Identification of Subject

The subject is a non-functioning car wash. There are 2 automatic drive through wash bays,
and 4 self-service wash bays. There are also four vacuum stations to the front of the property
along Lake Washington Rd. The site has two points of access. The first is to the north west of
the parcel along Lake Washington Rd., centered between the car wash and office building
sharing the same lot. The other is to the south east of the parcel, along Avocado Ave. This
access enters to the rear of the car wash site, which serves as the entrance to the two
automatic wash bays. Self-serve bays allow for entry from the front or rear.

Currently, the subject shares a parcel with a free-standing retail building to the west. The
total site size is 1.88 acres. The owner would like to split the parcel and sell the subject site
independently, and commissioned a survey to include the new proposed boundary which will
run along the west wall of the car wash building. The proposed boundary would create a
0.95-acre parcel for the subject at 1291 Lake Washington Rd., and a 0.93-acre parcel at the
adjacent site at 1301 Lake Washington Rd., which is outside the scope of this assignment.
We assume the proposed boundary is permissible given current zoning regulations.
Furthermore, we have applied the hypothetical condition that the parcel has already been split
and that each portion can be marketed and sold independently.

The property is further identified as 1291 Lake Washington Rd., Melbourne, Brevard
County, FL 32935 and Brevard County Property Appraiser Parcel ID 27-37-08-00-771 with
Tax Account ID 2731019.

Purpose of the Appraisal

At the request of the client, the purpose of this appraisal is to estimate the Current ‘As Is’
Market Value of the subject property’s Fee Simple interest effective June 17, 2022. “Fee
Simple” interest is defined in the Addendum.

Client
This appraisal report has been prepared for Mr. Mike Moran, Partner of M&M Tile

Warehouse, located at 1301 Lake Washington Rd. Melbourne, F1 32935.
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Intended Use and User of Appraisal

Intended user of the report is specifically identified as the client. Parties who receive a copy
of this report do not become a party to the appraiser-client relationship and do not become
intended users of this report unless the parties were specifically identified as such at the time
of the engagement for services. The client will rely upon this appraisal for internal use,
including but not limited to, rendering a decision relative to sale of all or a portion of the
property rights of the subject property.

This report is not intended for any other use or user. No one other than the named client or
any other party not identified as an intended user should use or rely on this appraisal for any
purpose. Such parties are advised to obtain an appraisal from an appraiser of their own
choosing if they require an appraisal for their own use.

Existing Leases, Rentals or Use Agreements

As of the date of this report the Car Wash in non-operational and there are no leases in place.
The subject is owned fee-simple, by the client who operates their primary business out of the
improvements located at 1301 Lake Washington Rd., which shares the parcel with the
subject site. This portion of the parcel is currently in use as a self-serve car wash. The
hypothetical assumption has been employed that the parcel is split and the properties can be
marketed and sold independently.

Owner of Record and Sales History
The Brevard County Property Appraiser’s Record Card indicates current ownership is listed
as M&M Tile Warehouse.

Based on Information obtained from the client, various recognized published data sources
and / or the county assessor's records, the subject property ownership history has no prior
sales in the last three years.

This information was verified with the Brevard County Property Appraiser records. We
assume this information is accurate as described by ownership and public records, however,
if further verification is required, we strongly suggest it be obtained via a current title search.
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Legal Description

The Legal Description immediately following the subject address was obtained via the
Brevard County property card, and Clerk of Courts. That legal description describes the
parcel as-is, and encompasses both 1301 and 1291 Lake Washington Rd. For the purposes of
this assignment, the hypothetical assumption has been made that the parcels have been split
and can be sold independently. Total subject site size has been estimated at 0.95 acres from
the Brevard County Property Appraisers website, and is based on the boundaries described
below and outlined in the survey obtained from ownership. Proposed boundaries are
hypothetical; site size is therefore also hypothetical and estimated. Any substantial change in
proposed boundaries may materially affect the estimate of value contained herein.

Address: 1291 Lake Washington Rd., Melbourne, Brevard County, FL 32935
Parcel ID: 27-37-08-00-771

A parcel of land lying within Section 8, Township 27 South, Range 37
East, Brevard County, Florida, being more particularly described as
follows:

Commence at the Southeast corner of said Secticn B; thence run North
02°35'18" West, along the East line of said Section B, 774.%0 feet;
thence run North 31°17'S0" West, along the West right-of-way line of
Avocado Avenue, 399.70 feet to the Point of Beginning of the following
described parcel; thence Noxth 89°10'02" West, 524.01 feet; thence
North 00°49'58" East, 175.00 feet; thence South 89°10'02" East, along
the South line of Lake Washington Road, 414.10 feet; thence South
31°17'50" Bast, along the West right-of-way line of Avocade Avenue
206.65 feet to the Point of Beginning.

Subject to zoning, prohibitions and other requirements imposed by
governmental autherity, restrictions and matters appearing on the plat
or otherwise common to the subdivision and matters appearing on the
plat or otherwise common to the subdivision and public utility
easements of record; this reference tc said restrictions shall not
operate to reimpose the same.

Excepting that portion of the parcel containing approximately 0.93 acres, with an assigned
address of 1301 Lake Washington Rd., Melbourne, FL 32935, and more precisely described

as:

LEGAL

THE WEST 25400 FEET OF & PARCEL OF LAND LYING WITHIN SECTION &,
TOWNSHI= 27 SOUTH, KANGE 27 EasT, HREVARE COURTY, FLORIDA, BEING
MORE PaARTICULARLY DESCRIBEDR A5 FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF &l SECTICN 8; THENCE RUN
NORTH 02°33"18" WEST, ALCHG THE EAST LINE OF SAID SECTION B, 774.9C
FEET, THENCE RUN MORTH 3°17'50" WEST, ALONG THE WEST RICGHT—OF—way
LIKE OF AVOCADO AVENUE, 38870 FEET TO THE PCOINT OF SBEGINMNING CF
THE FOLLOWING CESCRIGED PaRCEL; THENCE NCRTH 85710°C2" WEST, S24 Q1
FEET, THEMNCE NORTH CO48'58" EAST, 175.00 FEET;, THENCE SOUTH B9™o'02"
EAST, ALOMG THE SOUTH LIME OF LAKE wASHINGTON <CAD, 41410 FEET,
THENCE SOUTH 317177507 EAST, ALONG THE WEST RIGHT—OF—WaY LINE OF
AVCCADS AVERUE 206.65 FEET TC THE FPOINT CF BECINNING,

Source: 2019 Site Survey obtained from ownership
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Plat Map

Parent Parcel
1.88 Acres

This is the parcel as recorded in the first legal description. Total site size is 1.88 acres.

(O W Accovtinzasnes

+ | e
: Subject

1301 Lake  \ - e b ~0.95

Washington - T, AR SRR ¥ S, Ly Acres
Rd. - “

~0.93 Acres

Aerial

This is the subject under the hypothetical condition that the parcel has been split. The area outlined in blue is the
0.95-acre subject site. The excepted 0.93-acre portion of the parcel, described above, is outlined in red.

The aerial depictions are from the Brevard County Property Appraiser records. The property
boundaries are not exact. They are for illustrative purposes only.
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Scope of Work

According to the Uniform Standards of Professional Appraisal Practice, it is the
appraiser’s responsibility to develop and report a scope of work that results in credible
results that are appropriate for the appraisal problem and intended user. Therefore, the
appraiser must identify and consider:

e the client and intended users of the report as well as the intended use;
e assignment conditions;

e typical client expectations; and

e typical appraisal work by peers for similar assignments.

Scope Summary - Definition of the Problem

Problem

fhe'ﬁin:poée of the api)misal is to estimate the Current Market Value of the Fee Simple interest of the
subject property on an 'As Is' basis.

Intended Use .

The client will rely upon this appraisal for internal use, including but not limited to, rendering a decision
relative to sale of all or a portion of the property rights of the subject property.

Intended User(s)

Intended user of the report is specifically identified as the client. Parties who receive a copy of this
report do not become a party to the appraiser-client relationship and do not become intended users of
this report unless the parties were specifically identified as such at the time of the engagement for
services.

Appraisal Report

Based on the intended users understanding of the subject's physical, economic and legal
characteristics, and the intended use of this appraisal, an appraisal report format was used.

This is An Appraisal Reiiorf as defined by Uniform Standards of Professional Appraisal Practice
under Standards Rule 2-2(a). As such, it presents a summary discussion of the data, reasoning, and
analyses that were used in the appraisal process to develop the opinion of value. Supporting
documentation concerning the data, reasoning, and analyses is retained in our file. The depth of
discussion contained in this report is specific to the needs of the client and the intended use of the
appraisal as noted herein.

Utilized Approaches to Value

Cost Approach g

The highest and best use analysis indicates that the improvements do not significantly contribute
to value, and the cost approach is not significantly weighted by market participants for valuing
land for redevelopment.

Sales Comparison Approach ‘X

There is adequate data to develop a value estimate and this approach reflects market behavior
for this property type. A sales approach was developed for two scenarios: redevelopment for
change of use as-vacant with site improvements in place, and return to service or redevelopment
incorporating the existing building improvements .

Income Approach

The subject is currently non-operational and has been for several years. As such, investors will
likely not give significant weight to the income approach, and the Sales Comparison Approach
provides greater clarity on buyer/seller actions with regard to non-operational facilities.
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Property ldentification

The subject has been identified by the assessors' parcel number, legal description, and address.

Is this a 'Land Only' appraisal?

No

Inspection

An inspection of the subject property has been made, with photographs.

Zoning

A review of zoning and applicable land use controls has been made.

Market Analysis

The subject marketing area and surrounding neighborhoods within the county were examined in order
to determine factors that significantly affect the subject property. Local land use policies, community
support facilities, traffic patterns, demographics, and development trends were considered. A
summary of the most pertinent details is presented.

Highest and Best Use Analysis - o

An "As Vacant" and "As Improved" H&BU analysis for the subject has been made. Physically
possible, legally permissible and financially feasible uses were considered, and the most reasonably
probable and maximally productive use was concluded.

Information Sources

The appraiser maintains a comprehensive database for this market area and has reviewed the market
for sales, rentals and listings relevant to this analysis. In addition, market data acquired in the course of
previous appraisal work is retained in the appraiser's work files. Other sources include, but are not
limited to the following: Multiple Listing Services, public records, nterviews with brokers, buyers, and
sellers, appraisal files, published articles and surveys. Information pertaining to this data was verified
by one or more parties involved with, or having reliable knowledge of, each individual transaction
when possible.

Information Not Available |

We had sufficient information to conclude a reliable value conclusion.

Comments ‘

The empbyed methods and level of analysis provides a credible value conclusion for the subject
property.

Competency Comment

The person(s) signing this report are licensed to appraise real property in the state the subject is
located. They affirm they have the experience, knowledge, and education to value this type property.
They have previously appraised similar real estate.
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Location Maps

Regional Perspective

" Usssa Sgacev L e 2 2

Coast Complex 2

: - .
! X
Viera West |

‘VEN' 13 WERA i
§ Pk "'

."" am‘ va 7
fEV H
’ w ‘ x

WCI at Brrdgewale' s

|
|
|
'

at \aera Dy Lennar e ) : i
2L
L y \ 4 \w" & . SoL hEatnc
= S Palm Shores phores
Costco Wholesale " faud) .
‘
. b
Washington Park
_ e g s
S - - Melbourng
o W " ofanda ¥
b I international
W NASA Bt @
Melbourne
Sy T © 0 Village
o June Park West | -
Melbourne

Max K. Rodes Park o
. | sandretti Theill Park '
e :
« L
%
West oaks park - Lynne
Mamr.m Nungesser Park

@

Tuttle-Armfield-Wagner Appraisal & Research, Inc. 18




Neighborhood Perspective
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Neighborhood Analysis

Location and General Data

The subject lies within the City of Melbourne, located on the coast of east central
Florida. Melbourne is about an hour's drive south of the Kennedy Space Center, and 1%
hour drive due east of Disney World. Melbourne is approximately 41 square miles in
size, with about 80% of this land area in use. As of April 2021, the City of Melbourne
population stands at approximately 85,788, and continues to grow at a moderate rate
according to data published January 31, 2022 by the Bureau of Economic and Business
Research at the University of Florida.

The subject’s market area is best defined by the following boundaries: Parkway Drive to
the north, the Indian River to the east, SR 518 — W. Eau Gallie Boulevard to the South,
and SR 509 — N. Wickham Road to the west. This defined area encompasses
approximately 4.83 square miles and is approximately 95% developed.

The market area has a variety of land uses, including commercial, residential, and
light/general industrial. Land uses immediately surrounding the subject are industrial to
the north and east, with residential to the south and west, with several commercially
zoned properties to the west of the subject along Lake Washington Rd. It is noted that the
vast majority of land use to the west and south of the subject is residential.

To the best of our knowledge, the subject is not located within the Downtown Melbourne
CRA, the Downtown Melbourne Activity Center (DMAC), the Melbourne Economic and
Enhancement District (MEED), or any other specially designated areas of special
interested within the County. Independent verification of any special designations
attached to the site in recommended.

Overview of Development and Value Trends

Area Professional and Medical Office Space

There is a mix of office, commercial and light industrial use properties located within the
city of Melbourne. Most are located along the traffic arteries noted as the market area
boundaries, as well as Lake Washington Road. Melbourne is the dominant city within
Brevard County for professional office demand, with significant employment generators
around the airport, Holmes Regional, and the commercial corridors. Most “Class A”
market buildings are located along US Highway 1. It is noted that the subject is not
within an area exhibiting demand for general or medical offices.

Lake Washington Road’s primary neighborhood development consists of both light and
medium industrial along Lake Washington Drive to the north and east, with residential
and limited commercial zonings to the west along Lake Washington Rd, and immediately
south of the subject.

Tuttle-Armfield-Wagner Appraisal & Research, Inc. 20




Melbourne-Orlando International Airport (MLB)

The subject site has a current use as a car wash, located approximately 3-miles from the
MLB. The subject has advantageous proximity to the Orlando-Melbourne International
Airport (identified by the FAA as MLB) and other nearby high tech and aerospace users.
MLB is the primary influence within the subject’s market area for firms operating within
this industry in southern Brevard especially, as well as for much of the County. MLB
serves Florida's Space and Treasure Coasts with domestic and international passengers as
well as air freight service. Melbourne-Orlando International Airport is responsible for
generating more than $1 billion per year in economic activity. The airport has three
runways and a 200,000-square-foot terminal. Scheduled daily passenger service is
provided by Delta Air Lines and Delta Connection, along with limited service by Apex
Executive Jet Center. The Melbourne-Orlando International Airport is also home to
Melbourne’s Greyhound bus terminal which provides daily trips to Florida cities and
beyond.

MLB is a thriving hub for aviation, aerospace, and high-technology business. The
airport’s infrastructure and engineering-oriented workforce have attracted businesses that
contribute over $1 billion of annual economic impact. Brevard County has one of the
largest Foreign Trade Zones in the United States, including hubs at MLB, and offers five
transportation options: space, sea, highway, rail, and air. The area also boasts superior
infrastructure for international trade, including easy access to one of the busiest seaports
in the country (with roll-on/roll-off capability), an extensive freight railway system,
major interstate highways, plus launch pads for commercial space access.

‘\\Mnms

Recent Development Areas at ML

o (Fus
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i
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Recent Airport Growth and Development

In recent years, the airport has experienced tremendous growth with new and/or
expanded facilities by its major tenants, including:

TIU Airlines officially announced that MLB is its new international gateway for
travelers from the UK and Ireland beginning in March 2022. In the first year, MLB
expects 150,000 European visitors each year. MLB has embarked on an over $61 million
Terminal Renovation and Expansion project to prepare for the increase of air travelers
and future air service, including new gates, increased capacity for international passenger
traffic, and expanded security checkpoint and retailers. The renovation will modernize
the existing terminal and add an additional 80,000 square feet of space.

STS Aviation Group is constructing a two-bay hangar that will be just over 62,000
square feet once completed. The hangers will house the increasing demand for aircraft
maintenance and overhaul work completed by the group. The hangers are anticipated to
be complete mid-2021 and is anticipated to add 100 jobs.

Sheltair Aviation — a hangar developer at MLB since 1988, has constructed numerous T-
hangar buildings and several aircraft storage and maintenance hangars at the airport.

Embraer Executive Jets — the company selected MLB in 2008 to establish its North
American Phenom 100 and Phenom 300 assembly and showroom facility. In 2012, the
company announced a major expansion of its campus at MLB with the addition of new
facilities and the Embraer Engineering and Technology Center USA for research and
product development, in effect doubling its initial presence.

Florida Institute of Technology Research Park (Florida Tech Research Park) — in
2009, the Melbourne Airport Authority and FIT set aside a 100-acre parcel for use as a
technology park to enhance and expand Brevard County's technology-research
infrastructure and create jobs for the Space Coast. FIT actively promotes the Florida Tech
Research Park to attract business, government, and academic allies to identify, facilitate,
and accelerate innovation so it can more rapidly be brought to market.

Kindred Hospital — the long-term, acute care hospital was opened within the Airport
Industrial Park (2010)

Discovery Aviation — since 2011, the company manufactures aircraft (Discovery XL-2
and Discovery 201) and produces aerospace composite structures at MLB

Florida Institute of Technology (Aviation Programs) — located at the airport since
1968, FIT Aviation relocated and modernized its education, flight training, research, and
FBO facilities (2009)

AeroMod International — established a maintenance, repair, and overhaul (MRO)
station at MLB in 2016, primarily servicing commercial service airline aircraft. They
took over the recently constructed 83,000 square foot state-of-the-art hangar at MLB that
MidAir USA originally occupied.
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Northrop Grumman Corporation — located at MLB since 1987, is nearing completion
of a $500 million capital investment to expand its aerospace and defense-related research,
engineering, development, testing, production facilities at MLB (ongoing)

Harris Corporation’s continued investment in its headquarters is located adjacent to
MLB. They have also completed a merger to become L3 Harris. Harris (L3 Harris) is one
of the largest employers in Brevard County, with approximately 6,800 in Brevard. The
merger is expected to bring more jobs to the Space Coast

ARES Defense Systems, Inc., a historically small arms and outdoor gear design and
manufacturing company, is expanding its business to Orlando Melbourne International
Airport (MLB) with plans to enter the aviation and aerospace industries. At this
morning’s board meeting, the Melbourne Airport Authority approved a lease with ARES
for an existing 25,200 sq. ft. airport building and an option to lease over 4 acres of airside
property for a future corporate hangar.

Other notable MLB tenants include AAR Corporation (aircraft maintenance), Southeast
Aerospace (aerospace components and services), Circles of Care (hospital), Rockwell-
Collins (aerospace and defense), and several technology firms, such as Ricoh USA and
Revolutions Technologies. New development included an apartment complex near the
corner of Dairy Road and Hibiscus Blvd.

Recent and Proposed Construction:

Scheduled to open in 2022, the Melbourne-Orlando International Airport, in partnership
with ADELON Capital broke ground on a unique fly-in hotel in October 2021. The new
Hyatt Place hotel is under design and development and will include 140 rooms, a rooftop
bar, and a pool. The top floor will have executive suites for the customers of the many
corporations and businesses in Melbourne and beyond. The hotel will be located just west
of the airport terminal and is expected to cost between $20 million to $25 million to
complete. The location of the fly-in hotel will enable aircraft to land and taxi right outside
the hotel, allowing air travelers to step straight off the tarmac and into the hotel. The new
hotel will serve the general public and air travelers. A second future phase may include
another hotel, additional retail and office space, and 20,000 square feet of event space.

The idea is not one you see at many airports, but the staff at MLB think it’ll be a perfect
fit. With the airport’s heavy corporate use from federal contractors and the aerospace
industry in the area, they believe a high-end hotel that they can access so easily will be a
big draw. According to a statement made by Mark Busalacchi, Director of Marketing
and Business Development, “This is something the major tenants at the airport have been
asking for a few years. The (hotel) availability just hasn't been there for their folks,
whether they're contractors or government workers%1The airport hopes to open the hotel
by spring 2022, which is when the airport begins serving TUI’s Central Florida gateway.
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Source: Florida Today

Ellis Industrial Park

The Ellis Industrial Park is an established industrial park comprised predominately of
one-story, light manufacturing, and office/warehouse buildings that are a mixture of
concrete block or prefabricated metal construction. Building ages range from 1978 up
through 2015 with very little new construction activity between 2008-2013. We have
witnessed a resurgence of new construction activity in the last few years as space has
considerably tightened in availability and owner-users are finding limited options.

Primary characteristics for buildings in the park are typified by the following:

Building sizes range from approximately 4,500 square feet to approximately 250,000
square feet and exhibit a median building size of 12,000 square feet and an average of
16,000 square feet. The percentage of office space in office/warehouse buildings
generally ranges from 10% to 25% of the building area.

Access and Linkages

Interstate 95 is an arterial highway that traverses the east coast of the United States from
Maine southward to south Florida. This road also serves as a commuter route for local
traffic from Palm Bay to Titusville and beyond. There are currently 16 interchanges
serving Brevard County and three servicing Melbourne. The most proximate interchange
to the subject is at S.R. 192.

Highway U.S.1 is a six-lane, north-south artery that connects the Melbourne area with
Cocoa to the north, Palm Bay to the south, and points beyond. In the subject's
neighborhood, this roadway is known as Harbor City Boulevard.

Babcock Street is a four-lane artery to the west of the subject, traveling north-south. With
center turn lanes that connect the neighborhood with Palm Bay to the south and with
U.S.1 to the northeast, traffic counts within the neighborhood were reported at an average
of 29,060 vehicles per day.

Hibiscus Boulevard is a four-lane east-west collector street that extends from Evans Road
to U.S. Highway 1. The street features a center turning lane, increasing access to
adjacent parcels from both directions.
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NASA Boulevard is a significant east-west feeder street. It runs from Evans Boulevard to
U.S. Highway 1. NASA Boulevard accommodates job-related traffic and serves as a
traffic-avoiding shortcut.

Apollo Boulevard is a secondary traffic artery. At its southern end, Apollo Boulevard is a
two-lane road that provides access through the medical office district, just west of the
regional hospital. It becomes a four-lane road to the north of NASA Boulevard and
continues northwestward across the eastern portion of the Melbourne International
Airport property. The road currently ends at the Eau Gallie River, just north of Sarno
Road. Eventual plans are to extend the road across the Eau Gallie River to intersect with
Eau Gallie Boulevard to alleviate traffic congestion on U.S.1.

Of specific note and importance: The FDOT has recently completed and opened a new
interchange with 1-95 at Ellis Road, as well as widening and upgrading projects on Ellis
Road from John Rhodes Blvd to Wickham Road. The project connects to NASA Blvd at
the southwest corner of MLB and provides improved access between MLB and I-95. The
project. was funded under the State of Florida’s Strategic Intermodal System (SIS)
program.

Brightline High Speed Rail Line

The F.E.C. Railway system is just west of the subject. In Brevard, crews are adding a
second set of tracks along the north-south Florida East Coast Railway railbed.
Construction has been completed on the Brightline-Orlando extension route. Previously
named Virgin Trains, Brightline is building the second phase of its privately-owned rail
network, which will lead through Brevard County.

Company officials want to launch the Orlando-to-Miami rail service in 2022. The 170-
mile rail expansion to Orlando will require 225 million pounds of steel, 2.35 million tons
of granite and limestone, 440,000 concrete ties, 30,000 timber ties, 20,000 steel ties, and
2 million spikes and bolts. Orlando-bound trains will traverse a tunnel beneath the
Beachline (SR 528) just off U.S. 1 and a bridge over Industry Road, then follow tracks
along the north side of the highway.

There are plans for stops in Brevard County. In April 2021 Brightline purchased
approximately 33 acres in the northeast corner of the subject neighborhood. The $12.5M
purchase has fueled speculation that this will be the location of the Brevard Station. As of
June 2022, the location is yet to be finalized. The Interstate 95 cloverleaf is
approximately 4 miles west of the property purchased in 2021. Trains will take a second
Beachline tunnel to overpasses above 1-95 and Pine Street before following the south side
of the expressway to an Orlando International Airport rail station.
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Traffic Count Map

A traffic count map for roadways in the area is located below. Along fronting street of
Lake Washington Rd., the subject has passing daily traffic of 9,760 vehicles per day,
counted in 2007. Within the immediate area, S. Harbor City Blvd. has the highest daily
traffic count of 34,900 vehicles per day, counted in 2021 just to the north of the
intersection of Lake Washington Rd. and U.S. 1 — NE Dixie Highway.
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Area Residential Trends

Residential properties in the subject’s immediate area are located adjacent to the subject’s
southern boundary, and to the west along Lake Washington Rd. Areas of concentrated
residential development can be found from the subject site, west past Interstate 95. These
areas extend to the north and south of Lake Washington Rd. which is one of two primary
roadways providing access to the developments. There are very few commercially zoned
properties along the roadway west of the subject. They’re located primarily at
intersections, and exclusively along Lake Washington Rd. in the immediate
neighborhood west of the subject.

MLS Statistics - May 2022
(Released 6/20/22)

A quick recap of the Brevard County Residential Report for May 2022:

e Closed Sales are up 1.4% for May 2022 in which the number of units
closed was 1,054 compared to 1,039 in May 2021, with an increase in cash
sales of 11.5%.

« New Pending Sales are up 7.4% and New Listings are up 23.5%.

¢ The Median Sales Price for Brevard Single Family homes is up 29.3%
to $375,000 compared to a year ago, which was $290,000.

« Months' Supply of Inventory is up 37.5% to 1.1 months, from 0.8
months in May 2021.

o Traditional Sales are up 1.6% with a median sales price of $375,510.

¢ Foreclosure/REQO Sales are down -50.0% with 3 closed sales and a
median sales price of $141,000.

e Short Sale Closings are N/A with 1 closed sale and a median sales price of
$248,500.

Source: Space Coast Association of Realtors “May 2022 MLS Statistics”
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Demographics in the News

The following table was obtained from FreddieMac. Published in June 2022, the table
lists the Nation’s Metro areas experience the highest levels of net immigration and
emigration between March 2020 and February 2022. The Palm-Bay — Melbourne —
Titusville MSA ranks #21 on this list for immigration to the market. Markets that are
highlighted are those with the greatest increase/decrease in numerical ranking for each
category during the period.

Exhibit 4 lists the top meto gainers and losors mnked by two year homebuyer net migeation
betweeen March 2020 and February 2022, Net migration in the two-year period occurring
before the pandemic are displayed in the columns 1o the right. The top three metro gainers and
lnsers based on changes in thelr net migaation rankings also are highlighted.

Top metro areas ranked by homebuyer net migration March 2020 ~ February 2022
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The following is analysis of population trends based on 2020 Census data. Some portions of the 2020
Census were completed in 2021 due to the COVID-19 pandemic.

Tap Markets For Domestic Migration in 2020 Top Markels For Nominal Popaudation Growth, 2018-2020

®

b Lo TP

Source: CoStar “Melbourne Recognized as Magnet for New Residents”, By David Kahn, Jessica Morin
and Sam Tenenbaum, June 3, 2021

Smaller to mid-sized cities and areas like Brevard County are gaining residents.
Commercial real estate investors looking to diversify their portfolios are increasingly
enthusiastic about these secondary and tertiary markets.

As is the case for the largest markets, the strongest regions for population growth in
relation to their mid-sized cities are the greater Sun Belt and the Mountain West regions.
Individuals continue to flock to these areas for their affordability, abundant job
opportunities and low taxes. A common downside of moving to a mid-sized market is the
lack of large, established and diverse cultural and institutional amenities, such as large
universities, air and transit accessibility and major corporations. Since the pandemic,
though, smaller and less-dense cities that don’t rely on public transportation have
attracted plenty of new residents. The effects of the public health crisis may have at least
temporarily benefited these often-overlooked metropolitan areas, especially as more
companies are giving employees the flexibility to work remotely.

The big standout in the latest census data is Florida, which placed eight metropolitan
areas in the top 20 for nominal population growth among mid-sized cities. While many of
these cities are known as retirement havens, it’s not just the influx of retirees that is
driving population growth in mid-sized Florida markets, according to Brian Alford,
CoStar's director of market analytics for North and Central Florida. “These cities are
adding jobs in the medical, retail and industrial sectors in order to support increased
consumer spending levels, which in turn, is boosted by the strong population growth
trends,” Alford said. Tourism is also usually a huge driver, especially in Daytona and
Fort Myers, added Alford. The surge of new residents to these areas produces some
interesting results when separating population growth by source, including domestic net
migration, international migration and net births and deaths.
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Even throughout the coronavirus pandemic, "the market remains red-hot for single-family
homes in Brevard County," said Scott Miller, senior vice president of sales and
community development at The Viera Co.

Brevard County has a lower cost of living than many larger metropolitan areas, and
despite the record-setting median sales price, buyers still can get a substantial home for a
much-lower price than they can in larger markets. Plus, Florida has no state income tax,
making it even more attractive for residents of many other states.

Many people are working from home or staying home more, so they are thinking more
about having a roomy residence. And some people living in states that are more locked
down than wide-open Florida see the Sunshine State as an attractive alternative, where
they can go places without any restrictions.

Homebuilders and people shopping for a new home now are facing the issue of rising
commodity prices. Building materials also are either rising in price, in short supply or
both — things like drywall, gypsum, concrete, roofing material, tile, lighting, windows
and insulation.

In May 2022, Florida’s housing market saw a 29.3% gain in median sale prices, an
increase of 11.5% in cash sales, in increase in Pending Sales of 7.4%, and a 37.5%
increase to the Months’ Supply of Inventory compared to the prior year. Months’ Supply
of Inventory now stands at 1.1, according to the most recent residential data from the
Space Coast Association of Realtors®, released June 20, 2022.

While still undoubtedly a sellers’ market, this data suggests a softening of the residential
real estate market. This change is likely due to macroeconomic headwinds related to near
record high inflation rates, increases in borrowing costs, and looming fears of recession.
Though the real estate market on a national level has clearly shifted, it is still unclear
what impact softening macroeconomic indicators will have on the MSA given the high
levels of immigration that continues to bolster local demand for residential real estate.
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Demographics

For demographic data, we have included a detailed analysis of the neighborhood
provided by ESRI, the endorsed GIS firm utilized by both the Appraisal Institute and
CCIM members. This data incorporates information reported by U.S. Bureau of the
Census, Census of Population and Housing. ESRI then makes credible forecasts with
converted Census and geographic data. The most appropriate study areas are 5, 10, and
15-minute drive times due to the geographic limitations inherent in coastal and island
communities. Population and income information for the five, ten and fifteen-minute
drive times are shown on the following tables. All three study areas show increases in
population levels from 2010 and for projections through 2026. Household income is also
forecast to increase over the next five years for all three study areas; the fifteen-minute
drive time area has the greatest median income levels, as well as the highest projected
increases to median income and population levels.
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12591 Lake Washington Rd, Melbourne, Florida, 32935 Prapared by Esri
Drive Time: 5, 10, 15 minute radii Latitada 3¢ 14877

5 minutes 10 minutes 15 minutes
Population Summary
2000 Tota! Population 23,917 71,082 143,391
2010 Total Populazion 23,724 72,323 149,786
2021 Total Population 26,418 79,832 166,778
2021 Group Quarters 0 39 2,358
2026 Total Population 27,993 84,460 177,139
2021-2026 Annua! Rate 1.16% 1.13% 1.21%
2021 Totad Daytime Population 23,534 86,931 190,052
Workers 10,002 45,952 100,241
Residents 13,532 40,979 89,811
Household Summary
2000 Households 10,508 30,892 61,122
2000 Average Household Size 2.18 2.26 2.28
2010 Households 11,074 32,310 63,850
2010 Average Household Size 2.14 2,22 2,23
2021 Households 12,230 35,345 72,756
2021 Average Household Size 2.16 2.25 2.26
2026 Households 12,943 37.334 77,228
2026 Average Household Size 2.16 2.25 2.26
2021-2026 Annual Rate 1.14% 1.10% 1.20%
2010 Families 6,040 19,373 40,418
2010 Average Family Size 2.79 279 2.79
2021 Families 6,510 20,793 43,549
2021 Average Family Size 284 2.84 2,84
2026 Families 6,849 21,873 46,451
2026 Average Family Size 2.85 2.85 2.85
2021-2026 Annual Rate 1.02% 1.02% 1.11%
Housing Unit Summary
2000 Housing Units 11,925 34,115 67,717
Owner Occupied Housing Units 55.4% 63.4% 64.8%
Renter Ococupied Housing Units 36.1% 27.1% 25.5%
Vacant Housing Units 8.5% 9.5% 9.7%
2010 Housing Units 12,702 37,268 75,777
Owner Occupied Housing Units 51.0% 594% 61.1%
Renter Occupied Housing Units 36.2% 27.6% 25.8%
Vacant Housing Units 12.8% 13.3% T 13.1%
2021 Housing Units 13,667 40,042 82,455
Owner Occupied Housing Units 55.2% 62.6% 64.4%
Renter Occupied Housing Units 34.3% 25.6% 23.8%
Vacant Housing Units 10.5% 11.7% 11.8%
2026 Housing Units 14,441 42,165 87,172
Owner Occupied Housing Units 56.4% 63.5% 64,8%
Renter Occupied Housing Units 33.3% 25.1% 23.8%
Vacant Housing Units 10.4% 11.5% 11.4%
Median Household Income
2021 449,368 $56,420 460,252
2026 $54,088 462,993 468,066
Median Home Value
2021 $203.481 $245,302 $279,100
2026 §249,453 $288,751 £313,921
Per Capita Income
2021 431,979 $35,995 438,776
2026 $36,073 440,670 $43.630
Median Age
2010 42.9 45.4 46.4
2021 45.5 48.2 49.7
2026 45.0 48.6 50.1
Dats Netat Hocsehakd populaion inchides b ot g 1 QROUD quBKters. Household Size 12 the housahald populstion divided by Botal Inusehcids,
Persans in famitles inciuda the b and redabed 1o the | by Dirth, 0%, or Per Chpite Income represents the Income recehned by

24 persons sged 15 yers and over divided by the total popuation.

w 11.S. Cansis Burea, Canaus 2918 Summr! Phe 1, Eari forecasts for 2021 and 2026 Ead coowentol Cendus 2000 data intd 2010 geograghy

June 22, 2022

Source: Site to Do Business, ESRI, 5-10-15-Minute Drive-Times, accessed 28 Feb. 2022.
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Summary and Conclusion

The defined area has a mix of uses, to include commercial, light/medium intensity
industrial, and significant levels of residential. Single and multi-family uses dominate
areas to the south and west of the subject. Industrial uses dominate in the subject’s
immediate neighborhood to the north and east, as well as along arterial boundaries and
crossing thoroughfares. Much more limited commercial land uses can be found along

Lake Washington Rd., west of the subject.

No adverse neighborhood conditions are known to exist (nor were any observed) that
would preclude or severely limit subject utilization according to its highest and best use

as determined herein.

In comparison to other areas in the region, the market area is rated as follows:

MARKET AREA ATTRIBUTE RATINGS

Highway Access Good

Demand Generators Average
Convenience to other supporting land uses Average
Convenience to Public Transportation Below Average
Employment Stability Good

Police and Fire Protection Average
General Appearance of Properties Average
Appeal to Market Average

Prices/Value Trend

Increasing for Residential
Increasing for Commercial
Increasing for Industrial
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Zoning
Requirements noted below are not intended to represent all applicable aspects of the

ordinance. Thei do ﬁrovide the reader with knowledie of ieneral leial ﬁarameters.

Zoring Awhiortty
Zoning District
Zoning Intent/Summary

Permitted Uses

Future Land Use

City of Melbourne

The pEstm s of this district are intended to apply to an area located
in close proximity to rail, air or major roadway facilities and which can
serve intensive commercial uses and light manufacturing, warehousing,
distribution, wholesaling and other industrial fimctions of the city and
the region. Restrictions herein are intended to minimize adverse
influences of the industrial activities on nearby non-industrial areas and
to eliminate unnecessary industrial traffic through non-industrial areas.
The provisio_ns of this district allow for use, including but not fimited
to: amusement centers, light assemblly, assisted living facilities,
brewpubs, building contractor and equipment storage, car washes,
child care facilities, commmmity centers convenience stores with gas,
electronic assembly, hospitals, hotels/motels, kennels, laboratories,
light manufacturing, mini-storage facilities, parking facilities, public
service utilities, indoor recreation, restaurants, retail, schools, vehicles
services, personal services, vehicle impound yards, and warehousing
amongst others.

HC - Heavy Commercial

Maxmmm Slte Coverage 50%
10, 000 SF

Maximum Buildmg Coverage 05 )

Minimum Floor Area Per Unit 300 SF

Minimum Lot Width 100"

Minimum Lot Depth 100

Front Set Back Distance o

Slde .\‘(;l_t-lvl).lstance 40' for Comer Lots

Back Yard Distance 20" »

Maximum iﬂnldxyng Height 4 floors or 48'. There are additional set back fequil‘eﬁléms for multi-
story buildings adjacent residential land uses with heights in excess of
36'.

Zonfng i’arking Requiremenfs Car Wash Establishments—When associated with a gas station and

Deed Restrictions/M oritoriums

ioning Ana]ysis

Zoning Data Source
Zoning Comments

convenience store, one parking space per wash unit or bay and one
space per vacuum shall be required; An automatic, independent car
wash establishment shall provide the following parking spaces: Two
spaces per automated wash facility, plus one space per enployee on
the largest working shift and one space per vacuum. A self-service
car wash (coin-operated type) shall provide the following parking
spaces: one space per vacuum, one space per bay, plus one parking
space per employee. Wash bays shall not be counted as parking
spaces. Based on the subject's current use and build-out, 11 spaces
are required. 6 for the bays, 4 for the vacuum's and 1 for an on-site
employee.

To our lcrm\ir‘léd'ge, there are no land use regulatior;s other than zonmg
that would affect the property. Further, there is no moratorium on
developmcnt

The subject is adjacent to residential development along the rear
property line. This requires an Additional Buffer: Notwithstanding the
setbacks required as noted in the table above, new multifamily,
nonresidential, and mixed-use developments, subject to formal site
plan approval, shall provide a visual screen and buffer area within
their yard setbacks abutting residential uses and zoning districts, per
appendlx D, chapter 9, article 111, section 9.44.1(a).

Cnty of Melbourne Mug:gpd;

We have received a survey complcted in 2019 for the purpose of
splitting the subject parcel Ownership's discussion with the county
suggest splitting would be "easy and a formality". Discussions with the
zoining department show no formal application has yet to be
submitted. This report makes the Hypothetical Assumption that the
parcel has been split and that 1301 and 1291 Lake Washington Dr.
can be marketed and sold independently.
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Assessment and Taxes

Real Estate Assessment and Taxes

Tax ID Total Assessment Tax Rate Base Taxes Special Assessments Total Parcel Taxes

27-37-08-00-771 $835,840 $18.02 $15,058.26 $3,511.67 $18,569.91
Note: The subject car wash is currently sharing a parcel with a free-standing retail
building that is included in this assessment, but not within the scope of our appraisal.

The tax year runs from January Ist to December 31st. Real estate taxes in Brevard
County are paid one year in arrears (2021 taxes are paid in 2022), and are due and
payable November 1st of each year or as soon thereafter as the certified tax roll is
received by the Tax Collector from the Property Appraiser. Properties in Brevard County
are assessed Ad Valorem Taxes and Non-Ad Valorem Taxes. Ad valorem taxes, or real
property taxes, are based on the value of such property. Non-ad valorem assessments are
NOT based on value but are set amounts. The Non-Ad Valorem Taxes the subject is
responsible for goes toward solid waste disposal and emergency medical services.
According to Florida law, assessments are to be at ‘Full Just Value’. This term is
generally held to be 100% Market Value, less reasonable costs of sales. It has been our
experience, however, that assessments vary widely in relation to market value as defined
in this report. Reassessments are annual based on a calendar year.

Tax History
Assessed Total
Year  Assessment  Taxes % Change

2017 $710000  $16,848

2018 §$745,110  $17,139 1.7%
2019 $773,930  $17,386 1.4%
2020 8835840  $18,656 7.3%
2021 $835,840 $18,570 -0.5%
Subject Tax History Trend

$19,000.00

$18,500.00

$18,000.00

$17,500.00

$17,000.00

$16,500.00

$16,000.00 |

$15,500.00

2017 2018 2019 2020 2021

Source: Brevard County
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