The following table summarizes closing, starts, housing
inventory and vacant developed lot inventory for each of the five counties making up the metro area.

Market Area
. - Ann.Rates!
Current Profiie Status 1013 2Q13 3013 4013 “Inv Supply

Starts 365 418 480 327 1,580

Glosings 256 282 4] 334 1308
Tolat Housing inv B&1 B17 864 857 7.9 mos
142,705 VDL nv 11,744 11408 11186 11.008 83.1 mos

Statts 938 1177 1463 985 4543
Clesings 805 1.085 1126 3.625

_Ooc VDL Futwre Housing inv 3257 3333 3.667 11.4 mos
132.523 . 127,831 VDL Inv 5594 9155 8,665 234 mos

Orange

Starts 381 411 - 518 5M 1,961
Closings kX 338 388 552 1882
_Occ FinVag I i Housing Inv 897 970 1101 20 8.4 mos
487 . B8, YDLinv  7.840 7976 Y400 7197 44,2 mos

Osceola

Stats 312 353 415 546 1677

Ciosings 333 370 200 : 1.417
_Ocgp Housing inv 747 730 855 8.5 mos
57,104 VDLInv 13,540 <3424 13.080 ] B7.3 mos

Seminole 5% Stars  2%9 250 304 300 85 849
Closings 71 210 320 2583 263 945

O r Total 5% Housing Inv g4 584 668 715 547 B.§ mos

41,232 . 7 50,643 % VDLInv 1794 1630 1435 337 5.480 18.5 mos

e metrostudy

Sales: 18006309777 Petiwase 1w

> The metro area had 2,271 quarterly closings in 4Q2013 which is up 12.43% from 4Q2012 data;
quarterly starts totaled 2,210 units in 4Q2013 which is up 8.44% from 4Q2012 data; housing
inventory totaled 7,323 homes which is an increase of 33.02% since 4Q2012 or an increase of
1,445 homes in the last 12 months; vacant develop lot inventory totaled 40,757 lot which 1s a
10.6% decline in the last 12 months or a total of 4,628 fewer Iots; and as of 40Q2013 there were
523,442 proposed lots noted in the metro area. Annual closings totaled 9,275 homes for the
metro area and annual starts totaled 10,720 units. Vacant developed lot inventory is 40,757 lots
and dividing this by annual starts of 10,720 units reflects a 3.80 year supply of lots already on the
ground. There are 7,323 homes developed in the metro area and adding housing inventory to
vacant developed lot inventory reflects 48,080 existing lots and homes and dividing this by
armual closings reflects a 5.18 year supply of lots and homes on the ground.

Orange County had 896 quarterly closings in 4Q2013 which is down 3.6% from 4Q2012 data
reflecting 930 closings; quarterly starts totaled 965 units in 4Q2013 which is up 9.7% from
4Q2012 data. Housing inventory totaled 3,736 homes which is up 19.8% compared to the 3,118
homes noted in 4Q2012, for an increase of 618 homes in the last 12 months. Vacant developed
lot inventory totaled 8,856 lots which is a decline of 11.4% in the last 12 months or a total of
1,143 lots; and as of 4Q2013 there were 127,931 proposed lots noted. Annual new home closings
for Orange County totaled 3,925 units and annual starts totaled 4,543 units. Vacant developed
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CENTRAL FLORIDA NEW HOUSING MARKET OVERVIEW (CONT'D)

Iot inventory is 8,856 lots: Dividing this by annual starts of 4,543 units infers a 1.95 year supply
of lots already on the ground. There are 3,736 existing and unsold homes developed in Orange
County. Adding this housing inventory to vacant developed lot inventory reflects 12,592 existing
lots and homes; dividing this by annual closings infers a 3.2 year supply of lots and homes on the
ground.

The following table summarizes home price distribution for the five individual counties segregated
by price point and shows closing, starts, housing inventory and vacant developed lot inventory by

price point.

Market
Share of
Market

Price Range Segment
§100,000 $150,000 $200,000 $250,000 $300,000
§149.998  $190,999 §249,009 $296,980 -$308,008
207 1682 35 47
178 118 27 12

Mareket Area
Lot Range

$400,000
5495999

< §89,999 $500,000 >

435
408

544
475

Lake
168-660"
1,874 sections
Active

4Q13 Ann Starts 148
4013 Ann Closings 87
4013 Housing Inv 70 247 252 123 80 20 43
4013 VDL Inv 933 2213 2,328 1.483 1,372 741 1918

Housing Supply (mos) 9.6 6.2 74 8.4 8.0 942 42.8
VDL Supply (mos) 758 48.8 64.2 86.7 1009 284 .0 4917

4013 Ann Starts 65 715 B45 1.326 1,07 2% 306
4Q13 Ann Closings 95 o 704 980 £49 185 20
413 Housing Inv 26 301 388 1,107 1,464 994 258
4Q13 VOL Inv ' 551 1.531 2,243 1876 502 1,872
Heusing Supply (mos} - 33 4.0 5.6 13.4 20.7 124 15.4
VDL Supply (mos} 02 27 20.3 210 283 724

4Q13 Ann Starts 49 531 347 Z04 126 76

4Q13 Ann Closings 48 455 280 156 73 56

4Q13 Housing Inv 62 321 154 100 63
4Q13 VDL Inv 611 1,881 8g5 138

Housing Supply {mos) 15.3 . 85 11.9 16.3
VDL Supply {mos} 150.5 425 51.0 134

4Q13 Anr Starts 209 413 137 18 43
4013 Anr Closings 201 355 72 12 36
4Q13 Housing Inv 138 255 150 1€ i
4Q13 VDL Inv 1,366 2,782 1514 510 918
Housing Stpply (ros) j 8.2 88 24.8 166 9.1
VDL Supply (mos) 784 683.0 ge.p 1328 3265

4013 Ann Starts 173 155 144 108 44

4Q13 Ann Closings 180 201 180 148 88 38

4Q13 Housing Inv 66 B3 93 94 75 32
4Q13 VDL Inv 13 87 275 174 188 149 1,460

Housing Supply {mos) 4.4 5.3 EX:] 7.0 01 6.9
VDL Supply {mos) 08 6.7 21.3 145 40.2 18.5

metr -’-:stUdy

Sales: 1-B00-630-3777 bl (o

9.0%
83%
T9%
16.8%

Orange
15-330'
3,331 seciions
Active

Osceola
15-842'
1,614 sactions
Active

Folik
15'-460"
2,314 sections
Active

Seminole
15400
1,070 sections
Active
0.2
206

Cenfral Florida Residential Survey (4Q13)
Copyright Metrostudy

» Looking at the above table, the majority of new home sales were broadly in the $100,000 to
$300,000 price range with the largest concentration in the $150,000 to $199,999 price range. The
largest concentration of housing inventory was in the $150,000 to $199,999 price range and the
largest inventory of vacant developed lots was in the $150,000 to $199,999 price range.

Orange County’s largest number of 2013 closings was in the $250,000 to $299,999 price range
with the second largest concentration in the $150,000 to $199,999 price range. The largest
number of annual starts in 2013 was in the $250,000 to $299,999 price range, with the second
largest concentration in the $300,000 to $399,000 price range.
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CENTRAL FLORIDA NEW HOUSING MARKET OVERVIEW (CONT'D)

The table below summarizes starts, housing inventory and future lots in each county segregated by
lot size.

Markot Lot Gize Segment
Share of NiA <50 55 6k 65- T0-

Market Aras
Price Range

{in thousands)

Kiacket B4 59 ] Totat

Lake

S$16-56.500
1.874 sections

Aclive

Orange

S45-810.500
2321 sectipns

Actrve
Qscaola
$3b6-51.654
1.814 sections
Activa
Polk

S25-§2,500
2314 zechons

Adlne
Saminoke

$59-56.250
1.070 sections

Acive

8.0%
168%
10.9%

258%

Ann Starls
VDL inv
Future nv

VOL Supply (mos)
Ann Starts

VDL inv
Future Inv

YOL Supply {mos)
Ann Starts

VDL inv
Future Inv

VO Suppiv (mos)
Ann Starts

VDL inv
Future tnv

VO Supply tmos)
Apn Stants

VDL inv
Future Iny

VDL Supply imasy

43 148
134 1.333
63.424 3,321

a3E 107 4
35 1.601

1408 1.448
110,912 5422

4827 108

44 41§
345 281
168,385  £.078

847 72d

4 74

£8 1.33¢
87,885 B112

2171
Z8 637

g4 a3
4558 883

4 70

65.6

53
ot
557

26

66.2

1

43

4
518.0

168
552
2.874
420

251
424
1,858

203

248
768
526

ars

147
2153
4720

TS
g

47
54

24
43¢
g5

2150
67

218
933

Z81
1.823
3523

821

BeS

124
13t
304

37

1580
14,008
84154

3 1
4,543

6,856
127,931

224

1861
7.230
169,889
44.2
1877

12,262
134,054

873
349

1450
7404

185

Central Florids Residtentisl Survey (4Q13)
Copyright Metrostudy

study

B

» The largest concentration of 2013 starts was on lots less than 50" with the 50" to 54’ lot size in
second place. At the same time the largest inventory of vacant developed lot was also on the less
than 50’ lot size with the second largest concentration on the 50’ to 54’ lot size range.

» Orange County also had the largest concentration of 2013 starts on lots less than 50°, with the
50’ to 54’ lot size in second and the 70’ to 79" lot size in third. The largest inventory of vacant
developed lots was on lots greater than 90°, with the under 50’ lot size-in second and the 50’ to
54’ lot size in third.

The following table shows average asking prices for the five individual counties over the last five
quarters. The current average asking price for new homes in Orange County is $353,238 or $122.90
per square foot and this price point has increased 14.9% from 4Q2012 to 4Q2013 looking at absolute
prices and 10.6% looking at average price per square foot. Polk County had the lowest average
asking price of the five county area at $199,141, with Lake County having the second lowest price.
Seminole County had the highest average asking price at $380,488 with Orange County second
highest. On a per square foot basis, Polk County had the lowest average asking price with Lake
County having the second lowest and Osceola County having the third lowest. Seminole County
had the highest average asking price per square foot at $127.80; Orange County has the second
highest average asking price per square foot.

The Orlando metropolitan area has a current average asking price of $282,368 or $109.50 per square
foot and this average asking price has increased 17.1% based on absolute dollar amounts and it
increased 10.38% based on prices per square foot over the last 12 months.
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CENTRAL FLORIDA NEW HOUSING MARKET OVERVIEW (CONT'D)

412 Averages 113 Averages 2G13 Averages 3Q113 Averages 401 3 Averages
Market Arga Price  SqFt §/S5F Price  SgFt  S/SF Price  SgFt  §ISF Price  SqFt  S/SF Price SqFt $/8F

Lake §212,321 2319 §920) $217.210 2335 $94.4) $225827 2381 Se60) $231.745 2351 $09.4( §231.050 2411 $97.4

Orange 8307.383 2785 S5111.1] $316.806 2801 $113.4| $342088 2,865 $120.0) $358.454 2918 $1238| $383238 2004 $1229

Osceocla $205,634 2327 S91.0f $216838 2382 §03.5| $230289 2382 5302 $247.322 2474 5102.7| $247.963 2474 $103.0

$170,355 1,040 $68.0| $176,038 1,977 500.6| $1B8.481 2025 §96.0| $104.53¢ 2,065 §97.0f 5196.14% 2123 35864

$203.188 2627 $108.6| $328,04C 2774 §$1153| 3326853 2685 $118.7] 8350835 2,844 $1227| §3B0.445 2,046 $127.8

Central Florida Residential Survay (4Q13)

Copyright Metrostudy met r(Y,StUdy

Sales: 1-BO0-636-3777 " henimewesd (omen

The  following table

cum s anmpdil & ﬁgure 9: Annual Sti_arts by Sl.fbmal.'.l_(it“

by sub-market for the SW Drange

metro  Orlando  area. South Grange

Southwest Orange Crarmomt fosth Lol

County has the largest S

number of starts, with the West Oseeoia [

South Orange sub-market Lake Mary fsanford

in second and the East Orange. [

Clermont/South Lake Leesburg/ M. Dora |

sub-market in third. The Apopia

Altamonte/Longwood, b “':;:‘:‘" 1

Northeast Iake and contral m;_

Maitland/ Winter Park Oviedo

sub-markets having the Maitiend/Winker Park ||

least number of starts in NE take

the last 12 months. Altamonte/tongwood | !
Orange County had the 600  B00 1,000 1,200 1,400 1,600

lion’s share of starts with '
4,447 starts noted, an increase of 27.2%, Osceola County showed 1,917 starts, an increase of 58.2%
and Lake County had 1,577 starts, an increase of 77.4%. So

Community_ Annual Starts | Take County has seen a significant percentage
Lake Nona DRI (Orange).....cceeureer. 441 || InCrease in starts over the last 12 months.
Sawgrass Plantation {Orange)........ 195

Summerfake (Orange).....oucen. 194 || The table to the right summarizes the top 10
ChampionsGate (Osceola) e 187 [| communities in the metro area in terms of annual
Millenia Park (Orange) w180 || starts. Lake Nona DRI in Orange County had by
Independence (Orange)....uuinnea . 170 || far the largest number of starts with Sawgrass
Eagle Creek (Orange).....ciucessnnensen. 157 || Plantation in Orange County and Summerlake in
Westside-Osceola (Osceola) .u.cuinn. 157 || Orange County in second and third. Of the top ten
Heritage Hills (Lake) vcuereensnsenrenenn: 141 || most active communities, seven were in Orange
Emerson Park (Orange).........ccc0reee.. 128 || County, two were in Osceola County and one was
in Lake County.
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CENTRAL FLORIDA NEW HOUSING MARKET OVERVIEW (CONT'D)

Apartment Market Overview

Leésing Umts - .Cl-ll'.l'e.l'.lt 5.Yeal Avg Irrventory in Units
Vacant Units 10817 12,904 Existing Units

Vacancy Rate  ET% 7% 12 Mo. Const. Starts
12 Mo, Absorption tUnits ans 2629 Utrtler Constructinn

12 WMo, Deliveries

Rents Curram 5-Year fiva
Studic Asking Pent $721 562 Salss
1 Beil Asking Remn §7a6 §739 Saie Price Per Unit

2 Be«t Asking Reut §853 fas4 Asking Price Pey Unit
3+ Bed Asking Rem $1.218 31,62 Sales Volumie ik}

Concessions 1.8% 4.2% Cap Rate

Using data from the CoStar Properties Group database reflects
256,114 apartment units in 660 total projects comprising the
metro area apartment market. There are 5,595 units under
construction with 1,810 units already delivered and 3,981 units
started in the last 12 months. There are currently 10,517 units
vacant reflecting a current vacancy rate of 5.7% and 805 units
were absorbed in the last 12 months, which is much slower than
the annual 2,629 unit five-year average.

Vacancy rates have declined from about 11% in early 2009 to a
low of about 5% in late 2012 but went up slightly in 2013.
Absorption of units was strongest in 2009 and 2010 but declined
in 2011 and 2012 only to go up slightly in 2013. Rental rates on
average were at a five year low of about $800 per month in early
2010 but they have been going up ever since showing an overall
average rental rate of about $890 per month for 2013. Current
asking rents for studio apartments average about $721 per month,
$786 per month for one bedroom units, $953 per month for two
bedroom units and $1,219 per month for three bedroom and
larger units. Rental concessions are still prevalent reflecting on
average at about 1.9%.

Aggregate apartment sales activity in the past 12 montbs totaled
about $1,735,000,000 with an average sale price per unit of
$76,304 and an average capitalization rate of 7.2%.

Currers -

266,114
3,081
5,585
1,610

Past Yeal
576,304
$44,830

§1,735
7.2%

 5.Year fvg

181,421
1,792
3,238
1,767

B-Year Avg
63 BE0
§3g,087

52,584
7.8%

H

i

$B00

o 1w

Absorption Unite
6.000

i
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AREA AND NEIGHBORHOOD ANALYSIS

Metropolitan Orlando Perspective

The Orlando-Kissimmee-Sanford MSA (Metropolitan Statisticil Area) consists of Orange,
Seminole, Osceola and Lake Counties. It is located near the center of peninsular Florida, east of
midway between the Atlantic Ocean and the Gulf of Mexico.

The Orlando-Kissimmee-Sanford MSA’s population grew from 1,644,561 (2000) to 2,134,411
(2010), averaging 48,985 persons per year. During the same time period, the number of households
increased by 173,197, representing direct demand for 17,320 new dwelling units per year. The 2013
population estimate of 2,203,521 persons and 822,216 households reflects much slower recent
growth averaging 23,037 persons per year and 7,934 households per year since 2010. Approximately
60% of occupied dwelling units are owner-occupied and 40% are renter-occupied. The MSA’s
population is forecast (by ESRI) to grow to 2,367,278 persons and 881,603 households by 2018.
This forecast anticipates continued growth on the order of 32,751 persons (11,877 households) per
year over the next five years.

Based on 2013 estimates, the area’s
population has a2 median household
income of $48,032 and an average |i200000 1-- - 1

household income of $66,408. As i‘—_?_'_’: b M’N‘lﬁ
illustrated by the graphic to the |90 ! SR -

right, employment had generally |1,000,000 ?/—J/ ]

Orlando-Kissimmee-Sanford MSA

kept pace with population (labor g
force) growth from 2002 to the 900,000 -1 |
beginning of 2008, gradually 800,000 t
bringing the unemployment rate ]

down to around 3% to 3.5% for | "% ] | ol
most of 2005 through May 2007. 600,000 frorserreremress (1T T T T T
Concurrent with the l'latiOIlWide 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
Great  Recession commencing | 9Unemgloyment ©Employment|

4Q2007, however, the Iocal
unemployment rate rapidly increased to 9.5% by March 2009 then remained around 11% through
February 2011. The unemployment rate has since gradually declined to below 10% in October 2011;
below 9% in March 2012; below 8% in October 2012; below 7% in March 2013; and to 6.0% in

October 2013. The preliminary December 2013 unemployment rate is 5.5%.

The U.S. Bureau of Labor Statistics
shows that the Orlando-Kissimmee-
Sanford MSA employment had [ 80,000 5 ~- | —orooq o orqem o g e g
grown from 864,331 jobs (January | ¢p000 4—omi— [ al=m3 2 d e =
2003) to 1,053,194 jobs (January | .00 u[ s Al : ' =
2008), for an average of 37,773 new | ..., JuflibIIERAIHI)
jobs per year over the five years. ' HHHE L
During the following two years, 20000 M i &= S
from January 2008 to January ' I
2010’s trough, over 88,000 jobs
were lost. It then took three years
(to February 2013) to recover the
number of jobs Iost during the
recession. Year-over-year job
growth for the past 12 months has
averaged 29,700 jobs per year; and
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AREA AND NEIGHBORHOOD ANALYSIS (CONT'D)

recent job growth is similar to the mid 2004 expansion following the 2001-2002 recession.
December 2013 employment reflects 30,121 more jobs than December 2012.

December 2013’s seasonal size of the labor force at 1,156,000 is only 7,200 persons more than
December 2012, reflecting slower net working population growth over the past year, compared to
the 19,400 persons 2011-2012 growth. We note that total employment of 1,082,000 jobs in May
2013 surpassed the MSA'’s previous peak employment of 1,074,000 jobs (July 2007). September
2013’s total 1,097,000 jobs represented an all-time high for the MSA. Behind the numbers, there
appears to be a growing number of part-time jobs, at the expense of formerly full-time jobs.

In summary, the Orlando-Kissimmee-Sanford MSA’s economy is recovering, with total
employment surpassing 2007 levels by some 30,000 jobs. Seasonal swings notwithstanding, job
growth has been positive since June 2010; and recent trends generally reflect job creation at a level
which will continue to reduce the unemployment rate. We believe the gradually strengthening local
housing market will continue to improve, as a result of improving employment and consumer
confidence.

Neighborhood Analysis

A neighborhood is defined in terms of common characteristics, trends and groupings of similar or
complementary land uses. For appraisal purposes, we have considered the demographics and trends
of Eatonville and surrounding areas within a few minutes’ drive time, bounded by Magnolia Homes
Road and U.S. Highway 441 on the west, the Orange/Seminole County line on the north; Fairbanks
Avenue and Lake Fairview on the south; and several blocks east of U.S. Highway 17-92 for the east
boundary. This defined neighborhood measures approximately 3.3 miles north/south and 4.3 miles
east/west. This suburban location in north Orange County is five miles north of downtown
Orlando. The subject property is near the center of the defined neighborhood.

The Town of Eatonville is widely known as the oldest incorporated African American community in
the U.S., established in 1887. In an effort to maintain its historic small-town feel, Eatonville has
resisted efforts to widen its only east/west thoroughfare (Kennedy Boulevard), restricting it to two
lanes and 25 MPH through its downtown district. Accordingly, retail commercial shopping districts
serving the community have evolved mostly along much busier U.S. Highway 17-92 east of town
and Lee Road/Edgewater Drive southwest of town. The defined neighborhood features a regional
mall/lifestyle center (Winter Park Village) south of Lee Road; as well as a major suburban office
park (Maitland Center) at the Interstate 4/Maitland Boulevard interchange. Most of the defined
neighborhood is suburban residential.

Approximately 55% of the housing is detached single family, 12% are attached townhomes/
duplex/fourplexes and 31% is apartment or condominium units in the defined neighborhood.
Another 2% of housing units are older mobile homes. Approximately 48% of the 15,107 occupied
housing units are owner occupied and 52% are renter occupied.” Another 2,302 are vacant housing
units, of which 55% are for rent.

The defined neighborhood saw 20% of its residential growth before 1960; another 33% in the 1960s
and 1970s; another 28% in the 1980s and 1990s; and another 16% from 2000 — 2010. The most
recent . active residential growth has been moderately priced single family subdivisions and
apartments. The neighborhood is over 95% built-out of its developable land.

The 2010 Census data shows a resident population of 33,624 people in the defined neighborhood,
which reflects minimal population growth of 21 persons per year (83 households per year) during the
previous decade. ESRI’s 2013 estimate is 35,332 people, reflecting population growth of 569
persons per year (239 households per year) since 2010. The defined neighborhood has an average
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household size of 2.29 persons and median age of 38.3 years. Approximately 27% of the households
are with children; approximately 15% of the neighborhood’s population is aged 65+. ESRI forecasts
population growth to 38,814 persons by 2018, which reflects a forecast growth rate 696 persons per
year during the next five years. Their forecast growth to 16,575 households by 2018 reflects direct
incremental demand for 294 housing units per year during the next five years.

ESRI’s forecast appears quite optimistic, compared to recent housing starts. The chart below
summarizes new housing construction activity in the defined neighborhood, based on quarterly
surveys by MetroStudy.

Historical Housing Activity Summary
Defined Neighborhood
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AREA AND NEIGHBORHOOD ANALYSIS (CONT'D)

Annual closings in 2013 totaled 22, which reflects continued housing market improvement since
bottoming out with 7 closings in each of 2009 and 2010; and back to 2008 closings volume of 26 new
homes. New home inventory has been stable at between 15 and 19 homes since 1Q2011, and is
presently at 19, including 16 under construction. Annual new home starts have improved to 22
homes in 2013, up from 18 homes in 2011 and 20 homes in 2012. No new subdivisions have been
developed since 1Q2008, and the last active detached single family subdivision sold out in 2Q2013.

Recent new home activity in the defined neighborhood of single family detached vs. townhomes, as
tracked by MetroStudy, is summarized below:
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Forestwood Place (located off of Forest City Road south of Maitland Boulevard) is the only single-
family subdivision in the defined neighborhood with any new home activity in the past 12 months.
It sold out in 2Q2013. It featured 1,454 to 3,104 square foot homes priced $179,900 to $239,900,
respectively. Likewise, Maitland Village (located on Fennell Street off Keller Road) is the only
townhome subdivision in the defined neighborhood with any new home activity in the past 12
months. It features three- and four-bedroom/two and one half bath townhomes from 2,224 to 2,740
square feet priced $249,000 to $310,000, respectively. Both subdivisions raised prices in mid-2013 in
response to increased demand due to low mortgage interest rates. Mortgage interest rates increased
by some 70 basis points in June 2013, slowing housing demand in 2H2013.

The subject property is outlined in yellow on the 2012 neighborhood aerial below:

T i
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In the defined neighborhood, ESRI’s 2013 estimated median household income was $42,378 and
estimated average household income was $64,828. This is slightly lower than the MSA’s median
household income of $48,032 and an average household income of $66,408. Households in the
defined neighborhood are approximately 41% lower income; 41% middle income; and 18% upper
income. Approximately 56% of households in the defined neighborhood have income below

$50,000.

The map at right
shows relative
median household
income and the
subject’s  defined
neighborhood
(outlined in black),
by census -block
group: Pink is
lower ncome;
purple is upper-
lower income;
light blue is lower-
middle income;
green is middle
income; yellow is
upper-middie
income; and
orange and red are
upper income
areas. The subject is in a generally lower-middle income area with predominately middle to upper-
middle income areas around the small lakes to the north.

The graphic to the right iflustrates ESRI’s

estimate of owner-occupied housing umnit
prices in the subject’s  defined

neighborhood. The largest segment 1is 3025

housing in the $100,000 to $199,000 price B <5100k

range (46.2%). Homes (including condo ‘ .-:iiﬁiizéi

conversions) priced under $100,000 and == 7 $300-309K
46.2% - H 18] 5500-499K

are the second largest segment, comprising
30% of owner-occupied housing units.
These price points are consistent with the
previously described median household

2013 Home Value

.y 7%
H;;J T £500K+
B Gt

S g0,

income levels; and correspond to mortgage-qualifying household incomes of approximately $28,000

to $57,000 and below.
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The map at right
shows ESRI'’s
estimated median
owner-occupied

home value, by
census block group:
Purple areas are
generally upper-
lower and lower-

middie income
homes median
priced between
$80,000 and
$120,000. The

subject property is
in a purple area.
Light blue areas
have homes median
priced between
$120,000 and
$160,000. Light
and dark green areas are generally middle income with homes median priced between $163,000 and
$240,000. Yellow areas are generally upper-middle income areas with homes median priced
between $240,000 and $300,000. Orange and red areas are generally upper income; non-shaded
areas are upper income with median home prices exceeding $500,000.

Approximately
48% of the
occupied housing
units in the
subject’s  defined
neighborhood are
owner  occupied
and 52% are renter
occupied. The
graphic to the right
illustrates the
relative percentage
of renter-occupied
dwelling units by
census -block group
with pink and
purple areas being
the lowest
proportion of
renters. The pink
areas are generally
owner-occupied
single family residences. The subject is in both pink and purple areas. Green, yellow and red areas
are more heavily occupied by renters and are generally developed with higher concentrations of
apartments.
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One other
demographic of note
is the median age of
population by census
block group. The
pink area represents
median age below 24
years, and is notably
around Roliins
College in Winter
Park. Purple areas
represent median age
of 24 to 34 years.
These are areas of
young families and
singles, including
families with small
children. The light
blue areas, which
represent a median
population age of 34
to 44 years, are most widespread. These are middle aged areas which are generally indicative of
families with school-age children. The subject property is in a light blue area. Green areas represent
a median population age of 44 to 54 years, generally indicative of being “move-up” families with
older children. Yellow areas are generally empty-nesters, based on the 54 to 57 year median age
range. This area is not particularly heavily populated with retirees, although they certainly are in the
mix of residents.

Segmentation systems operate on the theory that people with similar tastes, lifestyles and behaviors
seek others with the same tastes—*“like seeks like.” These behaviors can be measured, predicted, and
targeted. ESRT’s segmentation system, Community Tapestry, combines the “who” of lifestyle
demography with the “where” of local neighborhood geography to create a model of various
lifestyle classifications.

The following seven clusters profile
87% of the defined neighborhood’s Top t0 Tapestry Segments
households. The largest and third
largest segments combine for 33.2% of

] 14. Enberprising Prefessitnais

neighborhood households, and are 152, Rusioet Toadtiions
. - 4 2] 8. Grez- Expectaticns
reflective of the area just west of : D mer oty sewrs
d " . Relem Lo
Maitland Center’s office park. The f L — d L 36. 04 and Newcomars
1 ( =l B 09. tiraar Chic

other segments are generally middie ) I

income and lower-middle income - o L] 66 Sackt Securty Set
households with a broad mix of young
working singles, middle-age families
with children, and empty nesters.
ESRI describes these clusters as follows:

Enterprising Professionals (22.5%) — Young, educated, single, marvied, working professionals, residents of
Enterprising Professionals neighborhoods have a median age of 32.8 years. Forty-three percent of the households
are singles who live alone or share housing with room-mates and 43% are marvied couple families. With an
annual household growth of 1.95% per year since 2000, the households in this segment comprise approximately
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2% of total U.S. households. The diversity of the population is similar to that of the U.S. Most of the residents
are white; however, 12.4% are Asian. Median household income is $62,559. Ninety percent of the households
earn income from wages and salaries.

Rustbelt Traditions (20.3%) ~ These neighborhoods are primarily a mix of married-couple families, single
parents, and singles who live alone. With a population of 8.4 million, this segment is one of Tapestry’s largest.
The median age is 36 years, just below the U.S. median. There is little diversity in these communities. The
mediar household income is $40,508, slightly below that of the U.S. median. Half of the employed residents
work in white-collar jobs. For years, these residents sustained the manufacturing industry that drove local
economies. Now, the service industry predominates, followed by manufacturing and retail trade.

Great Expectations (10.7%) — Young singles who live alone and married-couple families dominate the Great
Expectations market, although all household types are represented. The median age is 33.2 years. Some residents
are just beginning their careers or family lives. Compared to the U.S. figures, this segment has a higher
proportion of residents who are in their 20s and a higher proportion of householders vounger than 35 years. The
ethnic diversity and racial composition of this segment are similar to U.S. levels. The median household income
of $33,993 is lower than the US median. Nearly half of the population aged 25 years and older has some
postsecondary education; 18% hold a bachelor’s or graduate degree.

Inner City Tenants (9.1%) — Inner City Tenants residents are a microcosm of urban diversity; their population
is represented primarily by white, black, and Hispanic cultures. Three in 10 residents are Hispanic. This multi-
cultural market is younger than average, with a median age of 28.9 years. The household composition also
reflects thetr youth. Household types are mixed; 34% are singles, 28% are married-couple families, 21% are single
parents and 10% share housing. Tummover is high in these neighborhoods because many are enrolled in nearby
colleges and work part-time. These neighborhoods are also a steppingstone for recent immigrants, with an annual
population growth of 0.46%.

Retirvement Communities (8.9%) — Most of the households in Retirement Communities neighborhoods are
single seniors who live alone; a fourth is married couples with no children living at home. This older market has
a median age of 50.9 years. One-third of the residents and 44% of householders are aged 65 years or older.
Twenty-three percent of the population and 31% of householders are aged 75 years or older. Most of the residents
are white. The median household income for Retirement Communities is $48,319, slightly below the US
median. Nearly half of the households earn income from interest, dividends, and rental properties; 45% receive
Social Security benefits and 26% receive retirement income.

Old and Newcomers (8.8%) — Residents of these transitional neighborhoods ave either beginning their careers or
retiring. They range in age from their 20s to 75 and older. Their median age of 36.4 years splits this disparity.
There are more singles and shared households than families in these neighborhoods. Most of the residents are
white; however, the diversity closely resembles that of the U.S. The median household income of $38,531 is below
the US median. Educational attainment, college, and graduate school enrollment are above average. The
distribution of employees by occupation is similar to that of the U.S.

Urban Chic (6.4%) — Urban Chic residents are well-educated professionals living an urban, exclusive lifestyle.
Most own expensive single-family homes with a median home value of $659,997. Married-couple families and
singles comprise most of these households. The median age is 42 years. Urban Chic residents travel extensively,
visit museums, attend dance performances, play golf and go hiking. They use the Intemet frequently to track
investments or to shop, buying concert and sports tickets, clothes, flowers and books. They appreciate a good cup
of coffee while reading a book or newspaper and prefer to listen to classical music, all talk or public radio
programs. Civic minded residents are likely to volunteer in their communities.
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Commercial Development ,

Based on information on the CCIM STDBonline.com web site, there are 5,015 business
establishments within the defined neighborhood, with a daytime total of 36,478 employees (2013).
Major employment groups are construction (7%), manufacturing/wholesale trade/warehousing
(8%), retail trade (9%), finance/insurance/real estate (14%), professional/scientific/tech services
(17%), and health care (10%) of the 36,478 total employees. Professional, Scientific and Tech
Services is the largest employment group with 6,249 jobs; Finance & Insurance is second largest with
3,939 jobs; and Health Care and Social Assistance is a close third with 3,660 jobs.

Comparing the 17,803 employed residents to the 36,478 jobs within the defined neighborhood
illustrates that the defined neighborhood is a major employment center. Resident commuters also
have excellent access to employment centers in the Orlando metro area’s northern suburbs and
downtown Orlando. Approximately 68% of the employed residents are in white collar occupations;
approximately 21% are employed in services occupations and approxnnately 12% are employed in
blue collar occupations. Approximately 62% of the age 16+ population is in the labor force, with a
91.9% employment rate.

Retail commercial development is mostly situated along U.S. Highway 17-92, Lee Road, Fairbanks
Avenue and Edgewater Drive. Winter Park Village provides a major focal point for retail shopping
for the Winter Park/Maitland portion of the Orlando Metro area. This 524,000 square foot “urban
village” was redeveloped in the late 1990s on the site of the Winter Park Mall. It is located on U .S.
Highway 17-92, just south of Lee Road. This open air mall has 49 stores, and is anchored by Publix
and Regal Cinema’s Stadium 20 theatre. Other notable stores include a variety of restaurants such
as Ruth’s Chris Steak House, P.F. Chang’s, Brio’s, Mitchell’s Fish House and The Cheesecake
Factory. The former Dillard’s store has been converted into residential “Lofts” apartments.

Grocery anchored neighborhood shopping centers are located mostly along U.S. Highway 17-92 at
or near major intersections. Additional retail commercial and service commercial development is
located along I.ee Road and Fairbanks Avenue. The intersection of U.S. Highway 17-92 with
Horatio Avenue is considered the city center of Maitland. Most of the properties in the vicinity of
this signalized intersection are retail and service commercial, including several bank branches,
several restaurants, a McDonald’s, some professional and general offices and a Publix. The Publix
is a freestanding store with supplemental retail strip stores along its U.S. Highway 17-92 frontage.
An undersized Winn-Dixie in downtown Maitland has closed and the property sold in early 2006 for
redevelopment (which has been postponed indefinitely).

Another Publix-anchored retail commercial node is on State Road 434 (Forest City Road) at
Maitland Boulevard, just north of the defined neighborhood. This retail-commercial node is across
the street from Seminole State College’s growing Altamonte Springs campus; and just north of a
recently completed office building for Florida Hospital.

Don Reid Ford and Holler Hyundai are the last of the major dealerships along U.S. Highway 17-92
north of Lee Road. Most of the other large dealerships have relocated to State Road 436 on the east
side of Winter Park. Several smaller dealerships back up to Interstate 4 south of Kennedy
Boulevard, including Land Rover, BMW, Ferrari, Mini-Cooper and Parker Boats.

Over 70 acres in the northwest quadrant of Lee Road and U.S. Highway 17-92 has been assembled
by developer Dan Bellows over the past 15 years. This very large mixed-use project, named
“Ravaudage,” will affect Maitland, Winter Park and Orange County, who will all be cooperating
parties in overseeing the development of the project. This project will have a multi-year build-out
schedule, and is proposed to include retail commercial, office, apartments and/or condominiums
and a hotel site. A 12,000 square foot Miller’s Ale House has been built on the hard corner of Lee
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Road and U.S. Highway 17-92 as Ravaudage’s
first occupant. Whole Foods is planning on B,gm_e““_‘
building a new Winter Park store directly across '
17-92 from Ravaudage.

PLANNED ..
RAVAUDAGE -
DEVELOPMENT

Village at Lake Lily is a mixed-use project on the
northwest comer of U.S. Highway 17-92 and
Lake Avenue (Maitland end of Kennedy
Boulevard). This project has first floor retail
fronting U.S. Highway 17-92 and two to three _—
floors of residential above. Most of the project is @3
wood frame four story mid-rise apartments with
two, five-level parking garages. It’s 253 unit Phase I was completed 2Q2009; the 202 unit Phase II
was completed in February 2010. Initially intended to be condominiums, 60% of the units are one-
bedroom in this upscale apartment. In spite of its excellent exposure, the project’s first floor retail
has not been successful because its parking is so well hidden.

M. Park Avemue

The Orlando area will have its first Trader Joe’s grocery store with the completion of Winter Park
Lakeside, which is currently under construction on Lake Killarney fronting U.S. Highway 17-92.

The retail market is discussed further in the following section.

Office Market Trends

The defined neighborhood includes several professional office districts. The largest is the Maitland
Center office park, located at the interchange of Interstate 4 and Maitland Boulevard. This is the
first (as in nearest) major suburban office park north of downtown Orlando along the Interstate 4
corridor. Its buildings generally have floor plates sized for medium size and larger corporate users.
A second professional office district .is located along Lee Road, mostly from its Interstate 4
interchange east to U.S. Highway 17-92. Most of these buildings are older and designed for medium
to smaller general office users.

Winter Park has additional professional offices along and near Morse Boulevard in the southeast
comer of the defined neighborhood. Maitland has additional medical and professional offices along
Maitland Avenue, as well as in the vicinity of the intersection of U.S. Highway 17-92 and Horatio
Avenue.

In order to better understand the Greater Orlando office market dynamics, we have examined the
annual surveys by U.S. Department of Labor, Bureau of Labor Statistics of “Metropolitan and
Nonmetropolitan Area Occupational and Wage Estimates”. These annual surveys are as of May the
previous year and the most recent occupational employment data available is for 2012. From the
Orlando-Kissimmee-Sanford MSA occupational employment data, we have extracted those
occupations generally requiring office space:

2 R ATED OCCTUPATHNA YEHEE ) WO vl BT Ak A
Office Occupational Employment May May May May May May 2007-2012 —=
as of May of each year 2007 2008 2009 2010 2011 2012 Change | % Change
Total Office Employment 409,140 | 403,150 | 395,850 | 383,770 | 383,560 | 394,040 | -15,100 -3.7%
Medical and Medical Support 65,250 | 67,540 69,350 70,880 |. 70,750 73,820 8,570 13.1%
Non-Medical Office Employment 343,890 | 335,610 | 326,500 | 312,880 | 312,810 | 320,220 | -23,670 -6.9%
The Orlando MSA’s office-related occupations dropped 25,370 jobs from 2007-2010. More

specifically, non-medical office employment dropped by 31,000 jobs from 2007-2010; however, this
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was partially offset by medical and medical support increasing by 5,630 jobs over the same time
period. The biggest office-related jobs losses from 2007-2010 were in office and administrative
support occupations (-26,000 jobs) and architect and engineering occupations (-6,000 jobs).
Management occupations, legal occupations and community and social service occupations have
seen some gains over the same time period. May 2011 office-related occupational employment
figures were virtually unchanged from May 2010.

May 2012 figures reflect a 2.75% increase in total office-related occupational employment over May
2011, as the economy begins to recover. More specifically, medical and medical support increased
by 4.3% (3,070 jobs) while non-medical office employment increased by 2.4% (7,401 jobs) versus
May 2011. Architecture and engineering occupations continued their decline by another 3,000 jobs
versus 2011, and now employ 42% fewer persons than their 2007 peak.

Although office employment is improving, the Orlando-Kissimmee-Sanford MSA was still 23,670
non-medical office jobs below 2007 levels, as of May 2012. To put this into perspective, at a broad
average 210 square feet of office space per employee, the 23,670 fewer employees represents a deficit
in demand for 4,970,700 square feet of non-medical office space compared to May 2007 office
occupancy. Should office-related occupational employment continue to improve at 2011-2012 rates,
it will take another three years to regain 2007-level office occupancy.

The drop in employment which accompanied the collapse of the housing market bubble particularly
affected the area’s office market. According to data collected by CB Richard Ellis, the Metro
Orlando office market (Orange, Seminole & north Osceola Counties) peaked in 2006 with 3Q2006
average vacancy rate of 7.6% on 32,245,000 square feet rentable area. Following paltry net
absorption in 2007, the metro area’s office market saw nearly 2,000,000 square feet vacated 2008-
2010, with about 80% of the “negative absorption” during 2009. For the first time since 2007, the
metro area experienced 582,035 square feet net absorption during 2011. CBRE reports that, during
2012, the metro area’s office market experienced 72,325 square feet net positive absorption;
however, 2013 ended with a negative 135,604 square feet net absorption. Lake Mary and the very
broad “North Orlando” markets were the only submarkets to achieve positive absorption totals for
2013.

CBRE reports that, as of 4Q2013, the downtown Orlando office market has an average 15.6%
vacancy rate (16.7% including available sublease space) on 7,662,258 square feet rentable. The
suburban office market has an average 19.5% vacancy rate (20.3% including available sublease
space) on 29,333,725 square feet rentable. Overall, the Metro Orlando office market has an average
18.7% vacancy rate (19.6% including available sublease space) on 36,995,983 square feet rentable.

Cushman & Wakefield Research shows 35,846,856 square feet office space in the subject’s Maitland
sub-market. Their 3Q2013 survey shows 19.7% vacancy (21.2% including sublet space available)
with net negative year-to-date absorption of 94,347 square feet. It also shows an average gross
asking rate of $19.19 per square foot, and a Class A average asking rate of $20.22 per square foot.

Cushman & Wakefield Research also shows 1,045,117 square feet office space in the subject’s Lee
Road sub-market. Their 3Q2013 survey shows 12.9% vacancy with net negative year-to-date
absorption of 3,719 square feet. It also shows an average gross asking rate of $15.31 per square foot,
but no Class A buildings along Lee Road.

LoopNet data shows a similar trend as of December 2013, with Maitland (city) average office rental
rates essentially unchanged (0.7% higher) in the past year; and office rental rates bottoming out in
2011, but remaining well below 2007 levels:
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C#ice Property Asking Rent - Lease Trends
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Asking prices for office buildings initially lagged the drop in rental rates, but have also declined
significantly over the past four years in recognition of higher vacancy, lower rental rates and slow
rental space absorption. In Orange County, asking prices ticked up a bit in early 2013 in response to
improving market conditions; however, office average asking prices flattened in 2H2013 in response
to further net negative rental space absorption:
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Likewise, office
occupancy rates have
hovered at around
85%, with a total 8.4
million square feet [ zo13zg
occupied in the defined 2712 1
neighborhood as of [zcizzd ¢
4Q2013. The “gross” ;Ehg

absorption shown in |[5c:7 .7
the right-most columns | 20:l =2
reflects tenant activity: fg“ 2
on the order of 200,000 [ zo:c <¢

. (25097} (33,995} (59,8921

68,190  (408) 67,782
1142,965) 125,110} (168,075)
(110,307 17441 _(92,856)
i 42,280 6,836 52216
e53% 79,700 0 79,700
84.5%  [46,368) 3,262 745,076)
8500 24,622 52,500 47,224
g4.5% (52,465) 85,278 (17,190}
84.7% 80,102 134656 102,708

273,088
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168,275
243,670

201030 8 83.5% | {64,376] [20,377) _ [B4,253] . 184062
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S—

net of tenants moving
out), however, reflects total effective absorption of 65,978 square feet in 2013, including sublet space,

of which only 5,385 square feet of net absorption occurred in 4Q2013.

CoStar data indicates that the subject’s defined neighborhood has more than 1,495,000 square feet of
direct vacant office space plus almost 48,000 square feet of vacant available sublet space. This
means that 548,000 square feet of vacant office space needs to be absorbed to achieve 90%
occupancy in the subject’s defined neighborhood. As perspective, at the current 2013 net absorption
rate of 65,978 square feet per year, it will take 8.3 years to get back up to 90% overall occupancy of
existing office space in the subject’s defined neighborhood. We have observed that around 90%
occupancy is necessary before market rental rates are bid up enough to support feasible new
construction. As a case in point: The recently completed 86,000 square foot office building at
Morse Boulevard and Denning Drive is one of the very few speculative office buildings built in
Metro Orlando in several years. Its Winter Park office submarket is at 5.7% vacancy (Winter Park is
the only Metro Orlando submarket with average office occupancy rates above 90%).

In conclusion, the Metro Orlando office market bottomed out in 2011 and is in a nascent recovery.
Since we do not expect the recovery from the recent deep recession to be quite as robust, on average,
as was the job growth during the 2000s, we forecast that it will be at least five years before the
subject neighborhood’s office market has recovered sufficiently to justify new construction. Existing
space will have the advantage in terms of both availability and rental rates compared to the cost and
time of building out shell space.

Transportation
Major roadways in the subject neighborhood include:

Interstate 4 runs north/south through the central portion of the subject neighborhood and is the
primary transportation arterial for the Orlando MSA.. This limited access major arterial has three or
four lanes in each direction. Jt provides primary access from the northern suburbs through
downtown Orlando then southwest to the major tourist attractions (Walt Disney World, Universal
Studios and Sea World). It also connects commercial trucking and regional distribution centers
between Tampa and Daytona Beach. The neighborhood’s access to Interstate 4 is available via
Maitland Boulevard, Lee Road and Fairbanks Avenue.

U.S. Highway 17-92 (Orlando Avenue) is second only to Interstate 4 as a north/south arterial
highway through the Orlando metropolitan area. This four and six lane, mostly median divided
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highway is near the east boundary of the subject neighborhood. Most of it has been developed with
service commercial businesses in between major intersections, which are generally developed with
retail commercial. Land uses along this road consist of freestanding retail stores such as dry
cleaners, drug stores, gas stations, branch banks and professional offices, restaurants as well as a few
suburban hotels. There are several car dealerships located along this road north of Lee Road.

Maitland Boulevard is a four and six lane, median divided limited access minor arterial, which runs
west from U.S. Highway 17-92, connecting with Interstate 4, State Road 434 (Forest City Road) and
U.S. Highway 441, before morphing into a toll road extending further west to Orlando’s western
beltway. It is heavily developed with corporate scale professional! office buildings near its
Interstate 4 mterchange.

Lee Road (State Road 423) is a six lane, median divided thoroughfare, which runs west from U.S.
Highway 17-92 to Interstate 4, then extends further west to U.S. Highway 441. It then turns south
and becomes John Young Parkway, a major north-south thoroughfare extending all the way to
Kissimmee. It is heavily developed with suburban professional office buildings east of Interstate 4,
then becomes more retail and service commercial in character between Interstate 4 and U.S.
Highway 441.

Aloma Avenune/Fairbanks Avenune (State Road 426) is a four lane thoroughfare that starts at
Edgewater Drive, winding through Winter Park, intersecting with Lakemont Avenue and
proceeding east to Oviedo. This is a heavily traveled road which provides easy east/west access
through the south end of the neighborhood. It is generally developed with neighborhood retail
commercial. '

Conclusions

Overall, the subject neighborhood is generally stable, and should continue to be stable into the
foreseeable future. The housing market is slowly improving. The defined neighborhoed is nearly
100% built out, with a couple well-located vacant office tracts and few vacant retail commercial sites
remaining. Most retail commercial categories are adequately supplied by existing stores, as the retail
market continues its recovery from the Great Recession. The office sub-market continues to struggle
with tepid demand, depressed occupancy and rental rates, although it appears to be slowly
improving after having bottomed out in 2011.
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Onrlando Retail Trends

LoopNet shows the following trends in retail asking rents and asking prices over time. LoopNet’s
data includes anything classified as “retail”, including freestanding drug stores, so the dollar
magnitude is not as important as the point that asking prices peaked in 2006 and have slid
significantly since in response to the Great Recession and subsequent sluggishly recovering
economy and higher retail vacancy rates.

Retall Property Asking Price Index - Sale Trends
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Retail asking rents were slower to respond, peaking in 2007, before sliding significantly since as
landlords began to embrace the new realities of the slowed economy. Average retail asking rental
rates appear to be bottoming out, but well below pre-recession rent levels.

Retait Property Asking Ren! - Lease Trends
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The Retail MarketPlace Profile below illustrates that the defined neighborhood generally has more
retail stores than can be directly supported by the buying power of the defined neighborhood’s
resident population. As a rough rule of thumb, any category with a “green” leakage factor greater
than, say, 20 may be a candidate for expanding its presence in the subject sub-market (possible
shortage). “Red” figures generally infer that the category depends on buyers from outside the
neighborhood (possible oversupply). In this case, most of the store groups are “red”.
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Ratall MarketPlace Profile

Huagerfore Prep Neighborhood Prepared by Frank Schieber
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The bar charts in the accompanying table on the following page illustrate the categories’ relative
reliance of sales to non-residents and tourists. The longer the bar is to the left of 0.0, the more likely
stores are dependent on non-tesidents for sales and thus for their economic survival.
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Retaill MarkatPlace Profile

Hungerford Prap Neighborhood Prepared by Frank Schieber
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The bar chart above illustrates an over-abundance (relative to defined neighborhood’s resident
population’s needs) of new and used car dealers, automobile parts and tires, furniture and home
furnishings stores, electronics and appliances, building material and supplies, beer/wine/liquor
package goods, bealth & personal care stores, jewelry, sporting goods, book stores, used
merchandise and miscellaneous store retailers, florists, office supplies, full service restaurants,
limited service restaurants and special food services.

These charts indicate that local residents are shopping outside the defined neighborhood for much of
their needs (inferring a local shortage) of lawn and garden equipment and supplies, gasoline, shoes
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and general merchandise stores (although the latter is accommodated by the Altamonte Mall,
located two miles north of the defined neighborhood; also Costco, Lowes, Home Depot and Target
are located one to two miles outside the neighborhood to the northwest). Grocery stores, specialty
food stores, department stores, clothing stores and drinking places (bars) appear to be in balance
with local demand.

Retail Conclusion

The STDBOnline Retail MarketPlace Profile “gap” analysts indicates total demand (retail potential
by resident population) of $356,554,758 in retail trade vs. $831,575,387 in supply (retail sales by
existing stores). This indicates $475,020,630 “surplus” in retail trade to persons living outside the
defined neighborhood. We note that $348,000,000 of this trade “surplus” is attributable to
automobile dealerships and auto parts/accessories/tires; another $82,000,000 of trade “surplus™ is
attributable to health & personal care stores. The “gap” for food and drink reflects a trade surplus of
$48,275,000 by stores to persons living outside the defined neighborhood, with only drinking places
(bars) generally in balance.

Final Conclusion

The STDBOnline gap analysis indicates that the resident population’s demand is met or exceeded in
almost all categories. Although the economy continues to gradually improve from the hangover of
the Great Recession, the portion of the defined neighborhood seeing the most new retail/
commercial development is Winter Park’s U.S. Highway 17-92 corridor.
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Location

The subject property is located on the east side of Wymore Road, the south side of East Kennedy
Boulevard and the west side of College Avenue, with supplemental frontage on Ruffel Street. Most
of the subject property is located within the Town of Eatonville; the south leg of the property is in an
unincorporated area of Orange County, Florida. The tax roll reports a street address of 100 East
Kennedy Boulevard, Eatonville, Florida 32751. [Although located in the Town of Eatonville, the
property has a Maitland postal zip code].

Area and Dimensions

A copy of a December 2010 boundary survey follows this section. We note that the improvements
shown on it are from an older “as built” survey: Based on historical aerial photographs, six small
“portable” buildings had been removed and one “portable” added prior to 2004. This irregular site
contains 99.24 acres. The south half of the property includes 40.08 acres in lakes and jurisdictional
wetlands, so the property has 59.16 acres of upland. The north portion of the property has 1,096.14°
frontage along the south side of East Kennedy Boulevard and 1,601.07° frontage along the east side
of Wymore Road. The property’s Wymore Road frontage is then interrupted by a five acre “out”
owned by the Florida Department of Transportation for a future storm water retention pond for
highway drainage, unavailable for use by the subject property. Rumor has it that this might be
relocate-able; however, we have seen nothing definitive as to where. South of the FDOT parcel, the
property has another 1,620.51' Wymore Road frontage; however, the south 576.12° of frontage is
wetlands, leaving 1,044.39" upland road frontage. This southern leg of Wymore Road frontage is an
upland strip typically 175’ deep which backs up to the 20+ acre Lake Wilderness (a former borrow

pit).

The north portion of the property has 814.29" additional frontage and access along the west side of
College Avenue. It excludes the 175.13' x 206.61” corner of East Kennedy Boulevard and College
Avenue. The north portion of the property encircles a 5,163 square foot “out” containing an historic
1,288 square foot chapel, owned and controlled by the Robert Hungerford Chapel Trust. The
subject property wraps around the north, west and south sides of Hungerford Elementary School.
To the south of the elementary school is about 10.3 acres of upland fronting the north end of Lake
Wilderness, but separated by wetlands from the nearest road access. Another 1.75 acres of upland
just east of the elementary school has 172.13’ frontage on the south side of Ruffel Street.

Topography and Drainage

Verifying our perceptions from on-site inspection, information from the USGS National Map
indicates that this generally flat property drains from north to south and from west to east, toward
the lakes (Lake Bell and Lake Wilderness). The survey following this section denotes several areas
in the south portion of the property classified as jurisdictional wetlands, mostly located on the north
side of Lake Bell, with another area at the south end of the strip along Wymore Road. As previously
noted, these wetlands mostly coincide with FEMA’s 100 year (and 500 year) flood hazard zones.

Soil Condition/Types

According to the USDA soil survey of Orange County, Florida, the property’s upland soils are
classified Smyma Sand. “Smyma soils are poorly to very poorly drained. They have slow internal drainage
and slow to ponded runoff The water table is at depths of less than 18 inches for one to four months in most
years and between 12 and 40 inches for more than six months. In rainy seasons, the water table rises above the
surface briefly. In depressions, water stands above the sutface for six to nine months or more in most years”.

The two larger areas classified as jurisdictional wetlands generally coincide with Basinger soil series.
The Basinger sevies consists of very deep, poorly drained and very poorly drained, rapidly permeable soils in
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sloughs, depressions, low flats and poorly defined drainage ways. The water table is at depths of less than 12
inches for two to six months annually and at depths of 12 to 30 inches for periods of more than six months in
most years. Depressions are covered with standing water for periods of six to nine months or more in most years.
Aveas in poorly defined drainage ways and flood plains are flooded for long periods.

We are not expert in subsurface soils, and we assume no responsibility for hidden or unapparent
conditions beyond our expertise as appraisers. Although infrequent, once in a while a new sinkhole
opens up in the porous limestone underlying this mid-Florida sandy ridge. Several office buildings
and apartment/condo complexes in nearby Maitland Center have had to deal with sinkhole issues in
the past 10 years.

Hazardous or Toxic Materials -

No hazardous or toxic materials were observed and none came to our attention. We were not
provided with recent Phase 1 environmental site assessment of the property. We were provided with
a 1994 Phase 1 environmental site assessment of the south portion of the property, which found no
issues of concern. We are not expert in matters concerning the environmental integrity of the site.
Please refer to Item 12 of the “ General Assumptions” of this appraisal for a full disclaimer.

Utilities and Support Services

Town of Eatonville; except for south leg of property
‘Water along Wymore Road, which is in
(see note 1) the city of Winter Park’s service area
City of Altamonte Springs regional treatment, through
Sanitary Sewer interlocal agreement with Town of Eatonville; except for
(see notes 1, 2 and 3) south leg of property along Wymore Road, which is in
the city of Winter Park’s service area

Electricity Duke Energy |
Police Town of Eatonville
City of Maitland, through interlocal agreement with
Fire Town of Eatonville

(1) The south leg of the property along Wymore Road in unincorporated Orange County can
obtain water and sewer service from the city of Winter Park, without annexation. The
tradeoff (of not annexing into Winter Park) of avoiding incremental city real estate taxes is
that non-city-residents will pay 25% higher water impact tap fees ($1,375 vs. $1,100 per
dwelling unit) and 25% premiums on their monthly water and sewer bills.

(2) The town of Eatonville provides service lines and billing; the city of Altamonte Springs
provides sewer treatment at their regional wastewater plant.

(3) A private sewer lift station (owned by Orange County Public Schools) is on the subject
property at the south edge of the high school. It may be adequately sized to support future
residential development of the north portion of the property — a qualified civil engineering
opinion would be required to verify this observation.

Easements and Encroachments -

As shown on the December 7, 2010 survey following this section, an L-shaped 40’ easement for
ingress and egress from East Kennedy Boulevard to the chapel “out” is located just west of the gym
(recorded in Deed Book 978 Page 98, Orange County). Several relatively minor utility easements
are also noted on the survey and in the title insurance documentation with which we were provided.

We previously mentioned the 1951 court-ordered public school use restriction which encumbers the
northwest 36.8 acres of the property. Based on the mutual agreement of both seller (School Board
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of Orange County) and buyer (Town of Eatonville), this restriction is assnmed to have been lifted
for purposes of our hypothetical “As Is” market value conclusion. We are not aware of any other
easements or encroachments affecting the property.

Improvements

The north end of the property is improved with the former Robert F. Hungerford High School
(f/k/a Wymore Tech and Hungerford Prep). Most of its buildings were built in the mid-1950s and
mid- to late 1960s. The complex consists of 17 buildings aggregating 90,853 square feet gross
building area plus two “portables” totaling 1,978 square feet plus a 2,573 square foot fiberglass
greenhouse and 1,980 square foot shade house. Many of the buildings are connected via sheltered
concrete walkways. The school has been out of service since June 2009. The Town of Eatonville
occasionally uses the cafeteria, gym and athletic fields for recreational and community service
activities. Also, two former classroom buildings are being refurbished for interim use by the Orlando
Predators (Arena Football League) as training (weight and locker rooms near the football field).

Site improvements include several asphalt paved parking areas and connecting driveways; a football
field encircled by an asphalt running track; worn and faded tennis courts; and a little-league ball
field. The 1.75 acres of upland just east of the neighboring elementary school include a dry retention
pond, which overlaps onto the elementary school site. This site has been improved since 2005 with
two tennis courts in use by the adjoining Denton Johnson Community Center.

There is a two-sided highway billboard on the property along Wymore Road, visible from
Interstate 4. The pending purchase contract for the subject property between the Orange County
School Board and the Town of Eatonville effectively excludes the billboard site lease. Accordingly,
this appraisal does not include recognition of the contributory value of the billboard site lease.

High School Improvements — Physical Condition and Economic Functionality

From our February 10, 2014 and earlier June 8, 2012 inspections, we observed that these mostly
painted concrete block structures range from serviceable to fair to poor condition. We observed that
several buildings have moisture penetration through the exterior walls. The brick media center and
attached science classrooms, built in 1965, are the newest and most substantial structures on
campus; however, according to a June 2011 property conditions report, prepared for the Town of
Eatonville by Universal Engineering Sciences, its roof requires immediate replacement. Most of the
other roofs-and HVAC mechanical systems were also found to have only a couple years remaining
life before replacement would be necessary.

The education facilities are functionally obsolete and expensive to operate, by modern standards.
We observe that several area schools similar in age and design have been demolished and replaced
by fewer, muiti-story buildings which are much more secure and efficient to operate. According to
Marshall & Swift's Marshall Valuation Service, a national building cost estimating guide with
regional and local cost modification multipliers, the subject’s improvements are classified as average
to low cost, Class C (masonry bearing walls) high school and gymnasium. According to Marshall
& Swift, high school buildings with this cost classification have typical life expectancies of (mostly)
35 to 45 years. The subject’s improvements are 49 to (mostly) 60+ years old, and appear to have
reached the end of their useful lives.

The Hungerford Prep (subject) property has been declared “surplus” by Orange County Public
Schools (OCPS). We learned that persistent lack of enrollment was the core reason behind the
decision to finally close the school in June 2009. Indeed, considerations for improving the physical
condition of the property were made moot by the lack of demand for a high school in this location.
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OCPS administrators indicated that about 1,800 students are needed for a high school to have
“operational efficiency”. This school has a capacity of 739 students. OCPS attendance records
over the past 30 years for the subject reflect:

Comments
1979 310 Known as Wymore Tech
1992 408 Still known as Wymore Tech
1995 445
1998 425
1999 243 Became a “Magnet School” known as Hungerford Prep
2000 337
2001 366 -
2002 440 Decision to phase out Magnet School due to low enroilment
2003 373
2004 5356 Transfers into Hungerford Prep from “F" high schools
2005 506 swelled enrollment for the next three years
2006 501
2007 301 Enrollment drops as other high schools no longer “F” rated
2008 128
Closed in June 2009

In an effort to boost attendance, the Wymore Tech vocational school was repositioned as a “magnet
school” in 1999. The magnet school was formed with pro-forma attendance forecast of 1,200
students. By its fourth year (2002), attendance still was disappointing at only 440 students, so OCPS
decided to phase out the magnet school over the next seven years, in order to enable existing
students to matriculate from their magnet programs. The school was shut down a year earlier than
planned, because the few remaining magnet school students had transferred to other schools.

At the time of its closure (2008-2009), the town of Eatonville had 429 total public school students, of
which 133 were high school students: Only six were enrolled in the Hungerford Prep magnet school.
The remaining high school students were attending Edgewater High School or other magnet
schools.

During the 2000s, OCPS administrators considered other options to boost Hungerford High
School’s enrollment, including school district rezoning. Unfortunately, in order to get enough
students to make Hungerford High “work”, this plan would need to pull too many from surrounding
high schools, so that two of the three affected schools (Edgewater, Winter Park and Wekiva) would
end up below the 1,800 student threshold needed for their operational efficiency. As a point of
reference, with Hungerford Prep now closed, Edgewater’s 2011-2012 enrollment was 1,727 students;
Winter Park High 3,389 students and Wekiva High 2,213 students. The Town of Eatonville is
presently in the Edgewater High School’s zone, which includes residences west of U.S. Highway 17-
92. Winter Park High’s zone is east of U.S. Highway 17-92; Wekiva High’s zone is west and
northwest of Edgewater’s zone.

Access and Street Improvements

Kennedy Boulevard (Lake Avenue on its east end) bisects the defined neighborhood in an
east/west direction. This two lane collector road is Eatonville’s only east/west thoroughfare,
extending west from U.S. Highway 17-92 to Forest City Road (State Road 434), then curving south
to U.S. Highway 441 as All-American Boulevard. The design phase has been completed for an
extension to connect Kennedy Boulevard directly to Clarcona-Ocoee Road at U.S. Highway 441;
other than clearing/grubbing the right-of-way, its construction is not yet budgeted. West of the
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Interstate 4 underpass to Forest City Road, Average Daily Traffic counts (2012) are 13,646 vehicles
per day. Average Daily Traffic counts (2012) between Wymore Road and U.S. Highway 17-92 in
the vicinity of the subject property are 9,139 vehicles per day.

Wymore Road is effectively a frontage road paralleling Interstate 4. This two lane collector road
runs south from Oranole Road at the Orange/Seminole County line and provides “local knowledge”
access to Maitland Boulevard, Kennedy Boulevard, Lee Road and Fairbanks Avenue. In most
cases, development along its east side is residential and churches; development along its west side
backs up to Interstate 4 and is typically office. Average Daily Traffic counts (2012) in the vicinity of
the subject property are 11,196 vehicles per day.

Surrounding Development

This irregular property wraps around Hungerford Elementary School. East of the property is mostly
single family residential dwellings and a couple small apartment complexes. Just east along Ruffel
Street, a boys and girls club was added in 2011 to the Denton Johnson Community Center facilities.
Kennedy Boulevard on the north side of the subject property is developed with several churches, a
public library, city hall and public services buildings, a local history museum, and some small
restaurants and shops offering personal services. A Family Dollar store was developed in late 2013
on Kennedy Boulevard across the street from the subject property. Lake Bell and residential
development south of Lake Bell and Lake Wilderness borders the property on the south. Wymore
Road and Interstate 4 border the property on the west: development along Wymore Road includes a
Winter Park water treatment plant, WESH TV’s studio and broadcast tower, Fields BMW, an office
building and a retirement home. On the other side of the interstate is a business park with several
dealerships (Ferrari, Land Rover, Parker Boats, Mini-Cooper) and builder showrooms on sites
backing up to Interstate 4, as well as several office buildings on sites Jacking Interstate exposure.

Conclusion ,

This 99.24 gross acre property is generally underutilized. It includes ownership of a 20 acre borrow
pit which is large enough to become a ski-able lake amenity. Its 59.16 acres of upland are suitable
for mixed-use redevelopment including residential, local commercial potential along Kennedy
Boulevard and long-term office potential along Wymore Road. The now-closed high school
improvements and athletic fields will need to be removed in order to redevelop the property to its
highest and best use. Beneficial improvements (likely not to be removed) include the relatively new
tennis courts serving the boys and girls club on Ruffel Street; and the existing lift station at the south
end of the high school, which may be able to serve future development of the property. The chapel
“out” and its 40’ access easement are an inconvenience as much as an historical community asset,
but can be worked around and/or possibly incorporated into a community park.
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VALUATION PROCEDURE

The valuation of real estate typically lends itself to the application of the three traditional approaches
to value known as the Cost Approach, the Income Approach and the Direct Sales Comparison

Approach,

The Cost Approach analyzes the relationship between value and cost as perceived by the investor.
By applying this technique, the appraiser tends to estimate the difference in worth to a buyer
between the property being appraised and a newly constructed site with similar utility. The
application of this approach involves estimating a number of individual components such as land
value, reproduction or replacement costs, entrepreneurial profit and then making a deduction for the
applicable amount for accrued depreciation from the reproduction or replacement cost estimate.
This technique is most applicable when appraising relatively new construction with a Jimited
amount of accrued depreciation; however, it is also useful (but less effective) when appraising older
structures.

The Income Approach is based on the premise that a prudent investor would pay no more for the
subject property than he would for another investment with similar risk and return characteristics.
Since the value of an investment can be considered equal to the present worth of anticipated future
benefits in the form of dollar income or amenities, this approach estimates the present value of the
net income that the property is capable of producing. This amount is capitalized at a rate, which
should reflect risk to the investor and the amount of income necessary to support debt service for the
mortgage requirement.

The Direct Sales Comparison Approach involves a detailed analysis and comparison of similar
properties, which were recently sold in a similar or competitive market. When reduced to an
appropriate unit of comparison, these transactions can be adjusted for pertinent differences such as
time, market conditions, financing, location and/or physical characteristics. If a sufficient number
of sales are available, the resulting value indication is a reflection of the price a buyer is willing to
pay for a property exhibiting characteristics similar to the subject. The interpretation of a number of
indications of market price should lead to a logical estimate of Market Value.

We researched the Greater Orlando area for land sales and salient listings, in order to quantify the
Market Value of the subject property’s stipulated residential, cultural/educational and commercial
land use components. We have used the Land Sales Comparison Approach to value each stipulated
land ‘use component of the subject property, as if vacant. The contributory values of these land use
components were then reconciled into an overall value of the subject property, as if vacant. Because
the improvements are generally at the end of their useful lives and so no longer contribute value
consistent with the highest and best use of the underlying land, we have deducted estimated
demolition and carting costs including a consideration for overhead and profit, in order to derive the
Hypothetical “As Is” fee simple Market Value of the subject property, pursuant to the stipulated
hypothetical land use plan.

The Cost and Income Approaches were omitted because they were not considered applicable in the
valuation of this vacant land.
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LAND SALES COMPARISON APPROACH

The Land Sales Comparison Approach is based upon the principle of substitution, which states that
an informed purchaser will not pay more for a property than he would for a similar, equally
desirable property. In the Land Sales Comparison Approach, recent comparable sales are compared
to the subject property and adjusted for differences regarding elements such as time of sale, location
or exposure, quality of improvements and accessibility. The resulting value indications are then
weighted as to similarity with the subject property and a final value is concluded. The reliability of
this technique is dependent upon the degree of comparability of each sale to the subject, market
conditions at the time of sale, verification of pertinent data and the absence of unusual conditions

that influence the sale.

Residential Land Use
Based on the stipulated assumed hypothetical land use plan, the Residential Land Use contains

15.91 acres of upland. Approximately 4.6 acres is in the Low Density Residential area (minimum
75’ lots; up to four lots/acre). Approximately 11.31 acres is in the Medium Density Residential area
(minimum 50’ lots; up to 8 lots/acre).

Because of land needed for internal roads and stormwater retention, residential tracts typically yield
less lots than the zoned maximum density would suggest. We note that it is difficult to achieve eight
units per acre with minimum 50 lots. This is illustrated by the thumbnail computation that about
30% of each developable acre will be needed for retention, road right-of-ways and some community
amenities. Reducing 43,560 square feet by 30% equals 30,492 square feet net usable. Dividing
30,492 square feet by the 5,000 square foot minimum lot size yields 6.1 Iots per acre. This infers that
the 11.31 acre Medium Density Residential area will likely yield around 69 lots (11.31 acres x 6.1
lots/acre).

The Low Density Residential area is large enough to be subdivided into 12 to 14 lakefront 75’ lots.

Adding the Low Density Residential and Medium Density Residential indicates a reasonably likely
total 81 to 83 lots. For apalysis and valuation purposes, we have forecast 82 “blank” total
developable lots for the 15.91 acres of Residential Land Use, which reflects an effective overall
density of 5.15 lots per upland acre.

A detailed summary of the most similar and recent residential land sales follow along with a location
map indicating proximity to the subject.
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LOCATION DATA
Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Sale Price:
Adjusted Sale Price:
Grantor:

Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITE DATA
Gross Acres:
Usable Acres:
Proposed Units:
Primary Frontage:
Amenity Frontage:
Access / Exposure:
Property Class:
Zoning:
Land Use:
Utilities:
Topography:
Retention:

* Description:

ANAILYSIS
Price/ Gross Acre:
Price/ Usable Acre:
Price/ Unit:

COMMENTS

Purchased to rezone and permit for development with 70" lot subdivision.

LAND SALE NO. 1

26

Lakeside Estates

Dodd Road

Winter Park, Seminole County
FL 32792

W81.279538, N28.628697
West side of Dodd Road 1,600
north of Howell Branch Road.
26-21-30-300-0300-0000

and -030B-0000

December 27, 2012

$1,850,000

$1,850,000

Basil C. Dodd, II as Trustee of
the Mary E. Dodd Revocable Trust

Hanover Dodd Road, LLC

7934/1903

Cash

Public Records and Ben Snyder of Hanover Land Co. for grantee 407-702-9226 cell by Frank
Schieber February 14, 2014. The recorded price was $1,650,000; however, the confirmed price
was $1,850,000, which was discounted to $1,650,000 for a three-week cash closing.

No arms' length transactions were noted over the previous three years.

16.800 Gross SF: 731,808
16.800 Usable SF: 731,808
39 Lots Density: 2.32 per gross acre

1,770’ Dodd Road (9,907 vehicles/day)

800" on Garden Lake

Median divided local collector road/Significant frontage, will use a privacy wall
Residential, Single Family PUD

A-1 at time of purchase; subsequently rezoned to PD

Low Density Residential (up to four units/acre)

Water and Sewer available

Generally level pasture

On-site required

Isolated wetland on N'W part of lake is excluded from usable acreage.

$110,119
$110,119
$47,436 per blank lot

(Grantee subsequently rezoned property to

PD, Planned Development with site plan approvals for 39 lot subdivision. The subdivision will have 10 Iots (of 39 total)
fronting 19 acre Garden Lake. The June 2013 development order calls for a 6' masonry privacy wall along Dodd Road; a
community dock; and no motorboats allowed on Garden Lake.
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LOCATION DATA
Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALESDATA
Sale Date:

Sale Price:
Grantor:

Grantee:

OR Book/Page:
Conditions of Sale:

Financing:

Verification:
Three Year History:

SITE DATA
Gross Acres:
Usable Acres:
Proposed Units:
Primary Frontage:
Amenity Frontage:
Access/ Exposure:
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Retention:
Description:

ANALYSIS
Price/ Gross Acre:
Price/Unit;

COMMENTS

LAND SALE NO. 2

29

Amberly

Amberly Jewel Way
Winter  Springs,
County, FL. 32708
W81.241552, N28.659732

Off Dovera Drive 1,100 north
of Red Bug Lake Road.
17-21-31-300-001S-0000

Seminole

August 06, 2012

$900,000

The Viera Company

KB Home Orlando LLC
7834/821

Most approvals in place;
however, Grantee paid design
and permitting fees.

Cash

Public Records and Confidential, by Angie Brown August 06, 2012.
No other transactions noted in prior three years

8.724 Gross SF: 380,017
All usable
36 Lots Density: 4.13 per gross acre

Minimal frontage on Dovera Drive

Backs up to a wooded wetland conservation area

Lightly traveled side road/Minimal

Residential, Single Family Residential

Planned Unit Development, part of Dovera CDD

Mixed Use

Water and Sewer

Some site work needed: used dirt from new retention to fill and level site
On-site required

The property shares an access driveway with the adjoining office building.

$103,164
$25,000 per blank lot

Purchased for development with 45 lot subdivision, with homes base priced $250,000 - $285,000. About half of the lots
will have wetland or retention pond premiums.
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LOCATION DATA
Record Number:
Property Name:

Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Sale Price:
Grantor:

Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITE DATA
Gross Acres:
Usable Acres:
Proposed Units:
Primary Frontage:
Access/Exposure;
FProperty Class:
Zoning:

Land Use:
Utilities:
Topography:
Retention:
Description:

ANATLYSIS
Price/ Gross Acre:
Price/ Unit:

COMMENTS

LAND SALE NO. 3

28

Oviedo on the Park
Townhomes

SR 434 and Orense Way

Oviedo, Seminole County

FL 32765

W81.207075, N28.658790

East side of Central Avenue
(SR 434), 600" North of
Mitchell Hammock Road.
15-21-31-527—0000—1’31‘-\0, -3B0,
and -13C0

October 29, 2013; Under
contract since 10/2012
$3,050,000

Park Place Apartments of
Oviedo, LLC

Ashton Orlando Residential,
LLC

8156/31

cash to seller

Public Records and Tom Cavanaugh, grantor by John Preston January 06, 2014.

This is part of a larger parcel purchased out of foreclosure July 19, 2012 for $6,600,000
(discounted from $6,800,000 for title issues) OR 7819/694

12.270 Gross SF: 534,481
All usable
137 Townhomes Density: 11.17 per gross acre

1,800’ Central Avenue {12,954 vehicles/day)

Median divided thoroughfare/Good, will use privacy wall

Residential, Townhome Mixed Use

MUD, Mixed Use District

Downtown Mixed Use

Water and Sewer

General level, cleared and at road grade

Off-site master retention by seller

The seller will be responsible for the main access road and master retention for the site at their
COSt.

$248,574
$22,263 per blank lot

The buyer intends to develop a 137 unit townhome project, which reflects a density of 11.17 dwelling units/acre.
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LOCATION DATA

Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SATES DATA
Sale Date:

Sale Price:

Grantor:

Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITEDATA
Gross Acres:
Usable Acres:
Proposed Units:
Primary Frontage:
Amenity Frontage:
Access/Exposure:
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Retention:
Description:

ANALYSIS
Price/ Gross Acre:
Price/ Unit:

COMMENTS

LAND SALE NO. 4

30

Eden Point

Dodd Road

Winter Park, Seminole County
FL 32792

W81.283475, N28.626089
Northwest Side of Dodd Road,
620" north of Howell Branch
Road.

26-21-30-300-0260-0000, 26-21-
30-300-028B-0000 and 35-21-
30-300-004A-0000

June 21, 2013
$2,800,000

Eden Point, LLC

Jen Florida VIII, LLC
8067/1102 (8165/ 1080 corrective deed)

Cash to Seller

Public Records and Sharon Lechter, grantor by Angie Brown,
No arm's length transactions noted in prior three years.

13.550 Gross SF: 590,238
All usable
39 Lots Density: 2.88 per gross acre

Minimal frontage Dodd Road (9,907 vehicles/day)

1,030’ on 19 Acre Garden Lake

Median divided collector road/Minimal frontage will be used for gated entry
Residential, Single Family Residential

Planned Development, Seminole County

Low Density Residential (up to four d.u./Acre)

Water and Sewer

Generally level and at road grade

On-site required

This property was sold with all subdivision approvals in place.

$206,642
$71,795 per blank lot

Eden Point is on the south side of 19 acre Garden Lake and will have (39) 60' by 115' lots. Homes will be priced
"starting in the high $300,000s" per sign on property.
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LOCATION DATA
Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Days on Market:
Asking Price:
Grantor:
Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITE DATA
Gross Acres;
Usable Acres:
Proposed Units:
Primary Frontage:
Secondary Frontage:
Amenity Frontage:
Access /Exposure;
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Retention:
Description:

ANALYSIS
Ask Price/Gross Acre:
Ask Price/ Unit:

COMMENTS

LAND SALE NO. 5

27

NE side of Lake Bell

501 Monroe Avenue (fka
Jonotey Drive)

Eatonville, Orange County

FL 32792

W81.376757, N28.612659
SW/C Monroe Ave &
Fitzgerald Drive.
36-21-29-0000-00-174

Current  Listing (February
2014)

Seven months

$599,000

West Canton, LLC

n/a

n/a

cash to seller

Public Records and David Tanner, listing agent with Parkland International Realty 407-529-
8551 by Frank Schieber February 14, 2014.

Purchased from Ira Otey December 16, 2011 for $95,000 (OR 10326/441). On the market since

July 2013 at current asking price.

2.660

All usable
15Lotslikely  Density:
270 Monroe Avenue
453" Fitzgerald Drive
200" on Lake Bell
Two-lane residential side road/Frontage on two roads

Residential, Single Family Residential

R-2, Single Family Medium Density Residential

Residential, up to eight units/acre, minimum 50' lots

Water & Sewer to site

Cleared and level, gentle slope toward Lake Bell

On-site required

Approximately 0.41 acres along Lake Bell is in the 100 year flood zone; another 0.75 acres is in
a 500 year flood zone.

Gross SF: 115,870

5.64 per gross acre

$225,188
$39,933 per blank lot

Our thumbnail estimate is that one could subdivide this into (15) 50' lots plus use the low land near the lake for storm
water retention. Although the underlying R-2 zoning theoretically allows up to eight d.u./acre, the practical maximum
density with min. 50' lots is around six d.u./acre. '
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LAND SALES COMPARISON APPROACH — RESIDENTIAL LAND USE (CONT'D)

Residential Iand is almost always priced based on the number of proposed lots. Below is an analysis
and discussion as to the comparability of each sale relative to the subject, based on the price per

“blank” lot.
RESIDENTIAL Land Sale = LandSale  Land Sale
LAND USE vin, No.3  No.4 5 {
Along and off | Dodd Rd, | Off Dovera | Cemtral Ave Monroe Ave.
Location of Wymore Winter | Dr, Winter (SR 434), Dodd Rd, and Fitzgerald
Rd, Eatonville Park Springs Oviedo ‘Winter Park | Dr, Eatonville
Sale Price $1,850,000 [ $900,000 $3,050,000 $2,800,000 $599,000 Ask
Size (Acres useable) 15.91 Acres 16.8 Acres | 8.72 Acres 12.27 Acres | 13.55 Acres 2.66 Acres
Dwelling Units (d.u.) 82 Lots 39 Lots 36 Lots 137 TH 39 Lots 15 Lots
Density (d.u./Acre) 5.15 2.32 4.13 11.17 2.88 5.64
Sale Price $/ Acre $110,119 $103,164 $248,574 $206,642 $255,188
Sale Price $/Unit $47,436 $25,000 $22,263 $71,795 $39,933
Sale Date 2/2014 eff, 12/2012 8/2012 10/2013 6/2013 Current
Adjustments: '
Time - -
Financing/ Terms - -- --
Motivation - - - - - 20%
Adjusted $/Unit $47,436 $25,000 $22,263 $71,795 $31,946
Location - 10% - 10% - 10% - 10% =
Access/Exposure = = = = =
Size - 5% - 5% + 5% - 5% - 10%
'Topography = + 10% = = - 5%
Retention = = - 10% = =
Amenities = + 35% + 40% = + 20%
Zoning & Density =, - 10% - 10%, = =, + 20% - 30%, - 10% =, =
Utilities = = = = =
Net Adjustment - 25% + 20% + 45% - 55% + 5%
Final Adjusted $/Unit $35,577 $30,000 $32,281 $32,308 $33,543
Indicated Residential Land Value 82 Lots x $33,000/Blank Lot = $2,706,000
Rounded to = $2,700,000

ADJUSTMENTS AND COMPARISONS
The previously described comparables have been used to ascertain the land value of the subject site
as of the date of valuation. Since each of the sales differs somewhat from the subject property, we
made adjustments to make the sales as similar to the subject site as possible. To determine the
appropriate adjustments for the sales, we have prepared a paired sales analysis whenever possible
and applied the indicated adjustment to the differences in the sales compared to the subject site.
When paired sales were not available, we used our experience and judgment in estimating
appropriate quantitative adjustments for qualitative differences between the sales and the subject.
Minor yet significant differences generally require 5% to 10% adjustments. Differences that have a
major impact on sale price may require adjustments of 20% or more.

Market Conditions
Sometimes called a time adjustment, this category addresses changes in land value due to market

conditions between the date of sale and the date of valuation.

The comparable residential land

sales occurred during the past 18 months. As the “close-in” inventory of finished vacant lots is built
upon, builders are slowly beginning to purchase land to develop new residential subdivisions.
Although the broader economy continues to slowly improve, the new home market flattened in
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LAND SALES COMPARISON APPROACH — RESIDENTIAL LAND USE (CONTD)

2H2013 because of an increase in mortgage interest rates. Consumer confidence is still a bit fragile,
because the increase in employment has generally been low wage, part time jobs at the expense of
full-time jobs with full benefits. This is also reflected in the minimal year-over-year increase in the
Orlando MSA's labor force: slow in-migration does not bode well for new residential construction.
Hence, these sales are all reflective of current market conditions, and no adjustment was required for
time/market conditions.

Financing
All sales were cash to seller, or cash equivalent. No adjustments for financing terms were required.

Motivation/Conditions of Sale

All sales were arm’s length, negotiated transactions and required no motivation adjustments. We
have adjusted Land Listing No. 5’s asking price downward 20% for future negotiations leading to
an eventual sale price. Because of its lakefront amenity, we believe that the subject’s Residential
Land Use component has near term development potential. All of these sales were purchased for
near term development, which is generally consistent with the subject’s highest and best use,
requiring no adjustment.

After adjusting for the above items, these land sales reflected a range from $22,263 to $47,436 per
developable “blank lot”. The remaining adjustments are for physical and locational differences

between sales.

Location

The subject property (in this context comprising only the 15.91 acres of Residential Land Use) and
Land Listing No. 5 are located in a lower-middle income mostly residential suburban area on the
south edge of Eatonville and north edge of Winter Park. Land Sales No. 1 and 4 are in a middle-
income residential area of Seminole County just north of Winter Park/Goldenrod and south of
Winter Springs. They have slightly more households at a somewhat higher median household
income in a 1.5 mile radius, compared to the subject. We have adjusted these two sales downward
10% for superior location. Land Sale No. 2 is in an upper-middle income mixed use residential area
near the Oviedo Mall, and shares its access driveway with an office building next door. It has fewer
households in a 1.5 mile radius, but at significantly higher median household income, compared to
the subject. We have adjusted this sale net downward 10% for its superior location. Land Sale
No. 3 is in a middle to upper-middle income mixed use residential area of Oviedo. It has fewer
households in a 1.5 mile radius, but at a higher median household income, compared to the subject.
We have adjusted this sale net downward 10% for its superior location.

Access/Exposure ‘
Part of the subject property (residential) fronts Wymore Road; most of its residential area is off

Wymore Road. We note that the ultimate buyer/developer of the larger subject property will need
to develop interior access roads, including access off Wymore Road to the residential area north of
Lake Wilderness. Wymore Road is a local collector road with some traffic, which will afford good
exposure for signage once the subject is subdivided. We perceive that a privacy wall will likely be
necessary along Wymore Road, to mitigate traffic noise. Privacy walls are common for residential
subdivisions along their primary road frontage. Land Sales No. 1, 3 and 4 also have frontage on
collector roads with similar traffic counts and exposure, requiring no adjustment. Land Sale No. 2
and Listing No. 5 are on quiet side roads, which is not a detriment for residential subdivisions,
requiring no net access/exposure adjustment.

Size
Adjustments for size are based on the observation that, all things being equal, unit value decreases as
.size increases and vice versa. Smaller properties are affordable by more people, who tend to bid up
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LAND SALES COMPARISON APPROACH - RESIDENTIAL LAND USE (CONT'D)

their prices; larger properties can involve phased construction and/or multiple users and longer
carrying costs. Our best guess is that the subject’s Residential Land Use area can be developed with
approximately 82 lots, which represents two phases or product types (i.e., smaller lots north of Lake
Wilderness plus larger Iots on the west side of Lake Wilderness). Land Sales No. 1, 2 and 5 are
smaller projects, to be developed with single phase subdivisions of 36-39 lots, requiring a downward
5% adjustment to their sale prices per dwelling unit. Land Listing No. 5 is much smaller, with a
likely yield of 15 lots, requiring a downward 10% adjustment to its asking price per dwelling unit.
Land Sale No. 3 is a 137 Iot townhome project, which is significantly larger than the subject,
requiring an upward 5% adjustments to its sale price per unit.

Topography _

The subject property (Residential Land Use) is generally level and at road grade and lightly wooded.
It will require a typical amount of clearing and site work, Land Sales No. 1, 3 and 4 are also
generally level and partially wooded or with minor improvements to be removed, requiring typical
site work and hence, no adjustment. Land Sale No. 2 is wooded and required an overly large
excavated retention pond in order to provide sufficient fill dirt to level the site and fill a small pond.
We have adjusted this sale upward 10% for its inferior topography, compared to the subject. Land
Listing No. 5 is a cleared, level site at road grade. We have adjusted this sale downward 5% for its
superior topography, compared to the subject.

Retention

The subject and all but one of the sales must provide on-site retention. We have adjusted Land Sale
No. 3 downward 10% for its off-site master retention, which increases its effective usable area
compared to properties requiring on-site retention.

Amenities

The subject (Residential Land Use) fronts the west and north sides of Lake Wilderness, a 20 acre
water body which appears large enough to be ski-able. The strip along Wymore Road can be
independently developed with about a dozen lakefront lots, with a Winter Park address. We
perceive that perhaps 20% to 30% of the subject’s future lots will benefit from direct lake frontage.
In addition, the subject property benefits from the pre-existing tennis court amenity on Area E, as
well as adjoining the jurisdictional wetlands/conservation area fronting Lake Bell, which would
make a nice passive lakefront community park amenity. Land Sales No. 1 and 4 have a similar
degree of water frontage on Garden Lake, which is very similar in size to Lake Wilderness, requiring
no adjustment. Land Listing No. 5 has a small amount of frontage on Lake Bell, which may
provide a nice community dock, but yield relatively few lakefront lots. We have adjusted this
comparable upward 20% for its inferior amenity feature. Land Sale No. 3 has no amenity feature,
for which we have adjusted upward 40%. Land Sale No. 2 has a minor amenity in its adjoining.
wooded wetland/conservation area, for which we have adjusted upward 35%, compared to the
subject.

Zoning and Residential Density

For analysis and valuation purposes, we have forecast 82 “blank” total developable lots for the 15.91
acres of Residential Land Use, which reflects an effective overall density of 5.15 lots per upland acre.
Properties with more lots per acre (hence smaller lots) generally sell for less dollars per lot than
properties with less lots per acre (hence larger lots). Land Listing No. 5 has a similar likely density
of 5.64 lots per acre and no permitting or site plan approvals in place, similar to the subject,
requiring no adjustment. Land Sale No. 1 similarly had no approvals in place, but will be developed
to a (superior) lower density of 2.32 lots per acre, for which we have adjusted its sale price per lot
downward 10%. Land Sale No. 4 will also be developed to a (superior) lower density of 2.88 lots
per acre, requiring a downward 10% adjustment to its sale price per lot. It was sold with all permits
and site plan approvals in place, requiring an incremental 30% downward adjustment, compared to
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the subject. Land Sale No. 2 will be developed to 4.13 lots per acre, which is similar in density to
the subject; however, it had partial approvals in place, requiring a 10% downward adjustment to its
sale price per lot. Land Sale No. 3 had no approvals in place at time of sale, similar to the subject;
however, it is to be developed to a far (inferior) higher density of 11.17 townhome lots per acre,
requiring an upward 20% adjustment to its sale price per dwelling unit.

Utilities
The subject property has public water and sewer service available to the site. All of the comparable
sales and listing have public water and sewer service to the site, requiring no adjustment.

Reconciliation of Land Sales and Residential Land Use Value Conclusion

The five comparables indicate a land value for the subject, as adjusted, ranging from $30,000 to
$35,577 per “blank lot”. The five comparables average $32,742 per lot and have a median of
$32,308 per lot, as adjusted.

Most weight was placed on Land Sale No. 1 because it required the fewest adjustments. Less
weight was placed on Land Listing No. 5 because it is not a closed sale; however, its price, as
adjusted, does support our value conclusion. The other three comparable sales required numerous
and sometimes large adjustments, but were also supportive of our value conclusion, as adjusted.

Based on the above analysis, we have concluded a land value of $33,000 per “blank lot”.
Multiplying by the subject’s forecast 82 developable lots indicates a market value of $2,706,000,
rounded to $2,700,000, as of February 10, 2014, assuming the hypothetical land use plan.

This market value conclusion indicates $169,705 per acre for the subject’s 15.91 acre Residential
Land Use component.

Commercial Land Use

Based on the stipulated assumed hypothetical land use plan, the Commercial Land Use area
contains 24.83 acres. It is on the signalized intersection of two collector roads, with approximately
600’ frontage on the south side of East Kennedy Boulevard; 1,601.07’ frontage on the east side of
Wymore Road; and up to 645’ depth (east/west) from Wymore Road. This area benefits from
Interstate 4’s high-traffic exposure across Wymore Road.

We have researched Orange and Seminole Counties for recent sales of comparable commercial land
intended for retail and office use. A detailed summary of the most similar and recent land sales
follow along with a location map indicating proximity to the subject.

We are also aware of a March 2013 sale of a site on East Kennedy Boulevard directly across the
street from the subject property. This 43,050 square foot (0.99 acre) site was purchased by Family
Dollar Stores of Florida for $295,000 (O.R. Book 10539/2995). At the time of sale, the property was
mostly cleared, level and slightly above road grade. It has 287.15’ frontage on East Kennedy
Boulevard and 150’ depth/frontage on two side roads (Gabriel Street and Johnson Street). The
property has subsequently been developed with a Family Dollar store. Because of its small size, this
transaction is not considered directly comparable to the vastly larger 24.83 acre subject property. Its
sale price of $6.85 per square foot may be useful in pricing small, end-user sites along Kennedy
Boulevard with site depths of around 200’
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LOCATION DATA
Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Days on Market:
Sale Price:
Grantor :
Grantee:

OR Book/ Page:
Financing:
Verification:

Three Year History:

SITE DATA
Gross Acres:

Usable Acres:
Primary Frontage:
Secondary Frontage:
Amenity Frontage:
Access/Exposure:

Property Class:
Zoning:

Land Use:
Utilities:
Topograpky:
Average Depth:
Retention:
Description:

ANALYSIS
Price/ Gross Acre:

COMMENTS

LAND SALE NO. 6

32

North Point Office/Hotel Tract
3658 Lake Emma Road

Lake Mary, Seminole County
FL 32746 '
W81.361270, N28.751557
NW/C Lake Emma Road &
Greenwood Blvd. backing up
to Interstate 4.
18-20-30-300-0120-

0000, -012A-0000 and -012B-
0000

December 31, 2013

5 years

$4,500,000

Duke Realty Limited Partnership
North Point LM, LLC

8194/1

Cash to seller; $2,287,500 financed by State Bank & Trust with a two-year note

Public Records and Nan McCormick, CCIM, listing broker with CBRE 407-839-3108 by Frank
Schieber February 21, 2014.

No prior transactions noted in prior three years.

22.500 Gross SF:
All Usable

831’ Lake Emma Road (12,100 vehicles/day}

1,169' Greenwood Boulevard

1,175 on Interstate 4 off-ramp

Median Divided collector road, and internal road of business park/Backs up Interstate 4 off-
ramp

General Commercial, Office Mixed Use

M-1A, Office and Light Industrial

Commercial, Lake Mary

All available

Generally level to gently rolling, wooded and at road grade

Irregular

On-site required

The west 3.5 acres of this property backs up to Interstate 4 and is 317" to 450" deep. The
balance is typically about 700" deep (north-south) along Greenwood Boulevard.

980,100

$200,000 Price/ Gross SF: $4.59

This property has entitlements for up to 133 hotel rooms and 411,866 square feet of office, but no approved site plan.
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LOCATION DATA
Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SATES DATA
Sale Date:
Sale Price:
Grantor:

Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITE DATA

Gross Acres:

Usable Acres:
Primary Frontage:
Secondary Frontage:

Access/ Exposure:
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Average Depth:
Retention:
Description:

ANATYSIS
Price/ Gross Acre:

COMMENTS

LAND SALE NO. 7

31

Walmart — Columbia Street
1101 S Goldwyn Ave

Orlando, Orange County

FL 32805 :
W81.416910, N28.527688
NWQ John Young Parkway
and Columbia Street.
33-22-29-3714-02-000

September 11, 2012

—— T LY
$2,250,000 g - e
Greater New Hope Missionary ‘?‘f? il
Baptist Church, Inc. o 'r"u
Walmart Stores East, LP s
10441/1876 a ot
Cash L X ]

Public Records and Allen Wiggins for Grantor 407-201-4673 by Frank Schicher February 21
2014, CoStar confirmed with seller at time of sale,

No other arm's length transactions noted in prior three years.

7.592 Gross SF:
All Usable

383’ John Young Parkway (35,500 vehicles/day)

49’ Columbia Street (15,500 vehicles/day)

420" Goldwyn Avenue (6,300 vehicles/day)

Multiple Street Access/Median Divided Highway

Retail, Big Box Retail Site PUD

Hope Campus PD

Community Activity Center, City of Orlando

All available _

Cleared, however, buyer relocated existing pond (see comments)

864 feet

On-site required

This property was underutilized as master retention for the adjoining church. The buyer
relocated the master retention to Tract A at the rear (northwest corner) of the site, and used the
excavation of Tract A to fill and level the site.

330,708

$296,365 Price/Gross SF: $6.80

After relocating the existing pond, the buyer built a 41,178 square foot Walmart Neighborhood Market on the newly-
filled 5.46 acres fronting John Young Parkway.
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LOCATION DATA
Record Number:
Property Name:
Addyress:

Long/Lat:
Location:

Tax Parcel No.:

SATLES DATA
Sale Date:

Sale Price:
Adjusted Sale Price:

Grantor :

Grantee:

OR Book/Page:
Conditions of Sale:
Financing:
Verification:

Three Year History:

SITE DATA

Gross Acres:

Usable Acves:
Primary Frontage:
Secondary Frontage:
Amenity Frontage:
Access /Exposure:

Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Average Depth:
Retention:
Description:

ANAT. VSIS
Price/ Gross Acre:
Adj. Price/Gross Acre:

COMMENTS

LAND SALE NO. 8

44

Walmart Supercenter Site
Aloma Avenue

Oviedo, Seminole County

F1. 32765 :

W81.425910, N28.388660
SWC of Aloma Avenue and
Central Florida GreeneWay.
31-21-31-517-0000-0030 and -
0040

April 06, 2011

$4,825,000

$3,625,000 Net of
Improvements Cost New
Continental 170 Fund, LLC
Walmart Stores East, LP
755471480

Market Typical.

Cash to Seller

Public Records and Patrick Rinka, deed preparer by Erica Ernst.
No other arm's length transactions noted in Public Records.

Site

9.682 Gross SF:

All usable

421" Deep Lake Road

164’ Aloma Avenue (45,000 vehicles/day)
717" backs up to Central Florida GreeneWay (SR 417)

Two-lane side road off Aloma Ave., just west of SR 417 interchange/Signage on signalized
corner of median divided thoroughfare

Commercial Land, Big Box Retail Site PUD

PUD, Seminole County

Higher Intensity Planned Development - Transitional, Seminole Co.

All

Level and at road grade

750 feet

On-site

This is a developed site, with paved parking, lighting, storm water drainage and underground
utilities already in place.

421,748

$11.44
$8.60

Price/Gross SF:
Adj. Price/ Gross SF:

$498,347
$374,406

This parcel is part of an existing shopping center, located between a Kohl's Department Store -and two out parcels
fronting Aloma Avenue. The site was purchased for development of a Walmart Supercenter containing about 100,000
square feet. In order to0 accommodate the Wal-Mart footprint, the existing on-site retention was relocated from the back
(along SR 417) to non-buildable Lot 3, which fronts Aloma Avenue, at the cost of the buyer. The seller indicated that the
existing site improvements cost new was about $1,200,000.
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Record Number:
Property Name:
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Sale Price:
Grantor :
Grantee:

OR Book/Page:
Financing:
Verification:

Three Year History:

SITE DATA
Gross Acres:
Usable Acres:
Primary Frontage:
Access/Exposure:
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Average Depth:
Retention:
Description:

ANAILYSIS
Price/ Gross Acre:

COMMENTS

LAND SALE NO. S

33

Walmart — Baldwin Park 436
Semoran Boulevard

Orlando, Orange County

FL 32807

WE8I1.309181, N28.576231
NE/C Semoran Blvd. (SR. 436)
at Auvers Blvd/Baldwin Park
Street intersection.
15-22-30-8981-01-000

December 23, 2011

$3,500,000

ACFour, LLC

Walmart Stores East, LP
10311/6518 '

Cash

Public Records and Robert
Langford for Grantor by John
Preston

No prior transactions noted
preceding three years

7.740 Gross SF:

All usable

573" Semoran Blvd. (43,000 vehicles/day)
Signalized intersection at its southwest comer/Median divided, six-lane arterial highway
Retail, Big Box Retail Site Commercial .

PD, Planned Development

PD-C, Planned Development - Commercial, Orange Co.

All available

Cleared, level and about road grade

695 feet

On-site required

This property was demucked, filled and graded to about road grade in 2006 as a potential
shopping center site. Access to ‘Auvers Boulevard and its existing traffic signal will require an
oversized culvert or bridge across the intervening outfall canal for Lake Corrine.

337,154

$452,196 Price/ Gross SF: $10.38

The PD was approved for up to 100,000 square foot community shopping center; however, the site size appears more
Yikely suitable for a store smaller than typical Walmart supercenters.
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LOCATION DATA
- Record Number:
Property Name:

Grove
Address:

Long/Lat:
Location:

Tax Parcel No.:

SALES DATA
Sale Date:

Sale Price:
Granior:

Grantee:

OR Book/ Page:
Financing:
Verification:

Three Year History:

SITE DATA

Gross Acres:

Usable Acres:
Primary Frontage:
Secondary Frontage:

Access/ Exposure:
Property Class:
Zoning:

Land Use:
Utilities:
Topography:
Average Depth:
Retention:
Description:

ANAILYSIS
Price/Gross Acre:

COMMENTS

LAND SALE NO. 10

34
Florida Hospital - Fowler

Winter Garden Vineland Road
Winter Garden, Orange
County, FL. 34787
WE81.589730, N28.524435
SE/C Winter Garden Vineland
Road & Fowler Grove Blvd.
35-22-27-9398-01-110 and 35-
22-27-0000-00-015

December 28, 2012

$8,550,000

Sembler  Winter  Garden
Partnership #1 LTD

Adventist Health System/
Sunbelt, Inc.

10496/6858

Cash to Seller

Public Records and Jody Barry for Grantee by Angie Brown May 07, 2013.

No prior transactions; the site had been listed for a few years with the most recent listing price
of $10,500,000

24.430 Gross SF: 1,064,171

All usable

1,100 Winter Garden-Vineland Road (26,500 vehicles/day)

1,200’ Fowler Grove Blvd.

1,230’ Sembler Way

Multiple Road Access/Median-divided collector; behind stores fronting Daniels Road

General Commercial, Mixed Use Commercial

PCD, Planned Commercial Development

Beltway Center within Fowler Grove Regional Retail Activity Center

All available

Cleared, some site work required to level it out

Trregular

Offsite Available

The verifying source stated they are negotiating to "move the retention pond from the
[adjoining] POA property to a second parcel they closed on four days prior to this sale”, which
is located on the south side of Winter Garden-Vineland Road. They expect to gain fee
ownership of the POA property as part of the deal.

$349,980 Price/ Gross SF: $8.03

The property had previously been proposed for and entitled by zoning for development with up to 350 multi-family
dwelling units. Prior to the closing, the PCD was amended to allow for the development of a hospital. The Florida
Hospital {grantee) proposes to build a healthcare facility in stages over a period of several years beginning with a 25,000
square foot emergency department with a helicopter pad. The overall plan includes a seven-story medical center
including 200 beds if approved by the state.
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LAND SALES COMPARISON APPROACH — COMMERCIAL LAND USE (CONTD)

Commercial Land Use (24.83 Acres)
We have compared these sales to the subject on the basis of price per square foot. Below is an
analysis and discussion as to the comparability of each sale relative to the subject.

Land Sale
SE/C Nw/C NE/C SE/C Winter
Location ‘Wymore Lake Emma NW/Q SE/Q Semoran Garden-
Rd. & Rd. & John Young | Aloma Ave. Bivd. & Vineland Rd. &
Kennedy Greenwood Pkwy. & & Deep Lake Baldwin Fowler Grove
Bivd., Blvd., Columbia Rd., Oviedo Park St., Blvd.,
Eatonville Lake Mary | St., Orlando ' Orlando ‘Winter Garden
Sale Price $4,500,000 $2,250,000 $4,825,000 $3,500,000 $8,550,000
Size 24,83 Acres 22.50 Acres 7.592 Acres 9.682 Acres 7.74 Acres 24.43 Acres
Sale Price $/SF $4.59 $6.80 $11.44 $10.38 $8.03
Average Depth 645’ Irregular 864’ 750 . 695 Trregular
Sale Date 2/2014 eff 12/2013 9/2012 4/2011 12/2011 . 12/2012
Adjustments:
Time = = = = =
Financing - - -- - -
Motivation/ Terms - - - 20% - --
Adjusted $/SF $4.59 $6.80 $9.15 $10.38 $8.03
Location - 20% + 10% - 15% - 10% - 20%
Access + 10% - 10% - 10% - 5% + 10%
Exposure + 10% + 15% + 10% +15% + 15%
Size = - 10% - 10% - 10% =
Depth/Shape 645° = = = = =
Topography + 5% + 10% = = Negligible
Retention On-site = = = = - 10%
Zoning = = = = =
Utilities = = = = =
Net Adjustment + 5% + 15% - 25% - 10% - 5%
Final Adjusted $/SF $4.82 $7.82 $6.86 $9.34 $7.63
Indicated Commercial Land Value 24.83 Acres x $7.50/SF = $8,111,961
Rounded to: = $8,100,000

ADJUSTMENTS AND COMPARISONS
The previously described comparables have been used to ascertain the land value of the subject site
as of the date of valuation. Since each of the sales differs somewhat from the subject property, we
made adjustments to make the sales as similar to the subject site as possible. To determine the
appropriate adjustments for the sales, we have prepared a paired sales analysis whenever possible
and applied the indicated adjustment to the differences in the sales compared to the subject site.
When paired sales were not available, we used our experience and judgment in estimating
appropriate quantitative adjustments for qualitative differences between the sales and the subject.
Minor yet significant differences generally require 5% to 10% adjustments. Differences that have a
major impact on sale price may require adjustments of 20% or more.

Market Conditions
Sometimes called a time adjustment, this category addresses changes in land value due to market
conditions between the date of sale and the date of valuation. The comparable land sales used
herein closed during the past three years. Land Sale No. 1 closed in 2013, and so is very current,
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LAND SALES COMPARISON APPROACH - COMMERCIAL LAND USE (CONTD)

requiring no “time” adjustment. Land Sales No. 7 and 10 closed in 2012; Land Sales No. 8 and 9
closed in 2011. Although the economy and consumer confidence has slowly improved in the past
few years following the Great Recession, the office market remains weak and few retailers are
expanding. We perceive that marketing times are coming down (because land prices are no longer
perceived to be declining); however, overall demand has not yet improved enough to be manifested
in increasing commercial land prices. Accordingly, these land sales are reflective of current market
conditions, requiring no “time” adjustment.

Financing
All sales were cash to seller, or cash equivalent. No adjustments for financing terms were required.

Motivation/Conditions of Sale

All sales were arm’s length, negotiated transactions and required no motivation adjustments. Land
Sale No. 8 included substantial site improvements (paved parking, storm water drainage and
underground utilities) in place, for which we have adjusted downward 20%.

After adjusting for the above items, these land sales reflected a range from $4.59 to $10.38 per square
foot. The remaining adjustments are for physical and locational differences between sales.

Location

The subject property (in this context comprising only the 24.83 acres of Commercial Land Use) is
located in an upper-lower household income area surrounded by mostly lower-middle and middle
income areas. Land Sale No. 6 is located in an upper household income area surrounded by mostly
middle and upper-middle income areas. It has less population in a two mile ring compared to the
subject, but at far higher median household income, requiring a net downward 20% adjustment.
Land Sale No. 7 is located in a lower household income area surrounded by mostly upper-lower and
Jower-middle income areas. It has more population in a two mile ring compared to the subject, but
at much lower median household income, requiring a net upward 10% adjustment. Land Sale
No. 8 is located in a lower-middle household income area surrounded by middle income areas. It
has similar population in a two mile ring compared to the subject, but at much higher median
household income, requiring a net downward 15% adjustment. Land Sale No. 9 is located in an
upper-lower household income area surrounded by a mix of lower-middle and upper-middle income
areas. It has significantly more population in a two mile ring compared to the subject, but at similar
median household income, requiring a net downward 10% adjustment. Land Sale No. 10 is located
in a lower-upper household income area surrounded by upper-middle income areas. It has less
population in a two mile ring compared to the subject, but at far higher median household income,
requiring a net downward 20% adjustment.

Access

The subject property fronts on the signalized corner of two neighborhood collector roads, each with
traffic counts averaging around 10,000 vehicles per day. It is also between two interstate
interchanges, and less than one mile from each. Land Sale No. 6 fronts on Lake Emma Road,
which has similar traffic counts (12,100 vehicles per day), but most of its frontage is along
Greenwood Boulevard, a quiet internal road for this sale’s business park. The property wraps the
signalized comer of these two roads, and is also located about one-half mile from an interstate
interchange. We have adjusted Land Sale No. 6 net upward 10% for its somewhat inferior access.
Land Sale No. 7 has access from four roads, with its primary frontage on highway John Young
Parkway (35,500 vehicles per day) and secondary access from Columbia Street (15,500 vehicles per
day). We have adjusted this sale downward 10% for its superior access. Although actually located
on a side road, Land Sale No. 8 has non-access frontage on and signage on a signalized corner of
Aloma Avenue (45,000 vehicles per day). It is also located at an interchange of the State Road 417
“beltway”. We have adjusted this sale net downward 10% for its superior access. Land Sale No. 9
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LAND SALES COMPARISON APPROACH - COMMERCIAL LAND USE (CONT'D)

is at the signalized corner of highway Semoran Boulevard (43,000 vehicles per day) and collector
road Baldwin Park Street. We have adjusted downward net 5% for its slightly superior access
compared to the subject. Land Sale No. 10 has three road frontage with its primary access from
Winter Garden-Vineland Road (26,500 vehicles per day). It is also located about one-half mile from
an interstate (actually “western beltway”) interchange. We have adjusted Land Sale No. 10 net
upward 10% for its somewhat inferior access, compared to the subject.

Exposure

The subject property enjoys extensive high-profile exposure to heavy Interstate 4 traffic across
Wymore Road. Land Sale No. 6 backs up to an Interstate 4 off-ramp but is much further removed
from Interstate 4’s traffic lanes, requiring an upward 10% adjustment for its inferior exposure. Land
Sale No. 8 backs up to an on-ramp for State Road 417, which is a limited access toll road with
significant traffic, but much less traffic than Interstate 4. We have adjusted this sale upward 10% for
its inferior exposure. Land Sales No. 7, 9 and 10 have no interstate exposure amenity, for which we
have adjusted upward 15%, compared to the subject.

Size

Adjustments for size are based on the observation that, all things being equal, unit value decreases as
size increases and vice versa. Smaller properties are affordable by more people, who tend to bid up
their prices; larger properties can involve phased construction and longer carrying costs. The subject
(Commercial Land Use) contains approximately 24.83 acres. Land Sales No. 7 and 10 are
considered similar in size, at 22.50 and 24.43 acres, requiring no size adjustment to their sale prices
per square foot. Land Sales No. 7, 8 and 9 are significantly smaller, at 7.74 to 9.682 acres, for
which we have adjusted their sale prices per square foot downward 10%.

Depth/Shape

Adjustments for depth are based on the observation that land closer to the highway has greater
exposure and thus is more valuable than backland. We have observed that retail commercial sites
are typically 200’ to 300° deep, and that the influence of highway exposure (hence contributory
value) diminishes rapidly beyond 250’ to 300" economic depth. The subject (Commercial Land Use)
is rectangular with about 645’ depth from its principal frontage along Wymore Road. All of the
sales are similarly relatively deep commercial sites; none have shapes so irregular as to adversely
affect the configuration of their eventual development potential. Accordingly, no adjustments were
considered necessary for differences in depth/shape.

Topography _ _

The subject property is generally cleared, level and at road grade. Land Sales No. 8 and 9 are
similarly cleared, level and at road grade, requiring no adjustment. Land Sale No. 6 is wooded and
gently rolling, which will require some incremental site work, for which we have adjusted
upward 5%. Land Sale No. 7 was purchased with a master retention pond in the middle of the
property: The buyer relocated the master retention to Tract A at the rear (northwest corner) of the
site, and used the excavation of Tract A to fill and level the site. We have adjusted Land Sale No. 7
upward 10% for its inferior topography. Land Sale No. 10 is cleared and will require a little site
work to level it out; however, the cost of fill is negligible as a percentage of value at these price
points. No topography adjustment was required.

Amenities/Retention

Neither the subject nor the sales have any significant view amenity (other than interstate exposure,
which has already been discussed). The subject property and all but one of the sales will require on-
site retention. Land Sale No. 10 enjoys off-site master retention, which increases the effective
buildable area compared to properties which must provide on-site retention, requiring a 10%
downward adjustment compared to the subject.

14-SPN MERIDIAN APPRAISAL GROUP, INC. 98




LAND SALES COMPARISON APPROACH — COMMERCIAL LAND USE (CONT'D)

Zoning

The subject property is in a commercial future land use which allows office and retail commercial
development. Land Sale No. 6 is suburban office land with some possible hotel sites; Land Sales
No. 7, 8 and 9 are intended for big-box retail uses. Land Sale No. 10 is behind the retail stores
fronting Daniels Road near the Winter Garden Village at Fowler Groves regional shopping center,
accordingly, it has more office potential and less retail potential (it was purchased for a new
hospital). All of the comparables have generally similar zoning/future land use, compared to the
subject, requiring no adjustment.

Utilities
The subject property has public water and sewer service available. All of the sales have public water
and sewer service, requiring no adjustment.

Reconciliation of Land Sales and Commercial Land Use Value Conclusion

The five comparables indicate a land value for the subject, as adjusted, ranging from $4.82 to $9.34
per square foot. The comparables average $7.29 per square foot and have a median of $7.63 per
square foot, as adjusted.

All of the comparables required multiple adjustments. No one sale is considered more compelling
than the others. Placing approximately equal weight on all the comparables, based on the above
analysis, we have concluded a land value of $7.50 per square foot. Multiplying by the subject’s
24.83 acres indicates a fee simple land value of $8,111,961, rounded to $8,100,000 as of February
10, 2014, assuming the hypothetical land use plan.

This market value conclusion indicates $326,218 per acre for the subject’s 24.83 acre Commercial
Land Use component.

Culitural/Educational Land Use

Based on the stipulated assumed hypothetical land use plan, the Cultural/Educational Land Use
area contains approximately 18.42 acres. Its 16.67 acre main portion (net of the 0.12 acre Chapel
“out parcel”) has approximately 500’ frontage on the south side of East Kennedy Boulevard; about
1,020’ depth (north-south) to the north edge of the Hungerford Elementary School parcel; and 814’
of frontage on the west side of College Avenue. This area contains all of the former High School
structures. Non-contiguous Area E contributes 1.75 acres of uplands and has 172.13” on the south
side of Ruffel Street. It is sandwiched between the Elementary School on the west and the Denton
Johnson Community Center on the east. This site has been improved since 2005 with two tennis
courts in use by the adjoining Denton Johnson Community Center.

Based on the stipulated assumed hypothetical land use plan, the Cultural/Educational Land Use
area is intended to be an expanded DC/HO Downtown Cultural/Historical Overlay district with a
General Commercial underlying zoning/future land use. The purpose of the Downtown
Cultural/Historical Overlay District is to promote a historically unified theme for development and
redevelopment in the downtown central business district that is consistent and compatible with the
Town's designation as a historic site on the National Historic Register. Its allowable uses are
somewhat more restrictive than other C-3 General Commercial areas. '

Because of its assumed commercial underlying future land use, we have used the same commercial
Jand sales as above, reanalyzing them for the particular attributes of the 18.42 acre
Cultural/Educational Land Use area.
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LAND SALES COMPARISON APPROACH — CULTURAL LAND USE (CONTD)

Cultural/Educational Land Use (18.42 Acres)
We have compared these sales to the subject on the basis of price per square foot. Below is an
analysis and discussion as to the comparability of each sale relative to the subject.

" Cultural/Educational

Land“l:lic

Land Sale
No. 6

Land Sale
No. 7

Land Sale
No. S_

Land Sale
_ No.9

SE/C NW/C NE/C SE/C Winter
Location ‘Wymore Lake Emma NW/Q SE/Q Semoran Garden-
Rd & Rd & John Young | Aloma Ave. Blvd. & Vineland Rd &
Kennedy Greenwood Phwy. & & Deep Lake Baldwin Fowler Grove
Blvd., Blvd., Columbia St, | Rd, Oviedo Park St, Blvd.,
Eatonville Lake Mary Orlando Orlando Winter Garden
Sale Price $4,500,000 $2,250,000 $4,825,000 $3,500,000 $8,550,000
Size 18.42 Acres | 22.50 Acres 7.592 Acres 9.682 Acres 7.74 Acres 24.43 Acres
Sale Price $/SF $4.59 $6.80 $11.44 $10.38 $8.03
Average Depth 1,020° Irregular 864’ 750° 695’ Trregular
Sale Date 2/2014 eff 12/2013 9/2012 4/2011 12/2011 1272012
Adjustments;
Time = = = = =
Financing -- - -- -- -
Motivation/ Terms - - - 20% - -
Adjusted $/SF $4.59 $6.80 $9.15 $10.38 $8.03
Location - 20% + 10% - 15% - 10% - 20%
Access - 5% - 25% - 25% - 20% - 5%
Exposure - 5% = - 5% = =
Size = - 10% - 10% - 10% =
Depth/Shape 1,020¢ = = = = =
Topography + 5% + 10% = = Negligible
Retention On-site = = = = - 10%
Zoning - 5% - 5% - 5% - 5% - 5%
Utilities = = = = =
Net Adjustment - 30% - 20% - 60% - 45% - 40%
Final Adjusted $/SF $3.21 §5.44 $3.66 $5.71 $4.82
Indicated Cultural Land Value 18.42 Acres x $4.50/SF = $3,610,688
Rounded to: = $3,600,000

ADJUSTMENTS AND COMPARISONS
The subject’s Cultural/Educational Land Use area is essentially the same as its Commercial Land
Use area insofar as Market Conditions, Financing, Motivation/Terms of Sale, Location, Size,
Topography, Retention and Utilities. The summary chart above contains the same adjustments for
these elements of comparison as previously discussed for the Commercial Land Use area. Hence, to
minimize redundancy, we have not repeated our rationale for these elements of comparison.

Our discussion of adjustments for differences in regards to Access, Exposure, Depth/Shape and

Zoning follows:

Access

The subject property (in this context comprising only the 18.42 acres of Cultural/ Educational Land
Use) fronts on the south side of East Kennedy Boulevard, a neighborhood collector road with traffic
counts averaging around 10,000 vehicles per day. It also has side road frontage along College
Avenue, wrapping the hard corner of their non-signalized intersection. Land Sale No. 6 fronts on
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LAND SALES COMPARISON APPROACH — CULTURAL LAND USE (CONTD)

Lake Emma Road, which has similar traffic counts (12,100 vehicles per day), but most of its frontage
is along Greenwood Boulevard, a quiet internal road for this sale’s business park. The property
wraps the signalized corner of these two roads, and is also located about one-half mile from an
interstate interchange. We have adjusted Land Sale No. 6 net downward 5% for its slightly superior
access. Land Sale No. 7 has access from four roads, with its primary frontage on highway John
Young Parkway (35,500 vehicles per day) and secondary access from Columbia Street (15,500
vehicles per day). We have adjusted this sale downward 25% for its far superior access. Although
actually located on a side road, Land Sale No. 8 has non-access frontage on and signage on a
signalized corner of Aloma Avenue (45,000 vehicles per day). It is also located at an interchange of
the State Road 417 “beltway”. We have adjusted this sale net downward 25% for its far superior
access. Land Sale No. 9 is at the signalized corner of highway Semoran Boulevard (43,000 vehicles
per day) and collector road Baldwin Park Street. We have adjusted downward net 20% for its
superior access compared to the subject. Land Sale No. 10 has three road frontage with its primary
access from Winter Garden-Vineland Road (26,500 vehicles per day). It is also located about one-
half mile from an interstate (actually “western beltway”) interchange. We have adjusted Land Sale
No. 10 net downward 5% for its slightly superior access, compared to the subject.

Exposure

The subject property (Cultural/Educational Land Use area) does not benefit trom high-profile
exposure to heavy Interstate 4 traffic. Land Sales No. 7, 9 and 10 have no interstate exposure
amenity, similar to the subject. Land Sale No. 6 backs up to an I-4 off-ramp but is far removed from
1-4’s traffic lanes, requiring a net downward 5% adjustment for its superior exposure. Land Sale
No. 8 backs up to an on-ramp for State Road 417, which is a limited access toll road with significant
traffic, but much less traffic than Interstate 4. We have adjusted this sale downward 5% for its
Superior exposure.

Depth/Shape

Adjustments for depth are based on the observation that land closer to the highway has greater
exposure and thus is more valuable than backland. We have observed that retail commercial sites
are typically 200’ to 300’ deep, and that the influence of highway exposure (hence contributory
value) diminishes rapidly beyond 250" to 300’ economic depth. The main portion of the subject
(Cultural/Educational Land Use) is generally rectangular with about 1,020’ depth from its principal
frontage along East Kennedy Boulevard. All of the sales are similarly relatively deep commercial
sites; none have shapes so irregular as to adversely affect the configuration of their eventual
development potential. The subject does have a small, non-contiguous area along Ruffel Street;
however, we consider this offset by the existing tennis courts, which were built and are used by the
adjoining community center. Accordingly, no adjustments were considered necessary for differences

in depth/shape.

Zoning

The subject property is assumed to be in a commercial future land vse which allows office and retail
commercial development. Land Sale No. 6 is suburban office land with some possible hotel sites;
Land Sales No. 7, 8 and 9 are intended for big-box retail uses. Land Sale No. 10 is behind the retait
stores fronting Daniels Road near the Winter Garden Village at Fowler Groves regional shopping
center; accordingly, it has more office potential and less retail potential (it was purchased for a new
hospital). Although all of the comparables have generally similar commercial zoning/future land
use, the subject’s Downtown Cultural/Historical Overlay district is somewhat more restrictive than
typical General Commercial zoning, specifically excluding drive-through businesses of any kind
including restaurants, banks, pharmacies, liquor stores and convenience stores with gas stations.
Since the subject’s East Kennedy Boulevard frontage can still be used for retail shops, museums, etc.,
we have made a nominal 5% downward adjustment to all sales for the subject’s slightly more
restrictive Downtown Cultural/Historical Overlay zoning provisions.
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LAND SALES COMPARISON APPROACH - CULTURAL LAND USE (CONTD)

Reconciliation of Land Sales and Cultural/Educational Land Use Value Conclusion

The five comparables indicate a land value for the subject, as adjusted, ranging from $3.21 to $5.71
per square foot. The comparables average $4.57 per square foot and have a median of $4.82 per
square foot, as adjusted.

All of the comparables required multiple adjustments. No one sale is considered more compelling
than the others. Placing approximately equal weight on all the comparables, based on the above
analysis, we have concluded a land value of $4.50 per square foot. Multiplying by the subject’s
18.42 acres indicates a fee simple land value of $3,610,688, rounded to $3,600,000 as of February
10, 2014, assuming the hypothetical land use plan.

This market value conclusion indicates $195,440 per acre for the subject’s 18.42 acre
Cultural/Educational Land Use component.
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HIGHEST AND BEST USE

In order for a property to be at its highest and best use, it must be reasonably probable, legally
permissible, physically p0531b1e financially feasible and appropriately supported in the market place.
Consideration must be given to the individual characteristics of the land-such as size, shape,
accessibility, location and availability' of necessary utilities. Specific attention must be dlrected
toward the legal and permissible use and any probable modifications of that use. Finally,
consideration must be given to the surrounding land uses and the current and future demand for real
estate.

The intended use of this appraisal is to aid the clients by establishing Market Value of the subject
property under the hypothetical conditions stipulated by a pending contract for sale/purchase
between them. The highest and best use discussion below is in the context of these mutually agreed
hypothetical conditions: Be advised that their use might have affected the assignment results.

We have concluded that the highest and best use of the subject property, both as if vacant and as
improved, is to hold for future residential and general commercial/office development, as demand

dictates.

Legally Permissible

The crux of this appraisal assignment is that
the appraised market value is to be based on
an assumed hypothetical land use plan. Both
the buyer (Town of Eatonville) and seller
(School Board of Orange County) have
concurred with our delineation of the
contract’s stipulated land uses, as illustrated in
the sketch at right.

The subject property contains 99.24 gross
acres per survey, of which 40.08 acres are in
lakes or jurisdictional wetlands. This leaves
59.16 acres of upland.

The boundaries shown on our land use
map/sketch resulted in the following upland
distribution and approximate acreages:

24.83 Acres Commercial Land Use

18.42 Acres Cultural/Educational Land Use
15.91 Acres Residential Land Use

59.16 Acres Total Upland

We also needed to clarify what uses and
performance standards are allowable in each
assumed land use category. Both parties
requested that allowable uses generally : -
correspond “... to Eatonville’s comprehenswe plan as it relates to den51ty, parkmg etc.” We also
recommended a couple changes, in order to enhance market acceptance of the property. With the
concurrence by both buyer and seller, we have recomrmended and used the following:
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HIGHEST AND BEST USE (CONTD)

» Low Density/Residential Land Use — most of this strip is in unincorporated Orange
County, zoned R-1A Single Family Residential (minimum 75’ lot width and minimum 7,500
square foot lot size). The north tip of this strip is in the Town of Eatonville.

» Medium Density/Residential Land Use — Eatonville’s zoning is R-2 Medium Density
Single Family Residential (up to eight dwelling units per acre, with a minimum 50’ lot width
and minimum 5,000 square foot lot size).

» Commercial Land Use — Uses permitted correspond to the C-3 General Commercial zoning
district with a High Density Mixed Office Commercial Overlay district; however, the 0.50
minimum FAR requirément is waived.

» Cultural/Educational Land Use - This appears to be intended to be an expanded DC/HO
Downtown Cultural/Historical Overlay district. We perceive and recommend that this area
should have a General Commercial underlying zoning/future land use, instead of its
existing Residential underlying zoning/fature land use. A commercial zoning/future land
use would be more compatible with the DC/HO Downtown Cultural/Historical Overlay
district specified allowable uses. The purpose of the Downtown Cultural/Historical Overlay
District is to promote a historically unified theme for development and redevelopment in the
downtown central business district that is consistent and compatible with the Town’s
designation as a historic site on the National Historic Register. Its allowable uses are
somewhat more restrictive than other C-3 General Commercial areas.

The south leg of the property along Wymore Road is in an unincorporated area: It is zoned R-1A
Single Family Residential within a compatible Low Density Residential Future Land Use (up to 4
dwelling units per acre) by Orange County. Since it is outside Eatonville’s city limits, this portion of
the property is unaffected by the assumed hypothetical land use plan.

Based on the mutual agreement of both seller (School Board of Orange County) and buyer (Town
of Eatonville) as detailed herein, the stipulated land use plan is assumed to be in place for
purposes of our hypothetical “As Is” market value conclusion,

Physically Possible

The north portion of the property has 1,096.14° frontage along the south side of East Kennedy
Boulevard and 1,601.07’ frontage along the east side of Wymore Road. The property’s Wymore
Road frontage is then interrupted by a five acre “out” owned by the Florida Department of
Transportation for a future storm water retention pond for highway drainage, unavailable for use by
the subject property. South of the FDOT parcel, the property has another 1,620.51’ Wymore Road
frontage; however, the south 576.12° of frontage is wetlands, leaving 1,044.39’ upland road frontage.
This southern leg of Wymore Road frontage (Areas D2 and H) is an upland strip typically 175’ deep
which backs up to the 20+ acre Lake Wilderness (a former borrow pit).

The Commercial I.and Use area includes Areas A, B, D1 and the west 30% of Area C. As sketched,
this 24.83 acres has approximately 600’ frontage on the south side of East Kennedy Boulevard;
1,601.07" frontage on the east side of Wymore Road; and uvp to 645’ depth (east/west) from
~Wymore Road. This area benefits from Interstate 4’s high-traffic exposure across Wymore Road.
At typical site coverage ratios, this area could support an aggregate 200,000 to 270,000 square feet of
mixed-use commercial and office development, with adequate on-site parking and stormwater
retention.

The Cultural/Educational I .and Use area includes Area E and the east 70% of Area C. As sketched,
the 16.67 acre main portion (net of the 0.12 acre Chapel “out parcel”) has approximately 500’
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HIGHEST AND BEST USE (CONT'D)

frontage on the south side of East Kennedy Boulevard; about 1,020’ depth (north/south) to the north
edge of the Hungerford Elementary School parcel; and 814’ of frontage on the west side of College
Avenue. This area contains all of the former High School structures (to be razed). Since future
cultural/educational uses (such as museums or community centers) will likely require higher public
parking ratios than typical retail commercial or office buildings, this area could support on the order
of 150,000 square feet of aggregate development. The chapel “out” and its 40’ access easement are
in this area, and can be incorporated into a community park or museum.

Non-contiguous Area E contributes 1.75 acres of uplands and has 172.13’ on the south side of Ruffel
Street. It is sandwiched between the Elementary School on the west and the Denton Johnson
Community Center on the east. This site has been improved since 2005 with two tennis courts in
use by the adjoining Denton Johnson Community Center. Its south end is improved with a dry
retention pond, which overlaps onto and serves the Elementary School property. By razing the
tennis courts, this area could be developed with around 15,000 square feet of improvements.
Alternatively, the existing tennis courts and retention are already consistent with the assumed
“cultural/educational” land use.

The Residential T.and Use area includes Areas D3, F and G, which total 11.31 acres upland
(Medium Density Residential); as well as Areas D2 and H, which total 4.6 acres upland (Low
Density Residential).

The Low Density Residential area fronts the east side of Wymore Road and is a 175" to 280’ deep
(east-west) strip on Lake Wilderness. The Low Density Residential area has sufficient depth to be
developed with a single-loaded (i.e., lots on one side of the road) cul-de-sac lakefront residential
subdivision behind a privacy wall along Wymore Road, consistent with its existing zoning and FLU.
The north tip of this area, which is in the Town of Eatonville, could be used for subdivision retention
(without rezoning) and/or additional lakefront lots (with rezoning). The Low Density Residential
area is large enough to be subdivided into 12 to 14 Iakefront 75’ lots.

The Medium Density Residential area has no direct road frontage: The ultimate buyer/developer of
the subject property will need to develop interior access roads, including access from Wymore Road
to the Medium Density Residential area. At the maximum allowable density of eight units per acre,
this area could be developed with up to 90 townhouse or villa lots. We note that it is difficult to
achieve eight units per acre with minimum 50’ lots. Or, it could be designed for a mix of fewer but
larger and smali lots for detached single family residential homes, some of which will have premium
waterfront views the length of Lake Wilderness to its south.

Reasonably Probable

The subject property is located in a mostly residential area of Eatonville in the suburbs a few miles
north of downtown Orlando. The subject’s Commercial Land Use area is on the signalized corner
of two of Eatonville’s major roads at the west end of Eatonville’s town center. Traffic counts along
Wymore Road in the vicinity of the property average 11,196 vehicles per day, and perceived to be
“local knowledge” commuters and residents seeking to bypass busier roads. This is not a
particularly strong traffic count to support potential retail commercial shops. East Kennedy
Boulevard has even weaker average daily traffic of 9,139 vehicles per day.

Nevertheless, Wymore Road effectively is a frontage road along Interstate 4 for the Commercial
Land Use portion- of the property, offering the potential of high traffic exposure, albeit with
circuitous access from the nearest interstate interchange. This combination of good exposure and
indirect access is conducive for high-profile office buildings, as well as vehicle dealerships, in the
subject’s Commercial I.and Use area. Vehicle dealerships, however, are not an allowable use under
the property’s zoning and overlay districts. Accordingly, we believe that a reasonably probable use
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for this part of the property would be a business park featuring a combination of office and perhaps a
few quick serve restaurants benefitting from Wymore Road and Interstate 4 exposure; plus less
intensive flex/office/showroom for small businesses behind (east of) the envisioned office/retail
along Wymore Road. There are not many convenient eateries serving the nearby Maitland Center
office parks; and Wymore Road is in an intercepting location between Maitland Center and the
cateries along Lee Road. Frontage within about 500’ of the signalized corner to a depth of 250’ is
the “prime” portion of this Commercial Land Use area, most conducive for development with quick
serve restaurants with drive-thrus and modern convenience store/gas station.

The Cultural/Educational Land Use area has good frontage/exposure on (lesser travelled) East
Kennedy Boulevard in Eatonville’s town center; as well as supplemental side-road access via College
Avenue. This area is specifically intended for cultural/historic oriented retail shops and perhaps
restaurants (along the principal road frontage), to be incorporated with less intensive musenm/
exhibits behind (south of) the envisioned shops along Kennedy Boulevard. This area’s underlying
general commercial zoning and commercial land use also is conducive to community services,
general and medical offices; however, convenience stores and drive-thru businesses are prohibited.

The Residential Land Use area offers the opportunity to develop two subdivisions: a medium
density, middle income offering (townhome and/or detached dwelling units likely priced in the
upper $100,000s and lower $200,000s) located off Wymore Road north of Lake Wilderness; and a
small, gated subdivision with a privacy wall along Wymore Road of 75’ lakefront lots along the west
side of Lake Wilderness (homes likely in the low to mid-$300,000s, with lots priced on the order of
$100,000).

Financially Feasible/Maximally Productive

There are few vacant office sites remaining — the defined neighborhood is nearly 100% built out.
One large tract of remaining office land is along Maitland Boulevard, % mile east of Interstate 4.
Another tract is in Maitland Summit, which can accommodate approximately 500,000 square feet of
office space. Both have superior exposure and access proximate to existing professional office parks
compared to the subject’s land along Wymore Road. Nevertheless, the subject’s Commercial area
benefits from Interstate 4 high traffic exposure across Wymore Road. This exposurée may make it
more marketable to some potential users compared to less high-profile suburban office locations.

Following the bursting of the housing market bubble, office-related occupational employment has
dropped significantly since peaking in 2007, locally flattening out in 2010 and 2011, and then slowly
improving in 2012 and 2013. Over 5,950,000 square feet of suburban office space (20.3% of total) is
presently vacant in Metro Orlando. CoStar data indicates that there are 466 office buildings
aggregating 9,945,385 square feet in the subject’s defined neighborhood. During the past five years,
vacancy rates have languished at around 15%, down from 10% in 2006. As of the end of 432013,
there is 1,495,055 square feet of vacant office space in the defined neighborhood (1,542,874 square
feet including available sublet space. This means that 548,000 square feet of vacant office space
needs to be absorbed to achieve 90% occupancy in the subject’s defined neighborhood. As
perspective, at the current 2013 net absorption rate of 65,978 square feet per year, it will take 8.3
years to get back up to 90% overall occupancy of existing office space in the subject’s defined
neighborhood. We have observed that around 90% occupancy is necessary before market rental
rates are bid up enough to support feasible new construction.

The Metro Orlando office market bottomed out in 2011 and is in a nascent recovery. Since we do
not expect the recovery from the recent deep recession to be quite as robust, on average, as was the
job growth during the 2000s, we forecast that it will be at least five years before the subject
neighborhood’s office market has recovered sufficiently to justify new construction. Existing space
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will have the advantage in terms of both availability and rental rates compared to the cost and time
of building out shell space.

Rental rates and occupancy rates are both insufficient for financially feasible new office
development. The only near-term exceptions we foresee to this generalization would be for owner-
occupied corporate office buildings (which might relish the subject’s 1-4 exposure) and medical office
in primary locations (such as near hospitals).

The Metro Orlando area’s
industrial market was the first |
sub-market (other than 100 % 73
apartments) to improve in the
aftermath of the Great
Recession. As illustrated in = e8% p ; \ 88
the CoStar-derived’ chart at |
right, the light industrial/flex | :
space market in the subject’s f: 2%
defined neighborhood is back
up to 94% occupancy and
rental rates have been steadily U S SO
increasing for the past two v - :
years. Net absorption was _ - -~ Opcupancy Rate  —— Rents! Rete
essentially flat in 2013 -
(because it -is effectively at stabilized occupancy); and rental rates in this property type are
approaching financial feasibility. Light industrial/flex space would be a “good fit” for the non-
Wymore Road frontage portions of the subject’s Commercial Land Use component. '

occupani:y & Raented Rates

iy P A

s
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Similarly, the rear (non-Kennedy Boulevard frontage) portion of the subject’s Cultural/Educational
Land Use component would be suitable for flex-type development. Future development of the
desired museum/educational facilities will likely require public/private partnership arrangements.
Its commercial frontage along Kennedy Boulevard is in Eatonville’s town center. Because it does
not have the same degree of exposure as does the commercial frontage nearest the Wymore
Road/Kennedy Boulevard intersection, the Cultural/Educational Land Use frontage will attract
lower intensity retail end-users, as typified by the new Family Dollar store.

The Metro Orlando residential new home market is also slowly improving from historic lows.
Orange County residential starts and closings are most prevalent in the $250,000 to $300,000 price
range; second most prevalent in the $150,000 to $200,000 price range. Orange County residential
starts are most prevalent on lots 50°-54 or smaller, representing relatively strong demand for smaller
home lots and townhomes.

The subject’s defined neighborhood is nearly built-out of its residential land, and has only a couple
currenty active new home subdivisions. Forestwood Place (located off of Forest City Road south of
Maitland Boulevard) is the only single-family subdivision in the defined neighborhood with any new
home activity in the past 12 months. It sold out in 2Q2013. Tt featured 1,454 to 3,104 square foot
homes priced $179,900 to $239,900, respectively. Likewise, Maitland Viilage (located on Fennell
Street off Keller Road) is the only townhome subdivision in the defined neighborhood with any new
home activity in the past 12 months. It features three- and four-bedroom/two and one half bath
townhomes from 2,224 to 2,740 square feet priced $249,000 to $310,000, respectively. Both
subdivisions are located in the middle income northwest portion of the defined neighborhood. Both
subdivisions raised prices in mid-2013 in response to increased demand due to low mortgage interest
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rates. Mortgage interest rates increased by some 70 basis points in June 2013, slowing housing
demand in 2H2013. .

The subject property is in a lower-middle income area with predominately middle to upper-middle
income areas to the north. Accordingly, its future Residential/Medium Density development
should target middle to lower-middle income homeowners. The Residential/Low Density strip
along the west side of Lake Wilderness can be independently developed with larger, upper-middle to
upper income priced lakefront home sites and optionally annexed into the city of Winter Park.

Because of the relatively small {potential number of lots) size and lakefront amenities, development
of the subject’s two Residential Land Use components is likely to occur before its commercial/office
and cultural/educational components.

Conclusion — As If Vacant

Although economic conditions are slowly improving, there 1s sustained weakness in the recovery of
the local professional office market. The local housing market will continue to improve as long as
employment and consumer confidence enable it to improve.

We have concluded that the highest and best use of this redevelopment site is to hold for future
residential and genéral commercial/office development, as demand dictates.

Highest and Best Use — As Improved
The existing building and site improvements are obsolete, at the end of their useful lives, and are

inconsistent with the highest and best use of the underlying land.

Conclusion — As Improved

The now-closed high school improvements and athletic fields will need to be removed in order to
redevelop the property to its highest and best use. Their removal will also substantially reduce the
property’s overall assessed value, resulting in significant real estate carry cost savings to subsequent
non-mnstitutional and non-governmental owners.

Beneficial improvements (not to be removed) include the relatively new tennis courts serving the
boys and girls club on Ruffel Street; and the existing lift station at the south end of the high school,
which may be able to serve future development of the property. The historically significant chapel
“out” and its 40’ access easement are an inconvenience, but can be worked around and/or possibly

incorporated into a community park.
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MARKETING AND EXPOSURE PERIOD

The intended use of this appraisal is to aid the clients by establishing Market Value of the subject
property under the hypothetical conditions stipulated by a pending contract for sale/purchase
between them. The discussion below is in the context of these mutually agreed hypothetical
conditions: Be advised that their use might have affected the assignment resalts.

During the course of our research for similar appraisal assignments we have spoken with several real
estate professionals involved in marketing commercial properties and lending officers experienced in
commercial properties. The insights gained from these conversations are summarized below.’

1) ‘Who would be the typical purchaser of a property like the subject property?
The subject property would most likely be purchased by a speculative investor willing to hold
it for future development. Considering the many alternatives available, real estate investors
willing to land bank are scarce in today’s slowly improving economy, but their interest is
improving because of the perception that “the worst is over” and land values are no longer
declining.

2) ‘What would be a typical selling commission?
Discussions with Central Florida brokers indicated that a typical selling commission on
properties of the dollar magnitude as the subject property would likely be between 4% and

6%.

3) ‘What would be the expected exposure and marketing period?

Most properties will go under contract, then not close for three months or so, while the
purchasers perform their due diligence. In 2006, when the market was hot, properties would
sell in a matter of months. Although we have observed renewed interest for in-fill residential
land (stuch as the subject), the demand for office land still languishes except for scattered sites
purchased for owner-occupancy. We believe that the Orlando Metro market conditions will
continue to gradually improve. Therefore, we have forecast that one to two years is an
appropriate exposure and marketing time for the subject property at the market value price
point concluded herein.

4) ‘What type of lending criteria would be required in the financing of a property such as the
subject?
Permanent financing for vacant acreage like the subject is not widely available, particularly
unless the buyer has strong financials and track record of developing business parks. There
is SBA financing available for owner-occupied build-to-suits. Also, some lenders would
assist with financing for new subdivision development of the Residential Land Use
component.
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RECONCILIATION AND FINAL VALUE CONCLUSION

The purpose of this appraisal was to derive the Hypothetical “As Is” fee simple Market Value of the
subject property, pursuant to the stipulated hypothetical land use plan, as of the date of valuation,
February 10, 2014, our most recent date of inspection of the property. The date of preparation of
this report is February 27, 2014. The intended use of this appraisal is to aid the clients by
establishing Market Value of the subject property under the hypothetical conditions stipulated by
a pending contract for sale/purchase between them.

The market value conclusions and reconciliation discussion below is in the context of these mutually
agreed hypothetical conditions: Be advised that their nse might have affected the assignment
resuits.

S & LLAND V. LUE

1 Residential Land Use Component . 15.91 Acres $2,700,000

I Commercial Land Use Component 24.83 Acres $8,100,000 $326,218/Acre
Cultural/Educational Land Use Component 18.42 Acres ~ $3,600,000 $195,440/ Acre
Total 59.16 Acres $14,400,600 $243,408/Acre
LESS: Bulk Discount to a Single Purchaser 20% of Total {$2,880,000)
LESS: Demolition & Carting Costs ($1,107,391)

$10,412,609

Indicated Hypothetical Market Value “As Is” _
Rounded to $10,400,000 $175,795/ Acre

Based on the stipulated hypothetical land use plan, the subject property consists of three
components: Commercial land (24.83 acres) featuring a signalized corner of two neighborhood
collector roads and extensive Interstate 4 exposure; Cultural/Educational land (18.42 acres) in
Eatonville’s town center with some restrictions on its commercial development potential, and
Residential 1and (15.91 acres) featuring water frontage on Lake Wilderness.

The sum of the parts {$14,400,000), however, is not equal to the market value of the whole. We
perceive that a prospective buyer for the residential acreage is not likely to be interested in the
commercial land, or vice-versa. Also, because of overlaps in the uses to which the Commercial and
Cultural/Educational tracts may be developed, which in turn extends the length of time to subdivide
and sell out to eventual end users, a further discount for property size is required.

Our assignment was to derive the Market Value the entire subject property. In order to entice a
smgle investor to purchase the entire property, we perceive that a 10% “bulk” discount is
insufficient; and that a 30% discount is too much. To put this into perspective, a 30% discount
(-$4,320,000) would infer zero contributory value of the 18.42 acre Cultural/Educational Land Use
component. We believe that this is too severe of a discount. Accordingly, we have applied a 20%
“bulk” discount to the total, which indicates a total market value of the Jand, as if vacant, of

$11,520,000.

“As Is” Market Value Conclusion

The above $11,520,000 value indication assumes a vacaut site. The scope of this appraisal
assignment, as well as our highest and best use analysis, concluded that the now-closed high school
improvements and athletic fields will need to be removed in order to redevelop the property to its
highest and best use. Razing the existing buildings including removal of athletic fields and pavement
is an extraordinary site preparation cost.

If we were to ignore these extraordinary site preparation costs, and base our conclusion on an
assumed level and vacant site, the ultimate developer/purchaser would effectively be paying for
these costs twice: once up-front as part of the purchase price, then again as a site preparation cost in

14-SPN MERIDIAN APPRAISAL GROUP, INC. 103




RECONCILIATION AND FINAL VALUE CONCLUSION (CONT'D)

order to redevelop the property. Accordingly, we must subtract the extraordinary site development
costs, in order to derive an “as is” market value of the site.

The Orange County Public Schools’ OCPS Program Management Team prepared a report dated
August 24, 2012 to derive a rough order of magnitude of costs involved in demolishing Hungerford
High. This rough order-of-magnitude cost estimate specifically excludes design, surveying,
inspection, geotechnical survey and materials testing; removal of contaminated soil (if any); removal
of trees; asbestos removal, lead, underground tanks or any other contaminated materials (if any); or
removal of underground utility lines/services:

SITE PREPARATION COSTS (PRELIMINARY ESTIMATES

Demolish existing structures $544,355
Demolish existing asphalt, concrete walks and other paving (including
athletic track and play courts) $246,919
Remove metal walkway canopies $36,015
Sawcutting, shoring and remedial work to allow chapel to remain $26,805
Clear and grub site $72,168
Site grading to existing elevations (after demo) $144 337

Il Seeding $138,563

1 Miscellaneous repairs {contingency) and erosion control $68,732 1§

| Total Site Preparation Costs $1,277,894 |

Not all of these expenses arc considered extraordinary costs. For example, the cost of clear and grub
is a nominal cost which must be bome by most land purchasers. We have also excluded site grading
and seeding because these site work expenses will be a part of any future land development of the

site.

i ORDINAR REPAR 0 ERIBLA W
Demolish existing structures $544,355

| Demolish existing asphalt, concrete walks and other paving (including

1 athletic track and play couzts) . $246,919

| Remove metal walkway canopies $36,015
Sawcutting, shoring and remedial work to allow chapel to remain ‘ $26,805
Miscellaneous repairs {contingency) and erosion control $68,732
Total Direct Extraordinary Site Preparation Hard Costs $922,826

| Developer’s Overhead and Profit (including soft costs) $184,565

| Total Extraordinary Site Preparation Cosis . ] $1,107,391

The demolition and carting of existing improvements is estimated to be $922,826. We have
“grossed up” this amount by 20% for soft costs (engineering, surveying, etc.) and developer’s
overhead and profit, for total extraordinary site preparation costs of $1,107,391.

Subtracting these extraordinary site preparation development costs from the $11,520,000 land value
as if vacant indicates an “As Is” market value of $10,412,609, rounded to $10,400,000.

Based on the analyses and discussions presented in this report and our experience and training, it is
our opinion that the Hypothetical “As Is” fee simple Market Value of the subject property, pursuant
to the stipulated hypothetical land use plan, as of the date of valuation February 10, 2014 was:
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RECONCILIATION AND FINAL VALUE CONCLUSION (CONT'D)

“AS IS” FEE SIMPLE MARKET VALUE
ASSUMING HYPOTHETICAL LAND USE PLAN
TEN MILLION FOUR HUNDRED THOUSAND DOLLARS
($10,400,000) *

* Please see Extraordinary Assumptions, Hypothetical and Limiting Conditions.
Be advised that their use might have affected the assignment results.
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certification. Ms. Brown is currently certified under this program through December 31, 2017,
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various real property with emphasis on A & D projects throughout central Florida.
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