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This Confidential Descriptive Report is being provided solely to enable prospective purchasers to conduct a preliminary evaluation of the Offered
Company. Use of this Confidential Descriptive Report is subject to the terms of the Disclosure Agreement between the recipient and Chapman Associates.
If the recipient does not wish to pursue discussions with the company, this Confidential Descriptive Report should be returned to Chapman Associates.
This offering is subject to change and to prior sale.

CONFIDENTIALITY NOTICE, DISCLAIMER AND WAIVER

Confidentiality Notice: Chapman Associates has been given the exclusive right to represent this client. The information contained herein is the
compilation of trade secrets belonging to Sugarloaf Lodge and is subject to protection under the Uniform Trade Secrets Act and other State and Federal
laws. All information presented in this document is highly sensitive and confidential and is for use only by those who have previously signed a
Confidentiality/Nondisclosure Agreement and are considering an acquisition of the business described herein. This document and the information
presented herein should be considered as secret and confidential and no part of it shall be disclosed to others, except as provided in the
Confidentiality/Nondisclosure Agreement. This document may not be reproduced, duplicated, or distributed, in whole or in part, or used in any other
manner or for any other purpose without the prior written permission of Chapman Associates or the Company. Should there be no interest in the business
as an acquisition, this document and all related information should be promptly returned to Chapman Associates.

Disclaimer: This material has been prepared based on information furnished by the company and from other sources that we deem to be reliable.
Chapman Associates has not audited or otherwise confirmed the accuracy of this information and makes no representations, expressed or implied, as to
its accuracy or completeness. All representations contained herein are attributable solely to the Company. To the extent that this Confidential Descriptive
Report contains predictions or projections, we ask that buyers recognize that these are subject to a degree of uncertainty and that no warranty of such
projections is expressed or implied. We recommend that all interested parties examine both the assets and the records of the business carefully before
making a purchase decision. By requesting this document, the recipient acknowledges its responsibility to perform a thorough due diligence review at his
or her own expense before any acquisition of or business combination with the Company.

Waiver: This Confidential Descriptive Report has been prepared solely to affect the sale of Sugarloaf Lodge and associated business entities. The offering
or the securities discussed in the Confidential Descriptive Report has not been registered with the Securities and Exchange Commission in reliance upon
an exemption from registration contained in Section 4 (2) and Rule 146 of the Securities Act of 1933, as amended. This Confidential Descriptive Report
does not constitute an offer to sell or a solicitation of offers to buy any securities other than the securities expressly discussed herein, nor does it
constitute an offer to sell or a solicitation of offers to buy from any person in any state or other jurisdiction in which such offer would be unlawful.

ALL COMMUNICATIONS AND INSPECTION APPOINTMENTS ARE TO BE DONE THROUGH CHAPMAN ASSOCIATES AND THE MANAGING DIRECTOR
PROVIDING THIS INFORMATION.
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Overview and Key Investment Highlights

This Confidential Descriptive Report includes information
regarding Sugarloaf Lodge located on County Parcel
00118420 Sugarloaf Lodge is located at mile marker 17 on
the historic Overseas Highway, just 15 miles from Key
West. This rustic hideaway has served guests for 70 years.

Owned and operated by the same family since 1973, it has
retained its local charm and rustic style. Set on 10.59 acres,
it has extensive facilities in a secluded waterfront

location. The lodge and property are a unique development
opportunity in the Keys. There are few locations like this and
fewer still with the history and legacy attached to the Lodge.
This is a rare and valuable development opportunity
unequaled in the area. The valuation of the property is based
on comparable facilities and market prices of similar
developmental opportunities in the area. The asking price is
reflective of the development opportunities presented by a
property of this size, location, facilities and occupancy
rights. There is not other opportunity like this in the area.

Chapman Associates General Business Inc. Confidential


https://sugarloaflodge.net/

Location: Private, yet convenient

Located on the Historic Overseas Hwy at
Mile Marker M17, Gulfside Our unique
location is accessible by car, boat and S
public transit. The Lodge property is the i ’

only commercial business on its side of

the highway, with the surrounding
acreages held privately and largely
undeveloped.
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Sugarloaf Key
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Big Coppitt

Key

A private airstrip on a neighboring parcel

(not included, but can be discussed) e ” X
offers convenient access to the lodge for KeYdiaicn L
those arriving in their personal aircraft.

Key West
Key West International Airport is
approximately 15 miles away

Google

Map data ©2024 INEGI, Google  United States  Terms  Privacy
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Reason for Sale

The current owners would like to
pursue other opportunities and
see the lodge developed to its
highest potential. The family
members have spent their whole
lives in this hidden gem of the
Keys, the latest generation would
like to venture off the islands
without a being tied to
management and operations of
the Lodge.

Developing the property to its
highest potential is a larger
investment and commitment to
staying on Sugarloaf than the
family would like to make.

Chapman Associates General Business.Inc. Confidential




History of the Lodge

Sugarloaf and the Florida Keys are rich with a history of
Spongers, Fishermen, Pirates and Pioneers. Sugarloaf
gets its name as it was once a Pineapple Plantation and
grew a sweet white pineapple from Hawaii known as the
“Sugarloaf."

The town of Perky and the Perky Lodge was one of the
first known settlementin the early 1900s. Some of the
buildings and foundations still stand today. The Bat
Tower, built in 1927 by Perky, stood for 90 years until
Hurricane Irma destroyed itin 2017.

Sugarloaf Lodge was built in the late 1950s by the
Reimersburg Coal Company of Pennsylvania, while
dredging canals and developing the residential
communities of Sugarloaf Shores and the neighboring
Saddlebunch Keys. In the early 1960s the restaurant
and two-story motel building were added and raised
five feet higher after hurricanes Donna and Betsy
flooded the Keys.

Pictures on this slide and the previous show the original layout
and facilities of the lodge. The current layout is pictured on all
other slides.
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On the Property
Sugarloaf Lodge

Sugarloaf Lodge is currently a haven of funky
charm, warmth, and nostalgia that travelers : i .
to Florida seek yet so rarely find. A perfect S B Pt e N Y o o 2 |
hideaway for couples, business travelers, ‘ " B
families, and fishermen

Sugarloaf Lodge is located at mile marker 17
on the historic Overseas Highway, just 15
miles from Key West. Nestled in the Great
White Heron refuge, Sugarloaf Lodge offers
views of the pristine protected backcountry
waters of the lower keys.

Guests can enjoy snorkeling, swimming,
sunbathing, kayaking, and adventures just
steps from their room. All 31 of the rooms
overlook beautiful Sugarloaf Sound, a
secluded mangrove lined bay, and a habitat | T
for fish, birds, and other local wildlife. The . el e RN
lodge has the occupancy rights to rebuild the ShE ' =
24 rooms lost in Hurricane Wilma



On the Property
Unique Location

Located a short drive from Key West,
Sugarloaf Lodge offers all waterfront
rooms, each with a private patio or
balcony overlooking Lower Sugarloaf
Sound. The property is unique in that it
is situated on a quiet, secluded parcel
away from the congestion and traffic of
Key West, all the while still only a short
drive away from the hustle and bustle.
Visitors can relax and enjoy a secluded
retreat yet easily access all the major
tourist attractions of the Lower Keys

Truly a destination and paradise for
anglers, ecotourists, and bird lovers,
wildlife abounds just steps from this
property. Access the sound and its
wildlife from the onsite marina.
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On the Property
Guest Rooms

The spacious rooms are simple and
clean. The lodge has been a quiet
getaway for guests for 60 years.

The current building has 31

rooms. The Lodge has rights to rebuild
24 rooms to restore the original 55
room capacity.
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On the Property
Reception Building

A reception building at the front of the
property houses the Resort Offices.

Restaurant Space

Just behind the reception building sits
a spacious restaurant and bar space,
currently leased to the operators of
the South of the Seven

"A Region... A Lifestyle... A
Restaurant" Owners Chef Paul
Kapsalis and Kris Kubik share a
simple philosophy ... A
memorable dining experience is
not the result of just great food,
or wine, or service, or even
ambience. It’s not any one of
these, but all of them. A truly
memorable dining experience is
time deliciously spent.



https://southoftheseven.com/

| Interior Views of the Restaurant Space



On the Property
Sugarloaf Marina

The historic and legendary Sugarloaf Marina offers
unparalleled access to arguably the greatest flats
fishing on Earth. Over the years some of the world’s
best guides and anglers have launched and
operated out of Sugarloaf Marina which is
considered by flats fishing experts to be the
premiere locale for tarpon, bonefish and especially
permit. For those in the sport of flats fishing
Sugarloaf marina and the surrounding backcountry
conjures up analogies to Wrigley Field,
Wimbledon, and Augusta.

Sugarloaf Marina is home to the internationally
famous Del Brown Permit Tournament, drawing
anglers from around the world. The permanent
trophy (pictured upper right) is displayed at the
South of the Seven restaurant on the property.

The Marina features a both boat and Kayak
launches.

Chapman Associates General Business Inc. Confidential
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On the Property
Tiki Bar

In addition to the South of the Seven
Restaurant, the facilities include a Tiki Bar
and Party Area. The Tiki Bar offers a great
spot to relax and watch the sunset with
beverages from Sugarloaf Marina or our on-
site bar. The Tiki Bar is licensed and operated
separately from the restaurant.

Chapman Associates General Business Inc. Confidential




| Tiki Bar and Event Area



On the Property
Pool and Tennis

The Lodge has a swimming pool for

guests, discretely screened by mature
vegetation.

The two tennis courts are conveniently
situated to the guest Rooms and Pool

Chapman Associates General Business Inc. Confidential




On the Property
Retail & Office Space

There is a small retail/office space building at
the northwest side of the property. Currently
rented to professional offices and a Tesla -
Representative. A 3 bedroom apartment is .
attached to the rear of the building. s
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Key West Tourism

According to the Monroe County Tourism Council, 5 million
people visit Key West Annually, with an average stay of 3
nights. Theisland is rich in history, and nightlife and has an
extensive array of restaurants and shopping plazas.

The Lodge caters to tourists in the Key West area. lItisthe
closest hotel to Key West not on the island and is serviced by
Key West Public Transit. The lodge management generally
prices nightly rates at a discount to the hotels on Key West,
positioning itself as a budget alternative.

Hotel Nightly Rates have increased steadily over the

years. There’s been a dramatic uptick since 2020. The
increase occurred despite many properties damaged in
Hurricane Irmain 2017 coming back to the marketin 2019-
2020
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Key West Tourism

The Lodge’s rates track those of Key

West. Sugarloaf has probably lagged in increasing
rates versus Key West Hotels in the past couple
years.

There is a seasonality to tourism in the area, with
the peak happening from February-May. The
lowest point centers around September and
October, corresponding to lower vacation travel
everywhere and the most active part of hurricane
season. See next page for Comparison

2023 Nightly Rates by Month
Sugarloaf Lodge vs Key West Hotel Average
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Hotel Occupancy Rates 2018-2022 2023 Monthly Occupancy Rates

(2020 Pandemic Excluded) Sugarloaf Lodge vs Key West
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Operations
Sales & Marketing

Around 25% of the Lodge's reservations are made
through the Expedia Group Websites. 75% percent of
the rooms are booked directly with the Lodge

office. Nightly Rates and Vacancies are seasonal,
with the high season occurring in February -

April. More information can be found in the
appendices.

The Lodge does little to no marketing or advertising.

Management Team

The family currently oversees the operations and run
the day to day.

Chapman Associates General Business Inc. Confidential
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Financial Results and Projections

The value of the property is based upon its location, occupancy rights,
allocations, zoning and existing licenses. Financial Results for the Lodge and
associated business are not included in this report. Lodge operations as
currently configured are not the highest and best use of the property and
facilities. The operations are profitable. The owners are willing to share
complete financial information on the lodge with qualified buyers.

The biggest opportunity for the Lodge is a vision and project that
maximizes the return on the valuable assets of the Lodge and leverages its
unique secluded getaway location and accessibility.

Chapman Associates General Business Inc. Confidential 24



Price and Terms

The asking price for the Lodge Property and Facilities
(Parcel 00118420) and attached facilities is
$50,000,000 (Fifty Million Dollars).

The owners’ expectations are realistic, and they are
motivated to sell the business. The owner’s expect
buyers to make a cash offer, payable at closing.

We look forward to working with you on this attractive
development opportunity.

R A
. SR 1]
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Further Information

The owners have retained Chapman
Associates on an exclusive basis to sell the
Lodge and Property. Allinquiries regarding
the Company should be directed to
Chapman Associates. Neither the
Company nor any of its shareholders or
employees should be contacted

directly. Additional information will be
made available in a data room upon signing
a confidentiality agreement. Allinquiries
regarding the Company should be directed
to:

Graham Morrison

Managing Director, Chapman Associates
TL: 630.730.9007;

Email: gmorrison@chapman-usa.com
Additional Team Members

Mark Mroczkowski

Managing Director — Licensed FL. RE Broker
Alex Grelli

Managing Director

We look forward to working with you on this
attractive development opportunity.




Building Sizes

SUITE TENANT NAME SIZE SF % OF BUILDING
Hotel Sugarloaf Lodge 12,712 SF 49.04%
Office/Reception Hotel Reception 4,463 SF 17.22%
Restaurant South of the Seven 5,286 SF 20.39%

Retail Multiple Tenants 2,462 SF 9.50%

Marina Sugarloaf Marina 1,000 SF 3.86%

TOTALS 25,923 SF 100.01%
AVERAGES 5,185 SF 20.00%

Chapman Associates General Business Inc. Confidential
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https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=1&PageID=0&Q=1215551992&KeyValue=00118420-000000

Nearby Attractions

I There are adjacent parcels, notincluded as part of
this of this offering, with historical significance and
attractions for tourists.

Skydiving: While not part of this offering, a
skydiving operation, with a runway length of 2,700
ft, is located adjacent to the Lodge property. Read
more about the operation by clicking on the
underlined link: Skydive Key West

Jump out of a perfectly good airplane with the
Southernmost Skydivers in the US! Experience
the thrill of flying with breathtaking views of
the Florida Keys. Accelerate to speeds of 130
mph or more during your 30 second free fall
then enjoy the bird’s eye view during your
canopy ride. The family’s holdings include a
private airstrip currently used by Skydive Key
West and selected private aircraft.
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https://skydivekeywest.com/

Nearby Attractions
Sugarloaf Key Bat Tower

The Sugarloaf Key Bat Tower, also known as the Perky
Bat Tower, is a historic site in Monroe

County, Florida, United States. Itis located a mile
northwest of U.S. Route 1 on Lower Sugarloaf Key at
mile marker 17. On May 13, 1982, it was added to

the National Register of Historic Places. The tower was
blown down during Hurricane Irmain 2017.2

The tower was built in 1929 by Richter Clyde Perky, a
fish lodge owner, to control the mosquito problem in the
Lower Keys.2l However, when the bats were putin, they
supposedly flew away, never to return. The tower was
built from plans purchased from a Charles Campbell of
Texas, an early pioneer of bat studies. The Hygrostat Bat
Roost, as Campbell called it, was intended to be a roost
for bats that would eat the mosquitoes which

spread malaria. According to at least some local
folklore, the Skunk ape was responsible for some early
dama{AgIe to the structure and for driving off some of the
bats.

The Sugarloaf Bat Tower was toppled over on
September 10, 2017, in the devastating winds

of Hurricane Irma. It has not yet been decided whether
it will be repaired or re-erected.?
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https://en.wikipedia.org/wiki/Monroe_County,_Florida
https://en.wikipedia.org/wiki/Monroe_County,_Florida
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https://en.wikipedia.org/wiki/United_States
https://en.wikipedia.org/wiki/U.S._Route_1_in_Florida
https://en.wikipedia.org/wiki/Lower_Sugarloaf_Key
https://en.wikipedia.org/wiki/National_Register_of_Historic_Places
https://en.wikipedia.org/wiki/Hurricane_Irma
https://en.wikipedia.org/wiki/Sugarloaf_Key_Bat_Tower#cite_note-irma-2
https://en.wikipedia.org/w/index.php?title=Richter_Clyde_Perky&action=edit&redlink=1
https://en.wikipedia.org/wiki/Mosquito
https://en.wikipedia.org/wiki/Sugarloaf_Key_Bat_Tower#cite_note-3
https://en.wikipedia.org/wiki/Bat
https://en.wikipedia.org/wiki/Malaria
https://en.wikipedia.org/wiki/Skunk_ape
https://en.wikipedia.org/wiki/Sugarloaf_Key_Bat_Tower#cite_note-4
https://en.wikipedia.org/wiki/Hurricane_Irma
https://en.wikipedia.org/wiki/Sugarloaf_Key_Bat_Tower#cite_note-irma-2

Nearby Attractions 4 & I | | ite

Area information f,'-:f i "i.i:f']]“l ' | BigiTorc
Y = LS

Distances are displayed to the nearest 0.1 mile and \ i . 1"'
kilometer. T + iy A - y

_{r{{_ . . = ? _ .
The preferred airport for Sugar Loaf Lodge is Key West Intl. _ ) B35 q’." S 4 - o
Airport (EYW) - 23.7 km / 14.7 mi 7 . : ' it s

& - |:LI:|j-'.:I-_ Kay -‘",..I‘u

Upper Sugarloaf Sound - 0.2 km /0.1 mi L “’!-I S S Umimer]
Lower Sugarloaf Sound - 1 km /0.6 mi B : R j T
Upper Sugarloaf Key - 4 km /2.5 mi I lower o
Saddlebunch Keys -4.6km/2.9mi m.!" Euqarl-ﬁaf H-i:-';' # y
Florida Keys Beaches - 6.6 km /4.1 mi P - R Ny A _
Sugarloaf Beach - 7.1 km / 4.4 mi A / o : '
Shark Key - 9.2 km /5.7 mi S S Lgarioaf Key
Boca Chica Beach-15.1 km /9.4 mi o - 5 , o
Boca Chica Nude Beach - 15.2 km /9.4 mi E“'h’ Saadle bunchls ._

Jaaie
Key West Golf Club - 19.6 km / 12.2 mi [0 s

Lower Keys Medical Center-20.6 km/12.8 mi

Key West Tropical Forest and Botanical Garden - 21.1 km /
13.1 mi

Stock Island Yacht Club & Marina - 21.4km /13.3 mi
Robbie's -21.7km /13.5 mi

Big Pine Key Flea Market-21.7km /13.5 mi
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Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

Sugarloaf Lodge Tavern, Inc. has two
parcels totaling approximately 38 acres
at the end of Bat Tower Road

Parcel ID ALT ID
00117880-000000 1151068
00117910-000000 1151092

Parcel 117880 consists of 17.5 acres,
with a current County Land Use
designation of Environmentally Sens
(000x);

Parcel 117910 consists of 11.61 acres,
with a current County Land Use
designation of Transitional Lands; and
8.89 acres, with a current County Land
Use designation of Environmentally Sens

(OOOX); Chapman Associates General Business Inc. Confide




Privacy Buffer
Not Part of Offeri

Collectively, the same family holds an

additional 68.38

The following slid

the following parcels:

Parcel ID

00117930-000000
00118440-000000
00117910-000100
00117920-000000
00118450-000000
00118550-000000

— Adjacent Parcels
ng, but held by sellers

acres.

es identifies each of

AltID
1151122
1151955
1151106
1151114
1151963
1152056
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Privacy Buffer - Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 117910 consists of a total 16.95 acres. Of that
16.95 acres:

0.24 acres have a County Land Use Designation of
Multifamily View (080V);

7.17 acres have a current County Land Use Designation
of Multi Res Dry (080D);

8.91 acres have a current County Land Use Designation
of Transitional Lands (000T); and

0.63 acres have a current County Land Use Designation
of Environmentally Sens (000X).

This Parcel, located at the end of Bat Tower Road and
near the air strip, contains a 4 unit property and abuts
the personal residences of the current owners of the
Lodge (seen in the lower left-hand corner);
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Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 117920 consists of an estimated
total 5.12 acres. Of that 5.12 acres, an
estimated:

0.57 acres have a current County Land Use
Designation of Commercial Waterfront (1MOW);

3.29 acres have a current County Land Use
Designation of Transitional Lands (000T); and

1.26 acres have a current County Land Use
Designation of Environmentally Sens (000X).

This Parcel, located on Bat Tower Road and
immediately before Parcel 117920.
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Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 118550 consists of an estimated
total of 27.8 acres with a current County
Land Use designation of Environmentally
Sens (000X).

This Parcel abuts the Parcel 117920 as
well as the current Owner Residences.
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Privacy Buffer - Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 117930 consists of an estimated total
of 15.61 acres with a current County Land
Use designation of Environmentally Sens

(000X).

This Parcel sits to the east of the main Lodge
parcel and straddles HWY 1.
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Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 118440 consists of an estimated total
of 1.86 acres with a current County Land

Use designation of Environmentally Sens
(000X)

This Parcel sits on the other side of HWY1
across from the Lodge property.
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Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

Parcel 118450 consists of an estimated
total of 1.04 acres with a current County
Land Use designation of Environmentally
Sens (000X)

This Parcel sits on the other side of HWY1
across from the Lodge property and abuts
Parcel 118440.

Chapman Associates General Business Inc. Confidential



Privacy Buffer — Adjacent Parcels
Not Part of Offering, but held by sellers

A separate LLC owns parcels with an estimated
total of 66.52 acres.

Parcel 117890 represents an estimated 46.15
acres. Of that 46.15 acres, an estimate of:

3.79 acres have a current County Land Use
designation of Residential Dry Unpermitted
(01DM);

42.36 acres have a current County Land Use
designation of Environmentally Sens (000X)

Parcel 117900 represents an estimated 20.37
acres. Of that, an estimated:

8.87 acres have a current County Land Use
designation of Commercial Dry (1MOD);

11.50 acres have a current County Land Use
designation of Environmentally Sens (000x).

Parcel ID AltID
00117890-000000 1151076
00117900-000000 1151084
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https://qpublic.schneidercorp.com/Application.aspx?AppID=605&LayerID=9946&PageTypeID=4&PageID=7635&Q=354297696&KeyValue=00117900-000000
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